
AGENDA 
REGULAR MEETING OF THE BIRMINGHAM PLANNING BOARD 

WEDNESDAY APRIL 27, 2022 
151 MARTIN ST., CITY COMMISSION ROOM 205, BIRMINGHAM MI* 
************************7:30 pm*********************** 

 
Michigan and Oakland County are at a substantial rate of COVID-19 community transmission. Per Occupational Safety and Health Administration (OSHA) 
mask guidance for areas of high or substantial community transmission levels, and to continue to protect essential government operations and functions, 
the city requires masks in City Hall for all employees, and for board and commission members. Masks are recommended for members of the public who 
attend city meetings. The city continues to provide KN-95 respirators for all in-person meeting attendees. 
 

A. Roll Call 

B. Review and Approval of the Minutes of the Regular Meeting of April 13, 2022 

C. Chairpersons’ Comments 

D. Review of the Agenda 

E. Unfinished Business 

F. Rezoning Applications 
1. Watkins/Brown Property (No address, Parcel Identification Number: 1936151027) – 

Request to rezone property from R8 to R2 

G. Community Impact Studies 

H. Special Land Use Permits 

1. 588 S. Old Woodward – Phoenicia – Request for small addition to rear of building 

2. 243 E. Merrill – La Strada – Request for expansion and a new outdoor dining platform 

I. Site Plan & Design Reviews 

1. 588 S. Old Woodward – Phoenicia – Request for small addition to rear of building 
2. 294 E. Brown – Request for a new 4-story mixed-use building 

3. 243 E. Merrill – La Strada – Request for expansion and a new outdoor dining platform 

J. Study Session 

K. Miscellaneous Business and Communications: 

1. Pre-Application Discussions 

2. Communications 

3. Administrative Approval Correspondence 

4. Draft Agenda – May 11, 2022 
5. Action List - 2022 

6. Other Business 

L. Planning Division Action Items 

1. Staff Report on Previous Requests 

2. Additional Items from Tonight’s Meeting 

M. Adjournment 

 

*Please note that board meetings will be conducted in person once again.  Members of the public can attend in person at Birmingham City Hall OR may 
attend virtually at: 
 
Link to Access Virtual Meeting: https://zoom.us/j/111656967 
Telephone Meeting Access: 877-853-5247 US Toll-Free 
Meeting ID Code: 111656967 
 
NOTICE: Due to Building Security, public entrance during non-business hours is through the Police Department—Pierce St. Entrance only.  Individuals with disabilities requiring assistance to enter the 
building should request aid via the intercom system at the parking lot entrance gate on Henrietta St. 
 
Persons with disabilities that may require assistance for effective participation in this public meeting should contact the City Clerk’s Office at the number (248) 530-1880, or (248) 644-5115 (for the 
hearing impaired) at least one day before the meeting to request help in mobility, visual, hearing, or other assistance.  
 
Las personas con incapacidad que requieren algún tipo de ayuda para la participación en esta sesión pública deben ponerse en contacto con la oficina del escribano de la ciudad en el número (248) 530-
1800 o al (248) 644-5115 (para las personas con incapacidad auditiva) por lo menos un dia antes de la reunión para solicitar ayuda a la movilidad, visual, auditiva, o de otras asistencias. (Title VI of the 
Civil Rights Act of 1964). 

https://zoom.us/j/111656967


 

 

City Of Birmingham 
Regular Meeting Of The Planning Board 

Wednesday, April 13, 2022 
City Commission Room 

151 Martin Street, Birmingham, Michigan 
 
Minutes of the regular meeting of the City of Birmingham Planning Board held on April 13, 2022. 
Chair Scott Clein convened the meeting at 7:30 p.m.  
 
A. Roll Call 
 
Present: Chair Scott Clein; Board Members, Stuart Jeffares, Bert Koseck, Daniel Share,  

Janelle Whipple-Boyce; Alternate Board Member Nasseem Ramin; Student 
Representative MacKinzie Clein 

     
Absent: Board Members Robin Boyle, Bryan Williams; Alternate Board Member Jason 

Emerine; Student Representative Andrew Fuller 
 
Administration:  

Nick Dupuis, Planning Director 
Leah Blizinski, City Planner 
Bruce Johnson, Building Official 
Jeff Zielke, Assistant Building Official 

  Laura Eichenhorn, City Transcriptionist 
 

04-86-22 
 

B. Approval Of The Minutes Of The Regular Planning Board Meeting  Of March 23, 
2022 And The Special Meeting Of The Planning Board on March 31, 2022 
 
Motion by Mr. Share 
Seconded by Ms. Whipple-Boyce to approve the minutes of the Regular Planning 
Board meeting of March 23, 2022 as submitted. 
 
Motion carried, 6-0. 
 
VOICE VOTE 
Yeas: Share, Whipple-Boyce, Clein, Jeffares, Koseck, Ramin 
Nays: None 
 
Motion by Mr. Jeffares 
Seconded by Ms. Whipple-Boyce to approve the minutes of the Special Planning Board 
meeting of March 31, 2022 as submitted. 
 
Motion Carried, 5-0. 
 
VOICE VOTE 
Yeas: Jeffares, Whipple-Boyce, Clein, Ramin, Share 
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Nays: None 
Abstain: Koseck 
 
 

04-87-22 
C. Chair’s Comments  
 
Chair Clein welcomed everyone to the meeting and reviewed the meeting’s procedures.  
 

04-88-22 
D. Review Of The Agenda  
 

04-89-22 
E. Unfinished Business  

 
None. 

04-90-22 
F. Rezoning Applications  
 
None. 

04-91-22 
G. Community Impact Study  
 
None. 

04-92-22 
H. Site Plan & Design Review 
 

1. 191 N. Chester - 191 N. Chester – OneStream – Request for new dumpster 
enclosure (WITHDAWN) 

 
04-93-22 

 
I. Special Land Use Permit  
 
None. 

04-94-22 
 
J. Site Plan & Design Review 
 
None. 

04-95-22 
K. Study Session 
 

1. Outdoor Dining – Public Hearing 
 
PD Dupuis explained that the public hearing was not noticed for the meeting and thus, could not 
be held. 
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Chair Clein requested that language requiring any extensions in front of neighboring property 
have the subsequent agreements between property owner(s) affected to be re-submitted each 
year. 
 
Motion by Mr. Share 
Seconded by Mr. Koseck to set a public hearing date of May 11, 2022 to consider 
amendments to the outdoor dining standards. 
 
Motion carried, 6-0 
 
VOICE VOTE 
Yeas: Share, Koseck, Clein, Jeffares, Ramin, Whipple-Boyce 
Nays: None 
 
Mr. Koseck requested clarification on noticing for ordinance public hearings. 
 

2. Side Yard A/C Units – Study Session 
 
CP Blizinski introduced the item. 
 
Mr. Koseck asked if a/c units are permitted in the side setback, and clarified that a/c units are not 
allowed in the required side yard open space, but are permitted in the side yard if space permits. 
 
BO Johnson stated that a/c units are considered accessory structures and confirmed Mr. Kosecks 
statement regarding placement in side setbacks versus required side yards.  
 
In response to Chair Cleins request to state the proposed ordinance language, CP Blizinski read 
the proposed language to the board. 
 
Mr. Share asked about efficiency ratings and how efficiency may relate to the noise produced by 
a unit. He continued on to state that he has concerns regarding different components and styles 
of heating and cooling systems and how the proposed ordinance language would regulate 
equipment that may not be considered a traditional a/c unit. 
 
BO Johnson stated background information regarding the issue and the concerns that the 
proposed ordinance was written to resolve. 
 
Ms. Whipple-Boyce expressed concerns regarding consistent regulation with the proposed 
ordinance and how it would be applied in different conditions.  
 
Chair Clein stated that he is unclear as to what issue the board is trying to solve with the proposed 
language. 
 
Mr. Koseck stated that he feels that despite the technological advancements, the noise is still an 
issue with a/c units and feels as though a/c units are better placed in the rear yard. However, he 
is in favor of allowing homeowners to replace existing units in the side yard. 
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The board discussed the issues with bringing a/c units up to code during replacements including 
the need for new pads, connections and efficiency. 
 
Mr. Jeffares added that there is also a potential requirement for other items to be brought up to 
code during a/c replacement such as electrical. 
 
The board agreed that the language should be brought back for further study based on comments 
from the review. 
 
Public Comment 
Patrick Hillberg, resident, explained that he originated the concern that predicated this review, 
and that he has major concerns regarding public health and comfort during heat waves that are 
related to the speed at which a/c units can be replaced.  
 

3. Barrier-Free Ramps – Study Session 
 
PD Dupuis introduced the item. 
 
Mr. Share asked if the reference to the residential building code would be adequate in regulating 
the size and location of the ramp. 
 
Chair Clein, Mr. Share and Staff clarified that this proposed ordinance prevents any unintended 
consequences relating to accessibility ramps and excessive projections into the front or rear yard, 
and suggested adding width requirements to the language to prevent unnecessarily wide ramps. 
 
Motion by Mr. Share 
Seconded by Mr. Koseck to set a public hearing date of May 11, 2022 to amend Article 
4, Section 4.30, Open Space Standards, to add language to permit accessibility ramps 
in the required open space. 
 
Motion carried, 6-0 
 
VOICE VOTE 
Yeas: Share, Koseck, Clein, Jeffares, Ramin, Whipple-Boyce 
Nays: None 
 

4. Front Yard Setbacks – Study Session 
 
PD Dupuis introduced the item. 
 
Ms. Whipple-Boyce commended the ordinance and was supportive of the change. She went on 
to ask if there is anything that can be done to address homes that are currently being built under 
the current standards. 
 
Mr. Koseck asked how the front lot line is determined.  
 
Public Comment 
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Cindy Rose, resident, thanked the Planning Board for looking into the item and was supportive of 
the new language. 
 
Motion by Ms. Whipple-Boyce 
Seconded by Mr. Koseck to set a public hearing date of May 11, 2022 to amend Article 
2, Sections 2.04, 2.06, 2.08 and 2.10 to modify the minimum front yard setback 
requirement. 
 
Motion carried, 6-0 
 
VOICE VOTE 
Yeas: Whipple-Boyce, Koseck, Clein, Jeffares, Ramin, Share  
Nays: None 
 
Mr. Koseck stated that based on his experience working with our ordinance, he was very glad to 
see some of these things are being cleared up. 
 

04-96-22 
 

L. Miscellaneous Business and Communications 
 

1. Pre-Application Discussions  
i. 115 Willits – Mare 

 
PD Dupuis summarized the item and asked the Board what the application process should be for 
the proposed pergola. 
 
Antonino Cutraro, owner of Bella Piatti and Mare Mediterranean, detailed the proposed pergola 
and explained that the impetus for the proposal was weather-based.  
 
The Board discussed the construction of the pergola and the attachments that would be required 
to secure the pergola.  
 
The Board recommended Administrative Approval for the basic black table umbrellas, but asked 
that the pergola proposal be brought before the Board through a Special Land Use Permit 
Amendment. 

 
2. Communications 

i. Joint Meeting with City Commission – Monday April 18, 2022 
 
The Board clarified that this meeting is only to discuss the 2040 Plan. 
 

3. Administrative Approval Correspondence 
4. Draft Agenda 
5. Other Business 

i. Action List – 2022 
04-97-22 
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L. Planning Division Action Items 

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

04-98-22 
M. Adjournment 

No further business being evident, the Chair adjourned the meeting at 9:03 p.m. 

Nick Dupuis 
Planning Director 



MEMORANDUM 
Planning Division 

 
DATE:   April 22nd, 2022 
 
TO:   Planning Board 
 
FROM:  Brooks Cowan, Senior Planner 
 
APPROVED:  Nick Dupuis, Planning Director 
 
SUBJECT: Request to Rezone Parcel # 08-19-36-151-027 from R8 Atached 

Single-Family Residential to R2 Single-Family Residential Zone 
on Watkins Street (695 W. Brown vacant parcel) 

 
 
The subject site includes the vacant lot on the west side of Watkins Street, south of the 695 W. 
Brown townhome development (Westbrown Condominiums). The subject property has a total 
land area of 10,507 square feet (0.25 acres). The property is situated between the R8 Attached 
Single-Family Residential development at 695 W Brown to the north and the R2 Single Family 
Residential home at 525 Watkins to the south.  
 
The applicant, LB Land, LLC, is applying to rezone the subject property from R8 Attached Single-
Family to R2 Single-Family Residential to match the surrounding R2 Single-Family zone on Watkins 
Street to the south. The proposed zone of R2 Single-Family would permit a single family dwelling 
on site only – a duplex, multi-family units, or attached single-family development 
would not be permitted.  
 
The subject greenspace remains part of the Westbrown Condominium development which is 
maxed out on the number of permissible residential units. The applicant will have to formally 
separate the greenspace lot from the Westbrown Condominium development for it to be eligible 
for a new dwelling.  
 
Being zoned R2 Single Family enables the subject area to satisfy the City of Birmingham’s lot split 
requirements which factors in lot widths of properties on the same street in the same zone within 
300 feet. The applicant is required to obtain lot split approval of the City Commission 
to formalize the creation of the new lot and enable a single family home to be 
constructed on it. The lot split will be a separate application reviewed at City 
Commission after the hearing for the request to rezone from R8 to R2. 
 
City staff would like to mention that 695 W. Brown submitted their condominium documentation 
for the master deed to Oakland County in 2018 indicating a “general common area” for the 
northern portion of the property known as the Westbrown Condominium . Instead of maintaining 
the original lot and creating Parcel ID #s for each individual condo, the general common area, 
and future development area outlined on the master deed survey, the county created a “balance 
parcel” that sits outside of the common element area. In effect, the county split the parcel and 



created a new lot. The county cannot approve a lot split in Birmingham without City Commission 
approval. Therefore the applicant has been advised to go through the proper city protocol. No 
error was made by the applicant - representatives of the Westbrown Condominium 
development contacted city staff to inquire about what had transpired. 

Since that time, the review process for all new parcel IDs has been updated to require review 
and approval from the Planning Department before new taxable IDs can be finalized. The City 
will require the County to undo the lot split for the “balance parcel” if the City Commission does 
not approve the lot split application.  

