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Planning Group

15 January 2021

Leslie Pielack, Director
Birmingham Museum

556 West Maple Road
Birmingham, Michigan 48009

Dear Leslie,

I am honored to donate my documents from the Birmingham 2016 Master Plan. | had the privilege of assisting
Andres Duany with the landmark plan from its inception in 1995. Many of its recommendations were rapidly
adopted and built by the City and they have contributed to Birmingham becoming one of the most desirable
communities in the country. Duany and | both consider the plan to be an overwhelming success, and the most
completely implemented one of our careers.

I have outlined below a short summary of the plan’s history and recommendations as a first step for a detailed
record | hope to complete later this year. | trust my outline and plan documents will become a resource for
other historians or interested citizens over time.

Attached are the following documents for the museum’s keeping:
1. Correspondence and contracts between the DPZ planning team and the City

2. Contracts between the City and Duany, as well as the various subconsultants
3. Newspaper articles regarding the plan and the City during the planning process
4. Copies of the plan’s first draft (11’ x 177)
5. Professional journal articles | authored about the 2016 Plan
Background

Since its first plat in 1836, Birmingham has been a well-planned and managed city. The original plan was
based on Jefferson’s small 300° x 300’ block grid allowing for a walkable city center, a variety of land uses and
growth. For generations, the downtown parks, upscale specialty shops and restaurants have offered the lifestyle
of a major city, in a small-town scale.

The city’s neighborhoods are based on the traditional principles of Clarence Stein, each with a central school, a
mixture of housing types, generous parks and convenient commercial located within a short walk. The Quarton
Lake, Poppleton Park, Barnum and Holy Name neighborhoods are especially well planned, and among the most
desirable in the region. Quarton Lake’s amenities and public access along Lakeside and Lake Park Drives are
one of the area’s most beautiful civic gestures. The Rouge River corridor also offers a rich natural resource for
the entire city.

I have outlined below a brief a summary of my research and personal experiences with Birmingham’s planning
traditions. | am presently co-authoring the Birmingham City-Wide Master Plan with Duany and writing a book
on the city’s urban design history.

1920’s Plans

From 1890 to 1930, in response to explosive growth, industrialization and the emergence of the automobile,
many cities embraced the City Beautiful movement, creating expansive parks and grand civic realms. The 1889
Chicago World’s Fair, designed by Daniel Burnham and Frederick Olmstead is credited as the genesis of
widespread urban beautification improvements across America, including Palmer Park. The fair’s grandiose
boulevards and Beaux Arts buildings inspired millions of citizens and civic leaders to improve their own cities
with classically designed civic centers, boulevards and plazas.
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Figure 1: Above left, 1929 Comey Birmingham Master Plan’s proposed neighborhoods, above right, downtown Birmingham homes being
razed to build the Civic Center’s city hall, Community Center, library, post office and Shain Park, circa 1928 Source: The Book of
Birmingham; Jervis Bell McMechan (1976).

Birmingham’s Shain Park and civic center are among the finest built in the Midwest and may have been
inspired by the Chicago Fair. The early aspirational urban investments ended with the Great Depression in the
1930s and were forgotten during the post-war suburban sprawl’s experimental era. Andres Duany and his new
urbanist planners reintroduced the pre-war urban design principles in 1990 to American cities and the suburbs
with new towns and market-based revitalization plans for historic city centers.

In the 1920’s, Birmingham commissioned a landscape architect to plan a civic center. Unfortunately, the
planner and his drawing are unknown, but subsequent planners and newspaper articles reference the Civic Plan
and its Cambridge based designer. It is plausible that John Nolen, the leading urban planner at the time, was its
designer. Nolen’s office was located in Harvard Square and he had also completed a master plan for a General
Motors employee neighborhood in Pontiac and a civic plan for Flint in the 1920’s.

Birmingham’s civic plan proposed multiple new civic buildings and a park on six of the original twelve
Jeffersonian blocks. Based on the plan, the City purchased and razed entire blocks of existing houses. Shain
Park, the city hall, library, post office, community center and possibly one church were all built shortly
following the plan. One puzzling aspect of the design is why the library and city hall’s primary entries fronted
Martin Street, rather than Shain Park, as was a core principle of civic designs then. At the time, the former
Baldwin School was located at the west end of Martin Street, possibly making it a civic promenade. In his 1995
plan, Duany proposed that Martin be redesigned as a civic street and the library’s entry be returned to its
original north location.

Unfortunately, Duany’s proposal was scrapped when Martin Street was later widened into a parking lot to
accommodate diagonally spaced parking spaces at the expense of the city’s hall front lawn and plaza. | had
always also hoped that the former post office would become an art museum, to contribute to Martin Street, as
well as the community.

In the late 1920’s the City retained Arthur C. Comey, ASLA, a Harvard educated, Cambridge, Massachusetts
landscape architect (likely associated with Nolen) to master plan the entire city, resulting in a proposal for
numerous neighborhoods, each anchored with a school or park. Quarton Lake, Poppleton and several other
neighborhoods were built as proposed by the plan. The Comey plan also proposed that the Rouge River park -
trail corridor and an outer street network connected the neighborhoods with landscaped boulevards. The
proposed boulevards became Chesterfield, Oak, Lincoln and Eton Streets. Unfortunately, our loop’s design has
not yet been fully implemented along Oak, east of Hunter (Woodward) and Chesterfield, south of Maple Street.
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‘City of the Future’ Becoming Reality

By LARRY EVOE
Staff Writer

Using the Central Business Dis-
trict Development plan as a guide,
the city has started to develop a

The basis for a downtown Bir- |Birmingham of tomorrow.
The CBDD plan, which was paid
for by a committee of merchants,

mingham business district of the
future is already beginning,

was first presented to the city in
June, 1961. The 28-page report was
prepared by Vilican-Leman & As-
sociates, planning consultants.

1y
I THE PURPOSE of the report

was to present an analysis of the
central business district data of
Birmingham and to suggest prac-
tical recommendations for the im-
provement of the OBD to the year
1980,

Birmingham’s City C.

included: peripheral route right-of-
way, parking area expansion and
the: construction of the peripheral
route.

LA 2

THE CITY has already eon-

adopted the report in principle and
has implemented several of its ear-
ly stages.

The report indicated that Bir-
mingham’s business distriet prob-
lems were similar to those of other
areas throughout the country.
Typical of these were congested
streets, insufficient and.  incon-
venient parking, vacant stores and
conflicting vehicular and pedestrian
movements.

Birmingham's downtown area
also had pleasant qualities such as
lack of conflicting industrial uses,
effectual off-street parking, relative
compactness of business buildings,
lack of extensive residential blight
and the présence of - distinctive
grouping.

The CBD report was divided into
two major categories: existing con-
ditions and resclutions for im-
provement,

R

DIVERSION OF nonbusiness
traffic was urged as a major con-
sideration in the plan, but vehicular
access into the business area was
termed just as important,

Along this line the city has al-
ready signed an agreement with
the Qakland County Road Commis~
sion for the opening and improve-
ment of 14 Mile Road and is await-
ing approval of the Village of Bev-
erly Hills.

structed a temporary parking lot in
the block south of Shain Park to
help solve the parking problem in
the southwest quadrant of the CBD
and is expected to- built the per-
manent lot in the near future.

Property on the corner of Forest
and Woodward has been purchased
by the city to straighten out the
intersection as part of the peri-
pheral route. )

In addition, negotiations are
under way for the purchase of
right-of-way in conneetion with the
widening of Chester and Oakland.

The estimated cost of the peri-
pheral route has been set between
$865,000 and $1,600,000 including
property acquisition and construc-
tion- costs.

1 f 7

ANOTHER important phase in
the development of the downtown
Birmingham of tomorrow is the
completion of the Civie Center.

Currently the center is made up
of the Municipal Building, Baldwin
Public Library, Shain Park and The
Community House.

A special civie design committee
has been working for several
months on drafting ideas for pos-
sible incorporation in the Civie
Center and The Communityx-House
has announced major expansion
plans including a.large auditorium,

In general. the CBD plan alle

Figure 2: Newspaper article on the 1961 Vilican-Leman master plan. Note the suburban ring road and cul-de-sac streets at the bottom.

1961 Plan

The local planning firm, Vilican-Leman prepared the city master plan in 1961, but | have little knowledge of it

at this time. Above, an image of their 1961 Birmingham plan.

1964 Plan

In the early 1960’s, in response to a proposed large commercial auto service garage on Merrill Street, a
community group, The Civic Design Committee, and the City retained Luckenbach-Ziegelman and Johnson,
Johnson and Roy for a downtown master plan. Birmingham’s Carl Luckenbach and Robert Ziegelman along

with JJR’s Cy Palmer oversaw the planning process and urban design.

This 1964 plan is directly responsible for the downtown’s subsequent commercial and residential boom. The
architects proposed mid-rise building heights, five parking structures and a ring road to divert traffic around the
city center. Under an extraordinary amount of leadership at the time, the city purchased land and built all five
parking decks within 30 years. Birmingham is currently struggling with finding the resources to build a planned
parking structure in the Triangle District.

The five parking structures allowed new commercial buildings to utilize off-site parking, allowing them to
maximize their property for large office buildings and department stores. As a result, Birmingham’s over three
million square feet of commercial space is that of a city many times larger than its 20,000 population. The large
amount of office workers and convenient parking promoted the downtown’s thriving shopping and dining
district, as well as the development of two major department stores in the 1960s.

As was popular at the time, the 1964 plan also proposed removing all vehicular traffic in the downtown to
create a pedestrian mall along Woodward and Maple. The Ring Road was designed (and built) as a four lane,
bypass route to accommodate traffic, at the expense of the pedestrian. Fortunately, the pedestrian mall
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Figure 3: Ab&)ve left, 1964 Luckenbach, Ziegelman, JJR master plan sketch for a pedestrian mall at Woodward and Maple Street. Above
right, Ring Road signage, JJR.

proposal was scrapped, avoiding what would have been a catastrophic mistake. Over 250 other cities built
pedestrian malls, and all but a handful were immediate failures, including Kalamazoo. Pontiac’s 1964 Wide
Track Drive diverted most traffic away from its downtown, contributing to the direct loss of commerce. Today,
the Maple — Woodward intersection accommodates over 40,000 cars per day, while maintaining a walkable
environment. This traffic is essential for the downtown’s shops and restaurants sustainability.

FHIE ENTRANCE TO DOW
- MAPILE ST. FROM HUM

Figure 4: Above left, 1929 Duany’s proposal for a café in Booth Park and a landscape boulevard along north Woodward. The proposed
café was designed to offer a family friendly place for park users. Above right, Duany’s proposal for Woodward (Hunter) and Maple Street
intersection, looking southwest (proposed Kroger canopy in foreground). At the time, gas stations occupied the southwest and northwest
corners, and Duany’s proposal was considered impracticable. The proposed buildings were designed by architect Charles Barrett during
the charrette to reflect Cranbrook’s Arts & Crafts and English characteristics.

2016 Plan

In response to the proposed 1994 major expansion of the Somerset Mall, Birmingham’s leaders were concerned
about the downtown losing many of its retailers and restaurants. At the time, downtown Birmingham was the
region’s most desirable shopping district, with numerous upscale shops and two major department stores,
Jacobson’s and Crowley’s. However, new real estate development had stalled in the downtown, and it was
reported by investors that new commercial construction was not economically viable, resulting in numerous
large surface parking lots and undersized buildings.

In 1995, the City issued a request for proposals for a downtown master plan. Although several qualified firms
submitted proposals, a second RFP was issued to seek additional planners. At the time, | had recently opened a
small landscape architectural office on Shain Park, after working as an urban designer for Johnson, Johnson &
Roy and the Taubman Company.
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Stuart Laidlaw, a Birmingham artist and activist, encouraged me to approach Andres Duany to jointly submit a
proposal for the downtown plan. Duany and | had been collaborating on numerous urban plans since 1989 and
we were (and remain) close friends. We agreed to submit a joint proposal along with McKenna Associates, and
I was assigned to write the proposal and to serve as the project manager and local planner, if selected. During
the next two years, Laidlaw became an influential, behind the scenes liaison between me and the city, and he,
was much as anyone responsible for the 2016 plan’s success.

The Duany/Gibbs group was one of three firms interviewed. However, Duany’s presentation was weak, with
only a few, poor images representing his work. Utilizing a point system, designed by the City, Duany ranked
the lowest of the three interviewed firms. However, the selection committee members all agreed, that in-spite
of his last place ranking, Duany was their overwhelming preferred planner, and ignoring their score cards,
recommended our group. Shortly after, it was disclosed that some city staff preferred another firm, but
fortunately, the city commission accepted the committee’s recommendations and entered into a contract with
Duany after some pointed negations over legal, insurance and process issues. Apparently, all legal issues were
not fully understood by Duany, and at the beginning of the planning charrette, after learning about the contract’s
liability clauses, he announced he was canceling the project and left the studio. Fortunately, a compromise was
agreed to, and the planning process continued in an upbeat manor.

The Duany-Gibbs 2018 bid to be selected for the City-Wide master plan did not go as smoothly as in 1995. The
city council initially ignored its appointed selection committee’s recommendation for the Duany — Gibbs team
and held their own interviews with planning firms. After several lengthy council meetings, we were narrowly
selected on a split vote. After nearly two years, we are in the middle of our plan’s first draft.

Figure 5: Andres Duany discusses his proposal at the 1995 planning charrette held in what was then a vacant storefront at 300 Hamilton
Street (Currently the Common Grill). Above-left, Victor Saroki, Geoff Hockman center-front, Robert Ziegelman lower-center, steering
committee member, Diane McKinnon right. Photo: Stuart Laidlaw.

The Duany team completed the bulk of the 2016 Plan during an intensive seven-day charrette (workshop)
conducted in a vacant Hamilton Street storefront in the spring of 1995. The charrette process, now widely
utilized, was then a unique Duany hallmark. For six months prior to the charrette, | led weekly informational
meetings with a city steering committee. The committee included citizens, business owners, architects, policy
makers and real estate professionals. | introduced planning theory and best practices at each session, followed
with round-table discussions about the city’s challenges and opportunities. The committee members served as
our primary client, offering candid views of the plan’s proposals. This feedback was largely responsible for the
plan’s sensitivity to the city’s challenges and unique characteristics. This approach is not possible with a
planning commission or city council, whom, are restricted by the legal, public hearing process and are
sometimes intimidated by a few outspoken residents.
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For the charrette, the entire Duany Miami office set up a temporary Birmingham studio, complete with full
desktop computers and drawing boards. In studio, interviews with residents, business owners, city staff and
officials were conducted daily, with the architects listening, while designing proposals for buildings, streets and
parks in response to the community discussions. The planners each created their own independent proposals
and presented them to the public every evening for a week.