History of Property 
 
The subject property has been zoned multi-family since Birmingham’s first Zoning Ordinance as 
indicated in the 1937 Zoning Map. The original plat map from 1932 shows that the subject area 
spanned from Watkins Street to Southfield Road and was included in the Multiple Family zone 
with the adjacent properties facing Brown Street. The subject area was the only non-Brown Street 
facing lot that was included in the Multiple Family zone on the south side of Brown street between 
Southfield and Henrietta. 
 

    
 

     



Prior to the Westbrown Development, there was a medical office with a large parking lot and 
greenspace in the area.  
 
2017 aerial (Google Maps) 

 
 
2012 Streetview (Google Maps) 

 
 
On February 21st, 2018, the property now know as 695 W. Brown (formerly 525 Southfield) was 
approved for 8 attached single-family units facing Brown Street between Southfield Road and 
Watkins Street. According to the Planning Board minutes from February 21st, 2018, the 
applicant explained how the intended use for the space under consideration for 
rezoning would be a single-family home that will be contextual with the townhomes 
and the neighborhood. Condition of site plan approval item #7 for the Westbrown 
Condominium development stated the following (Minutes are attached): 
 



Regarding the open land to the south of the site, the land to be used for staging, 
that the land be restored per ordinance (until such time as the other development 
comes forward) with a landscape plan to be administratively approved. This 
condition would be maintained until, at a date yet to be determined, the owner 
brings a proposed development for that site. 

 
On May 24th, 2021, the property owner appeared before City Commission to request a lot split 
for the subject property under the current zone of R8. Birmingham’s lot split ordinance standards 
for approval states that the proposed lot may not be less than the average lot width of properties 
on the same street in the same zone. The only other R8 property on Watkins Street (525 Watkins) 
has a lot width of 106 feet, therefore the proposed lot width of 58 feet would not satisfy the lot 
split requirements because the proposal would be less than the 106 feet standard from 525 
Watkins. City staff’s recommended action was to cancel the public hearing for the lot split and 
direct the applicant to seek a rezoning of the property to R2 Single-Family in order to satisfy the 
lot split requirements. City Commission concurred with staff’s recommendation and motioned to 
direct the applicant to pursue a rezoning of the subject property to R2-Single Family Zone in order 
to meet the lot split requirements of the municipal code (minutes attached).  
 
Requirements for Rezoning 
 
The requirements for a request for the rezoning of a property are set forth in Article 07, section 
7.02 of the Zoning Ordinance as follows:    
 

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

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

 
Applicant response:  

• A rezone to R2 is consistent with adjacent single-family homes (see 
attached zoning map). The property has been zoned for multi-family since 
1937, but the 1980 Master Plan recommends it be single-family residential.  

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

appropriate 
 
Applicant response:  
 

• The existing zoning classification of R8 is no longer appropriate given 
intention is to build a single family home separate from the recently 
constructed townhouses (Westbrown Condominiums). The property in 
question is currently vacant and maintained by LB Land LLC. 

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

the surrounding properties. 
 



Applicant response:  
• LB Land LLC has performed extensive due diligence to ensure that the 

requested rezone will be of no detriment to the surrounding properties and 
is consistent in aesthetic and scale with adjacent single-family homes. LB 
Land LLC has contracted the services of local Birmingham architecture firm, 
Brian Neeper Architecture P.C. to design a home that is appropriate for the 
lot and surrounding areas. LB Land LLC is working with a landscape 
architect to maximize green space and privacy for all neighboring 
properties. 
 

Article 7, section 7.02 of the Zoning Ordinance further states: 
 
Applications for amendments that are intended to change the zoning classification of a particular 
property shall be accompanied by a plot plan.  Information required on plot plans shall be as 
follows: 
 

1. Applicant’s name, address and telephone number. 
2. Scale, north point, and dates of submission and revisions. 
3. Zoning classification of petitioner’s parcel and all abutting parcels. 
4. Existing lot lines, building lines, structures, parking areas, driveways, and other 

improvements on the site and within 100 feet of the site. 
5. Existing use of the property. 
6. Dimensions, centerlines and right-of-way widths of all abutting streets and alleys. 
7. Location of existing drainage courses, floodplains, lakes, streams, and wood lots. 
8. All existing easements. 
9. Location of existing sanitary systems and or septic systems. 
10.  Location and size of existing water mains, well sites and building service. 
11.  Identification and seal of architect, engineer, land surveyor, or landscape architect who 

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

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

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

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

a. The objectives of the City’s then current master plan and the City’s 2016 Plan. 
b. Existing uses of property within the general area of the property in question. 



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

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

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

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

A. The objectives of the City’s then current master plan and the City’s 2016 Plan 
 
The Birmingham Plan (1980) is the master plan currently in effect for the entire city. The 
1980 Future Land Use Plan recommends the subject property to be a single-family 
residential use. The 1980 Plan also recommends single family use on the south side of 
Brown Street from Southfield Road to Henrietta Street.  

 

                      
 
The 1980 Birmingham Plan has a chapter titled “Sensitive Residential Areas” which 
identifies the subject property within the “Merrill-Townsend-Brown Residential Area” and 
states: 
 

The City of Birmingham contains no declining neighborhoods. In 
fact, many of the older residential areas of the city have 
experienced dramatic reinvigoration due to the substantial 
improvements made by private homeowners. However, there are 
certain residential areas of the city which merit special attention 
from the Planning Board and the city administration in to ensure 
continued preservation and enhancement of residential quality (pg. 
47). 



  The section titled “Single-Family Residential Development” states: 
    

Most areas indicated for single family-residential development are 
already built-up. New residential development can occur on the few 
remaining vacant lots located within these areas. 
… 
Single-family residential development is indicated in the Future 
Land-Use Plan for some areas in which two-family and multiple-
family residential development has occurred in the past. These 
areas are indicated as single-family residential areas because it is 
the intention of the plan to prevent further proliferation of two-
family and multiple-family residential development within them (pg. 
94). 

 
 The objective of the City’s current Master Plan for the subject area appears to support 
the applicant’s request to rezone the property to R2 Single-Family Residential given the 
recommendations of the Future Land Use Map and the Single Family Residential 
Development chapter.  
 
 

B. Existing uses of property within the general area of the property in question 
 
The building to the north of the subject site is the Westbrown Condominum development 
with 8 townhomes. Further to the north across Brown Street is a five story multi-family 
apartment complex next to a single family house at 576 Brown Street. Brown Street 
appears to have a mix of townhomes, multi-family, and single family homes.   
 
The property directly to the east of the site include a single family home at 543 Watkins 
Steet. Northeast of the property is an apartment complex at 525 Watkins. The properties 
to the west of the subject site includes a parking a lot for the Westbrown Condominium 
development and a single-family residential house facing Southfield. Further across 
Southfield Road to the west are a mix of townhomes, single family homes, and single 
family cluster developments. 
 
The properties to the south are single family residential homes facing Watkins Street or 
Southfield Road. There is a Single Family Cluster Development half a block south along 
Southfield Road. Single family clusters are only permitted on lots 36,000 square feet or 
more. 
 

 North South East West 
 

Existing Land 
Use 

Attached Single-
Family 

Single Family 
Residential  

Single Family 
Residential 

Attached Single-
Family 

Existing 
Zoning 

R8, Attached 
Single Family 

R2, Single Family 
Residential 

R2, Single Family 
Residential 

R8, Attached 
Single Family 

Overlay Zoning N/A N/A N/A N/A 
 



 
 

C. Zoning classification of property within the general area of the property in 
question. 
 
The building immediately north of the subject site is zoned R-8 Attached Single Family. 
The north side of Brown Street from Southfield Road to S. Chester Street is zoned R7 
Multiple-Family Residential.  

 
Properties directly to the east are zoned R2 Single Family and transition to R3 Single 
Family one block east at Stanley Drive. West of the property is R8 Attached Single Family 
and R2 Single Family Residential. Across Southfield road to the west is R1 Single Family 
with single family cluster developments. 
 
The properties to the south on Watkins Street are all zoned R2 Single Family. 

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

existing zoning classification. 
 
Under the current zoning, the subject property cannot be built upon because the area is 
still considered to be part of the Westbrown Condomimium development. The R8 zone 
has a maximum of 8 units as defined in Article 9, Section 9.02 as follows: 
  

A building that has not more than 8 one-family dwelling units erected side-
by-side as a single building, each being separated from the adjoining units 
by walls extending from the basement floor to the roof, which meet or exceed 
the sound transmission class (STC) rating of 45 for residential buildings as 
established by the most current addition of the International Code Council’s 
(ICC) Building Code as promulgated and published by the Building Officials 
and Code Administrators International, Inc.  No two single-family dwelling 
units may be served by the same stairway or by the same exterior door of 
the dwelling. 

The subject property must be split from the Westbrown Condominium development before 
new units can be built upon it, and the property can only satisfy the lot split requirements 
if zoned R2-Single Family like the surrounding properties on Watkins Street to the south. 
 

E. The trend of development in the general area of the property in question, 
including any changes which have taken place in the zoning classification. 
 
Recent development in the general area has consisted of the Westbrown Condominium 
development. The development trend in the surrounding area has been townhome 
updates along Brown Street and Southfield Road. Properties to the south have mostly 
experienced single family home construction and remodeling. Single family cluster 
developments have also occurred along Southfield Road.   

 



Based on a review of the rezoning application and supporting documentation 
submitted by the applicant, a review of the applicable master plan documents, current 
zoning and recent development trends in the area, the Planning Department finds 
that the applicant meets the established Zoning Ordinance requirements in Article 7, 
section 7.02(B)(5) to qualify for a rezoning of the property from R8 Attached Single 
Family to R2 Single Family.   
 
Departmental Reports 
 

1. Engineering Division – The Engineering Department has no concerns with the rezoning 
at this time. 
 

2. Department of Public Services – The Department of Public Services has no concerns with 
the rezoning at this time. 
 

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

4. Police Department – The Police Department has no concerns with the rezoning application. 
 

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

6. Parking Management – Parking Management has no concerns with the rezoning 
application at this time. 
 

 
Sample motions with attached conditions have been provided in the event that the Planning Board 
deems it appropriate to send a recommendation of approval forward to the City Commission.    
 
Suggested Action: 
 
Based on a review of the rezoning request and supporting documentation submitted by the 
applicant, a review of the applicable master plan documents and the development trends in the 
area, the Planning Board adopts the findings of fact contained in the staff report dated April 22nd, 
2022 and recommends APPROVAL to the City Commission for the rezoning of parcel #19-36-
151-027 from R8 Attached Single Family to R2 Single Family Residential. 

 
OR 

 
Based on a review of the rezoning request and supporting documentation submitted by the 
applicant, a review of the applicable master plan documents and the development trends in the 
area, the Planning Board recommends DENIAL to the City Commission of the applicant’s request 
for the rezoning of parcel #19-36-151-027 from R8 Attached Single Family to R2 Single Family 
Residential. 
 

1. _______________________________________________________________________ 
2. _______________________________________________________________________ 
3. _______________________________________________________________________ 



 
OR 

 
Motion to recommend POSTPONEMENT of the applicant’s request for the rezoning for the 
rezoning of parcel #19-36-151-027 from R8 Attached Single Family to R2 Single Family 
Residential, pending receipt and review of the following information: 
 

1. _______________________________________________________________________ 
2. _______________________________________________________________________ 
3. _______________________________________________________________________ 
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08-19-36-151-
027

Proposed Build
Lot: 10,507 sqft.
Home: 4,500 sqft.

550 Watkins
Lot: 6,098 sqft.
Home: 3,900 sqft.

587 Watkins
Lot: 7,449 sqft.
Home: 3,905 sqft.

R2

R8
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APPLICATION FOR ZONING MAP OR ORDINANCE CHANGE 
Birmingham, Michigan 

TO THE CITY COMMISSION: 

The undersigned hereby makes application to the City Commission to: 

1. Zoning Map Change: 

No. Street
_______________________________________________________________

Legal Description
__________________________________________from its present zoning

classification of_______________________to________________________.

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

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

2. Change premises described as:

No. Street
__________________________________________________________________

Legal Description
___________________________________________from its present zoning

classification of ______________________to ____________________________.

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

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

Signature of Applicant:_______________________________________________

Print Name:________________________________________________________

Name of Owner:____________________________________________________

Address and Telephone Number:_______________________________________

________________________________________ 

Change premises described as:

______________________________________________

_____________________________________________

See attached plan for legal description

See attached plan for legal description

R-8 R-2

R-8 R-2

5000 E Grand River Avenue, Howell MI 48843

Anthony P. Palleschi

LB Land, LLC

(586) 822-0851

Parcel ID No: 08-19-36-151-027

Parcel ID No: 08-19-36-151-027

Watkins St.

Watkins St.

1



APPLICATION FOR ZONING MAP OR ORDINANCE CHANGE 
Birmingham, Michigan 

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

Date Received: ______________________  Received By:_________________________ 

Resolution No._______________________  Approved/Denied_____________________ 

Application Fee:  $1,500.00 Receipt Number____________________________ 

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

Procedure to be followed on all applications for Zoning Map or Ordinance amendments. 

1. Preliminary discussion with the Community Development Director or City Planner.

2. Formal application to City Commission with the following information: 

a) Change requested
b) Signature and name of persons requesting change
c) Reasons for requested change

3. City Commission will refer request to the Planning Board for recommendation and final
report.

4. Planning Board will hold a public hearing prior to which a notice will be published in an
official paper or a paper of general circulation not less than fifteen (15) days prior to the
hearing.

5. At the conclusion of a public hearing, the Planning Board will forward a
recommendation of the Zoning Map or Ordinance amendment request.  The City
Commission may, by ordinance, change the Zoning Map or Ordinance only after the
Planning Board had held at least one (1) public hearing regarding the proposed
amendment and has reported to the City Commission thereon.  The City Commission
may hold additional public hearings as it deems necessary.

6. Upon the presentation of protest petition meeting the requirements listed below, an 
amendment to the Zoning Map or Ordinance which is the object of the petition shall be
passed only by a three-fourths (3/4) vote of the City Commission.  The protest petition
shall be presented to the City Commission before final action on the amendment, and
shall be signed by one (1) of the following: 

a) The owners of at least twenty percent (20%) of the area of land included in the
proposed change.

b) The owners of at least twenty percent (20%) of  the area of the land      included
within an area extending outward one hundred (100) feet from any point on the
boundary of the land included in the proposed change.

For the purpose of calculating the twenty percent (20%) requirement, publicly-owned 
land shall be excluded. 

7. The City Commission will then take action on the application upon review of the
Planning Board’s recommendation and approved minutes of the Public Hearing.

8. Following adoption of a Zoning Map or Ordinance change by the City Commission, one
(1) notice of adoption shall be published in the newspaper of general circulation in the
City within fifteen (15) days after adoption.
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T ,B Land J J ,C 

5000 E GRAND RIVER AVn, FlOWELL, Ml 48843 

To whom it may concern: 

I, Leonard Nadolski, hereby authorize Anthony P. Palleschi to represent publicly and make 
decisions on behalf of LB Land LLC in matters regarding .land ownership, devclopi-nent, zoning, etc. 

in 13irminglrnm, MT. Please extend him the same courtesies as if I were handling the matters myself. I 
ensure you my full consent with regards to this authorization. 

This authori?.ation is effective .January 24, 2022 until forthei' no tice. 

If you have questions rc.:garding this matter, please contact me at (810) 577-7156, or 
ln:l(jplski(t1lclrnmpio11 dw\' .c< ,m. 

Dat e 
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Site Data required    proposed 

1. Site Area (existing)   36,127.02  sf 
2. Lot Area/unit (minimum)     3,000sf/unit xxx 

36,127.02sf/ 3,000sf  =  12 units               9 units  
3. Front Yard Setback (average within 200’)  16.50’ 16.67’ 
4. Rear Yard Setback       20’          20’ 
5. Side Yard Setback (R8 corner)   10’.0’       10.0’ 
6. Building Height    30.0’       30.0’ 
7. Stories      2.5        2.5 
8. Parking       2cars/unit 2cars/unit 
9. Screenwall (retaining)      6’ masonry        6’ masonry 

 10.! Private open space (Terrace)!! ! ! 180 sf! ! ! 180 sf

8 units

SCALE: 1"   = 20'
Site Plan

0 10' 20' 40'

SCALE: 1/4"   =    1'-0"
Location Map

Brown looking WestSouthfield looking East

Watkins looking SouthSouthfield looking North

Site
525 Southfield Road

Zoned:
R-8 (attached single-family
residential)

Westbrown Condominium Approved Site Plan - 02.28.2018



Seconded by Mr. Koseck to continue the public hearing to March 14, 2018 at 7:30 
p.m.  

Motion carried, 7-0. 

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

The public hearing closed at 7:42 p.m. 

02-25-18 

FINAL SITE PLAN AND DESIGN REVIEW 

1. 525 Southfield Rd. (former Wellness Center)
Final Site Plan and Design Review of request to demolish existing building and

replace with eight-unit attached single-family residences 

Mr. Baka reported that the subject site is a 0.829 acre parcel confined by Southfield Rd. to the 
west, Brown St. to the north, and Watkins St. to the east in the R-8 Zoning District. The existing 
parcel currently contains a wellness center and parking lot. The applicant is proposing to 
demolish the existing building and parking lot to construct eight new attached single-family 
residential units that are proposed to be erected side by side in a single building facing Brown 
St. Each residential unit has its own stairway and individual front door that leads directly into 
each unit. The applicant appeared before the Planning Board on September 27, 2017 for 
Preliminary Site Plan Review and was approved with five conditions.  

The applicant has updated the plans to reflect the request for a landscaping and photometric 
plan, and added four additional parking spaces, but has failed to include specification sheets for 
all of the screenwalls. A rooftop plan is not needed, as all mechanicals are proposed to be 
located within the attic of each unit. The applicant has also revised the east and west sides of 
the building to show more interest, adding numerous windows, some decorative features, and a 
base constructed of a different material.  

The applicant must add one street tree to the Southfield Rd. or Watkins St. frontage, 
bringing the total number of street trees to twelve, or obtain a waiver from the Staff 
Arborist. 

The Building Official has determined that the enclosed outdoor terraces on the back of each 
unit comply with the open space requirement of 180 sq. ft./unit mandated in Article 4, section 
4.34 OS-05 of the Zoning Ordinance. 

Design Review 
The applicant is proposing to create eight units, each with a different façade facing Brown St. 
The units are comprised of varied high quality building materials with different and tasteful 
colors. The materials used include brick, limestone, painted wood trim, stucco, copper flashing, 
and painted metal features. The applicant has not submitted specifications on where the 
material will be sourced from, or what the exact colors will be. The applicant must submit 
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specifications on the materials used for the construction of the building to complete the Design 
Review. 

The applicant is proposing a total of 52 new light fixtures at various locations on the property. 

Mr. Williams received confirmation from Mr. Baka that the entire site is zoned R-8, including the 
parcel to the south.  Permitted uses on that vacant land to the south are R-8 and R-3 single-
family. Anything that happens on that portion of the property would have to return for site plan 
review.  

Mr. Chris Longe, Architect, came forward to represent the applicant.  He stated they will meet 
all of the ordinance requirements.  As a result of discussion last time, they have added four 
guest parking spaces on the west/southwest side of the driveway.  A brick wall with limestone 
cap traces the whole perimeter of the townhome development. 

Mr. Boyle asked what the land to the south would look like in four years.  Mr. Longe replied that 
what has been left vacant is a 10,000 sq. ft. site.  The intent is to propose a single-family home 
that will be contextual with the townhomes and with the neighborhood. He explained for Mr. 
Boyle that it will be a staging area during construction for the townhomes. He will be back 
before the board in the next couple of weeks with a house design for that parcel.  Until the 
house is constructed the site will be stabilized with grass. 

Chairman Clein opened discussion from the audience at 8 p.m. 

Mr. Alan Kaplan, 600 W. Brown St., was concerned the construction workers would park in their 
lot in Piety Hill Place.  His other concern was there are only four extra spaces for this project. 
Therefore, visitors will also park in their lot and he feels that more excess parking is needed. 

Ms. Colleen LeGoff, 543 Watkins St., wanted the green space returned after staging is 
completed until a house is built. 

Mr. Paul Gozolo, 550 Watkins St., received confirmation there will not be accessible parking 
along his street because Watkins St. has residential permit parking.  He questioned why the 
development needs to open up onto Watkins St. rather than onto Southfield Rd.  Regarding the 
lot to the south, he asked that "single-family" be written into the agreement if it is approved. 
Lastly, he noted there are large, hundred year-old trees on the lot and it will not remain the 
same as it is now. 

Mr. Baka explained the parking provided exceeds ordinance requirements by four spaces. 

Mr. Longe stated that it is not feasible to enter the development off of Southfield Rd. that close 
to the corner. Also, entering off of Brown St. destroys the composition.   

It was discussed that cars could be parallel parked along the wall that surrounds the complex 
when there is a need.  There is 25 ft. between the garages and the wall. 

Chairman Clein noted for Mr. Gozolo that the Planning Board does not have legal authority to 
put contract zoning in place to mandate single-family residential use for the southern lot. 

Mr. Jeffares remembered that the former use on this site was a pediatric office.  They probably 
had more people in and out in one day than this complex will have in a month. 
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Mr. Williams announced he would look askance at any attached single-family development 
going in on the south parcel.  

Motion by Ms. Whipple-Boyce 
Seconded by Mr. Jeffares to recommend APROVAL of the Final Site Plan and Design 
Review for 525 Southfield Rd. subject to the following conditions:  
1. The applicant submit a specification sheet for the parking area screening wall for
administrative approval to ensure that the screening is complementary to the 
building, uses proper materials, and meets the required dimensions;  
2. The applicant add one street tree to the Southfield Rd. or Watkins St. frontage,
bringing the total number of street trees to 12, or obtain a waiver from the Staff 
Arborist;  
3. The applicant submit a revised photometric plan showing luminance levels no
greater than 1.5 maintained foot candles at the northern property line; 
4. The applicant must submit specifications on the materials used in the
construction of the building facade to complete the design review; 
5. The applicant must address the concerns of City Departments; and
6. The Planning Board approves the use of cut-off fixtures as proposed.

Amended by Mr. Boyle and accepted: 

7. Regarding the open land to the south of the site, the land to be used for staging,
that the land be restored per ordinance (until such time as the other development 
comes forward) with a landscape plan to be administratively approved.  This 
condition would be maintained until, at a date yet to be determined, the owner 
brings a proposed development for that site. 

Motion carried, 7-0. 

The Chairman called for public comments on the motion at 8:12 p.m. 

Mr. Gozolo showed the board a picture of one of the mature trees on the property. 

Mr. Koseck thought this is a great project.  It has quality design, it has variety, it anchors the 
corner, and he feels that it fits that street. 

ROLLCALL VOTE 
Yeas:  Whipple-Boyce, Jeffares, Boyle, Clein, Koseck, Lazar, Williams 
Nays:  None 
Absent:  None 

02-26-18 

2. 34965 Woodward Ave.  (former Peabody Restaurant and Frame Shop)
Request for approval of a Final Site Plan and Design to allow for construction of a 
new five-story mixed-use building 

Chairman Clein announced he would recuse himself as in the past, since his firm provided some 
consultant services at the front end of the project.  Vice-Chairperson Lazar took over the gavel. 
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VII. NEW BUSINESS
05-145-21 Public Hearing of Necessity - Grant Street Paving Project 

The Mayor opened the public hearing at 8:03 p.m. 

Deputy Treasurer Todd presented the item. 

The Mayor closed the public hearing at 8:05 p.m. 

MOTION: Motion by Commissioner Nickita, seconded by Commissioner Sherman: 
To confirm Special Assessment Roll No. 894 for Grant Street Paving Special Assessment District (see 
complete resolution in agenda packet). 

ROLL CALL VOTE: Ayes, Commissioner Nickita 
Commissioner Sherman 
Mayor Boutros 
Commissioner Hoff 
Commissioner Baller 
Mayor Pro Tem Longe  
Commissioner Host 

Nays, None 

05-146-21 Public Hearing – 720 N. Old Woodward 

The Mayor opened the public hearing at 8:07 p.m. 

It was noted that the applicant requested a postponement. 

MOTION: Motion by Commissioner Sherman, seconded by Commissioner Nickita: 
To postpone the Special Land Use Permit, Final Site Plan and Design Review application for 720 N. Old 
Woodward – Vinewood Kitchen & Cocktails to the June 14, 2021 meeting. 

Commissioner Hoff asked Staff to be in touch with the applicant to determine whether they would be ready 
by June 14, 2021 since the evening already had a lengthy agenda. 

ROLL CALL VOTE: Ayes, Commissioner Sherman 
Commissioner Nickita 
Mayor Boutros 
Commissioner Hoff 
Commissioner Baller 
Mayor Pro Tem Longe  
Commissioner Host 

Nays, None 

The public hearing was not closed. 

05-147-21 Public Hearing - 695 W. Brown Street – Lot Split 

CITY COMMISSION 5/24/2021
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The Mayor opened the public hearing at 8:12 p.m. 
 
Mayor Pro Tem Longe notified the Commission she would be recusing herself from the item because her 
spouse was involved in the original project from which this property was asking to be split. 
 
City Planner Cowan presented the item. 
 
In reply to Commissioner Sherman, Planning Director Ecker said she could provide the Commission with 
information about the previous development proposals regarding this lot. 
 
Commissioner Sherman said he would rather have that information before making a decision on this item. 
He said he recalled there being previous disagreements between the neighbors and the developer 
regarding this parcel. 
 
Christopher Brokovich, applicant, said that when he had previously proposed a development adjacent to 
685 W. Brown the proposal left 685 W. Brown itself undesigned. Subsequently, he proposed to build two 
more townhouses on 685 W. Brown, which the neighbors were not in favor of. As a result, Mr. Brokovich 
chose to put 685 W. Brown on the market.  
 
Public Comment 
 
Guy Simons reviewed the contents of his letter to the Commission. 
 
In reply to Mr. Simons, PD Ecker said she could provide the interpretation of the side setback that was 
used to build the eight units adjacent to 685 W. Brown. 
 
Thomas Saracino indicated he was interested in purchasing the lot if it was split within R-8 and advocated 
for the split.  
 
Michael Talansky, neighbor of 695 W. Brown Street, expressed concern about the lot split proposal.  
 
Andrew Haig expressed skepticism that adequate parking could be provided on the lots in question given 
the City’s lot coverage ordinances and the average turning radiuses of vehicles.  
 
In reply to Mr. Haig, CP Cowan stated that even with the lot split the eight adjacent units would still meet 
the minimum area-per-unit required for all units in R-8.  
 
Mr. Reagan said the Central Birmingham Residents’ Association has historically not been in favor of new 
multi-family residences being built on Watkins.  
 
Maria Van Hees, neighbor of 685 W. Brown, said she and her family had purchased a nearby home with 
an understanding that there would be a single family home built on 685 W. Brown.  
 
Wendy Zebrowski concurred with Commissioner Sherman’s recollection and agreed that previous minutes 
regarding this parcel should be reviewed for clarity. She stated that in general the neighbors want this 
parcel to be zoned for a single family home. 
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Mr. Bloom said that if plans could be developed that were amenable to the neighbors, he was supportive 
of Mr. Saracino doing the work. He attested to Mr. Saracino’s integrity and other building work in 
Birmingham. 
 
Commissioner Host concurred with Commissioner Sherman’s request for previous records regarding this 
parcel. He said the neighbors’ preferences should take precedence since they live there. He also said it 
was an issue that the final site plan approved by the Planning Board for this parcel was subsequently 
changed. 
 
The Mayor closed the public hearing at 9:06 p.m. 
 
MOTION: Motion by Commissioner Hoff, seconded by Commissioner Baller: 
To direct the applicant to pursue a rezoning of the subject property to R2-Single Family Zone in order to 
meet the lot split requirements of the municipal code. 
 
Commissioner Sherman commented the Commission took a similar stance regarding a proposal for the 
former Franklin Bank and Mountain King properties.  
 
Commissioner Host said he concurred with the comments of Mr. Simons and Mr. Reagan.  
 
ROLL CALL VOTE: Ayes, Commissioner Hoff 
   Commissioner Baller 
   Commissioner Host 
   Commissioner Sherman 
   Commissioner Nickita 

Mayor Boutros 
       

 Nays, None 
 
05-148-21 Public Hearing – 353 & 385 Fairfax – Lot Combination  
 
Mayor Pro Tem Longe rejoined the meeting. 
 