The following morning, Duany and the team would then discuss what they had learned during the prior evening
and refine the most popular ideas. Frequently, the architects copied, and improved each other’s best concepts.
Duany’s process created a friendly, in-house competition between the designers to create the best plans. Night
after night, the planning alternatives were shown to the community, who were more than willing to offer frank
opinions. Duany himself, had a charismatic ability to both criticize and complement the architects and public,
creating a magical nexus, resulting in an almost complete buy-in to the new plan by residents, business owners,
developers, staff and policy makers. The 2016 Plan became a model for the new Form Based Code method of
planning (see my November 2009 Planning & Zoning News article attached).

Over 3,000 residents, business owners, policy makers and developers participated in the week-long charrette.
At the end, most agreed to Duany’s proposal to grow the town into a city. Taller buildings, greater density and
considerable public investment were widely embraced by the citizens. The 2016 Master Plan was almost fully
finished after the exhausting week. The plan included over 300 specific recommendations, of which, all but a
few have been fully implemented. Tom Markus, then the city manager, Patricia McCullough, city planning
director at the time and Paul O’Meara, former city engineer all are largely responsible for completing the plan’s
many proposals.

WO STORES THREE STCRES FCUR STORES

Figure 6: Above left, Duany’s sketches illustrating proposed increased building heights. Above right, a new five story building designed by
architect Chris Longe on Woodward Avenue. The building reflects Duany’s code requirements for well-designed masonry elevations, first
floor retail, recessed top floor and a minimal amount of residential use.

After the charrette, the planning team led by Tom Low (the DPZ project manager) prepared a beautifully
illustrated large sized (117 x 17”) master plan, published in two color books. All of us, including Andres, were
very proud of the publication and considered as one of our finest urban plans (included in the attached
documents). Unfortunately, the draft was rejected by city staff, for reasons that are still unclear to me. | was
assigned the responsibility to rewrite the report, in size and prose format. The final 2016 Plan version outlines
various topics followed by discussions and recommendations. We all believe that the final draft removed the
spirt of the draft and Duany expressed his concerns in the report’s cover page (attached). 1 also have attached
full sized copies of the first draft, but I am still looking for the final draft’s original copy. A poorly reproduced
final report is available on the City web site.

I have outlined below a summary of my recollections of a few of the plan’s key elements:
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Building Heights: Although one of Michigan’s most upscale cities, in the 1990’s, Birmingham’s downtown
was littered with unsightly parking lots and aging buildings. Interviews with real estate developers during the
planning process revealed that the City’s building size restrictions of one to three stories was the primary reason
for the lack of investment. At the time, the city counted the basement as a floor, and only two floors were
allowed on most properties, unless on-site parking was provided. As a result, many buildings were built over
ground level parking lots fronting the streets, creating what Duany labels “ding-bat’ buildings. Developers
explained that five story minimum buildings were necessary for market rates of returns. Duany quickly
responded and proposed permitting five floor buildings as an optional right, if they adhered to stricter design
standards.

In exchange for the larger size, buildings were also required to be well designed with masonry elevations, first
floor retail and at least one floor of residential. Buildings were also required to recess their top floors to appear
as if they were one story lower from the street. Although the increased heights were widely embraced by the
public during the charrette, a major outcry erupted when the first five story building, the Willits, was erected.
Later, building heights almost canceled the new Palladium Theater and the expansion of the Townsend Hotel.

'y

Figure 7: Above left, Willits Road (former Ring Road) looking west from Woodward. The 2016 plan replaced the outer two traffic lanes
with on-street parking spaces to improve pedestrian safety and added needed parking for the local businesses. Above right, Woodward and
Oakland, looking north east, the 2016 Plan proposed removing the north, westbound turn lane, and one lane of traffic along Oakland to
improve the pedestrian connections between the downtown and the north Woodward districts. These recommendations are one of only a few
of the plan’s proposals remaining to be built.

Ring Road: A remnant of the 1964 plan, the Ring Road circled the downtown and was designed to rapidly
move vehicular traffic and trucks through the city core. Ring roads were common in the 1960’s and are still
causing havoc with many commercial districts, including Pontiac. The road’s wide lane widths and large street
intersection corners favored cars at the expense of the pedestrian. At the time, all thru-truck traffic was required
to use the Ring road, instead of Maple or Woodward in the city center. During the charrette, | proposed traffic
calming the Ring Road: Willits, Oakland, Chester & Brown were designed to make the downtown more
walkable and to improve linkages for the neighborhoods. The Ring Road’s existing vehicular traffic lanes were
reduced to two lanes with parallel parking along their edges. | also recommended adding parking meters along
Willits, Chester and Brown Streets for shopping convenience and to discourage long-term employee parking.

The city quickly implemented the plan on all streets except Oakland and the south block of Chester Street.
These two sections should be completed to improve walkability and pedestrian safety. Sometime after the
charrette, thru-truck traffic was permitted to drive along Maple and Woodward in the downtown area, causing
some unpleasant conflicts with pedestrians and outside diners, as well as traffic congestion.

Parking: Parking is almost always the most contentious issue during the city planning process. Frequently, all
issues, land-use, density and economics pivot around the car. Surprisingly, parking was seldom raised during
the charrette, a credit to both the city’s investment in its five parking structures and its market-based
management of parking. Several years before the charrette, the city implemented free parking in all decks for
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the first two hours of use. This compensated the visitor for walking the extra distance to his or her destination.
Unfortunately, ticket-credit card boxes have recently been installed at the entry to parking decks, requiring the
visitor to insert a credit card to enter the structure. This is a minor drawback that can be easily corrected.

Conversely, in the 1990’s, on-street parking meter rates were increased to $1.00 per hour, and at the time
considered expensive. The higher cost meters detoured some from street parking, freeing up space for
shoppers. Birmingham has also retained the old fashioned, but updated individual and parking meters. The
meters are more convenient, and much easier to use than the centralized kiosk. The City did install kiosks in the
north Woodward area several years ago but removed them and reinstalled the individual meters. The kiosk
consistently failed, and the parking space numbers were painted on the sidewalk, and unreadable in the winter.

ot
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Figure 8: Above left, Ron Ray’s design during the charrette for streetlight enhancements. A prototype for the design was built (and
remains) on Pierce Street, across from the city hall. Above left, Gibbs’ proposal for downtown street signage and business directory
signage. Street signage proposed as the international graphic standards. The dining decks were the first to be implemented in the U.S. and
have become very popular in numerous cities. The proposed signage hasn’t been implemented yet. (Research indicated the city had the
authority to install the international graphic standards)

On-site parking is not required for commercial buildings located within the downtown parking district.
However, residential buildings must provide their own parking on-site, frequently resulting in expensive
underground parking. In 1995, Duany proposed removing all residential parking requirements, and allowing
developers to lease spaces in city decks for a 30-year term. This approach was deemed legal, by the city
attorney, and embraced by some developers. Unfortunately, the proposal was removed by the city council
during their approval of the 2016 Plan. Given the high cost of building the parking, developers prefer building
fewer, and larger and more expensive dwellings, over smaller units. As a result, the city is filled with large
expensive residences, some of which do not sell. Duany is readdressing the residential parking issue during our
current City-Wide plan and re-proposing the relaxing of on-site parking for residential buildings.

Overall, Birmingham’s parking program is brilliant, and a model for many cites. My urban retail book
highlights the Birmingham’s parking system, and | recommend it to most of the cities that | consult for.
However, for one reason or another, few cities are able to implement the Birmingham system, with parking
remaining one of the major challenges for their businesses and visitors.

Kroger: The new downtown Kroger Store was conceptually designed during the 1995 charrette. At the time,
Kroger had been seeking to open a new store in Birmingham for several years but, was not able to gather
support from the community. Kroger had proposed a conventional store at the northeast corner of Woodward
(Hunter) — Maple before the charrette, but it was not accepted by the city and nearby residents because the store
was located near homes at the north edge of the site, with a large parking lot fronting Maple Street.
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Figure 9: Above left, new Kroger Store, conceptually planned during the charrette, Victor Saroki, architect. Above left, Willits and Google
Buildings developed utilizing the 2016 Master Plan’s optional overlay zoning option. Hobbs & Black, architects of Google Building, Victor
Saroki, architect of Willits Building.

The DPZ — Gibbs team met with Kroger during the charrette and they accepted my design of the store fronting
Maple Road, with its departments, bakery, bank, coffee, etc. having direct front doors along Maple, with
internal counters facing the store and two customer doors for the supermarket (front and back). The store
concept plan was also embraced by the surrounding residents and approved in concept by the city during the
charrette. Victor Saroki was the architect for the built store. This design represented a new model for Kroger.

Figure 10: Above, Andres Duany discussing the plan during the 1995 charrette on Hamilton Street. Standing in the back, Gail Gotthelf,
then Director of the Birmingham Principal Shopping District (BSD. | am seated in front of Gotthelf. Photo: Stuart Laidlaw

Other Recommendations: Overall, the 2016 Plan included approximately 300 designs and policies including:

e  Traffic calming landscape boulevard for north Old Woodward

e Pedestrian crossing improvements for Big Woodward (Hunter) and Maple

e  Streetscape design standards: Specially designed concrete sidewalks, tree locations, street-lights, etc.

e A new plan for an expanded Shain Park. Mary Jukuri, a JJR landscape architect designed the park’s
new oval walkways during the 1995 charrette. At the time, the south side of Shain was a parking lot.

e The Bates Street extension proposed infill development on the former Jacobson’s parking lot along
Willits, west of Woodard, to include an extension of Bates to Woodward. The city unsuccessfully
attempted to implement the NOW proposal in 2019.

e Rouge River walk: | proposed a paved trail along the Rouge River from Lincoln to Woodward to link
many of neighborhoods to the downtown and each other. This remains to be implemented, and | am
proposing it in the current City-Wide plan.

e East Maple: Our contract was expanded to include a study of the east Maple area between Woodward
and Adams Road. We addressed landuse and streetscape issues, resulting in some infill construction
including the All Season’s senior residential community.
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Other Recommendations (Cont.):

International street sighage and business directing kiosks.

South Woodward: We redesigned the five-point intersections of Lincoln, Woodward, Haynes and
Bowers. Waler Kailash of Glutting Jackson led the new design, but a slightly different design was
implemented several years ago.

Classical English wooden garden benches in Shain Park and throughout the Historic District.

City gateways: Ron Ray designed beautiful stone, horizontal wall, signs for north Woodward at Oak
and south near 14 Mile Road. | have seen the designs, but currently cannot locate them.

Figure 11: Above left, Duany’s proposal for storefront designs, signage and dining decks. Above right, Charles Barrett’s design for the
former Crowley’s department store, now the Palladium cinema, office, residential and restaurant building. The Palladium’s design is
similar to Charles’s proposal. Note, the building to the right of the drawing is the current location of the Greek Isles restaurant.

Other Birmingham Plans:
Following our 2016 Plan, Birmingham has completed several other noteworthy urban design and landuse plans
for various areas of city by other firms. Recent plans include:

Rail District

Triangle District

Bates Street Extension Plan (North Old Woodward — NOW Plan)
South Woodward — Lincoln Plan

North Old Woodward street and boulevard plan

West Maple Traffic Calming Plan

Lincoln Road Diet

City Wide Maser Plan (currently planning with DPZ and McKenna)

Thank you and the museum for your support and | will continue to collect my plan documents to share with the
museum as well as update this letter as time permits.

Sincerely,
GIBBS PLANNING GROUP, INC.

fitr . iz

Robert J. Gibbs, FASLA, AICP
President
rgibbs@gibbsplanning.com

cc Russell Dixon, AIA
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Bmmngham looks ahead
to fend off new Troy mall

BY LOUISE TAYLOR
Free Press Staff Writer .

Every 20 years or so since the
1920s, Birmingham has redesigned
its master plan to ensure the city's
well-being for the upcoming decade or
two.

This year, the city’s eclectic shops
anchored by Jacobson’s and Crowley's
have to consider the August opening
of Somerset North, an upscale mall in
Troy just a few miles from Birming-
ham.

Somerset will be anchored by Hud-

'son’s and Nordstrom, a mid-priced,
fashions and accessories store for
men, women and children. It will be
Nordstrom's first Michigan store and
will be among the largest in the
family-owned 15-store chain,

Its reputation is legendary, with a
selection of merchandise wide enough
to keep you in size 18 EEE shoes if you
need them, a sales staff often willing to
go to great lengths to find exactly
what you want, and a return policy
that is so liberal that one of its stores
gave money back on tires it never
stocked but its predecessor had sold.

“Nordstrom is definitely going to -

be a pull-away from our retail, and we
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need to be prepared for that,” sald

Patrice Uhnavy, a real-estate apprais-|

er in Birmingham,

As an urban planning student, Uh-
navy is keeping close tabs on Birming-
ham’s Downtown Plan Advisory Com-/
mittee, which is helping to develop the

city’s latest master plan.

The committee is seeking he:ip'

from anyone with something to say

about ensuring the continued success.
of downtown Birmingham, They are:
inviting comments about anything —]
such as trees, sidewalks, loft apart-|

ments, business hours, parking —

Feb. 28 to March 5. The location and

times will be announced later.
The marathon forum on the area’s

future is called a “charrette,” a

French term that describes the mad
dash architects used to meet dead-
line: they would pile their plans and

designs into a small, horse-drawn cart

called a charrette.

Birmingham's modern-day version
will be led by Andres Duany, the
hottest name around in architecture;
and urban planning, He designed Flor-|
ida’s Seaside resort, a pseudo-Victori-|

See BIRMINGHAM, Page 3A
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IN BIRMINGHAM

Birmiﬁghah city officinls an ;

By JOhn Lmbﬂﬁ SRR ¥

The Detroit News
Downwwn Bmmngham 1s pnmmg mﬁght

back. - kK

The target is Somerset North .the large,

upscale Troy shoppmg centér set to open m

August, - - -

Birmingham officials and busmess owmers fen.r
the huge new mall, twinning up with the original .
Somerset Collection across Big Beaver Road in
Troy, will pull like a sirong magnet on the retail
trade that now fuels downtown Bimmingham.

That threat has put Mayor Eleanor Siewert,
city planners and movers and shakers in the busr-
ness community on the attack.

They've begun a comprehensive analysis of the
bustnesé district and the people who now use it
to determine what's need
ing'consumers.