The Mayor opened the public hearing at 9:11 p.m.  
 
City Planner Cowan presented the item. 

 
MOTION: Motion by Commissioner Host, seconded by Commissioner Sherman: 
To cancel the public hearing. 
 
Commissioners Sherman and Nickita stated the applicant would run into issues with Item Four of the 
Subdivision Regulation Ordinance (Chapter 102, Section 102-83). 
 
Commissioner Baller agreed with Commissioners Sherman and Nickita, and said he would support the 
motion as a result. 
 
Commissioner Hoff said the variance request would likely meet the definition of self-creation and prevent 
the owner from obtaining a variance. She said the petitioner would likely have more luck amending their 
proposal to meet the lot combination requirements. 
 



MEMORANDUM 
Planning Division 

DATE:  

TO:  

FROM: 

APPROVED: 

SUBJECT: 

April 22nd, 2022 

Planning Board Members 

Brooks Cowan, Senior Planner 

Nicholas Dupuis, Planning Director 

588 S. Old Woodward - Phoenicia – Special Land Use Permit 
Amendment, Final Site Plan & Design Review  

The subject site, 588 S. Old Woodward - Phoenicia, is currently a single story restaurant with a 
Class C Retail – On Premises liquor license. Phoenicia has operated as a restaurant in Birmingham 
since 1982. Restaurants operating with a Class C license do not have a cap on the amount of 
indoor or outdoor seating. 

The applicant has submitted a Special Land Use Amendment and Final Site Plan and Design 
Review application proposing a 1,381 square foot addition to the rear of the building to 
accommodate additional kitchen area and private dining. A new outdoor dining plan is also 
proposed to accommodate the new sidewalk of the S. Old Woodward Phase 3 construction, as 
well as some minor changes to the on-site parking lot. 

1.0 Land Use and Zoning 

1. Existing Land Use – Single story Food & Drink establishment.

2. Zoning – B2-B (General Business) and D2 (Downtown Overlay)

3. Summary of Adjacent Land Use and Zoning –

North South East West 
Existing Land Use Commercial Commercial Commercial Residential 

Existing Zoning 
District 

B2-B (General 
- Business)

B2-B (General 
- Business)

B3 (Office -
Residential) 

R3 (Single 
Family 

Residential) 
Overlay Zoning 
District D2 D2 D5 N/A 



2.0 Setback and Height Requirements 
there are currently no issues with bulk, height or placement with the Special Land Use 
Permit, Final Site Plan/Design Review application submitted. 

3.0 Screening and Landscaping 

1. Dumpster Screening – New dumpster screening is proposed at the southwest 
corner of the property. The existing dumpster is a 5 yard dumpster that is 7 feet 
in height which is proposed to be screened by a 7 foot masonry screenwall that 
will match the existing building, with painted metal posts and painted vertical 
wood boards for the gates, satisfying requirements of Article 4, Section 
4.54(B)(8).

2. Parking Lot Screening – The parking lot is proposed to be screened from S. Old 
Woodward with 36 inch high Taxus Moon or Hatfield landscaping spaced 18 
inches on center. This is a change from the current masonry screenwall. Article 
4, Section 4.54(C)(3)(d) of the Zoning Ordinance enables the Planning Board to 
approve the use of evergreen screening in place of a masonry wall. The 
Planning Division recomends the Planning Board approve of the 
proposed evergreen screening.
The existing 6 foot masonry screenwall on the west side of the property will 
continue to screen the parking lot from the residential zone, satisfying parking 
lot screening requirements for parking lots adjacent to residential zones of Article 
4, Section 4.54(B)(7).

3. Mechanical Equipment Screening – A new ground transformer is proposed in the 
southwest corner of the property which is screened by the building and the 6 
foot rear screenwall. New rooftop mechanical units are proposed which are 10 
feet from the southern edge of the roof and have a maximum height of 5.5 feet. 
Rooftop mechanical units will be screened by 8 feet tall painted metal panels to 
match the grey stone building color.

4. Landscaping – The applicant has indicated additional landscaping surrounding 
the building and parking area. As previously mentioned, 36 inch high Taxus Moon 
or Hatfields will be used to screen three rows of parking from S. Old Woodward. 
Each row of screening landscaping along S. Old Woodward will be accompanied 
With a Frontier Hybrid Elm canopy tree 3 to 3.5 inches in caliper.
The building will retain the northern elevation's existing hydrangea vines on the 
wall trellises. The site plan also indicates expanded landscaping along the north 
elevation buffering the parking from the building with 120 vinca groundcover



that are 18 inches off center. A new greenspace is proposed in the northwest 
corner of the property with 6 Limelight Hydrangea, 9 magic carpet spirea, and a 
Green Vase Zelkova canopy tree 3 inches in caliper. 

The proposed landscaping species are not on Birmingham’s prohibited 
species list. Also, Article 4, Section 4.20(C)(1) Exceptions excludes properties 
in the Downtown Overlay District from having to meet the parking lot 
landscaping requirements of Section 4.20(E) and 4.20(F), therefore the 
applicant is not required to provide 5% total parking lot landscaping. 

5. Streetscape – The applicant is not proposing changes to the streetscape at this
time. The S. Old Woodward Phase 3 project provides a number of amenities in
front of the subject space including 2 street lights, 5 planter boxes and 7 new
trees. 3 new bike racks will be installed in the right-of-way at the northeast
corner of the property.

4.0 Parking, Loading and Circulation 

1. Parking – The applicant is proposing an additional 1,381 square feet for a total
of 4,049 square feet. Food and drink uses in the B2-B zone require 1 parking
space for every 75 square foot, therefore the subject site requires 54
parking spaces.

Phoenicia is proposing 34 parking spaces on-site, therefore requiring an
additional 20 parking spaces. Article 4.45(G)(3) Methods of Providing Parking 
Facilities enables the parking requirement to be met “by the collective provisions 
of the required off-street parking for 2 or more buildings or uses, provided that 
the total of such off-street parking areas shall not be less than the sum of the 
requirements of the various buildings or uses computed separately, and the 
location of such area meets the requirements of subsection (2) of this section, 
except as provided in Section 4.45(G)(4)…” 

The applicant has indicated a parking lease agreement with the 555 Building for
an additional 20 parking spaces to satisfy the parking requirement. City staff
have verified that the 555 building has an excess of 20 parking spaces to share
which is provided in a parking analysis below. Parking lease agreements are not
required to be recorded on the land titles for all affected properties if there is an
excess of required parking spaces to be shared.

The applicant has also demonstrated that the property is within 100 feet of the
property in which the parking lease agreement has been entered into upon,
satisfying proximity requirements of Article 4, Section 4.45(G)(2) of the Zoning



Ordinance. A breakdown of 555 S. Old Woodward’s parking requirement, which 
is zoned B3 Office-Residential, and the excess of 20 parking spaces for the 
building is included below. 

Article 4, Section 4.50(D) Office, Residential and Restaurant Parking enables 
reductions from residential and restaurant requirements for properties in the B3 
Office-Residential zone stating, “Where there is combined within a single 
building, an office use, a residential use, and a commercial restaurant, up to 
40% of the parking supplied to meet the requirement for office use may also be 
used to meet the requirements for residential use and up to 30% of the 
remaining parking requirement for office use may be used to meet the 
requirement for the commercial restaurant.” 

The residential and restaurant reduction values enabled by Article 4, Section 
4.50(D) for the 555 building were calculated as follows:  

Office and Residential Parking (40% Reduction) 
Office Parking 128 
Reduction 40% 
Total 51* (residential reduction used in final calculations) 

Office and Restaurant Parking (30%  Reduction) 
Remaining Office  77 (128 – 51*) 
Reduction   30% 
Total 23** (restaurant reduction used in final calculations) 

The residential and restaurant reduction values for a mixed use building were 
incorporated into the total parking calculations for the 555 building below: 

Residential  
Unit Type  Units space / unit Spaces Required 
Studio 11 1 11 
One-Bedroom 33 1 33 
Two-Bedroom 54 1.25 67.5 
Total 98 111.5 (112) 
Total after shared office parking reduction (112-51*) 61 

Office  SF  Space / SF  Spaces Required 
38,250 SF 300 128 



Commercial 
Use   SF / Chairs Parking Req. Spaces Required 
Retail  21,191 SF 1/300 SF 71 
Salons 24 Chairs 2/ chair 48 
Fitness 6,392 SF 1/550 SF 12 

Total 131 
Restaurant  SF Space / SF Spaces Required 

4,400 SF 1 per 75 SF 59 
Total after shared office parking reduction (59-23**) 36 

555 S. Old Woodward Parking Summary 
Total Parking Required  356 Spaces 
Total Parking Provided   376 Spaces 

Excess Parking Available 20 Spaces 

A parking analysis of all uses in the 555 building incorporated with the parking 
reduction due to mixed uses has indicated the site requires 356 parking spaces. 
City staff have walked the 555 building’s parking structure and counted 357 
parking spaces on-site on two different occasions within the past 12 months 
while verifying the property’s parking provisions.  

555 S. Old Woodward also gained approval from City Commission on February 
11th, 2013 to count 36 on-street parking spaces towards their total requirement, 
which currently totals 393 spaces. The S. Old Woodward Phase 3 project reduces 
the on-street spaces in front of the 555 building to 19 parking spaces which is 
the value staff have included in the building’s total provision of parking 
calculation. 

City staff conducted site visits to the 555 parking structure on Wednesday 
evening, April 20th, 2022 and again on Thursday afternoon, April 21st, 2022. Staff 
counted a total of 101 parked cars in the 555 structure on Wednesday evening 
between 5:45 pm to 6:30 pm (28% usage). 120 parked cars were counted 
Thursday afternoon between 12:40 pm to 1:00 pm (34% usage). The parking 
counts indicated 256 and 237 available parking spaces at these times. Staff 
intends to conduct a third parking count during evening dinner hours the 
weekend of April 21st-22nd, 2022 and will provide count numbers during the 
Planning Board meeting Wednesday April 27th, 2022. 

The 555 S. Old Woodward building has 98 residential units and over 30 
commercial tenant spaces with a broad range of uses. The 555 building provides 
357 parking spaces in its structure at the moment, nearly identical to the total 



amount of on-site parking required per the Zoning Ordinance total of all uses 
(356 spaces).  

Considering the excess of 20 total parking spaces at the 555 building, 
the peak parking demands for Phoenicia, and the amount of available 
parking spaces in the 555 building’s parking structure given recent 
counts (256-237 spaces), the Planning Division recommends 
the Planning Board and City Commission approve the parking 
lease agreement between Phoenicia and the 555 building. The 
applicant must provide the City with a signed shared parking 
agreement for 20 parking spaces, or obtain a parking variance from 
the Board of Zoning Appeals. 

2. Loading – The subject building is less that 5,000 square feet and therefore is not
required to provide an on-site loading space that is 40’ x 12’ x 14’.

3. Vehicular Circulation and Access – Vehicular circulation and access involves a
one-way access drive through the parking lot. The proposed ingress and egress
access points are proposed to be 10 feet wide and align with the S. Old
Woodward Phase 3 plans where thickened concrete will be provided where
vehicles must drive across.

4. Pedestrian Circulation and Access – A new door is proposed facing north with an
extended walkway connecting the parking lot to the proposed private dining
area. The main access will remain facing east towards the new sidewalk on S.
Old Woodward.

5.0 Lighting 
The photometric plan indicates 5 Bega LED wall sconce luminaires - four located along 
the northern elevation and one on the south elevation near the rear door. The wall 
sconces will be installed at a height of 12 feet and appear to be full cut-off lights. The 
site plan indicates 5 lights on the north elevation wall which is one more than on the 
photometric plan – the applicant will be required to update the photometric plan with 
all proposed lights. 

One pole mounted, full-cut off luminaire at 13 feet in height in the NW corner of the 
property is proposed to illuminate the parking lot. The new entrance facing north will 
also have a new recessed, 6” open wall wash LED light to illuminate the entrance.  

The photometric plan indicates a circulation area of foot candles ranging from 0.1 to 
9.5. Article 4.21(F)(2) & 4.21(F)(3) of the Zoning Ordinance requires circulation areas 
to have a minimum foot candle level of 0.2 and may not exceed a maximum-to-minimum 



ratio of 20:1. The current ratio is 95:1, therefore the applicant must update their 
photometric plan to satisfy the foot candle requirements for parking lot circulation areas. 
 
The foot candle levels along the property line abutting the single family zone to the west 
range from 0.1 to 0.5 which is below the 0.6 maximum, therefore satisfying the Zoning 
Ordinance requirement for illuminance levels. 
 
The applicant must submit an updated photometric plan with minimum foot 
candle levels of 0.2 and a minimum to maximum ratio of 20:1 foot candles for 
the parking lot circulation area or obtain a variance from the Board of Zoning 
Appeals. 
 

6.0 Departmental Reports 
 

1. Engineering Division – 5 foot clear sidewalk path must be maintained on sidewalk 
between the building and outdoor patio. 
 

2. Department of Public Services – Comments will be provided to the Planning 
Board by April 27th, 2022. 

 
3. Fire Department – See attachment for Fire Department Comments. 

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

 
5. Building Division – The Building Department has no concerns at this time. See 

attachment for general comments from the Building Department. 
 

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

7.0 Design Review 
The applicant is not proposing any changes to the front of the building facing S. Old 
Woodward, the windows, planters. And current detailing will remain. All structural 
changes are proposed in the rear of the building. The existing indoor seating 
arrangement is proposed to have new seating along the southern portion of the 
restaurant and have a total of 82 table seats and 9 bar seats. 14 additional seats are 
proposed in the new expansion with a linear skylight above the table. The private dining 
area is proposed to be 494 square feet. Two additional indoor bathrooms, kitchen space, 
and an employee locker room are proposed to modernize the back of house work area. 
The rear expansion appears to clean up what is now an unorganized and aesthetically 
unappealing rear storage area with unscreened dumpsters and a wooden shack in close 
proximity to a residential area. 
 



The northern elevation facing the parking lot will maintain the existing trellises with ivy 
and add a new door that connects to the private dining area. The new door is 
emphasized with a grey Mankato stone surrounding. A new window is proposed for the 
new addition of the private dining area which has a stone header.  

 
The south elevation and west elevation are proposed to continue to be all brick and will 
be painted to match the existing brick color. A rear door will provide access from the 
kitchen to dumpster in the back. 
 
Article 4, Section 4.90(B) Window Standards requires building elevations on the ground 
floor that do not face a frontage line but contain a public entrance to be no less than 
30% clear glazing between 1 and 8 feet above grade. The northern elevation is proposed 
to have a public entrance but very minimal glazing and does not appear to satisfy the 
window standard requirements. As mentioned previously, the northern elevation is 
proposed to maintain the existing hydrangea vines on the trellises for the majority of 
the elevation. Article 4, Section 4.90(E) enables flexibiility in glazing requirements and 
allows the glazing standards to be modified by a majority vote of the Planning Board if 
the following conditions are met: 
 
 a. The subject property must be in a zoning district that allows mixed uses; 

b. The scale, color, design and quality of materials mut be consistent with the 
building and site on which it is located; 
c. The proposed development must not adversely affect other uses and buildings 
in the neighborhood; 
d. Glazing above the first story shall not exceed a maximum of 70% of the façade 
area; 

 e. Windows shall be verticle in proportion. 
 
The Planning Division finds that the proposed site plan satisfies the 
requirements of Article 4, Section 4.90(E)(a) through 4.90(E)(e) and 
recommends that the Planning Board vote to allow Phoenicia’s northern 
elevation with a public entrance to have less than 30% clear glazing between 
1 and 8 feet. 
 
Outdoor Dining 
The applicant is proposing a 36-seat outdoor dining patio directly in front of the tenant 
space. The design incorporates approved streetscape plans for the S. Old Woodward 
Phase 3 update with an extended sidewalk. Phoenicia’s outdoor dining deck will no 
longer be in the street on top of parking spaces across from an intersection. The dining 
area will be buffered from the street by a city planter box with three street trees.  
 



The patio is proposed to exist entirely on public property, therefore the applicant will be 
expected to apply for an Outdoor Dining Permit annually and enter into a lease 
agreement with the City for the use of public property as a part of that permit. 
 
To define the space, the applicant is proposing a 42 in. black aluminum perimeter railing 
with circular detailing around all sides with an opening on the west side. Four grey 
aluminum planter boxes are proposed also proposed along the sidewalk on the west 
side of the outdoor seating space to delineate the area. The specifications for the tables 
and chairs indicate metal and wood as per the ordinance requirements. Two Tucci 
umbrellas are also proposed above the center tables. One trash recepticle within the 
outdoor dining area is proposed.  
 
The applicant has also provided dimensions indicating that a 5 ft. clear path will be 
maintained between the planters along the building frontage and the outdoor dining 
area which includes the planter boxes. 

 
Signage 
No new signs are proposed, the applicant will maintain the existing sign next to the front 
entrance reading “588 Phoenicia”. 

 
8.0 Required Attachments 

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

 
 

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

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

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



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

(3) The location, size and height of the building, walls and fences shall be such that
they will not hinder the reasonable development of adjoining property nor
diminish the value thereof.

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

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

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

In addition, Article 7, Section 7.26 requires applications for a Special Land Use Permit 
to meet the following criteria: 

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

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

(3) The use is consistent with the public health, safety and welfare of the city.
(4) The use is in compliance with all other requirements of this Zoning

Ordinance.
(5) The use will not be injurious to the surrounding neighborhood.
(6) The use is in compliance with state and federal statutes.

10.0 Recommendation 
Based on a review of the site plan submitted, the Planning Division recommends that 
the Planning Board recommend APPROVAL to the City Commission the Special Land 
Use and Final Site Plan/Design Review application for 588 S. Old Woodward  – Phoenicia 
– with the following conditions:

1. The applicant submit a signed parking lease agreement for 20 parking spaces 
or obtain a variance for required parking spaces from the Board of Zoning 
Appeals;

2. The applicant submit an updated photometric plan that satisfies the foot candle 
level requirements for parking lot circulation areas;

3. The Planning Board allow evergreen parking lot screening in place of a masonry 
screen wall;



4. The Planning Board allow the glazing standards for the northern elevation with
a public entrance to be modified; and

5. The applicant comply with the requests of all City Departments.

11.0 Sample Motion Language (Special Land Use Permit) 
Motion to recommend APPROVAL to the City Commission the Special Land Use Permit 
for 588 S. Old Woodward  – Phoenicia – subject to the conditions of Final Site Plan & 
Design Review approval. 

1. The applicant submit a signed parking lease agreement for 20 parking spaces 
or obtain a variance for required parking spaces from the Board of Zoning 
Appeals;

2. The applicant submit an updated photometric plan that satisfies the foot candle 
level requirements for parking lot circulation areas;

3. The Planning Board allow evergreen parking lot screening in place of a masonry 
screen wall;

4. The Planning Board allow the glazing standards for the northern elevation with 
a public entrance to be modified; and

5. The applicant comply with the requests of all City Departments.

OR 

Motion to POSTPONE the Special Land Use Permit for 588 S. Old Woodward  – 
Phoenicia – pending receipt of the following: 

1. ______________________________________________________________
2. ______________________________________________________________
3. ______________________________________________________________

OR 

Motion to recommend DENIAL to the City Commission the Special Land Use Permit for 
588 S. Old Woodward  – Phoenicia – for the following reasons: 

1. ______________________________________________________________
2. ______________________________________________________________
3. ______________________________________________________________

12.0 Sample Motion Language (Final Site Plan & Design Review ) 



Motion to recommend APPROVAL to the City Commission the Final Site Plan & Design 
Review for 588 S. Old Woodward  – Phoenicia – with the following conditions: 

1. The applicant submit a signed parking lease agreement for 20 parking spaces 
or obtain a variance for required parking spaces from the Board of Zoning 
Appeals;

2. The applicant submit an updated photometric plan that satisfies the foot candle 
level requirements for parking lot circulation areas;

3. The Planning Board allow evergreen parking lot screening in place of a masonry 
screen wall;

4. The Planning Board allow the glazing standards for the northern elevation with 
a public entrance to be modified; and

5. The applicant comply with the requests of all City Departments.

OR 

Motion to POSTPONE the Final Site Plan & Design Review for 588 S. Old Woodward  – 
Phoenicia – pending receipt of the following: 

1. The applicant submit a signed parking lease agreement for 20 parking spaces 
or obtain a variance for required parking spaces from the Board of Zoning 
Appeals;

2. The applicant submit an updated photometric plan that satisfies the foot candle 
level requirements for parking lot circulation areas;

3. The Planning Board allow evergreen parking lot screening in place of a masonry 
screen wall;

4. The Planning Board allow the glazing standards for the northern elevation with 
a public entrance to be modified; and

5. The applicant comply with the requests of all City Departments.

OR 

Motion to recommend the DENIAL to the City Commission the Final Site Plan & Design 
Review for 588 S. Old Woodward  – Phoenicia – for the following reasons: 

1. ______________________________________________________________
2. ______________________________________________________________
3. ______________________________________________________________
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Zoning Compliance Summary Sheet 
SLUP & Final Site Plan Review 

588 S. Old Woodward 

Existing Site: 1 story commercial/food & drink establishment 

Zoning: B2-B General Business and  D2 Overlay 
Land Use: Alcoholic Beverage Sales 

Existing Land Use and Zoning of Adjacent Properties: 

North South East West 
Existing 
Land Use Commercial Commercial Commercial Residential 

Existing 
Zoning 
District 

B2-B (General - 
Business) 

B2-B (General 
- Business)

B3 (Office -
Residential) 

R3 (Single 
Family 

Residential) 

Overlay 
Zoning 
District 

D2 D2 D5 N/A 

Land Area: Existing: 0.395 acres / 17,206 square feet 
Proposed: 0.395 acres / 17,206 square feet 

Dwelling Units: Existing: N/A 
Proposed: N/A 

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

Min. Floor Area /Unit: Required: N/A 

Proposed: N/A 

Max. Total Floor Area: Required: N/A 
Proposed: N/A 

Min. Open Space: Required: N/A 
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Proposed: N/A  

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

Front Setback: Required: Front façade on frontage line 
Proposed: Front façade on frontage line 

Min. Side Setbacks Required: Min 0 ft. for commecial, office or parking stories 
Proposed: 0 ft. to south 

97.8 to north 
Rear Setback: Required: Equal to existing adjacent, pre-existing building 

Proposed: 22’11’’  

Min. Front+Rear Setback Required: N/A  
 

Proposed: N/A  
 

Max. Bldg. Height: Permitted: 2 stories 
Proposed: 14’, 1 story 

 
Min. Bldg. Height Required: N/A 

Proposed: N/A 

Min. Eave Height: Required: N/A 
Proposed: N/A 

Floor-Floor Height: Required: N/A 
Proposed: N/A 

Front Entry: Required: Principle entrance on frontange line 
Proposed: Main entrance facing S. Old Woodward 

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

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

 
 

Parking: Required: 54 
 

Proposed: 34 on-site 
20 via lease agreement 
54 Total 
 

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

Parking Lot Frontage: Required: N/A 
Proposed: N/A 

 
Loading Area: Required: 1 off-street loading spaces 

40 ft. x 12 ft. x 14 ft. 
Proposed: Loading space in the rear of building. Alley is also 20 feet 

wide – therefore acceptable 
Screening:   

  
Parking: Required: 2.5 to 3.5 feet of masonry or evergreen 

Proposed: 36 inch evergreen  

Loading: Required: 0 (less than 5,000 SF) 
Proposed: 0 

Rooftop Mechanical: Required: Screened from view 
Proposed: 8’ painted metal panel 

Elect. Transformer: Required: Screened from public view 
Proposed: Located in rear of building 

Dumpster: Required: Masonry screen wall with wood gates 
Proposed: 7’ masonry screen wall with wood gates 

 



CITY OF BIRMINGHAM 
Community Development – Building Department 

151 Martin Street, Birmingham, MI 48009 
 
 
 

Final Site Plan Review Comments  
 

April 19, 2022 
 
 
RE:  Final Site Plan Review Comments 

588 S. Old Woodward, Phoenicia                       
 

As requested, the Building Department has examined the plans for the proposed project 
referenced above. The plans were provided to the Planning Department for site plan review 
purposes only and present conceptual elevations and floor plans. Although the plans lack 
sufficient detail to perform a code review, the following comments are offered for Planning Design 
Review purposes and applicant consideration: 
 
Applicable Building Codes: 
 
 2015 Michigan Building Code. Applies to all buildings other than those regulated by 

the Michigan Residential Code. 
 
 2015 Michigan Mechanical Code. (Residential requirements for mechanical 

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

 
 2018 Michigan Plumbing Code. (Residential requirements for plumbing construction 

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

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

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

 
Review Comments: 
 

1. No building code concerns at this time.  
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General Note

1.  SEE DRAWING FOR LUMINAIRE MOUNTING HEIGHT.

2.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 6' - 0"

3.  LIGHTING ALTERNATES REQUIRE NEW PHOTOMETRIC CALCULATION AND RESUBMISSION TO CITY FOR APPROVAL.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS.  THIS

LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN

ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.  ACTUAL PERFORMANCE OF ANY MANUFACTURER'S

LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS.

MOUNTING HEIGHTS INDICATED ARE FROM GRADE AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUITABILITY

AND SAFETY.  THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY

COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR SPECIFIC

INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.

FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH.COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED IN FIELD BY

OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT

LESS BASE HEIGHT.

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp

Lumens

Per

Lamp

Light Loss

Factor
Wattage

A

5 BEGA

Converted by

LUMCat V

08.12.2016 /

H.R.

22 260 K4 22260 LED 3557 0.9 34

B
1 Lithonia

Lighting

DSX0 LED P1 40K TFTM

MVOLT

DSX0 LED P1 40K TFTM MVOLT LED 4711 0.9 38

C
1 Lithonia

Lighting

LDN6 40/15 LO6AR LSS 6IN LDN, 4000K, 1500LM,

CLEAR, SEMI-SPECULAR

REFLECTOR, CRI80

LED 1516 0.9 17.52

Statistics

Description Symbol Avg Max Min Avg/Min Max/Min

Grade @ 6' 0.8 fc 14.1 fc 0.0 fc N/A N/A

Parking Lot 1.3 fc 14.1 fc 0.0 fc N/A N/A

Property Line @ 6'

AFG
0.0 fc 0.3 fc 0.0 fc N/A N/A



 
Special Land Use Permit Application 

Planning Division 
Form will not be processed until it is completely filled out. 