The ides, Siewert said,
appmaclws mland ase, in
nesses, in fixing parking and traffic floi problems

and in seﬁmg ‘2gthetic standards for construction. “~Anything

“We wani to make people stop and Iook at

Birmingham Master Planning History
Robert Gibbs
15 January 2021

We want to inake people smp and kmk
at whats around them.”
_-Mm'_on ELE{ANOR S[EwExT

W

- ourb

Slewert sald Bmmng
ﬂl.ldIt done by fresh eyes.”.
““Mayhé we cari do more with hghhng, planh
-4 ngs, t‘ne general appearance or mamtenance of
&'s exteriors,” she gaid.

what’s around t.hem S;ewert sald #

' -Consultants hired by the city nlready Areat™:
" work profiling whit
‘what kmd.s of cus:omers can beat be predicted to -

. 'downtown master pl

s of businesses, drawing

succeed

That 1nformatlon ? the bas15 fora

" Then, in Februar

Shopping District will invite plannmg specialists,

experta in traffic and

to debate the findings with the general public.
"“Wha xr

guess,” said dity commfbsmnerDante Lanzetta,
“But whether we feel peaple’s perceptions are

= right or wrong, well al with them. We want . _

'businesses and mstom 5 to want £6 come here.
wemmwd

wewanttohearaboutan currect

he busmessmen and

“Wotnén wh répresent 4ZBu-mmglmn'J s Principal .
N ,mgoutto the looming mall giant.

king and in marketing -

of all this iz anybody'’s

ig that d1swm'a.ges that, T tiveto the peopIe w‘no hy chmce, want to
“‘Birmingham first, ]

“Onge all thatmputw mtheﬁnzlphase ufthe
wn‘rk will begin: dmﬂmg an urban demgn pla.n
‘and mplemenimg it. |

- pering development will be amended or mpae]ed.
City officials freely acknowledge that all this
work i8 not just & periodic relock at the shopping
district, but a concentrated effort to to thwart los-

“It’s prej arauun for Somerset Nurth," Lanzeﬂa

%m malls have given the cify competltmn.
e said, “but this one’s just two miles away. We've

ot to figure 2 way to complement what they have_

with the proper mix of stores and dervices. @ i
“¥At the same time, we've got to remain attrae-

12.
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Somerset North

r

Impact of

for local netailens, wasl see the mega-mall

a¢ a Goow far the eutine negion.

By Donna Raphael, Ci Staff

While Southeast Michigan’s retail climate has im-
proved steadily over the past three vears, with big
box stores booming across the region, nothing has
caused the stir and anticipation of Somerset North,
set to open in Troy, early Fall 1996,

Few doubt that Somerset North, sister mall to the
highly successful upscale Somerset Collection, will
position Troy as the premiere retail destination in the
state and region. It will feature Michigan’s first
Nordstrom store, the area’s eleventh hometown
Hudson's, aswell as 120 other stores vettobe named.

“The single biggest -
reason we made’ the
decision to go ahead
with the expansion
was that Nordstrom.

- was ready to enter the-
Tocal market,” says
- Rebecca Maccardini,”

i - director of operations
o for Forbes/Cohen
S *  Properties in South-

field. The overwhelm-
. Ing success of the
. Somerset Collection,
owned by Troy-based .
Frankel Associates,
and the waiting listof 2
“stores wanting 'to.:g_r_eF g e e
. into the mall were'additional factors, sheadds.. :
The $200-million, three-story project, which is be-
ing built by Perini Building Co. of Southfield, will -
.. adjoin the Somerset Collection via'a 700-foot long,
" -glass-enclosed skywalk spanning Big Beaver-Road.
Tt will encompass 950,000 square feet of gross leas-
- ablearea (GLA) on 37 acres. The two malls will have
““combined parking for 7,000 cars . :
Todistinguishitself from the Somerset Callection,
W - -Somerset North will feature “bridge” merchandise
) that is-in a price ranige between moderate and up-
scale. “We want to'have a broader tenant mix,” says .
Maccardini. The Somerset Collection —with Neiman

#
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“The single biggest reason we made

the decision to go ahead with the ex-

B pdn.sii.?‘.":"I‘#‘T"._S'.'th?‘.._.t"Nbrd'strom-. Was :Ir:e_a'dy T
i .: td"l'et;__t_' el‘the Ioca]'mark.et__;’ fie

- Rebecca Maccardini,
Forbes/Cohien Properties in Southfield

Marcus, Saks Fifth Avenue, Tiffany, Gueei, Barneys New York and
Bally of Switzerland — is clea rly geared to high-end purchasers. At
present, tenants in the 72-store Somerset Collection make an aver-
age of $450 per square foot in sales, compared to $250 per square
footatthe average shopping centers across the country. The typical
shopper spends $170 per shopping trip at the Somerset Collection,
more than three times the national average of $55 pershopping trip.
Despite the excitement surrou nding the construction of such a
mammoth project, there is some concern that the new mall will have
a negative economic impact on surrounding malls and retail cen-
ters, mainly Oakland Mall and downtown Birmingham. The fear is :
two-fold: First,
there’s concern
that key retail-
ers will vacate
existing sites in
favor of thenew
‘mall. -+ Then,

" there’s ' the
Soworry o that
shoppers will
stop frequent-
ing the older re-

tail * centers,
prompting
moreclosings or
. relocations.. - -
The concern
b iR S s not unwar
ranted. Somerset North'is expected to have a primary market of
customers within 210 to 15 mile radius. Within that circle are five
regional malls, each with an existing Hudson’s store — Lakeside in .
Sterling Heights, Oakland in Troy, Northland in Southfield; Sum-

i % Ci R e

mitPlace in Waterford and Twelve Oaks in Novi. Additionally, the

miall is éxpected to be a magnet for upscale-merchandise seekers

- fromas far away as Toledo, Ohio, Canada and northern Michigan..

At'this stage of the game, however, most local mall developers -
say they welcome the competition and believe the new mallisaplus
for the region as a whole, For instance, Christopher Tennyson,
senior vice president of corporate affairs for The Taubman Co. in:

Bloomfield Hills, maintaing that the entry of Nordstrom is a good

thing for the whole area and that Nordstrom has more than a one-

Commercial inc.




Birmingham aims to improve .downtowﬁ

TIELIL

TARMINGHAM, from Paze 1A

an town on the Guif Coast that is a
walker's haven, and its soul mate,
Kentlands 7 Maryland.

With Duany will be a host of traffic

and ather planners armed with cone
puters ghat can show anyone who
drops by whether his or her ideg will
wark — and what it will look Like.

Want to see Joft apartments above
the Banana Anna, or discover whether
the sidewalks along Weodward would
bebeatlvnteaalndelua!luwinr
autdoor cafes?

uﬂmapm'hnuﬂsmmnmlmﬂn&s

{Jthxrpmbﬂmes. Trolleys, more
lighting, low-mterest kan programs
tohelp landlords redesign storefronts,
and stores on the street level of

EATagEs.
“We need uniformity of store
bours,” said Mike Thibault, an owner

of the Cooks Garden Cafe on Maple,

"“We're the onlv ones on the block
upm-.mtd'.}m' 10vat night, Weneedm
increase foot traffic.™
And parking?
“We don't lave a par}nng prob-
lem,” Thibault sald. “We have an

ning
be bomted when the Birmingham
Theatre, which is being restored toits
former art deco splendor, reopens
later this vear as a multiplex movie
hose,

As Rechester has converted its

towntown from dying.to thriving
defiance of strip malls and shopping

centers, many expect Birmingham 1o
thrive despite pow retall rvals

"\.Pp‘e expect 1o capitalize oo new
customers coming mto the region,”
said Gail Gosthelf, executive director

T I

lEE

CHAIG POHTE R Fres Pt

Duwmmmmmujghammymhmemderndewﬂks,luﬂapmmmwmhﬂchmum to keep shopper
and residents happy. The upscale shopping district wants to aveid being hurt by Somerset North in nearby Troy

of Birminghany's Principal Shopping ~

Dastriet, “We capitalze on what we

hawthntdmmalladm’l—inamal -

outdeor setting,”

Birmingham doss have what no
mall does, Forty-four art galleries, for
example, make the oty coe of the
mnst artistically mclined in the Mid-
west, said Geoffrey Hockman, who
cochairs the Dosmtown Plan Advisory
Committee, sits an the school and
Principal Shopping District boards and
owns the Townsend Hptel.

The downtown also has a mix of
srores you can find in & mall, such as
the Gap, Express and Victoria's Se-

,p]usspem]u's\lmpsseﬂmgrtm
from handbdown art glass to designer

“The energy of downtown & with
the small merchants,” said Dr. Wil
liam Koppin, owner of Shades, an
upscale optical store,

T den’t care how good Noed-

Birmingham Master Planning History

Robert Gibbs
15 January 2021

- strom’s customer ser'me iz, they
canta:tasfas,tmlmntummrmu
I'm the boss," '

But Jacohson's, he said l:actl‘ul]_',?,
‘better watch out: “They need to rise
‘o the cocasion.”

Jacohaon's posted quarterly losse
for its combined 26 stores last vear
but actually made money in its Bir
mingham store, according to Jame
Hatterson, Jacobson's vice presiden

of sales promntion.

It is planning renovations to &
women's stove, "It will be a rathe
substantial change from what custom
ers see row as they walk in,” Batter
s sald,

He believes Jaeobson's and Nord
stroen have similar customer-servict
philosophies,

“The concept of both companie
for personal attention and care foo
customers is very similar — as simila
as any two you could compare,” e
said,

“I'm niot a retaiting expert but I'n
very confident that it can held it
own," Hockman sad.

e tribite to Birmingham's down
town: The closer & home is o it, th

pricier it becomes., A 2,000-square
foot home near downtown costs a
least $300,000

“The cost i3 extremely high —
highest in Qakland County,” said Mar
Bollinger, 2 real estate appraiser wh

with Uhnavy. “I you're withi

walking distance to downtown, Bit

wham you're in 2 very desirabl
ti

14.
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Duany adds to his time on m

BY HELEN NIEMIEC
STAFF WRITER

The time frame to reach a
final master plan for downtown
Birmingham has been'extended
by another month, after consul-:
tant Andres Duany requested
adding another step to give

local officials one more chance.

to discuss ‘the document with
Duany and other consultants.
working on the project.

Duany, the lead consultant in;
a 20-person team working on
the $320,000 project, is exceed-

ing the terms of the contract

with Birmingham without addi-
tional cost to give the process
an extra step. . X

The Downtown .Planning

Advisory Committee, the citi-
zens panel working with the

consultant, learned: of the .

change in time schedule this
week and was pleased that

Duany is going the extra step to -

insure that all understand the
plan and know how to imple-
ment it. g :
Tom Low, a representative
from Duany’s firm, will-attend
the next DPAC meeting on

Wednesday, July 24. The meet- -
ing begins at 7:30 p.m. at Birm- .

ingham City Hall.
Duany is a principal in the
firm of DuanyPlater-Zyberk.of

Miami. He is employing the tal:: -
ents of three other consulting -

firms so the master plan covers
everything from building design

T

to density to traffic.

.~ “This is in recognition of the

partnership between the city

-and Duany,” said DPAC co-

chairman Geoffrey Hockman.

“What we’re getting is one more,

version of the plan. The time

‘line slipped because of the will-
" ingness of the consultant. We

appreciate that.” ;
_The final draft of the master
plan now isn’t scheduled until
Nov. 1. :
- The added step is a second
draft of the master plan. The
first was received May 1 and
DPAC is getting ready to send
‘off a 60-page document includ-
ing its review of each of the 12
chapters plus correspondence
received concerning portions of
the plan. Duany will be in
Birmingham on Wednesday,
Aug. 14 for a public forum to get
feedback on the first draft in
preparation of the Sept. 9
unveiling of the second draft.
(The Aug. 14 community forum
is scheduled for 7:30 p.m. at
First- Baptist Church on
Willits.)

“+; Duany also will be in town,

probably on Tuesday, Aug. 13,
for meetings with DPAC and

other affected groups to get.

comments on’the draft plan in

_preparation of the community -
forum. . 2 RaroE :

Duany’s: decision to spend
two days in Birmingham
instead of the one that was in
the contract is a big plus for the

B ‘What we're getting
is one more version of
the plan. We appreci-
ate that.’

Geoffrey Hockman
—DPA_C co-chairman

local panel, Hockman said.

“I see this as a critical meet-
ing to the overall success of the
plan,” Hockman said.

The Aug. 13 date is tentative
but it is the preferred date for
DPAC, Duany gave Birming-
ham the choice of his returning
for Aug. 13-14 or Aug. 14-15.

And it’'s more than Duany
that will be in Birmingham for
that two-day period. He'll be
bringing back the entire team

I andian .

aster plan

that was in town for the kick-
off charrette in late February.
(A charrette is a free-form
series of workshops where
ideas are exchanged and then
drawings made to illustrate
those ideas.)
The remainder of the

schedule then becomes:

eSept. 9 — presentation of
the second draft of the master
plan to the city of Birmingham.

eSept. 18 — a joint meeting
with DPAC and Birmingham
City Plan to respond to the sec-
ond draft.
. #Oct. 11 — the deadline for
the city to respond in writing to
Duany concerning that second
draft.

eNov. 1 — final plan to the

city.

eNov. 4, 5 or 6 — Duany
returns to Birmingham for final
presentation of the master plan.
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Expert says more h

BY HELEN NIEMIEC
STAFY WRITER

Luring more residents downtown
while reserving first-floor space for
retail use are the keys to a thriving
downtown, a national consultant
told Birmingham officials this week.

Andres Duany was in town for twa
days this week, spending the day-
time hours with committees and city
staff and saving the evening for pub-
lic meetings. Duany heads up the
20-member consultant growp that is

working on a 20-year mnaster plan
for downtown Birmingham. The
$320,000 project is scheduled to be
completed in November.

His session Tuesday night with
the Downtown Planning Action
Committee and the Birmingham
City Plan Commission spent two
hours clarifying those incentives and
urging the city volunteers to look at
the document as descriptive rather
than specific to allow for sbifts in
ideas during the 20-year duration of

S .o TS

the plan.

Downtown Birmingham already
has changed from whart it was 100
years ago, ur even 20 years ago.

“4 traditional town ccnter Jike
yours has changed. Now they're
assoelated with entertainment —
restaurants, theaters, shaps you go
to oceasionally. It's been trans-
formed that way. 1t plays a cultural
role, not a utility role. We want fo
reinforce the cultural role, not adve-
cate returning to the utility,” Duany

SR 0T UM e P AT

ouSing

i-:‘ SECENTY-FIVE O

© 1900 Subnvban Communivatinng Conroratinn

needed

gaid.

Utility downlowns are places that
sell the necassities, being a place
where gracery stores, drug stores
and post offices are located.

“your downtown definitely s the
highest-cnd economically,” Duany
aaid, "We're {rying to make the
experience as high-quality as possi-
ble, warthy of what people art: pay-
ing for. That's what the plan is
about.”

VY
Sce HOUSING, AlZ

HO“Si ng from page Al

Specific ordinance language
that makes inceniives and other
portions of the plan enforceable
will be written by McKenna &
Associates and unveiled in a
later draft of the plan.

Part of the recommendations
will be 1o encourage multi-story
buildings downtown rather than
single story.

“The marching order is to
become a city from a town but
not to go back to a village. Single
story buildings are the residue of
a village,” Duany said.

And rather than having first
floor retail and several floors of
offices, the new plan will call for
residential units getting prefer-
ential treatment in the building
process. One way is to allow
taller residential units and limit
office to anly the second floor
use.

Al involved still are working
on a way to streamline the pro-
cess of getting building plans
approved and permits issued.
Duany’s draft plan had called for

Birmingham Master Planning History
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the formation of a staff action
commitiee that would give
adr.nistrative approvals if &
plan met all building and design
codes. City plan board and the
Historic District Design Review
Committee members objected to
the administrative panel, saying
that it would limit public com-
ment on projects.

“Structures here are enhanced
by going to the planning board,”
said Brian Blaesing, of the plan
board. “Major improvements,
like materials, design, location
on the site all oceur through the
process. Just because a building
meets all the code requirements,
it's not enough. We don’t have a
good looking coramunity acciden-
tally.”

Because of the large architec-
tural and art community in
Birmingham, Duany said that he
is recommending a less restric-
tive master plan. Some commu-
nities limit color choices hut
Duany said that isn't appropri-
ate in Birmingham, “We didn’t

linit color here, That's what peo-
ple care most about,” Duany
satd, “With the large number of
artists and archilects here, they
value the frecdom to cxpress3
themselves.” 4

Midway through the evening
Duany vented some anger at
members of city staff, DPAC,
and The Eccentric for what he
considered negative comments
about the plan since the process
started nearly a year ago.

Questioning his professional-
ism and the tone of comments,
he said, was “just rude.”

“Our professional quality has
been called into guestions.”
Duany said. “We've done over 90
projects and we've never had eur
professionalism called inte ques-
tion.”

DPAC co-chairman Geoffrey
Hockman quelled that discourse,
saying that continuing the dis-
cussion wouldn't be helpful in
the process.

18.
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Confidence grows in evolving downtown master plan

BY HELEN NIEMIEC
STAFF WRITER

Z“Feelings arc a bit more confi-
Qent these days that the second
4raft of Birmingham’s down:
town master plan will be more
specifje and show planners the
way to achieve a more prosper-
ous business district.
Consultant Andres Duany,
internationally known urban
designer, spent two days in
Birmingham last week, meeting
ith yarious city officials, city
bbards and the general public in
information sharing efforts.

Duany will be in town again
this week for a three-day infor-
mal visit to take a eloser work at
Birmingham before he starts
peaning the.second draft that
will be delivered to Birmingham
officials the weck of Sept. 9. No
mectings are planned for this
weel 3

The citizen p:mel}working clos
est on the master plan is the
Dowptown Planning Action
Committee, which spent pearly
the entire two days with, Duany
and other consultants to'clarify

. the plan and agk questions con-
1 h 1

cerning i

The master pian, when adopt-
ed, will serve as a guidepost for
development in Birmingham for
the next 20 years,

“I believe the sessions

were
valuable,” saig DPAC co-chai

vision and our future,” Hockman
said.

Community development
director Patricia McCullough
agreed that there is a,better

man Geoffrey Hockman. “There
was good interaction between
city staff, DPAC.and the pizg-
ning commissiont I'm pleased
with the product taking shape.
1t's been very worthwhile.” )

The first draft of the plan was
@ general statement axd DPAC
and planning hoard b

Bense of unds ding oo both
the part of the city!people
involved and Duany. - |

“The meetings have lent to a
more comprehensive view of
what the city is looking for and
what (Duany} is dryigg to con-
vey,” McCulloughsaid. “At the

West ‘Oaklun;l. Ob-Gyn

4

As obstetricians and gynecologists, we provide a full range of
i routine and specidlized services:
IpmmncLepﬁen counseling and infertility treatment
: )

3 P prenatal and ob: care
[ WPap smears, breost exams, cancer screenings
i Rire for PMS, ometriosis and

(RIS Evening appointments are avoilable. We dalso
W porticipote with most major insurance plans and
are on siaff at William Beaumont Hospital

Coll now for an appointment:

(810) 848-1479

34505 W. 12 Mile Rd., Farmington Hills, Suite 195
{between Farmington and Drake roads}

—

ObGyn

lay Fisher, M.D.,
groduoted from Wayne
& e

Laura Gruskin, M.D.,
is a graduate of the
Coats

(=S A o,
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said they needed more dpncrete felt that there is
les of the ways to hccom-
plish vertain d imjy

of the'kwd days, we

standing of the hes} approach for
-the Y

ments, including enhnn:ir‘l‘?g_ the.

parking system, encouraging
residential units to be built'in
the downtown and design aes-

* thetics. 5
. Hockman sees that detail as”,

Torthcoming in the next drait.
* “Now something is being fash-
iu\{ed that is specific to our

Gateway

BY HELEN NIEMTEC -

STAFF WRITER .
Proponents of the Alice
Aycock sculpture for the

entrance to downtown Birming-
ham got a shot of moral support
from internationally known
arban planner Andres Duany
who said the metal modern art
wark is perfect for the grassy
space.

Although there were more
than 150 at the Duany meeting
a week ago, members of the
Gateway Sculpture suhcommit-
tee of the Cultural Council of
BirminghanyBloomfield want to
keep those words alive.

The community forum, spon-
sored by the city’s Downtown
Planning Action Committee und
City Plan Commission, was
taped and the gatoway graup is
going to appropriate 4 portian of
that talk for a video tape it is
putting together on the sculp-
ture project.

Maureen VanDine, chairwom-
an of the gateway cammitlee,

actidh plan.”

- While most o] the draft
plan was covered during the
two-day period, Mcfullough met
with Robert Gibbs, Puany’s local
liaison, to go over the portions of
the plan that the pntire team
didn't get a chance o review in
that short period of §me.

Mayor Eleanor Sewert said

said that'a videotape Wil be put
together carly this fall that will
include the comments from
Duany as well as ﬁl‘t‘Fl Aycock
and others. H

The tape will be taken to vari-
ous groups and service prganiza-
tions in the gateway committec’s
attempt ta raise fund‘ for the
$300,000 project. ]

“What he said was vary posi-
tive,” VanDine said. e
She’s already gotten one com-

“ment from a resident who has

changed their opinion atout the
controversial artwork following
Duany’s endorsement.

At the Gateway Committee’s
boath at the Woodward Avenue
Pream Cruise, VanDine said she
was appeoached by u resident
who has vocally opposed the
modern art work.

“She said what Duany said
made a lot of sense,” VanDine
said. “That was wonderful...and
totally unsolicited. It really
made me feel good,”

city stafl and DPAC will work on
a process that will bring the
master plan design to its conclu.
sion, including gathering more
citizen input and making surc
that all who have been involved
contribute to the final draft.

Siewert is hesitant to say the
second drafy plan will be exactly
what the city is looking for but
believes that the third version,
Que in November, will be a plan
of which to be proud.

“IL hear there wil} be a lot more’
detail,” Siewert said of the sec-
ond draft. “But I don’t know
what to expect.”

The benefit of last week's ses-
sions with DPAC, Duany, other
consultants and city staff is that
all now are working together
with a clearer understanding of
the mission, Siewert said.

‘While Duany had asked the
city to adopt the master plan in
principle already, Siewert said

Duany arrived at his opinion
after asking the committee what
the intention of the wark was.
The answer was to mark Birm-
ingham's place on the highway.
The sculpture, he said, does that
very well.

“When driving 60 miles per
hour partislly bored and partial-
1y terrorized, there is no time for
artistic discernment. To attract
attention, you have to do some-
thing enormous,” Duany said.
“This sculpture is very skillful in
attracting motorists to notice it.”

He called Aycock’s work “truly
original, d d, a good

she wouldn't make that recom-
mendation to the Birmingham
City Commission. She favors
breaking it out into pieces and
then acting on individual sec-
tions, fine tuning some aspects
and totally embracing others.

Siewert doesn't favor adopting
the document as a whele, saying
that}the more controversial por-
tiona could defeat the rest of the
plan. And she does want a down-
town action plan in place.

One Birminghiam resident was
excited by the coming master
plan, sayiog that since the work
began on it, that he’s looked at
hidcity differently.

Marty Rice was one of the resi-
dents who spoke at last weck's
community form.

“When I walk downtown, I sec
things differently now. I really
compliment the effort that
{Duany) and others arc making
for the betterment of this com-
munity,” Rice said.

art work ideal for space, D’ilany says

“Tt's designed to be dynamic,”
Duany said. “But it has to5 be
taken from the point of view
from a car. It twists and turns as
you get nearer. You may not like
it bt you will notice it.”

Duany guaranteed that if the
seulpture is built, it will became
a “buzz for the region.”

Because Birmingham can get
lost in the blur of Woodward
Avenuc/Hunter Boulevard,
Duany said that the city needs
sumething like the Aycock sculp-
ture to bring attention to its
d ially as a way of

first move,”

Aware of the negative com-
ments from a portion of the com-
munity, Duany urged residents
to take a look at the model of it
at the Hill Gallery in its three-
dimension view rather than
making an opinion based on a
photograph.

calling attention to the city for
those who don't live or work in
Birmingham

“If the job deseription is to
please a majority of the citizens,
it wor’t do it,” Duany said. “If
the job is to make a special
place, it is extravrdinarily good.
1 add that 1 think you need it.”

--E----------—-—-
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DOWNTOWN BIRMINGHAM: Thirteen Years of
Implementation of Michigan’s First Form-Based Code

By Robert Gibbs, Managing Principal, Gibbs Planning Group and Jana Ecker, Planning Director, City of Birmingham

Birmingham currently has a population
of just under 20,000 people within four
square miles. Downtown Birmingham is
one of the premier examples of a walkable
urban environment in Michigan. A cha-
rette-based Downtown Plan prepared in
1996 is one of the principal reasons why.

Background

Located just 20 miles north of the heart
of Detroit, Birmingham is centrally located
along Woodward Avenue. Abundant ac-
cess to great farmland and water from the

About the Authors

obert Gibbs, ASLA, founder of

Gibbs Planning Group, Birming-
ham, M|, is considered one of Ameri-
ca’s leading urban retail planners. A
specialist in retail development and
town planning, with projects throughout
North America, Europe, and the Pacific
Rim, he regularly consuits with national
retailers, mall developers, and cities. A
leader in the New Urbanist movement,
Gibbs has been active in developing
innovative yet practical methods for
applying modern trends in commer-
cial development to more than 300
town centers and historic cities includ-
ing Kentlands, The Glen, Rosemary
Beach, and Seaside, and the cities of
Atlanta, Charleston, Chicago, Miami
Beach, Naples, Portland, Seattle, and
West Palm Beach.

ana Ecker is the Planning Director

for the City of Birmingham, Michi-
gan. She is responsible for overseeing
and coordinating all development activ-
ity handled by the Building, Engineer-
ing, Planning, and GIS Divisions, as
well as the Principal Shopping District.
The City of Birmingham was recently
the recipient of IMAGIN’s GIS for Ev-
eryone Award for an innovative Retail
Market Analysis Mapping Project that
was jointly implemented by the City’s
GIS, Planning and Principal Shopping
District staff. Ms. Ecker was previously
the Director of Planning and Develop-
ment for the City of Jeffersonville, In-
diana. During her time in Indiana, Ms.
Ecker lead her team to win the “Out-
standing Planning Project of the Year
Award” (2000) from the Indiana Plan-
ning Association for Jeffersonville’s in-
novative new Zoning Ordinance, and
the “Community of the Year Award”
(2002) from the Indiana Chamber of
Commerce. a
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Rouge River created a good base for pro-
moting early prosperity.

Birmingham’s location between Detroit
and Pontiac also linked Birmingham's ear-
ly small industry and farming concerns to
the consumers in those communities and
beyond. One of the key assets that lead
to the development of Birmingham was
access along Woodward Avenue, which
was made easier with the introduction of
the raiiroad in 1840, and improved again
with the inter-urban railroad in 1896. By
the 1920’s, the Village of Birmingham
was thriving. Birmingham was already be-
ing promoted as a desirable place to live,
and the City’s downtown shopping district
grew as additional shops and services
were needed to serve the growing popu-
lation.

Birmingham has a history of implement-
ing innovative plans, beginning with a
1820s City Beautiful design that created
a central civic square surrounded by a li-
brary, city hall and post office, which was
prepared by Arthur C. Comey of Cam-
bridge, Massachusetts. A 1960’s master
plan for the downtown proposed five park-
ing decks along a new Ring Road, which
circumscribed the downtown, and allowed
for the construction of high-rise buiidings.
The community funded and implemented
this plan, resulting in over 3 million square
feet of new commercial development and
one of the most upscale downtowns for a
Midwest city with a population of less than
20,000.

However, new high-rise buildings con-
structed in accordance with the 1960’s
master plan prompted a citizen backlash,
resulting in the city repealing permitted
densities and limiting new construction
to a floor-area ratio of one (including the
basement). As a consequence, new de-
velopment downtown became financially
impractical and literally stalled for 20
years. In the mid-1990s, Birmingham
experienced a 20 percent population
loss, stagnant economic growth, declin-
ing retail sales and competition from a
new 1.5 million square foot luxury mall
two miles away. Leading retailers and
large commercial tenants were lured out
of Birmingham, including the closing of
two major department stores and two cin-
emas. In addition, the Ring Road system
promoted high-speed traffic, isolating the
city’s downtown from surrounding neigh-
borhoods and creating an uncomfortable
environment for pedestrians. Further, a
lengthy approval process for new build-
ings became a hindrance to development.
For example, after two years of communi-
ty meetings, a grocery store failed to gain

consensus for a new location or approval
for a new site plan.