 
1. Applicant 

Name:___________________________________________ 
Address:_________________________________________ 
________________________________________________ 
Phone Number:____________________________________ 
Fax Number:______________________________________ 
Email address:____________________________________ 
 

2. Property Owner 
Name:_____________________________________________ 
Address:___________________________________________ 
__________________________________________________ 
Phone Number:_____________________________________ 
Fax Number:_______________________________________ 
Email address:______________________________________ 

3. Applicant’s Attorney/Contact Person 
Name:___________________________________________ 
Address:_________________________________________ 
________________________________________________ 
Phone Number:____________________________________ 
Fax Number:______________________________________ 
Email address:____________________________________ 
 

4. Project Designer/Developer 
Name:_____________________________________________ 
Address:___________________________________________ 
__________________________________________________ 
Phone Number:_____________________________________ 
Fax Number:_______________________________________ 
Email address:______________________________________ 

5. Required Attachments 
I. Two (2) paper copies and one (1) digital copy of all 

project plans including: 
i. A detailed Existing Conditions Plan 

including the subject site in its entirety, 
including all property lines, buildings, 
structures, curb cuts, sidewalks, drives, 
ramps and all parking on site and on the 
street(s) adjacent to the site, and must 
show the same detail for all adjacent 
properties within 200 ft. of the subject 
site’s property lines; 

ii. A detailed and scaled Site Plan depicting 
accurately and in detail the proposed 
construction, alteration or repair; 

iii. A certified Land Survey; 
iv. Interior floor plans; 

 

 
v. A Landscape Plan; 

vi. A Photometric Plan; 
vii. Colored elevation drawings for each 

building elevation; 
II. Specification sheets for all proposed materials, light 

fixtures and mechanical equipment; 
III.  Samples of all proposed materials; 
IV. Photographs of existing conditions on the site 

including all structures, parking areas, landscaping 
and adjacent structures; 

V. Current aerial photographs of the site and 
surrounding properties; 

VI. Warranty Deed, or Consent of Property Owner if 
applicant is not the owner; 

VII. Any other data requested by the Planning Board, 
Planning Department, or other City Departments. 

 
6. Project Information  

Address/Location of the property: _____________________ 
_________________________________________________ 
Name of development: ______________________________ 
Sidwell #: ________________________________________ 
Current Use: ______________________________________ 
Proposed Use:_____________________________________ 
Area of Site in Acres:_______________________________ 
Current zoning: ___________________________________ 
Is the property located in the floodplain? _______________ 
Name of Historic District Site is located in:_____________ 
Date of Historic District Commission Approval:__________ 
Date of Application for Preliminary Site Plan:____________ 
Date of Preliminary Site Plan Approval:________________ 

 
Date of Application for Final Site Plan:___________________ 
Date of Final Site Plan Approval:_______________________ 
Date of  Application  for Revised Final Site Plan:___________ 
Date of Revised Final Site Plan Approval:________________ 
Date of Design Review Board Approval:_________________ 
Is there a current SLUP in effect for this site? _____________ 
Date of Application for SLUP:_________________________ 
Date of SLUP Approval:______________________________ 
Date of Last SLUP Amendment:________________________ 
Will proposed project require the division of platted lots? ____ 
__________________________________________________ 
Will proposed project require the combination of platted lots? 
__________________________________________________ 



7. Details of the Proposed Development (attach separate sheet if necessary) 
________________________________________________________________________________________________________ 
________________________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 
_________________________________________________________________________________________________________ 
 

8. Buildings and Structures 
Number of Buildings on Site:_________________________ 
Height of Buildings & # of Stories:_____________________ 
 

 
Use of Buildings:___________________________________ 
Height of Rooftop Mechanical Equipment:_______________ 

9. Floor Use and Area (in Square Feet)  

Proposed Commercial Structures: 
Total basement floor area:____________________________ 
Number of square feet per upper floor:__________________ 
Total floor area:____________________________________ 
Floor area ratio (total floor area ÷ total land area):__________ 
__________________________________________________ 
Open space:________________________________________ 
Percent of open space:_______________________________ 
 

 
Office Space:______________________________________ 
Retail Space:_______________________________________ 
Industrial Space:____________________________________ 
Assembly Space:___________________________________ 
Seating Capacity:___________________________________ 
Maximum Occupancy Load:__________________________ 

Proposed Residential Structures: 
Total number of units:________________________________ 
Number of one bedroom units:_________________________ 
Number of two bedroom units:_________________________ 
Number of three bedroom units:________________________ 
Open space:________________________________________ 
Percent of open space:_______________________________ 
 

 
Rental units or condominiums? _______________________ 
Size of one bedroom units:____________________________ 
Size of two bedroom units:___________________________ 
Size of three bedroom units:__________________________ 
Seating Capacity:___________________________________ 
Maximum Occupancy Load:__________________________ 

Proposed Additions: 
Total basement floor area, if any, of addition:_____________ 
Number of floors to be added:_________________________ 
Square footage added per floor:________________________ 
Total building floor area (including addition):_____________ 
Floor area ratio (total floor area ÷ total land area):__________ 
__________________________________________________ 
Open Space:_______________________________________ 
Percent of open space:_______________________________ 
 

 
Use of addition:____________________________________ 
Height of addition:__________________________________ 
Office space in addition:_____________________________ 
Retail space in addition:______________________________ 
Industrial space in addition:___________________________ 
Assembly space in addition:___________________________ 
Maximum building occupancy load (including addition):____ 
_________________________________________________ 

10. Required and Proposed Setbacks 
Required front setback:_______________________________ 
Required rear setback:________________________________ 
Required total side setback:___________________________ 
Side setback:_______________________________________ 
 

 
Proposed front setback:______________________________ 
Proposed rear setback________________________________ 
Proposed total side setback:___________________________ 
Second side setback:________________________________ 
 

11. Required and Proposed Parking  
Required number of parking spaces:_____________________ 
Typical angle of parking spaces:________________________ 
Typical width of maneuvering lanes:____________________ 
Location of parking on site:___________________________ 
Location of parking off site:___________________________ 
Number of light standards in parking area:________________ 
Screenwall material:_________________________________ 
 

 
Proposed number of parking spaces:____________________ 
Typical size of parking spaces:________________________ 
Number of spaces <180 sq. ft.:________________________ 
Number of handicap spaces:__________________________ 
Shared parking agreement? ___________________________ 
Height of light standards in parking area:________________ 
Height of screenwall:________________________________ 



12. Landscaping 
Location of landscape areas:___________________________ 
__________________________________________________ 
__________________________________________________ 
__________________________________________________ 
__________________________________________________ 
__________________________________________________ 
__________________________________________________ 
__________________________________________________ 
__________________________________________________ 
__________________________________________________ 
 

 
Proposed landscape material:__________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 

13. Streetscape 
Sidewalk width:____________________________________ 
Number of benches:_________________________________ 
Number of planters:_________________________________ 
Number of existing street trees:________________________ 
Number of proposed street trees:_______________________ 
Streetscape plan submitted? ___________________________ 

 
Description of benches or planters:_____________________ 
_________________________________________________ 
Species of existing trees:_____________________________ 
_________________________________________________ 
Species of proposed trees:____________________________ 
_________________________________________________ 
 

14. Loading 
Required number of loading spaces:_____________________ 
Typical angle of loading spaces:________________________ 
Screenwall material:_________________________________ 
Location of loading spaces on site:______________________ 
 

 
Proposed number of loading spaces:____________________ 
Typical size of loading spaces:________________________ 
Height of screenwall:________________________________ 
Typical time loading spaces are used:___________________ 

15. Exterior Waste Receptacles 
Required number of waste receptacles:__________________ 
Location of waste receptacles:_________________________ 
Screenwall material:_________________________________ 

 
Proposed number of waste receptacles:__________________ 
Size of waste receptacles:_____________________________ 
Height of screenwall:________________________________ 
 

16. Mechanical Equipment 
 

 

Utilities and Transformers: 
Number of ground mounted transformers:________________ 
Size of transformers (L•W•H):________________________ 
Number of utility easements:__________________________ 
Screenwall material:_________________________________ 
 

 
Location of all utilities & easements:____________________ 
_________________________________________________ 
_________________________________________________ 
Height of screenwall:________________________________ 

Ground Mounted Mechanical Equipment: 
Number of ground mounted units:______________________ 
Size of ground mounted units (L•W•H):_________________ 
Screenwall material:_________________________________ 
 

 
Location of all ground mounted units:___________________ 
_________________________________________________ 
Height of screenwall:________________________________ 

Rooftop Mechanical Equipment: 
Number of rooftop units:_____________________________ 
Type of rooftop units:________________________________ 
__________________________________________________ 
Screenwall material:_________________________________ 
Location of screenwall:_______________________________ 
__________________________________________________ 

 
Location of all rooftop units:__________________________ 
Size of rooftop units (L•W•H):________________________ 
Percentage of rooftop covered by mechanical units:________ 
Height of screenwall:________________________________ 
Distance from rooftop units to all screenwalls:____________ 
_________________________________________________ 
 

17. Accessory Buildings 
Number of accessory buildings:________________________ 
Location of accessory buildings:_______________________ 

 
Size of accessory buildings:___________________________ 
Height of accessory buildings:_________________________ 
 

18. Building Lighting 
Number of light standards on building:__________________ 

 
Type of light standards on building:____________________ 
_________________________________________________ 



 
 
 
 

Size of light fixtures (L•W•H):________________________ 
Maximum wattage per fixture:_________________________ 
Light level at each property line:_______________________ 
 

Height from grade:__________________________________ 
Proposed wattage per fixture:__________________________ 

19. Site Lighting 
Number of light fixtures:_____________________________ 
Size of light fixtures (L•W•H):________________________ 
Maximum wattage per fixture:_________________________ 
Light level at each property line:_______________________ 
 

 
Type of light fixtures:________________________________ 
Height from grade:__________________________________ 
Proposed wattage per fixture:__________________________ 
Holiday tree lighting receptacles:_______________________ 

20. Adjacent Properties 
Number of properties within 200 ft.:____________________ 
 

 

Property #1 
Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 

 
Property Description:________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
North, south, east or west of property? __________________ 
 

Property #2 
Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 

 
Property Description:________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
North, south, east or west of property? __________________ 
 

Property #3 
Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 

 
Property Description:________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
North, south, east or west of property? __________________ 
 

Property #4 
Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 
 

 
Property Description:________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
North, south, east or west of property? __________________ 
 

Property #5 
Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 
 

 
Property Description:________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
North, south, east or west of property? __________________ 
 





 

 

 

SPECIAL LAND USE PERMIT APPLICATION CHECKLIST – PLANNING DIVISION 

Applicant: ___________________________________________ Case #: __________________ Date: ________________________ 

Address: _____________________________________   Project: _____________________________________________________  

 

All site plans and elevation drawings prepared for approval shall be prepared in accordance with the following specifications and other 
applicable requirements of the City of Birmingham.  If more than one page is used, each page shall be numbered sequentially.  All 
plans must be legible and of sufficient quality to provide for quality reproduction or recording.  Plans must be no larger than 24” x 
36”, and must be folded and stapled together.  The address of the site must be clearly noted on all plans and supporting documentation. 
 
 
Site Plan for Special Land Use Permit 
A full Site Plan detailing the proposed changes for which approval is requested shall be drawn at a scale no smaller than 
1” = 100’ (unless the drawing will not fit on one 24” X 36” sheet) and shall include: 
 

___ 1. Name and address of applicant and proof of ownership; 

___ 2. Name of Development (if applicable); 

___ 3. Address of site and legal description of the real estate; 

___ 4. Name and address of the land surveyor; 

___ 5. Legend and notes, including a graphic scale, north point, and date; 

___ 6. A separate location map; 

___ 7. A map showing the boundary lines of adjacent land and the existing zoning of the area proposed to be 
developed as well as the adjacent land; 

___ 8. Aerial photographs of the subject site and surrounding properties; 

___ 9. A detailed and scaled Site Plan depicting accurately and in detail the proposed construction, alteration or 
repair; 

___ 10. A detailed Existing Conditions Plan including the subject site in its entirety, including all property lines, 
buildings, structures, curb cuts, sidewalks, drives, ramps and all parking on site and on the street(s) 
adjacent to the site, and must show the same detail for all adjacent properties within 200 ft. of the subject 
site’s property lines; 

___ 11. Interior floor plans; 

___ 12. A chart indicating the dates of any previous approvals by the Planning Board, Board of Zoning Appeals, 
Design Review Board, or the Historic District Commission (“HDC”); 



___ 13. Existing and proposed layout of streets, open space and other basic elements of the plan; 

___ 14. Existing and proposed utilities and easements and their purpose; 

___ 15. Location of natural streams, regulated drains, 100-year flood plains, floodway, water courses, marshes, 
wooded areas, isolated preserve-able trees, wetlands, historic features, existing structures, dry wells, utility 
lines, fire hydrants and any other significant feature(s) that may influence the design of the development; 

___ 16. General description, location, and types of structures on site; 

___ 17. Location of sidewalks, curb cuts, and parking lots on subject site and all sites within 200 ft. of the property 
line; 

___ 18. Details of existing or proposed lighting, signage and other pertinent development features; 

___ 19. Elevation drawings showing proposed design; 

___ 20. Screening to be utilized in concealing any exposed mechanical or electrical equipment and all trash 
receptacle areas;   

___ 21. Location of all exterior lighting fixtures; 

___ 22. A Photometric Plan depicting proposed illuminance levels at all property lines; 

___ 23. A Landscape Plan showing all existing and proposed planting and screening materials, including the 
number, size, and type of plantings proposed and the method of irrigation;  and 

___ 24. Any other information requested in writing by the Planning Division, the Planning Board, or the Building 
Official deemed important to the development. 

 

Elevation Drawings 

Complete elevation drawings detailing the proposed changes for which approval is requested shall be drawn at a scale no 
smaller than 1” = 100’ (unless the drawing will not fit on one 24” X 36” sheet) and shall include: 
 

___ 25. Color elevation drawings showing the proposed design for each façade of the building; 

___ 26. List of all materials to be used for the building, marked on the elevation drawings; 

___ 27. Elevation drawings of all screenwalls to be utilized in concealing any exposed mechanical or electrical 
equipment, trash receptacle areas and parking areas;   

___ 28. Details of existing or proposed lighting, signage and other pertinent development features; 

___ 29. A list of any requested design changes; 

___ 30. Itemized list and specification sheets of all materials, light fixtures and mechanical equiptment to be used, 
including exact size specifications, color, style, and the name of the manufacturer; 

___ 31. Location of all exterior lighting fixtures, exact size specifications, color, style and the name of the 
manufacturer of all fixtures, and a photometric analysis of all exterior lighting fixtures showing light levels 
to all property lines; and 

___ 32. Any other information requested in writing by the Planning Division, the Planning Board, or the Building 
Official deemed important to the development. 
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** In addition, 36 On-Street Parking Spaces have been allocated to 555 S. Old Woodward Ave. 