To confront these challenges and to
explore market-based opportunities for
Birmingham’s historic downtown, city of-
ficials sought to develop a new 20 year
master plan in 1996 to stimulate new com-
mercial activity downtown and spur resi-
dential growth.

The 2016 Master Plan that resulted
from this effort was based on detailed
market research regarding Birmingham's
commercial and residential potential. In
addition, extensive traffic studies and resi-
dential preference surveys were conduct-
ed during the planning process. Fore-
most among the agreements reached
by the city’s citizens, business owners,
municipal officials and other stakehold-
ers was the desire to grow Birmingham
from a town into a small city. The 2016
Master Plan reflected and achieved this
by recommending numerous policy revi-
sions, streetscape improvements, park
expansions, traffic-calming measures
and a form-based overlay-zoning district,
which prescribed building dimensions and
placement, building forms and materials,
and permitted uses.

One of the most success-
ful aspects of the 2016
Master Plan was the pub-
lic process.

Public Participation

One of the most successful aspects of
the 2016 Master Plan was the public pro-
cess. The creation of the 2016 Plan set a
high standard for community participation
that has continued to impact the planning
process in Birmingham. The Birmingham
2016 Master Plan included three months
of community educational and informa-
tion-gathering sessions before a seven-
day public charrette was conducted in a
downtown storefront. Weekly educational
lectures were held to educate the public
and advisory board on planning principles
and techniques. Planners organized and
conducted the weeklong planning char-
rette, including all meetings and presen-
tations. The planning team prepared the
entire Master Plan document, including all
text, draft codes, and illustrations. The
planning team assembled 50 top archi-
tects, economists, planners and engi-
neers from around the country to work in
a downtown storefront studio as part of a
“real time” process of public involvement
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The entire: 2IME Master Flan was completed during 2 esven-day pubbc chasrette that was atlended

by ower 2,500 participants. During the charretle, e cormmunily reached & consensus on s future

that is still referred to dunng policy discuseions.

as a means Lo build broad community sup-
port for and cwnership of 2 new downtown
master plan. Principal credit for the Mas-
tar Flan goes to DPFZ Architects (Andres
Duany & Elizshath Plater Zybeck), Gibbs
Flanning Sroup, and McKenna Associ-
ates, Along with city planning stall.

Weekly educational lec-
tures were held to edu-
cate the public and advi-
sory board on planning
principles and tech-
nigues.

Ower 2,500 concemed citizens, busi-
ness cwners, shopkespars, praperly hald-
ers, developars, elected officials and City
staff participated in more than 70 mestings
during the weeklong charratie. Master
plan afernatives were publicly presaented
twica daily. Direcl and Trank opinicns werns
exchanged. allowing each parlicipant 1o
gain insight Intc the overall issues. Tha
planning taam worked diligently to gather
public input and to produce a 20 year plan
for the City, An often divided community
was 3ble o raach agreement on the city’s
future size and charactar AL the end of
the charrette process, the City had a naw
master plan, known as the 206 Pian, for
downiown Birmingharm.

The 2016 Masier Plan featurad axcap-
tional public involvement in its process.
extansive research, high-guality design,
practical engineering and detailed graphic
llustrations. The plan continues to guids
bath public and private sectors in deter-
meneng impartant pelicy and investmeant
decisians Tor Downtown Birmirgham,
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Subsequent planning effarts in the City
have continued this tradition of extensive
public invalvement, and included the use
af renderings, visual praference surveys
and 3D computer graphics to ilusirate
the impact of building form and localion
on the community. The Triangle District
Urban Deslgn Plan that was prepared and
sdopted in Z007 for the area immadiately
adjacent 1o Downtown Sirmingham alsa
incorporatad a two-day charrette during
which the planning leam prasanted pho-
tos. illustrations and renderings of salact
locations to demonstrate the impact of
axisling and proposed development regu-
lations. At the same Lima lhe plan was ad-
opted, a form-based cvarlay disiricl was
also approved for the Triangle Disfrict o
ensure full realization of the urban design
plan, Current efforts ulilizing the same
approach are also in progress fo creata a
multi-jurisgictional master plan and aver-
i@y district in beth Birmingham and Troy
around a proposed multi-modal transit
cenier along the mulual border separating
the cities.

Basic Elements of the 2016 Plan

The 2016 Plan was designed in 19596 o

be a strategic document for the next 20
years. |t was meant ta be broad and vi-
sionary, while at the same fime address-
ing necessary details to ensure the cre-
afion of a vibranl, pedestrian-frendly ur-
kan experience. Specificaily, the goals of
thar 2016 Plan were to:

+ Encourage and direct development
within the boundaries of the Overlay
Dristrict;

+ Encourage g divarse mix of uses in-
cluding retail, commarcial, entartain-
ment, cultural, civic and especially
regidential;

= Encourage first floor refait businass-
as, sarvices and other activitles which
are requirad for everyday living,

= Enccurage  mixed-use  buildings
thiroughoul desniown,

+ Ensure that ali uses relate to padestri-

ans; and

Ensure that retaill be safeguarded

akng specific street frontages.

The Birmirgham 2016 Master Plan was
the first form-based plan in Michigan,
An incraased dansily of up 1o five tmes
the previous amount was permitted as &
zoning option downlown o encourage in
vestment and development downtown. In
exchange for offering this incentive, the
City imposzed use regulations o reguine
the approgriate mix of uses, and form and
placement standards to ensurs that the
appropriate walkabhle urban arvironment
was created as deveioprment oocurred. In
addition, archileciural standards were pul
in place to ensura high quality matarials
and detzils were utilized that enhanced
the padestrian expedence. Al of these
reguiremeants wera aptional. A developar
could elect to develop under ihe old stan-
dards and forego the density incentives.
In reality, the vast majority of new devel-
opments weare built under tha optional
Owerlay District standards, allowing the
City swift and ongaing irmplemeniation of
the 2016 Plan. The Birmingham Planning
Board is currently conducting public hear-
ings ta raguire mandatory application of
the Downtown Birmingham Overlay Dis-
trict standards, given the seccass with he
mandatory form-based Owerlay District
that has been in place in he Trianghe Dis-
trict for the past two years.

An increased density of
up fo five times the pre-
vious amount was per-
mitted as a zoning option
downtown fo encourage
investment and develop-
ment downtown.

Infill Development:
Building Placement & Massing

The 2048 Plan extensively axaminad
the urban farm that had developed in
Birmingham, and addressed changes
in the regutations that were reguired for
the downiown to evalve inlo the future
One of the key problems identified was
the large number of surface parking lots
inet existad wilhin e downlown area,
which detracted from the character and
streatscape. The 2016 Plan tself encaour-
aged development af these parcels given
the density incentives that wara availabla
within the downtown, which were not of-
fered anywhere else in the City, Guide-
lines ware alsa devaloped to ancourage a

Flanming & Zoning NewsEvNovember 2009
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The 2016 Master Plan provided incentves for landowners to develop five-level, mixed-use taldings if they appeared 1o be four-level buildings from the
sireed. This five-story building, located st 111 S. Old Woodward, was construcled in 2008 on a former surface parking lot. 1t was buft in accordance
with the Downlown Overiey District standards, as recommended in the 2018 Plan. The first locr conlains retall epace, with pedesirian entrances to
each spece. and a'so includes & pedesirian way in the center that connects the strest with the pedestrian plasa and passage system at the rear of e
bulding, adjacent 1o a parking deck. Upper levels are required 1o be residential,

City af Bumingham

Photos cowltsey of

Both of the above bullaings vere constructad under the 2016 Pan regulations. and sach are situated on specific corners identified as terminating vistas
Both sites were previousy homa to one-slory bulldings vath lillle architectural detail, and huge surface parking lots

1.’--; e y
il
Tre property st 34977 Wocaward, Identified in the 2016 Plan as 2 gateway sile into Downtown Birmingham, is currenily under construction. The five

stocy mixed-use building will have firet-floor retail space, two fioors of office space, and two flaces of residential. The structural stzel framework for the
building is complete, 2nd even at this stage ot construclion, it transforms {he streatscape and creates a distinclive gatewsy into Downtown Birmingham

Priofos courtesy of Giohs Planning Group
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form of development for thasa infill parcels
that wwould achieve the physical gualities
nacassary o mairtain and enhance the
economic vitality of Downiown Birming-
ham, anc to maintain the desired charas-
tar af tha city. Samgpla building placemant
reguiations were included in Appendix H:
imolamentation of the 2048 Flan. The
City Commission quickly adopied thasa
amencments, and created the Downtown
Charlzy Distnict,  Flacemeant reguiations
mandate the location of buildings up to
e strest Tight-of-way, reguiring fuil buid-
ot of the wididh of the ate, thus enclos-
T, WEREND W CRREE BoweTas of oo,
and salely for pedestrians, Height and
mazz are also reguiated to create the
desirad urban anvironmant.  [n addition,
the reguiations mandated that parking be
gt the side or rear of a pullding, and not

within the first 20° of the first floor from the
street, even I enclosed within a building.
In olher words, parking structuras are not
permitted 1o abut the siresl. All of these
standards were designed o create a com-
fortable and inviting strestecape for pe-
destrians.

Terminating Vistas & Gateways
Thie 2016 Plan also looked at differant
views into downtawn Birmingham, and
identified spacific corners ard locations
that draw tha eye as one walks of dnves
doprdoian siresis, The 20008 Plan groyid-
st M, ey e, e T B, B
designated on the Reguiating Slan which
accompanied the Master Plan, shall pro-
vide distinct and prominent archilectural
features of enhanced character and vis-
ibiilty, which reflact the importance of the

Frohibited

Allpwed

e pelapy oW

L.

The 2018 Plas: contained cxiensive illuslrations detalling the requined architectural detal and scale

raguired for all new buildings.

The 2018 Master Fien elicited numerces public and private sector imvesiments in dawntown Bir-
rringharm. The historic building shown above left, for example, recently added ane upper floor, and
was dusigned 1o Bend in with both the hisloris lendmark building balow, ard e new infill constrc-
tian next door.

Birmingham Master Planning History
Robert Gibbs
15 January 2021

Pt av ey of Fikbs Fanaing Gmoum

Photn aoiwviscy of Fhbs Flanming Grous

building's location and create 8 positive
visual landmark. This language was also
adopted into the Zoning Ordinance, and
became a requirement for all buikdings de-
veloped on thesa ldentfied sies.

Tha 2018 Plan also specifically =ad-
dressad in detail the form of buildings that
wiukd be developad on wo gateway sites
that formed the entry point into Downiown
Birmingham. Both sites wene operating
gasalina sarvice siations at tha lima the
2016 Plan was writien. The 2018 Plan
caled for bwo, twin fue-story buildings
anking Mapis Road as one enters Do

TR, TR, U e e -
of the buildings thet were el i
served io enclose the sfreetsceps o200
img Woodward Avenue, a 200 wide 200
righl-oi-way, 1o give both pedestinans a-2
drivers the signal Lhat they ware enlaring
an urban downtown. This recommenda-
lior was meanl lo slow trafflc entering
downiown, and fo convay a sensa al sig-
nificance and impartance to downtown,

Design Standards

Architectural standards were recam-
mendad in the 2016 Plan, and werg ad-
apted info the Downtown Ovarlay Distrct.
These were designed to ansure that thal
naw bulldings had pedestian-scalad ar-
chitectural featuras and were compatible
with and enhanced the historic districts
wehich raflect the City's hertage, The ar-
chitectural standards were designed o
creale buildings and slreslscapes that
wars designad for the safely, comlom,
comenenca and enjoyment of pedestr-
ang, rather than vehicles, and o ensure
that new buitdings would be compatible
with the historic urban downtown and he
desired character al the City. Specific
architeciural reguiremants for building in
the Downlown Cverlay include mandatary
first floor storefront window systems for at
east 7005 of all facades facing streeats, pe-
destrian scaled datails such as decorative
tile, brick. moldings, fighting and olher lea-
tures that creata an interesiing experiance
lor pedestrians on the first loor.: First floor
facadas are also required 1o be differcni-
ated from the uppar levels through the uza
of materials, colar, dasign etc, and win-
dows are limited to no more than 35% of
the fagade on upper figors, and musi be
wertically proporioned.

The design standards  implemented
are ntended to maintain the charactar of
Dowritown Birmingham, bul do not mean
that downlown must remain tha same as it
was historically. The 2016 Plan was spa-
cifically designed to encourage rencvation
and expanszion of exisiing buildings, whils
alzo ensuring that the design and charac-
ter of the additions enhance the historic
diztrict, and keep the downtown vibrant

Civic Plaza Enhancements
The 2016 Plan addressed tha nead for

inviting civie spaces downtown to encour-
age informal public gatherings and 1o pro-

Planning & Zoning NewsEyNovermber 2008
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The 20156 Master Plan includes innovalive, pubdic-realm improvemants including compbsle redeveiopmeant ol two downiown paris, Booth Fark im-
provemants as llustiatad i the 2046 Plan have beesn implemanted, and the park now draws families from across the region. While childran amuss
themselvas in this interactive play area, sdults can dine In an outdoor café and overlook the activities. Many concerts and special evente are now heid
in Boath Fark.

e af Eireungfiar

aff Gl

Fiabn ooortsey

Culdnes dining regulations were updated o encourage the use of Both the sidewslk and strests dowrnitown for outdoar caes and bo allow temporary
platiorms as recormmesndad in the 2096 Plan.

vida respites for padestrians. The overall
qgoal was to enhance the natural enviran-
ment and integrate parkland and green
space inlo the downtown exparience,
to creale a strong identification for clvic
bulidings and public spaces, and o cre-
ate appropriale and contextually designed
spaces for the intagration af arl and mu-
slic Into the downiown area.  Mumerous
specific projects were idenfified in the
2018 Plzn, and many have been impla-
mentad to date. The primary civic plaza
for Downlown Bimingham, Shain Park
lizs betwesn City Hall fo the east and the
historic Baldwin Library 1o the wast. The
entire park has bean redesigned to cre-
ate 3 more formal and symmetrical civic
space and s currently under construc-
tior. Two-thirds of the surface parking ot
has been ramaved 1o expand the park, a
perfarmance area is being conatructed at
the south end of tha park, and a bandskail
araa is undar construction to allow for aut-
door musical and theatrical productions.

FPhalo csurtsey alf Gilba Flanning Groir

The ity recently narrowed North O6d Woodward Avenue from o Tve-lane nighway inbo 8 bwo-lane
atreat by instzfling a landscaped median and adding disgonal parking, ag illustraled in the 2006
Plan. Similar lraffic-calming Improvemants have been installad along the ald Ring Road system.

Planming & Zoning MNewsE@November 2003 g
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Streetscape & Street Life

In addition to the form-based bullding
requiremantz that wera recommeanded
in the 2016 Plan, the plan also addresed
many othar conditions throughout the
deoverntowerr and made recommendations
for other improvements that would en-
hance the pedestrian axperance down-
town, while downplaying the role of the
aulomesile. Such improvements Included
ancouraging outdoor dining; allowing the
consiruction of temporary platferms into
e parking lane on lhe streel whene thana
waz not sufficient space on tha sidewalk
for cutdoor dining; extensive recommen-
dations for the design and calor af street
furnishings, lignt fixtures, and newsracks;
the addition of public art; and traffic calm.-
ing measuras.

In accordance with the recommenda-
tionz made in the 2016 Plan, the City has
an approved straetscape design for public
sidewslks downtown, which includes the
type of concrete, spacing for street trees,
the style of pedestrian-scaled light fix-
tures, spacific benches and trash recep-
tacies that are to be utilized throughout
devwniicwn bo provide a consislant and al-
tractive streetscaps

Traffic studies were also completed as
parl of tha 2018 Plan o identily lhe lypas
of wahicular fratfic. bath regional and das-
tination, circulating in and srownd down-
town, and to facilitate vehicular traffic
without sacrilicing downtown's pedastrian
exparience.  Traffic calming measures
that have bean implemented to date are
nurnafous, including complate radesign
of most of the intersectons of the olg
Ring Road system fo include pedesirian
bumpauls, crosswalks, padestian  sig-
nalz, the addition of landscaped madians
to narrow rozdways, and the removal of
many concrate “burkers” that were In the
middia of intarsections.  All signaga an-
couragng the use of the Ring Road sys-
Lem o avpass Downtown Biemengham has
alsa been ramovaed.  On sbreel paiking
has giz0 been usad extensively to narmow
siroots, and to provide a buffer for pedes-
trizns on the sidewsalk from moving traffic,

The city constinues o instal  new
strectscape and traffic-calming elemants
througnout dowetawn, and mandatas that
all new developmenis must bring their
streetscape into compliance with the ap-
proved streetscape plan for Downiown
Birmingham.

Implementation of the 2016 Plan
The 2015 Master Plan iz market-bazed,
offaring property owners significant in-
cantives o build high-quality, miked-uss
developments  that reinforce  the com-
munity’s values It allows for up to five
timmes the existing flocr-araa ratio n ex-
change for strest-level reiail and upper-
level residential uses, Exira parking ca-
pacily was acheved by adding on-strasl
parking along Ring Road and throughout
downtown. Recognizing the availzbility of

o
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anly limited public funding, the planners
minimized cosls by specifyving concrete
sidewslks and minimal upgrades ko exist-
ing light fixtures. Al streetascape fixtures
and signage wera palnted “Birmingham
Green,” which both improved the fixtures
and gave a unified identity to the down-
towen.

In the Downtown Overlay
District, more than 30 ma-
jor, mixed-use buildings
have been constructed
according to the plan’s
recommendations, bring-
ing more residents and
visitors to Downtown Bir-
mingham.

The 2016 Master Plan's primary success
has been its rapid implementation, both by
the public and private sactors. The 2016
Master Flan detziled simpla but practical
zoning incentives that have been quickhy
employed.  In the Dawntown Overlay Dis-
trict, more than 30 major, mixad-usa build-
ings have been constructed according o
the plan's recommendations,  bringing
mare residants and wvisilors to Downlown
Birmingham. 1o addition, disputes ower
several controversial private and public
secior developmeants were resoheed dur-
ing the planning process.  The detailed
form-based regutation and architectural
standards have improved the pedestrian
exparience and brought new life and vital-
ity to the strests. Birmingham now has the
highast commersial rants and land valies
in Michigan and is considerad oneé af the
meast walkable downtowns in America.

wWany of the inncvative principles and
techniques devaloped for the 2016 Mas-
ter Plan hawe been implemented in cif-
‘es throughout the country. They have

hacoma tha foundation for smart-grawlh
codes, traffic-calming measures and the
public charrette plarning process. Mow
commen best practices, these than-naw
planning methods were developad, tested
and praven through the development and
implemantation of the Birmingham 2016
Master Plan procass. o

For more information:
www.gibbsplanning.com
woarw ol Dirming ham. mi.us

Pontiac | .

Ry

Kroger stora in Downlown Birmingham.
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Progress toward city's 2016 vision

February 26, 2010

The: city of Birmingham, in 1986, was at a crossroads. The
once charming town had growing pains, not certain if it
should grow up and become a sophisticated small city, or
to try to recapture its youth as a quaint neighborhood
town. The Birmingham City Commission, charged with
leading the community, had to decide on a direction for
the city: The future was in its hands. Though first settled
in 1818, the community was incorporated as a village in
1864, with a total land area of 1 square mile. Birmingham
re-incorporated as a city in 1933. Today, Birmingham has
a land mass of 4.8 miles, with a population of 19,291
people, according to the 2000 census.

In 1996, as the City Commission sought to determine the
future of Birmingham, members looked at "who"
Birmingham had become. The population had become
varied, a mix of traditional suburbanites who raised their
families in the 1960s, 1970s, and 1980s; singles, couples,
young professionals and empty-nesters seeking a thriving
and vibrant urban envirenment with restaurants and night
life; and families looking to establish roots in a city with an
entertainment area, parks, and excellent schools.

As the City Commission looked at Birmingham's changing demographics, there were other issues the
community was dealing with, which made the creation of a master plan important.

"Somerset Mall had announced expansion plans, and that was very threatening to retail in Birmingham at
that time," said Robert Gibbs, of the Gibbs Planning Group, of Birmingham, a town planning and retail
consulting company.  Somerset Collection North opened in August 1996,

At the time, Birmingham had two anchor department stores — Jacobson's and Crowley’s. Within the next six
years, due to factors outside of Birmingham's control, both would be gone to bankruptey, leaving holes in the
community that remain. "Department stores are essential for bringing in shoppers. They are usually
responsible for bringing in 30 percent of shoppers to a retail area,” Gibbs said. "In it's heyday, around 1973,
Birmingham had two department stores; a grocery store (at Continental Market); a Cadillac dealership,
Wilson Cadillac, where Ethan Allen's is now; hardware stores; drug stores: and lots of men's and women's
fashions,” Gibbs said,

The other issue Birmingham was confronting in 1996 was zoning restrictions so severe they stiflad growth
and development. In 1878, in compliance with relaxation of existing ordinances, the 555 Building was built on
South Old Woodward. It towered over Birmingham at 15 stories and caused a backlash, leading to a new
zoning ordinance limiting structures to one story, including the basement — meaning that if a structure had to
be rebuilt, it couldn't be rebuilt as it was, but with no more than one stary, which is a negative growth
ordinance. It also wouldn't permit any new development over one story.

"Development had come to a standstill,” Gibbs said. "It was an overreaction to the 555 Building." "The
ordinance was very restrictive, and wouldn't allow any development or growth of the downtown area,” said
Wictor Saroki of Victor Saroki & Associates Architects in Birmingharm.

The City Commission -—— which at the time consisted of Mayor Eleanor Siewart; Archie Damman, 11l: Robert
Delaura; Russell Dixon; Dante Lanzetta; Scott Moore (who is still a city commissioner); and Mayor Pro Tem
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Mike Wooley — reacting to concerns from the city’s citizens, retailers, and commercial office tenants,
recognized a change was neaded. "l made a very big point when | got elected that Birmingham wouldn't be
the isolationist community it had been portrayed as,” Lanzetta said. "We had had

development in fits and starts — developers trying to make a buck any way they could, and residents who
wanted to preserve old Birmingham — and did not have a clue.”

Lanzetta led the commission in seeking a way lo create a master plan which would help to determine the
future of Birmingham — how it should be developed over time, what direction the ardinances should take,
how the public spaces should look, how developers and builders could go forward in shaping the city, how lo
creale beautiful streetscapes, where people would park and for how long, how to direct the traffic flow, how
to maximize retail, and if or how to develop an entertainment district,

The eventual outcome became known as Downtown Birmingham 2016: A Master Plan for the City of
Birmingham, Michigan. It's a 20-year blueprint of how to create a vibrant, cohesive, strategic plan to develop
Birmingham's central business district from 1996 to 2016. Today, Birmingham is 14 years into the plan —
one which has been closely adhered to at times, and at others, has caused civic friction and backlash.

“#  The Birmingham 2016 plan was presenied to the City
»  Commission on Nov. 1, 1996. It was created and
prepared by Andres Duany and Elizabeth Plater-
Zyberk, architects and town planners from Miami, along
with Gibbs Planning Group, Inc.; Glatting Jackson
Kercher Anlin Lopez Rinehart, a traffic engineering firm;
The Green Group, a market research firm; and
Mckenna Associates, Inc., community planners and
urban designers. However, it's always been referred lo
as Duany's plan.

"Andres Duany considers (the Birmingham 2016 plan)
his masterpiece,” Gibbs said.

An articla in "The Atlantic® refers to Duany and Plater-

Zybick as pioneers in the architectural and urban
planning movement referred to as "New Urbanism."It's a small but influential movement among architects
and urban planners (that) proposes to revive 19th century town-planning principlas, using denser
development and gridded street systems, among other things, as an antidote to suburban sprawl,” the article
states.

"I'm a long-term urbanist, and philosophically, my work is aligned with Duany,” said current Birmingham City
Commissioner Mark Nickita, who served on the Birmingham Planning Board from 1997 to 2009 and is an
urban planner and president of Archive Design Studio in Detroit. "We believe in walkability, the character of
streets, buildings, the interaction between public spaces and civic spaces. pedestrian interactibility with
vehicle activities, and the way they interact in a downtown. The 2016 plan is very sensitive to that.

"Cilies are organic,” he said. "They grow, change, and evolve. They're not static. It's how they evolve that
planners can direct by recognizing their history and envisiening their future. It's nat to make the city different,
just to allow its growth pattern to evolve in a directed way that has been defined as a community.”

Birmingham, as a community, helped determine the provisions of the 2016 plan. According to Gibbs, who
brought Duany te Birmingham, they were not ariginally chosen to create a plan; but Lanzetta, having read
extensively on cities, ¢ity planning, and what would make a good plan, pushed for Duany.

"I had worked with Duany for five years before then, in Naples, West Palm Beach, and Brown University, and
when Birmingham wanied a master plan, | convinced him to come and be interviewed,” Gibbs said. "He
didn't want to interview for it. Usually, he's just handed jobs. He's Prince Charles' main planner.” "The plan
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was limited to tha central business area, the downtown,” Lanzetta said. "How do you retrofit an existing
suburban/urban area to New Urbanism? | strongly pushed for Duany because | had done my homework."
"Duany felt we had a good town, with good infrastructure, good

in-town parking, and felt we had many good strengths already,” Saroki said. "He felt the downtown had to
grow to have a 24-hour life cycle. There were five to six neighborhoods around downtown, buf no one was
living in town, and that was what people wanted. There's been a national trend, a movement away from
suburbia towards cities,

"Mo one was trying to make it a high-rise city, but a good five-story city, with a good mixture of uses, with
residential, retail, and commercial uses,” he said. "Duany was looking to create a master plan lo encourage
controlled growth — to have good ordinances in place to allow the city to grow with prosperity, diversity, and
have residential growth in the downtown arga.”

Once Duany was chosen as the creator of a plan for Birmingham, he and Gibbs and others involved in the
process spent a week in March 1996 in a charette process lo delermine what kind of Birmingham was
desired. In that one-week period, they met with over 3,000 residents, developers, architects, retailers, zoning
officials, and planners, and created a new vision from all of their insights. "In six days, we brought everyone
together and created this brilliant new master plan, with a new Shain Park, housing, an Old Woodward
Boulevard, the idea for an entertainment area like the Palladium, slowing speedy streets, outside dining, and
the first urban Kroger in the country,” Gibbs said.

Cne of the most important conversalions held with
residents and businessas owners involved whether they
wanted Birmingham to remain a town or to become a
city. A town has cne- and two-story buildings, is a nice
place to live, has few downtown residences, no night life,
and is more guaint.

A city is more dense and active, has a night life,
downtown residential areas, offices, mixed-use
buildings, and is more sophisticated. "Overwhelmingly,
residents said they wanted Birmingham to grow from a
town to a city,” Gibbs said. "We met a lot of empty-
nesters who wanted to move from their suburban homes
to a downtown life.” ARer having very restrictive, no-
growth zoning, developers the planning group interviewed indicated they needed five-story buildings to
produce a profit. Architects they spoke with said that Birmingham had been created in a historical
Cranbrook/Arts and Crafts English style reflacting the influences of Detroit-area architectural pioneers Eliel
Saarinen, Wallace Frost, and George Booth, not a mare traditional Victorian style.

“This gave us a brilliant idea,” Gibbs said. "We didn't change the zoning for one- and two-story buildings (in
the downtown area), but offered it as an oplion. You can build a five-story building if you do it our way, with
stone and brick, designed in the traditional format matching the Birmingham/Cranbrook area.” To develap
five-story buildings, the first level would have to be retail, the upper two levels (at least) would have to be
residential, and the others could be office/commercial spaces,

This was called the optional overlay plan for the central business district in the 2016 plan. On Jan. 11, 2010,
after nearly 14 years of having the overlay as an option for developers and builders, Birmingham's Cily
Commission unanimously approved a zoning ordinance amendment to the downtown Birmingham averlay
district and made the overlay plan mandatory. Jana Ecker, Birmingham's plarning director, said the
Planning Board had been working on the change since March 2003, taking the overlay plan from optional
recommendations for the downtown area to mandatory zoning requirements.

The ordinance specifies retail on the first floor of buildings. A building can have a minimum width of 20 feet of
retail, but ne first-floor parking. The ordinance requires no more than two floors of office space, and requires
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residential space. Cumrently, Birmingham buildings can be no more than five floors. It algo mandates certain
architectural details, such as insuring that the first floor consists of 70 percent windows to increase the
walkability of the city. There are other requirements for awnings and materials, The new ordinance language
specifies that if more than 40 percent of an existing building is renovated or needs construction, the new
construction rules apply, as is practical,

“The overlay district does allow for higher-density development and more square footage, in exchange for
tighter controls and details,” Ecker said. "Current use is grandfathered in. even if it's not allowed in the
overlay district.”