555 S. Old Woodward Ave - Parking Summary    
      
Residential          
Unit Type Number of Units Space / Unit Spaces Required   
Studio 11 1 11   
One-Bedroom 33 1 33   
Two-Bedroom 54 1.25 67.5   

Total  98   112   
          

Total (After Parking Reduction) 112 - 51 = 61   
        
Office Square Footage Space / SF Spaces Required   
  38,250  300 128   
        
Retail Square Footage Space / SF Spaces Required   
  21,191  300 71   
        
Salon Chairs Space / Chair Spaces Required   

  24  2 48   
      
Fitness Square Footage Space / SF Spaces Required   
  6,392  550 12   
      
Restaurant Square Footage Space / SF Spaces Required   

                       4,400  75 59   
          

Total (After Parking Reduction) 59 - 23 = 36   
      
 Total Parking Required  356   

 
 

Total Parking Provided  376   

  
 

Excess Parking Available 20 
 
   



 

     which have NOT been included in the numbers above 
 
 

555 S. Old Woodward Ave - Parking Summary (Continued) 
 

Office and Residential Parking (40% Reduction)      
Number of Office Spaces Reduction  Total  

128 40% 51 
 
 

Office and Restaurant Parking (30% Reduction)      
Number of Office Spaces (Remaining) Reduction  Total  

77 30% 23 
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PARKING LEASE AGREEMENT 
555 South Old Woodward Avenue, Birmingham, Michigan 

THIS PARKING LEASE AGREEMENT (this “Agreement”) is made this 14 day of 
April 2022, between The 555 Building Condominium Association, a Michigan nonprofit 
corporation (“Landlord”), and Phoenicia Restaurant, (“Tenant”).  In consideration of the 
mutual covenants and conditions set forth herein and other valuable consideration, the 
receipt and sufficiency of which are hereby acknowledged, Landlord and Tenant, intending 
to be legally bound, agree as follows: 

 
1. Lease.  Landlord hereby agrees to lease and make available to Tenant a 

minimum of Sixteen (16) and a maximum of Twenty (20) unassigned parking spots as 
requested by Tenant on the Ramp to the Fourth deck and Fourth Deck on the North End 
of the parking structure (the “Premises”) on property owned by Landlord, located at 555 
South Old Woodward, Birmingham, Michigan (the “Property”) containing twenty parking 
spaces (each, a “Parking Space” and collectively, the “Parking Spaces”) within the 
Premises, subject to and upon the terms and conditions set forth in this Agreement.  The 
Parking Spaces shall be used solely for valet parking by Tenant’s employees (“Users”) and 
no other persons whatsoever.  Landlord also grants Tenant ingress and egress to and from 
the Premises solely from the northwest corner street entrances of the Property, and Tenant 
shall cause Users to only use such points of ingress and egress.   

2. Term.  The term of this Agreement will commence upon completion by Tenant 
of an expansion of its restaurant building located at 588 South Old Woodward, Birmingham, 
Michigan (the “Restaurant”) and issuance of a occupancy permit by the City of Birmingham 
for the Restaurant (the “Commencement Date”) and remain in effect for 5 years from the 
commencement date, unless earlier terminated in accordance with this Agreement. The 
Commencement Date through the Expiration Date is the “Term”.  Notwithstanding the 
foregoing, after two years either party has the right to terminate this Agreement by ninety 
days’ written notice to the other party, and this Agreement will terminate on the ninetieth day 
(the “Surrender Date”) after the delivery of such notice of termination, and Tenant shall 
surrender the Premises to Landlord on or prior to the Surrender Date, provided that the 
parties shall remain obligated for all of their obligations under this Agreement through the 
Surrender Date. 

3. Tenant Improvements.  If needed, as determined by Tenant in its sole 
discretion, Tenant shall, on or before using the Premises for the Parking Purpose, at 
Tenant's sole cost and expense, provide all work of whatsoever nature which is required for 
the construction and operation of a first-class parking lot (“Tenant's Work”).  Prior to 
commencing any improvements on the Premises, Tenant must furnish to Landlord for 
Landlord’s approval the parking lot design drawings and working drawings and 
specifications with respect to Tenant’s Work together with a budget detailing the costs of 
Tenant’s Work (once approved by Landlord, the “Tenant Improvement Plans”).  Tenant 
shall select and use only contractors, subcontractors or other personnel that have been 
approved by Landlord in writing.  Landlord shall have the right to enter the Premises from 
time to time to inspect Tenant’s Work.  Tenant must, promptly following completion of 
Tenant’s Work, provide Landlord with sworn statements and unconditional lien waivers from 
all contractors and subcontractors constructing the Tenant’s Work.  No deviation from the 
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Tenant Improvement Plans, once approved by Landlord, shall be made by Tenant without 
Landlord's prior written consent.  Approval of the Tenant Improvement Plans by Landlord 
shall not constitute the assumption of any responsibility by Landlord or Landlord's architect 
or engineer for their accuracy, efficacy or sufficiency, and Tenant shall be solely responsible 
for such items.  Approval by Landlord of Tenant’s contractors shall not constitute assumption 
of responsibility for the competency of Tenant’s contractors, and Tenant shall be solely 
responsible for same.  Tenant shall not open the Premises for Users until Tenant’s Work 
has been completed, and Tenant has received a certificate of occupancy (or the like) from 
the local governmental authorities.  Tenant shall engage the services of such bondable, 
State and County licensed contractors.  Landlord shall determine in Landlord’s sole and 
absolute discretion whether Tenant must use union labor for particular construction trade 
work.  Tenant shall not be able to enter the Premises to perform any work or to install any 
improvements until all of the following conditions have been met by written notice from 
Landlord to Tenant:  (a) receipt by Tenant of Landlord’s written approval of the Tenant 
Improvement Plans; and (b) receipt by Tenant of required building permits and approvals 
from local governing agencies 

4. Lease Fee.  As of the commencement date,  Tenant shall pay to Landlord the 
total amount of One Hundred Forty and 00/100 Dollars per Parking Space per month, (the 
“Lease Fee”), which shall be paid on or before the first of each month in advance. The 
monthly lease rate shall increase by four (4%) percent per annum on the annual anniversary 
of the commencement date. 

5. Use; Rules and Regulations for Parking Spaces.   

(a) Users are entitled to use the Parking Spaces during the Restaurant’s hours of 
operation. Users shall use the Parking Spaces solely for valet parking by Tenant’s 
employees (“Users”) and no other persons whatsoever for the parking of automobiles that 
are owned or operated by Users.    

(b) Vehicles shall be parked within the striped Parking Spaces and remain locked 
while parked.  Vehicles must not be parked by Users in such a way as to block traffic lanes.  
The parking of unlicensed or uninsured vehicles, the storage of vehicles or any other 
personal property or equipment, and the repair and maintenance of vehicles in the Property 
is prohibited.  Further, the parking of vehicles that (in the opinion of Landlord) pose any kind 
of hazard or have hazardous contents is prohibited.  The parking of vehicles for the principal 
purpose of promotional activities or advertising (in the opinion of Landlord) is also prohibited.  
Any vehicle remaining in the Premises for more than Five (5) consecutive calendar days 
shall be deemed abandoned and may be removed from the Premises by Landlord at 
Tenant’s expense and Landlord shall have no liability to any person for loss or damage on 
account of such removal.  All costs incurred in removing and storing any such abandoned 
vehicle shall be reimbursed by Tenant upon being billed therefore by Landlord. 

(c) Neither Tenant nor its employees shall commit or allow any waste or damage 
to be committed on any portion of the Property, create any nuisance, or unreasonably 
interfere with, annoy or disturb any other tenant, licensee, parker or Landlord in its operation 
of the Property. 



3 
 

(d) Tenant and its employees shall comply with all applicable governmental laws 
and regulations.  In addition, the use of the Parking Spaces by Tenant and its employees 
under the terms of this Agreement is subject to such rules and regulations as are 
promulgated from time to time by Landlord and communicated to Tenant (collectively, the 
“Rules and Regulations”).  

6. Holding Over.  If Tenant holds possession of the Premises beyond the 
expiration of the Term, such continued possession by Tenant shall not have the effect of 
extending or renewing the Term for any period of time and Tenant shall be presumed to 
occupy the Premises against the will of Landlord who shall thereupon be entitled to all 
remedies provided for the expulsion of Tenant, including all claims for loss and damage.  If 
Tenant holds over, the Lease Fee shall be one hundred fifty percent of Tenant's Lease Fee 
during the last month of the Term.  In addition, Landlord has the right, at Tenant’s expense, 
to cause any automobiles parked in the Parking Spaces to be towed if the automobiles are 
not removed upon the expiration of the Term or earlier termination of this Agreement.  
Landlord may give to Tenant at any time during such continued possession by Tenant written 
notice that Tenant may continue to occupy the Premises under a tenancy from month to 
month at the holdover amount set forth above.  

7. Safety / Custody / Bailment.  Landlord shall not be considered an insurer or 
guarantor of the safety and security of Users or of any vehicle parked on the Property.  This 
Agreement constitutes a right to park on the Premises only and no bailment is created. 
Tenant acknowledges that all employees must self-park the vehicles (except to the extent 
Landlord otherwise designates) and abide by all provisions of Landlord’s Rules and 
Regulations.  Landlord does not guard or assume care custody or control of any vehicle or 
its contents and is not responsible to Tenant or its employees for fire, theft, damage or loss, 
including any damage caused by any other vehicle parked on the Property.   

8. Certain Additional Rights Reserved by Landlord.  

 (a) Landlord shall have the following rights:  with or without closing the Property and/or 
preventing unreasonable access to the Premises, to decorate and to make inspections, 
repairs, alterations, additions, changes, or improvements, whether structural or otherwise, 
in and about the Property, or any part thereof; to enter upon the Property and, during the 
continuance of any such work, to close points of ingress and egress, street entrances, public 
space, and drives in the Property; and to enter the Premises to show the parking spaces 
located on the Property and the Property itself to prospective purchasers, tenants, lenders, 
or other interested parties. Additionally, Tenant acknowledges that its parking rights under 
this Agreement are subject to Landlord’s right to use the Parking Spaces for parking by 
persons attending Special Events (as herein defined) and neither Tenant nor its employees 
may make use of or occupy the Parking Spaces on days of Special Events. For purposes of 
this Agreement, “Special Events” means the Woodward Dream Cruise.   

(b) Landlord reserves (i) the right from time to time to make alterations in or to the 
Property and the fixtures and equipment thereof, as well as in or to the street entrances, 
drives and other parts of the Property, and to erect, maintain, and use pipes, ducts and 
conduits in and through the Property, all as Landlord may deem necessary or desirable; (ii) 
the right to eliminate, substitute and/or rearrange the common areas (which may theretofore 
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have been so designated) as Landlord deems appropriate in its sole discretion; and (iii) upon 
three days advance notice to Tenant, use the loading ramp area within the Premises and, 
upon receipt of such notice and prior to the second day after delivery of such notice, Tenant 
will cause the loading ramp area to be clear of any obstruction that may impede Landlord’s 
use of the loading area within the Premises. 

(c) Landlord, at no cost to Tenant, reserves the right to relocate the Premises to 
another area within the Property. 

9. Casualty.  

(a) If the Property is damaged by fire or other casualty (each, a “Casualty”), Landlord 
shall deliver to Tenant a good faith estimate (the “Damage Notice”) of the time needed to 
repair the damage caused by such Casualty. If a Casualty damages a material portion of 
the Property and (i) Landlord estimates that the damage to the Property cannot be repaired 
within sixty days after commencement of repairs, (ii) the damage to the Property exceeds 
twenty-five percent of the replacement cost thereof (excluding foundations and footings), as 
estimated by Landlord, (iii) regardless of the extent of damage to the Property, Landlord 
makes a good faith determination that restoring the Property, as applicable, would be 
uneconomical, or (iv) Landlord is required to pay a portion of the insurance proceeds arising 
out of the Casualty to Landlord's mortgagee, then Landlord may, at Landlord’s sole option, 
terminate this Agreement by giving written notice of its election to terminate within sixty days 
after the Damage Notice has been delivered to Tenant and Landlord will make commercially 
reasonable efforts to secure suitable replacement parking for Tenant at comparable costs.  

(b) If the Property is damaged by a Casualty, the Lease Fee shall be abated based 
on the number of Parking Spaces rendered unusable from the date of damage until the 
completion of Landlord's repairs. 

10. Eminent Domain.  If any part of the Property, as applicable, shall be taken or 
condemned for public use, this Agreement shall, as to the part taken, terminate as of the 
date the condemnor acquires possession.  Further, if, as a result of such condemnation, 
more than one-third of the Parking Spaces then being used under this Agreement have been 
taken, or any material part of the Property has been taken, Tenant or Landlord may, at its 
respective sole option, terminate this Agreement as to the portion of the Property that is the 
subject of such condemnation, as applicable.  

11. Indemnification. Except to the extent caused by Landlord’s gross negligence 
or willful misconduct, Tenant shall indemnify, defend and hold Landlord harmless from all 
damage to any property or injury to or death of any person arising from the use of the 
Premises by Tenant or its agents, representatives or employees.  The foregoing indemnity 
obligation of Tenant shall include reasonable attorneys' fees, investigation costs and all 
other reasonable costs and expenses incurred by Landlord from the first notice that any 
claim or demand is to be made or may be made.  The provisions of this Section 11 shall 
survive the expiration or sooner termination of this Agreement with respect to any damage, 
injury or death occurring prior to such expiration or sooner termination.
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12. Insurance.  

(a) Tenant shall procure and keep in effect a commercial general liability insurance 
policy for the Premises (the “CGL Policy”), with an insurance company reasonably 
acceptable to Landlord, which shall include bodily injury or death, damage to property of 
others, personal injury and advertising injury, with minimum limits of liability of: (i) not less 
than Two Million Dollars per each occurrence and Two Million Dollars in the aggregate, 
including a “Per Location Aggregate” endorsement, (ii) Five Hundred Thousand Dollars for 
Fire Damage Legal Liability, and (iii) Five Thousand Dollars for Medical Expense Limits.  The 
CGL Policy shall (A) name Landlord, Landlord’s property manager, Landlord’s facilities 
manager and its mortgagee(s) as additional insureds, (B) specifically include the liability 
assumed hereunder by Tenant, (C) provide that it is primary insurance and not excess over 
or contributory with any other valid, existing and applicable insurance in force for or on behalf 
of Landlord, Landlord’s property manager or Landlord’s facilities manager, and (D) provide 
that Landlord shall receive thirty days’ notice (ten days for non-payment of the premium) 
from the insurer prior to any cancellation or change of coverage. 

(b) Tenant shall procure and keep in effect a commercial umbrella insurance 
policy (the “Umbrella Policy”), with minimum limits of not less than Two Million Dollars each 
occurrence and in the aggregate, and shall be on a follow form basis with the CGL Policy 
with an insurance company reasonably acceptable to Landlord.  The Umbrella Policy shall 
(i) name Landlord, Landlord’s property manager, Landlord’s facilities manager and 
Landlord’s mortgagee(s) as additional insureds, (ii) specifically include the liability assumed 
hereunder by Tenant, (iii) provide that it is primary insurance and not excess over or 
contributory with any other valid, existing and applicable insurance in force for or on behalf 
of Landlord, Landlord’s property manager or Landlord’s facilities manager, and (iv) provide 
that Landlord shall receive thirty days’ notice (ten days for non-payment of the premium) 
from the insurer prior to any cancellation or change of coverage. 