"The overay district was meant o be an
ﬂ enticernant to get people away from their vested

interests,” said former Commissioner Lanzetta, "It
was to grant more freedoms, which would work
against those trying to preserve a two-story
village.” Nickita said the problem with having
both, at this point, is seeing what developers
would do. “Leaving the overlay in place, wa
could get a lot of things that aren't congruent with
walkability and the business district, and we may
not get the development we want,” he said.

: However, Birmingham architect Chris Longe, who
L ey worked with developer Ted Fuller to redevelop
Kl A ’ o : the former Jacobson's site on West Maple Road,
among olhers, said, "l take issue with the mandatory overlay. | don't think that's a realistic part of the
ordinance in good times, or bad. If the ordinance had been around when Jacobson's was being redone (for
McCann Erickson Advertising), it (the building) would be still be vacant. It's meddling with property rights.
What's the better asset to the city, a renovated office building with 300 people in it, or a vacant building? It
should be on a case-by-case basis. You're asking the developer to empty his pockets, or not do it at all."”

Birmingham City Manager Tom Markus noted, however, "It just makes sense now to have a uniform code.”
Besides delailing mixed-use development requirements in the downtown area, the 2016 plan laid out a wide
variety of ways for Birmingham to become the vibrant city most of its residents desired.

Duany was focused on every relevant aspect of the cenfral business district of Birmingham in his effort to
create a multi-functional downtown. "Every decision should lead to the crealion of sophisticated mixed-use
public spaces uncontaminated by suburban standards for parking and traffic.” it gays in the plan's
introduction.

"Downtown Birmingham is to be a regional traffic destination, but not a traffic conduit,” it continues.
"Birmingham, which at this moment straddles the attributes of a village, town, and city, and should not be
held to the standards of a village. If Birmingham is to remain the preeminent arls center of the region, then
every aspect of its design must be decided in this spirit, and not diminished by legalism, technocratic
standards, and/or economic determinism.”

He zeroed in on streetscaping, noting that sidewalks and sidewalk repairs should be consistent, built and
repaired to a sand finish according to specifications and standards circa 1940 to 1960. He suggested bench
styles and where they should be installed, as well as trash cans, bicycle racks, and newsstands; and
suggested lighting and lighting styles for street lamps throughout town. He also recommended consistent
signage throughout the city. In a city of trees, Duany said that some street-side trees were poorly located,
blocking some buildings and storefronts. He also noted that seme of the trees were dying, and
recommended species that would look and work best in the streatscapes.

To unify the downlown area, Duany felt it was important to have an institutional color and municipal
furnishings "as an clemantal first step in community consciousness.” One of the first things the Birmingharm
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Flanning Board and City Commission did in following adoptions of the 2016 plan was to adopt "Birmingham
Green" as the color of Birmingham. It's a deep evergreen, and conveys richness, elegance, and stability.

Duany felt strongly that Shain Park, located in the center of Birmingham, should be recreated as the city's
centar, extending it to encompass Parking Lot No. 7, a surface lot just south of the park. Shain Park is now
in the final stages of its renovation, with only spring landscaping, a children's playstructure in the northern
area of the park, and streetscaping left to be finished.

"t think it (Shain Park) will be the town square,” City Manager Markus said. "It's going to be a first-rate park.”
The city expanded the park across Merrill Street, putting Marshall Fredericks' sculpture, "Freedom of the
Human Spirit,” in the center of the street, Granite pavers were installed over the concrete, and granite
columns topped with granite balls were placed around the sculpture to prevent cars from driving across
Merrill. The park was extended over three-quarters of Lot Mo. 7. A permanent band shell was put in, and the
city's Civil War and World War Il memorials were reinstalled in the park, as was a new flagpale.

The park was designed by residents and architect/designers Ron Rea and Chris Longe, and renderings were
completed by the Albert Kahn archilectural firm. As part of the streetscaping, Martin Street will be widened
and returned to two-way traffic. Angled parking will be added all around the park to replace the existing
parallel parking.

The Baldwin Public Library originally faced Martin Strest, with a facade similar to the City Hall's, Numerous
renovaftions aver the years changed that, with the current entrance situated off Marrill, Duany suggested in
the 2016 plan rewarking the library to have the fronl elevation returned to the Martin side, paralleling City
Hall; and onee Martin Straat is reconstructed, the library, Shain Park, and City Hall will present an elegant
and formal public face for Birmingham. "They're what ties Birmingham to its roots,” said former
Commissioner Lanzetla,

Duany locked at Birmingham's retail environment and
became extremely innovative. "In certain places, the
city's narrow sidewalks make it difficult for restaurants to
offer outdoar dining,” he wrote in the 2016 plan. "A simple
way to expand the width of a sidewalk is to remove one
parking space and install a termparary wooden deck for
dining. This trade would be in the public's interest because
it enhances street life ... If the tables are lined up against
the window, the flow of pedestrian traffic distorts. Forced
to maneuver around the tables, people are deflected away
fram neighboring storefronts, effectively decreasing those
retailers’ chances of adequately showing and selling their
waras, Placing tables away from the restaurant window
allows passersby to window-shop without interference.”

This vision of unfettered pedestrian movemeant and engaging street life was accomplished whan the city
created its bistro license ordinance. In April 2007, after much discussion, the Birmingham City Commission
adopted a zoning ordinance amendment which allowed for the development of bistro licenses for eateries in
the downtown district of Birmingham.,

Amang the requirements restaurateurs must follow in order to get one of the licenses is having a full-service
kitchen at the bistro and a full indoor and outdoor site plan. No bislro can have any more than 65 seats total,
including no more than 10 at the bar. They are allowed to have low-key entertainment, there must be tables
in windows lining the street and it's mandatory thal the bistro have outdoor seating, either on the sidewalk
outside the establishment or on a patio platform in a parking space outside the restaurant.

"Duarny invented the idea of an outside dining platform during the charette process,” Gibbs said. "It makes
the town more walkable,” Traffic circulation and pedestrian needs were studied, with the conclusion that
traffic was moving too fast on certain downtown streets, it was unsafe for pedestrians, and the cause was
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unnecessarily wide streets. "Wide streets ancourage speeding, increase the distance a pedestrian must
cross at an intersection, and restrict the amount of streetscape available for non-vehicular use .. retail
thrives on high velumes of traffic moving slowly past shopfronts,” Duany wrote,

He recommended that North Oid Woodward be redesigned with a median and diagonal parking on both
sides. This was accomplished with a boulevard redesign, which has slowed traffic coming off of Woodward
into Birmingham, and created a northern entrance into downtown Birmingham. Additionally, walkability has
been increased.

Ring Road had been utilized as a way to avoid driving through Birmingham. Traffic calming techniques were
introduced lo encourage drivers to drive through the city, not around i Duany also recommended adding
diagonal parking to sarve Booth Park, which has been accomplished. Furthermore, Booth Park has been
redesigned wilh an expanded children's playscape and a sladding hill, and is now the home of the popular
summer "Music In The Park® series, having moved from Shain Park.,

In addition, Duany recommendead a cafe or pub adjacent to Booth Park at the corner of North Old Woodward
and Harmon, stating, “The reason that parks in some cities are exceedingly popular is that food and
beverages are allowed.” While there are many new restaurants throughout town, this particular Duany
recommendation hasn't been reslized. Duany saw potential for retail to grow throughout the downtown area,

"There were several PSD board members involved in the charettes and public hearings in 1996," Heiney
said. "Many elements of {the 2016 plan) enhance the downtown experience, such as the ideas of slowing
traffic down to make it more pedestrian-friendly. Whenever you're enhancing walkability, you're improving the
business community where retailers are relying on foot traffic. Anything the city enacts to get people to walk
fram paint A to point B, past store windows, encourages walking and encourages business.”

"A shopping center is just a shopping center with set hours, bul Birmingham is a 24-hour city with
complementary uses — retail, commercial, office, entertainment, civic, and people living there. They all feed
off each other,” said architect Sarcki. "Il's a malure, sophisticaled city." The increasing sophistication of the
city and its initial rapid redevelopment created a backlash in the late 1990s and early 2000s. Anli-
development and 2016 plan opponants wera elected to the City Commission, and some aarly champions of
the plan, like former Commissioner Lanzetta, became less supportiva,

"Things happened so lasl because builders, architects, and engineers wera all eager and ready,” City
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Manager Markus said. "There was a lot of pent-up demand.” Clinton Baller, a Birmingham resident, began
writing a blog called "Birmingham Buzz® to point out to other residents how these "obstructionists™ were
skowing down plans to allow Birmingham to evolve.

"I gotinvolved in 2001," he said. "l wasn't around when the plan was developed in 1996. | like the plan, and
we're slowly implementing it. The biggest gripe is that the crowd who took over in the late '90s and early '00s
put in an obstructionist Planning Board that slowed down and obstructed the height of buildings and created
sethacks. They were eventually kicked off the Planning Board and commission; but unfortunately, we lost a
few years, and then we had gotten into an economic slump.” Baller claims that Lanzetta, who brought Duany
to Birmingham and worked to create the 2016 plan, turned against it, becoming one of its strongest
opponents.

"They would say "We don't want Birmingham to turn into a mini-Manhattan,’ but they never gave a good
elucidation of that,” Baller said. Lanzetta responded recently, "l got the tag of anti-development only
because | felt it was ludicrous for a 2.2 square mile city that's a suburb to create a city that was a mini-
Manhattan. We were too big for a village. But because of grandiose ideas, we had problems now. Il seems
that town made the most sense.”

“Dante Lanzelta was always looking ahead, and he was out there on the edge,” Markus said. "He fell the
restriclive zoning needed to be looked at, and then turned on it when it wasn't exactly his vision."

Mow, almost 20 years in, how has the 2016 plan been followed? Has it been a success in turning
Birmingham into the mixed-use city envisioned by all involved at the time? “It's been followed pretty wall,
largely because staff has been on it,” Nickita said. "It's constantly looked at and referenced to by the city staff
and boards, espscially the Planning Board. The plan is a directive for both public and private development.”

Since 1996, when the 2016 plan was finalized, the city has narrowed streets; created uniform signage;
publicized the free lwo-hour parking in its parking structures; made the sidewalks and streetscapes more
pedestrian-friendly, conducted crosswalk analysis; redeveloped Shain Park and Booth Park, as well as
Barnum Park; revised the city's lighting; created bistro licenses to further entertainment options, night life,
and more active streetscapes, as well as utilize the outdoor dining option; developed the Palladium Theater
and The Willets; conducted public erdinance studies; redesigned Ring Road; reconstructed North Old
Woodward, creating a boulevard and slowing traffic; installed public art throughout the city; changed parallel
parking into diagonal parking; developed opportunities for downtown residences: and began the
development of gateway buildings at Maple and

"Duany is a do-them-well, do-them-right kind of guy,” Markus said, "He creates things lo make them last, not
just monuments to architecls. As we've gone along, his vision and practical application gets tweaked,
because times change, conditions change, and investment objectives change. But everything he promated,
we wenl after.”

Purists see the plan as 80 percent finished. There is a proposal before the City Commission to extend the
boulevard design down Old Woodward, continuing the traffic slowing and the beautification project. A
pedestrian walkway through the North Old Woodward parking structure, from the surface lot to Booth Park, is
being discussed. It would also create the opportunity for a developer to come in and create more residential
units. Some would also like to see the Rouge River trailways project completed, as well as additional
crasswalk and sidewalk improvements and street narrowing projects to increase comforts for pedestrians,

"It will be interesting to see how it finishes up,” Markus said. "We revisit it every vear at our long range
planning meeting. It will likely go way beyond 2016. We should revisit it cn its anniversary.”

As Birmingham approaches its bicentennial, one can't help but admire its efforts to foster continuous growth
and evolution. "Great things can happen when you trust in a vision, which is what (the 2016 plan) was,"
architect Longe said,
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Andres Duany during his 2016 visit to comment on the city’s progress of his plan. (Bert Koseck, planning commission member
and me above left)
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Andres Duany and Elizabeth Plater-Zyberk, Architects, Inc.
1023 Southwest 25th Avenue, Miami, Florida 33135 (305) 644-1023 Facsimile: (305) 644-1021

To the Downtown Plan Advisory Committes
City of Birmingham, Michigan

Enclosed is the Final Report for the Downtown Birmingham 2016 Master Plan. It is very different
from the first draft.

The premise of the first draft was that the individual members of this particular consulting team,
whatever their specialties, are distinguished from their professional peers in being generalists. Be-
cause all members are capable of making contributions beyond their specialties, the first draft showed
4 degree of overlap, For instance, the pedestrian performance of a sidewalk was discussed from the
point of view of architects and planners (DPZ}, retail consultants and landscape architects (GPG),
and traffic engineers (GIKALR). It was assumed that the various angles of vision and the general
concurrence of the conclusions would give weight to the recommendations, as well as a depth to the
discussions, which were to guide the implementation of this plan over the coming generation.

This assumption proved to be wrong. The format of the report was judged to be confusing because of
the very overlap that was thought by the planning team to be its strength. Furthermore, the discursive
nature of the writing, while typical of the planning documents of the 1920s {which have guided the
creation of the finest places in America}, was thought to be, by modern standards, unprofessional
and, more seriously, indefensible in the crucible of the highly contested public process and the courts
of law through which this plan must pass.

The planning team, after its fact-finding visit of August 27 to 29, has rewritten the report in a manner
maore closely amenable to the desires of the City's representatives, The planning team strongly be-
lieves that the Final Report is equal to the first draft in substance and, although it may have suffered
in style and interest, it certainly gains in effectiveness. The change, on balance, is for the best.

Andres M. Duany

Regional Offices
320 Firchouse Lane, Gaithersburg, Maryland 20878 (301) 948-6223 Facsimile: (301) 670-9337
500 East Boulevard, Suite 202, Charlotte, North Carolina 28203 (704) 342-3458 Facsimile: (T04) 342-3459
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Downtown Birmingham 2016

INTRODUCTION

INTRODUCTION

It is possible that the City of Birmingham suffers from—
or perhaps thrives on——an absence of a strong common
vision. This is manifested in certain contradictions which
have been the planning team's difficult task to resolve
where possible, and to adjudicate where not.

Among the important contradictions are the following:

* Dedicating the downtown thoroughfares to the expe-
diencies of traffic, while desiring the comfort of the
pedestrian.

+ Granting primacy to the utilitarian, the economic, and
the efficient in decisions regarding public infrastruc-
ture, while wishing to determine all such matters aes-
thetically,

* Requiring planning policy to be determined on the ba-
sis of statistical and legalistic data, while evaluating
issues on the basis of anecdotal and empirical obser-
vation.

Understanding the advantages of a relatively friction-
less permitting process, while maintaining layers of
scrutiny of detail.

Accordingly, this Master Plan is eclectic, making pro-
posals buttressed by data and precedent where available,
and by ohservation and professional judgment where not.

Those who believe that the evolution of towns 15 an ex-
act science or a subcategory of case law will feel a mea-
sure of discomfort, as some of the recommendations are
less than proven. Those who have confidence in the hu-
man ability to evolve and resolve situations contingently
may be disappointed by the limits set on the vision.

Mevertheless, despite such contradictions, this Master
Plan, when it recommends a course of action, does so
with confidence. It is a confidence born of the comhined
experience of a team of consultants who individually and
collectively have seen, felt, walked, driven—in a word
lived—that which is proposed for Birmingham. The plan-
ning team's resources are not always technical manuals,
legal texts, or academic raining, for such, itis sad w say,
have created some of the most dysfunctional places that
humanity has cxperienced. Sources are sometimes real
places, renowned for the quality of life they provide their

citizens. These are places that can be visited and verified
by all concemned with this Master Plan.*

PREMISES

Although a singular vision statement is elusive under such
contradictory circumstances, it is possible to list some of
the premises that have guided the planning team in mak-
ing recommendations, and that may continue to guide
City boards and committees through the wide swaths of
discretion which a democracy grants to its leaders.

+ This Master Plan is a strategic document for the next
20} years. It is meant to be broad and visionary. Indeed,
the depth of detail of this particular Master Plan may
blur the fact that it must be followed by a series of
tacrical studies, designs, events, tests, and partner-
ships. **

It is difficult for a Master Plan to transcend its enabling
political circumstances, or the staff that administers
its detail. History shows that a Master Plan tends 1o be
suceessful when an individual leader takes ownership.
As such a person has not yet arisen in Birmingham,
this text attempts to compensale with a hortatory tone
and frank discussion of difficult issues.

* The City of Birmingham, being of sound economic
health and well known for the quality of life it offers,
will attract investments—both residential and commer-
cial. Under such circumstances, growth can be held
back only with difficulty and, in a free market, only

*Indeed, the planning team recommends that the Downtown
Plan Advisory Commitiee, the Principal Shopping District
Board, concerned citizens, and the Ciiy's depariment heads
underiake a guided tour that includes Alexandria, Virginia;
Geargetown, D.C.; and Charleston, Sourh Carolina, Such a
tour was standard municipal planning practice from {900 to
1930, and continues to be 50 in the private secror whenever a
large plan is being prepared. Such a fact finding trip may well
be the catalys around which a strong common vision for Bir-
mingham coalesces,

**For example, traffic swudies must follow modifications 1o
verify their effect. Parks and walkways must be designed. Street
Surnitre must be tested. Public-private parmerstips must be
Sformed to implement the Special Projects.

T = R A e
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temporarily. The only option for the long-range plan-
ning of a place such as this is to assume that growth
will come and to channel it in a healthy pattern. In this
Master Plan, that pattern is that of Traditional Town
Planning and emphatically not that of Conventional
Suburban Design.

= Downtown Birmingham is to be a regional traffic des-
tination, but not a traffic conduit,

* Bimmingham, which at this moment straddles the at-
tributes of a village, town, and city, intends to evolve
gracefully into a small city, and should not be held to
the standards of a village.*

* Every decision should lead to the creation of sophisti-
cated mixed-use public spaces uncontaminated by sub-
urban standards for parking and traffic.

+ The surrounding neighborhoods wish to retain their
small-town character. Birmingham is able to respect
this only at its boundaries, so additional plans are nec-
essary to safeguard the neighborhoods from the forces
of degradation both external and internal in origin.

» If Birmingham is to remain the pre-eminent arts cen-
ter of the region, then every aspect of its design must
be decided in this spirit, and not diminished by legal-
ism, technocratic standards, and/or economic determin-
Ism.

Empirical observation and anecdotal evidence are con-
sidered to be a valid justification where data is inap-
propriate or inaccurate. The recommendations of this

plan and their subsequent discussion should take ob-
servable reality as well as theoretical constructs into
account. **

Note: The text submitted may be adopted as a Master
Plan; however, it contains no ordinance-ready language.
The text must be reviewed and supplemented by the City
Attorney for compliance with State Zoning Act proce-
dures.

“This, to the surprise of the planning ream who had nor previ-
wusly encountered this sentiment, was the elear, virually unani-

maous sense of several group meetings during the March 1996
charrette.

**For example, the statistical Parking Study prepared by City
Sraffin 1992 finds thai there is a 30 percent deficiency in park-
ing downtown while persistent, empirical observaiion discov-
ers a 30 percent excess capaciry.

NOTE ON THE FORMAT

This Master Plan document follows a format recom-
mended by the Birmingham Planning Staff, which has
proven to be very useful in organizing and clarifying the
issues, It consists of four levels of presentation:

* The Finding is the catalyst for identifying a specific
situation. The findings were derived from observation
by the team, from anecdotal information offered dur-
ing the public process, and from specific suggestions
by City staff,

* The Discussion is a discursive, extended argument and
opinion on the situation as it is understood by the plan-
ning team. It is meant to be the foundation for future
discussions to be continued in the public process.

* The Recommendation is the suggestion by the plan-
ning team to the decision makers of what should be
done 1o correct, ameliorate, support, or otherwise af-
fect the situation identified in the Finding.

* The References are the documents, sources, experi-
ences, justifications, or other materials that support the
recommendation under public scrutiny. For the sake
of continuity, expanded references and illustrations
have been pulled out the text and placed in the Appen-
dices.

Most of the findings concern small problems that can be
specifically called out. There is also a category of more
complex opportunities, which appear as Specific Projects,
and two scctors of special concern to the City, which
appear as General Areas,

Note: Within the categories, the issues are not presented
in order of priority.

© 1936 The City of Bimingham « Final Rapon = 1 Maovember 1533 [Hevisad)
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Planetizen July 13, 2016

Birmingham, Michigan has a history of innovative plans designed to create a beautiful, vibrant city. In the 1920s, its General
Village Plan [pdf] created a central civic square bounded by a library, city hall, and post office. The 1960s brought a plan [pdf]
to build five parking decks along Ring Road, which enclosed the downtown core and allowed high rises to be built. This
resulted in more than 3 million square feet of new commercial buildings and a remarkably upscale downtown for a Midwest city
of its small population of 20,000 people.

However, despite these apparent successes, citizen complaints led city officials to repeal permitted densities and limit new
construction to a floor-area ratio of two [pdf], including the basement. This stalled new downtown development for two
decades.

These decisions resulted in stagnant commercial growth, and decay began to consume Birmingham. By the 1990s, top
retailers and commercial tenants had moved out. Ring Road, which was designed for high-speed traffic, cut off the city's
downtown from its surrounding residential neighborhoods. The city's approval process grew cumbersome and time consuming.
Plus, the city was dealing with a 20 percent population loss. Birmingham faced a crisis that could have decimated it.

In 1996 city officials decided to develop a new, 20-year master plan to address the situation. They selected a team of national
and local planners and consultants led by the noted architect Andrés Duany, along with local planners Gibbs Planning Group,
McKenna Associates, and The Green Group. This core planning team assembled 50 top architects, economists, planners, and
engineers to address the challenges facing the city. Andrés Duany is known globally for his leadership with the plan and code
for Seaside, Florida, the first new traditional community. He also works closely with Prince Charles and serves as a consultant
for the Prince's Foundation for Building Community, planning new towns across the United Kingdom.

The Birmingham 2016 Master Plan began with three months of community educational and information-gathering sessions,
culminating with a seven-day charrette in a downtown storefront. The intensive accommodation of public input was designed to
develop community support for, and ownership of, the new plan. This level of public engagement was one of the most
successful aspects of the plan, encouraging its members to reach agreement on the city's future size and character. More than
2,500 citizens, business and property owners, developers, elected officials, and others attended more than 70 meetings during
the charrette. Real-time feedback was gathered and incorporated into the plan, alternatives for which were presented twice
daily. The principles shared were so helpful and successful they continue to influence policy discussions 20 years later.

The decision was made to grow Birmingham from a town into a small city. The 2016 Master Plan reflected this desire by
recommending numerous policy revisions, streetscape improvements, park expansions, traffic-calming measures, and the first
form-based code in Michigan history. In fact, it was one of the first form-based codes implemented in the United States.

A form-based code utilizes the physical form of the structure, rather than being based on separation of uses, such as
commercial, residential, etc. A form-based code offers a powerful alternative to conventional zoning regulation, and is adopted
into city, town, or county law. The revolutionary aspect of form-based codes comes from their ability to address the relationship
between building facades and the public realm as well as the form and mass of buildings in relation to one another. Form-
based codes are integral to a regulating plan that designates the appropriate form and scale, and therefore the character, of
development, rather than only distinctions in land-use types.

This allowed the team to create a plan that was based on market research and included a form-based overlay-zoning district,
which prescribed building dimensions and placements, building forms and materials, and permitted uses. The city engineered
and installed new techniques in urban traffic calming, without reducing vehicular capacity, and expanded sidewalks and
permitted adjacent on-street parking to allow for outdoor dining. A public surface parking lot was converted into a park without
losing a single stall.

The plan included ten park improvements; a civic square expansion; a traffic-calming boulevard; and specified an entirely new
streetscape plan including lighting, benches, and paving. All fixtures and signage were painted "Birmingham Green,” which
provided an improved and unified identity to the downtown.

With its new plan in place, Birmingham turned a corner during the 20 years that followed. Now, in 2016, more than 30 major,
mixed-use buildings have been constructed, including a multi-screen regional cinema, and a new five-level Class-A office
building and a luxury restaurant. Birmingham now has the highest commercial rents and land values in Michigan, and is
considered one of the most walkable and commercially successful small towns in America.

Birmingham's success has been noticed. Many of the innovative principles and techniques developed for its 2016 Master Plan
have been implemented in cities throughout the country. They have become the foundation for form-based codes, smart-
growth codes, traffic-calming measures, and the public charrette planning process. The planning methods that were
developed, tested, and proven during the Birmingham 2016 Master Plan process are now common best practices. Birmingham
has become a model of urban excellence.

Robert Gibbs, AICP, ASLA, is founder and principal of Gibbs Planning Group in Birmingham, co-planner of the Birmingham
2016 Master Plan, and the author of Principles of Urban Retail Planning and Development.
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http://www.bhamgov.org/document_center/Planning/Master_Planning_Docs/General_Village_Plan.pdf
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Chapter 14 of my Principles of Urban Retail book (Wiley 2012)

14.4 Birmingham and Pontiac, Michigan

Adjacent cities in Michigan, Birmingham and Pontiac demonstrate both the productive and
counterproductive influences that urban planning can have on commerce. Only 7 miles apart,
both communities are located in Oakland County, one of the wealthiest in the United States.
The county seat, Pontiac had a population of 60,000 in 2010, while Birmingham had a
population of 20,000 in that year.

At its peak during the early 1960s, Pontiac was the county’s center of commerce, with
numerous office buildings, department stores, municipal buildings, hospitals, and popular
residential neighborhoods. In contrast, Birmingham, while pleasant, was simply a small town.
Today, Birmingham can boast of having over 3 million square feet of tony retail and
restaurants, as well as some of the highest rents and property values in the Midwest, while
Pontiac’s downtown has languished and become severely challenged in attracting new
commerce.

What happened? How did the two cities reverse their roles?

More than any single factor, well-intended urban planning contributed to Pontiac’s economic
decline. A 1963 master plan proposed severing Woodward Avenue from the city center by
rerouting vehicular traffic onto a new six-lane, one-way ring road circumventing the central
business district.

The plan also called for removing all vehicular traffic from downtown and constructing
parking decks along its edge, a proposal based on the theory that shoppers would park and
then walk to a pedestrian-only shopping district.

When the plan was implemented in 1964, the ring road—named Wide Track Drive after a
Pontiac Motors marketing campaign—diverted almost all of the city’s through-traffic around
its downtown. Concurrently, and coincidentally, the county moved the courthouse and county
offices from the central business district to a new campus in Waterford Township, 2 miles
west of the city. Shortly thereafter, Sears and many other leading retailers followed when a
new enclosed mall opened near the county facilities.

The combined loss of the courthouse and county offices, a major employment center, most
vehicular traffic, and anchor retailers contributed to Pontiac’s quick decline. Within five
years, Pontiac lost its earlier vibrancy, and eventually most of its retail, office, and civic uses.
Wide Track Drive had become a metaphorical noose choking the life out of the downtown,
and eventually the surrounding neighborhoods.

In 1967, a similar pedestrian-only master plan and ring road were proposed for Birmingham.
Fortunately, and unlike Pontiac, the city ignored many of the plan’s recommendations and
preserved vehicular traffic downtown. Today, more than 40,000 cars pass through the city’s
primary or “main-main” intersection of Old Woodworth Avenue and Maple Road each day.

Birmingham did implement the ring road using existing streets, but the road is optional and
mostly used by truckers, while motorists prefer to drive through the street grid into the
shopping district. Vehicular traffic, on-street parking, and the construction of five parking
decks (as well as other factors) have made it possible for the city center to thrive.

In the ensuing years, Birmingham adopted a series of zoning and building codes that
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unintentionally suppressed development and created new competition from a nearby luxury
shopping mall. To remedy the situation, the city retained DPZ Architects in 1996 to develop a
new twenty-year master plan intended to encourage market-based sustainable growth. The
Downtown Birmingham 2016 Plan proposed a form-based code (one of the first) that offered
development incentives in exchange for strict building standards. Once adopted, the plan
resulted in the development of over 1 million square feet of new commercial and residential
land within five years. The DPZ plan also tamed traffic on the 1960s ring road by adding on-
street parking and modifying oversized streets with traffic-calming measures, which made
the downtown more walkable.

Birmingham is now ranked as one of America’s most livable cities, while Pontiac and much of
Oakland County are headed in the other direction and severely challenged in their efforts to
improve. Urban planning can only do so much damage or good, and there are surely many
other significant factors that contributed to Pontiac’s decline and Birmingham’s ascent.
However, even with Michigan'’s severe recession, Pontiac could begin a steady road to
recovery by implementing proven market-based planning and management practices,
reconnecting Woodward Avenue to its downtown and removing Wide Track Drive.

The author has lived in both cities for most of his life and has participated in the Birmingham
master planning charrette as the commercial planning consultant.
Birmingham 2016 Master Plan: DPZ Architects, Gibbs Planning Group, McKenna Associates.
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