(c) Tenant shall deliver policies of the insurance required pursuant to this Section 
12 or certificates thereof to Landlord within ten business days of the date of this Agreement, 
and thereafter at least thirty days before the expiration dates of expiring policies, or anytime 
as reasonably requested by Landlord. 

13. Default.   

(a) The occurrence of any one or more of the following events (each such occurrence 
shall be deemed an “Event of Default”) shall constitute a material breach of this Agreement 
by Tenant: (i) if Tenant shall fail to pay any sums when and as the same become due and 
payable and such failure continues for more than five days after the date the same is due 
and payable; (ii) if Tenant shall fail to perform or observe any other term hereof or of the 
Rules and Regulations of Landlord to be performed or observed by Tenant, such failure shall 
continue for more than ten days after written notice thereof from Landlord, and Tenant shall 
not within such ten day period commence with due diligence and dispatch the curing of such 
default, or, having so commenced, shall thereafter fail or neglect to prosecute or complete 
with due diligence and dispatch the curing of such default; (iii) if Tenant shall make a general 
assignment for the benefit of creditors, or shall admit in writing its inability to pay its debts 
as they become due or shall file a petition in bankruptcy, or shall be adjudicated as insolvent 
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or shall file a petition in any proceeding seeking any reorganization, arrangements, 
composition, readjustment, liquidation, dissolution or similar relief under any present or 
future law, or shall file an answer admitting or fail timely to contest or acquiesce in the 
appointment of any trustee, receiver or liquidator of Tenant or any material part of its 
properties; (iv) if, within sixty days after the commencement of any proceeding against 
Tenant seeking any reorganization, arrangement, composition, readjustment, liquidation, 
dissolution or similar relief under any present or future law, such proceeding shall not have 
been dismissed, or if, within sixty days after the appointment without the consent or 
acquiescence of Tenant, of any trustee, receiver or liquidator of Tenant or of any material 
part of its properties, such appointment shall not have been vacated; or (v) if this Agreement 
or any estate of Tenant hereunder shall be levied upon under any attachment or execution 
and such attachment or execution is not vacated within ten days. 

(b) If, as a matter of law, Landlord has no right on the bankruptcy of Tenant to 
terminate this Agreement, then, if Tenant, as debtor, or its trustee wishes to assume or 
assign this Agreement, in addition to curing or adequately assuring the cure of all defaults 
existing under this Agreement on Tenant's part on the date of filing of the proceeding (such 
assurances being defined below), Tenant, as debtor, or the trustee or assignee must also 
furnish adequate assurances of future performance under this Agreement (as defined 
below).  Adequate assurance of curing defaults means the posting with Landlord of a sum 
in cash sufficient to defray the cost of such a cure.  Adequate assurance of future 
performance under this Agreement means posting a deposit equal to three months’ of the 
Lease Fee, including all other charges payable by Tenant hereunder, and, in the case of an 
assignee, assuring Landlord that the assignee is financially capable of assuming this 
Agreement, and that its use of the Premises will not be detrimental to the other tenants or 
licensees in the Property or Landlord.  In a reorganization under Chapter 11 of the 
Bankruptcy Code, the debtor or trustee must assume this Agreement or assign it within sixty 
days from the filing of the proceeding, or he shall be deemed to have rejected and terminated 
this Agreement. 

14. Remedies. If an Event of Default shall exist, then Landlord shall have the 
following remedies: 

(a) Landlord, at Landlord’s option, may at any time after the occurrence of an 
Event of Default, give to Tenant seven days’ notice of termination of this Agreement, and in 
the event such notice is given, this Agreement shall come to an end and expire (whether or 
not the Term shall have commenced) upon the expiration of such seven days, but Tenant 
shall remain liable for damages as provided herein. 

(b) Either with or without terminating this Agreement, Landlord may immediately 
or at any time after the occurrence of an Event of Default, or after the date upon which this 
Agreement shall expire, reenter the Premises or any part thereof, without notice, either by 
summary proceedings or by any other applicable action or proceeding, or by force or 
otherwise (without being liable to indictment, prosecution or damages therefor), and may 
repossess the Premises and remove any and all of Tenant's property and effects from the 
Premises. 
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(c) Either with or without terminating this Agreement, Landlord may license or 
lease the whole or any part of the Premises from time to time, either in the name of Landlord 
or otherwise, to such tenant or licensee or licensees or tenants, for such term or terms 
ending before, on or after the expiration of this Agreement, at such amount or amounts and 
upon such other conditions, which may include concessions and free license fee or rent 
periods, as Landlord, in its sole discretion, may determine.  In the event of any such reletting 
or relicensing, Landlord shall not be liable for the failure to collect any fees or amounts due 
upon any such reletting or relicensing, and no such failure shall operate to relieve Tenant of 
any liability under this Agreement or otherwise to affect any such liability.  

(d) Landlord shall have the right to recover the fees and all other amounts payable 
by Tenant hereunder as they become due (unless and until Landlord has terminated this 
Agreement) and all other damages incurred by Landlord as a result of an Event of Default. 

(e) The remedies provided for in this Agreement are in addition to any other 
remedies available to Landlord at law or in equity by statute or otherwise. 

15. Landlord’s Liability.  The liability of Landlord (and its members or managers) 
to Tenant (or any person or entity claiming by, through or under Tenant) for any default by 
Landlord under the terms of this Agreement or any matter relating to or arising out of the 
occupancy or use of the Premises shall be limited to Tenant's actual, but not consequential, 
special or punitive damages, and shall be recoverable only from the interest of Landlord in 
the Property, including any sale, insurance and condemnation proceeds from the Property, 
and Landlord’s managers or members shall not be personally liable for any deficiency. 

16. Assignment and Subletting.  Tenant shall not assign this Agreement or 
sublicense any portion of the Premises without the prior written consent of Landlord, which 
consent may be withheld in Landlord’s sole discretion.  This Agreement shall not, nor shall 
any interest herein, be assignable as to the interest of Tenant by operation of law without 
the consent of Landlord.  Sales aggregating fifty percent or more of the capital or voting 
stock of Tenant (if Tenant is a nonpublic corporation) or transfers aggregating fifty percent 
or more of Tenant's partnership interest (if Tenant is a partnership) or transfers aggregating 
fifty percent or more of the other ownership interests of Tenant (if Tenant shall be a limited 
liability company or other legal entity) shall be deemed to be an assignment of this 
Agreement.  Regardless of whether or not Landlord's consent is required, no subletting or 
assignment shall release Tenant of Tenant's obligation or alter the primary liability of Tenant 
to pay the Lease Fee and to perform all other obligations to be performed by Tenant 
hereunder.  The acceptance of the Lease Fee by Landlord from any other person shall not 
be deemed to be a waiver by Landlord of any provision hereof.  Consent to one assignment 
or subletting shall not be deemed consent to any subsequent assignments or subletting.  In 
the event of default of any of the terms hereof, Landlord may proceed directly against Tenant 
without the necessity of exhausting remedies against such assignee or successor.  Landlord 
may consent to subsequent assignment or subletting of this Agreement or amendments or 
modifications to this Agreement with assignees of Tenant, without notifying Tenant, or any 
successor of Tenant, and without obtaining its or their consent thereto and such action shall 
not relieve Tenant of liability under this Agreement. 
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17. Landlord Transfer.  Landlord may transfer any portion of the Property and 
any of its rights under this Agreement without the consent of Tenant.  If Landlord assigns its 
rights under this Agreement, then Landlord shall thereby be released from any further 
obligations hereunder arising after the date of transfer, provided that the assignee assumes 
Landlord's obligations hereunder in writing. 

18. Subordination of Agreement.  This Agreement shall be subordinate to any 
mortgage, debt instrument, ground lease or master lease that may hereafter encumber or 
cover any portion of the Property. The provisions of this Section shall be self-operative and 
no further instrument of subordination shall be required; however, in confirmation of such 
subordination, Tenant shall execute and return to Landlord (or such other party designated 
by Landlord) within ten days of Landlord’s request, such documentation, in recordable form 
if required, as a mortgagee or superior interest holder may reasonably request to evidence 
the subordination provisions of this Agreement in accordance with the terms of this Section.  
Tenant shall attorn to any party succeeding to Landlord's interest in the Property, whether 
by purchase, foreclosure, deed in lieu of foreclosure, power of sale, or otherwise, upon such 
party's request, and shall execute such agreements confirming such attornment as such 
party may reasonably request. 

19. Estoppel Certificates.  From time to time, Tenant shall furnish to any party 
designated by Landlord, within ten days of Landlord’s request, a certificate signed by Tenant 
confirming and containing such factual certifications and representations as to this 
Agreement as Landlord may request, including the following facts: (a) this Agreement is in 
full force and effect, (b) the terms and provisions of this Agreement have not been changed, 
(c) not more than one monthly installment of the Lease Fee and other charges have been 
paid in advance, (d) there are no claims against Landlord nor any defenses or rights of offset 
against collection of the Lease Fee or other charges, (e) Landlord is not in default under this 
Agreement, and (f) any additional information as may be reasonably requested by Landlord. 

20. Notices.  Any notice given by Landlord or Tenant under this Agreement shall 
be in writing and shall be deemed to have been duly given when (a) personally delivered; or 
(b) three days after being deposited in the United States mail, certified or registered, return 
receipt requested, postage prepaid; or (c) one business day after being deposited with a 
nationally recognized overnight courier service, sent for and guaranteeing next business day 
delivery and in all instances to the addresses set forth below, or to such other address as a 
party hereunder may from time to time designate in a notice to the other party: 

Tenant's Address for Notices:  Phoenicia Restaurant  
 588 S Old Woodward Ave 
 Birmingham, Michigan 48009 

Attention:  [Samy Eid] 
 
Landlord's Address for Notices: The 555 Building Condominium Association 

555 S. Old Woodward Ave., Suite 705 
Birmingham, Michigan 48009 
Attn: John J. Reinhart 
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with required copies to: 
 
Jaffe Raitt Heuer & Weiss, P.C.  
27777 Franklin Road, Suite 2500 
Southfield, Michigan 48226 
Attn:  Richard A. Zussman, Esq. 
 

21. Force Majeure.  Other than for Tenant's obligations under this Agreement that 
can be performed by the payment of money (e.g., payment of the Lease Fee and 
maintenance of insurance), whenever a period of time is herein prescribed for action to be 
taken by either party hereto, such party shall not be liable or responsible for, and there shall 
be excluded from the computation of any such period of time, any delays due to strikes, 
riots, acts of God, shortages of labor or materials, war, terrorist acts or activities, 
governmental laws, regulations, or restrictions, or any other causes of any kind whatsoever 
which are beyond the reasonable control of such party. 

22. Brokerage. Neither Landlord nor Tenant has dealt with any broker or agent in 
connection with the negotiation or execution of this Agreement. Landlord and Tenant shall 
each indemnify, defend and hold the other harmless from and against all costs, expenses, 
reasonable attorneys' fees, liens and other liability for commissions or other compensation 
claimed by any broker or agent claiming the same by, through or under the indemnifying 
party in connection with this Agreement. 

23. Severability. If any clause or provision of this Agreement is illegal, invalid, or 
unenforceable under present or future laws, then the remainder of this Agreement shall not 
be affected thereby and in lieu of such clause or provision, there shall be added as a part of 
this Agreement a clause or provision as similar in terms to such illegal, invalid, or 
unenforceable clause or provision as may be possible and be legal, valid, and enforceable. 

24. Amendments.  This Agreement may not be amended, except by an 
instrument in writing signed by Landlord and Tenant.  The terms and conditions contained 
in this Agreement shall inure to the benefit of and be binding upon the parties hereto, and 
upon their respective successors in interest and legal representatives, except as otherwise 
herein expressly provided.  This Agreement is for the sole benefit of Landlord and Tenant, 
and, other than Landlord's current or future mortgagee, if any, no third party shall be deemed 
a third party beneficiary hereof. 

25. Entire Agreement.  This Agreement constitutes the entire agreement 
between Landlord and Tenant regarding the subject matter hereof and supersedes all oral 
statements and prior writings relating thereto. Except for those set forth in this Agreement, 
no representations, warranties, or agreements have been made by Landlord or Tenant to 
the other with respect to this Agreement or the obligations of Landlord or Tenant in 
connection therewith. The normal rule of construction that any ambiguities be resolved 
against the drafting party shall not apply to the interpretation of this Agreement or any 
exhibits or amendments hereto. The captions and headings used throughout this Agreement 
are for convenience of reference only and shall not affect the interpretation of this 
Agreement. 
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26. Waiver.  One or more waivers of any covenant or condition by a party shall 
not be construed as a waiver of a further breach of the same covenant or condition.  No 
provision of this Agreement shall be deemed to have been waived by Landlord unless such 
waiver is in writing signed by Landlord, and no custom or practice which may evolve between 
the parties in the administration of the terms hereof shall waive or diminish the right of 
Landlord to insist upon the performance by Tenant in strict accordance with the terms hereof.   

27. No Representations or Warranties.  Landlord makes no representations or 
warranties of any kind with respect to the Property or the Premises.  The Premises are 
hereby provided to Tenant in their “as-is” “where is” “with all faults” condition. 

28. Waiver of Jury Trial. TO THE MAXIMUM EXTENT PERMITTED BY LAW, 
LANDLORD AND TENANT EACH WAIVE ANY RIGHT TO TRIAL BY JURY IN ANY 
LITIGATION OR TO HAVE A JURY PARTICIPATE IN RESOLVING ANY DISPUTE 
ARISING OUT OF OR WITH RESPECT TO THIS AGREEMENT OR ANY OTHER 
INSTRUMENT, DOCUMENT OR AGREEMENT EXECUTED OR DELIVERED IN 
CONNECTION HEREWITH OR THE TRANSACTIONS RELATED HERETO.  

29. Miscellaneous.  This Agreement will not be recorded by Tenant.  Nothing 
contained in this Agreement is intended to be a gift or dedication of any portion of the 
Property to the general public or for any public use or purpose whatsoever.  This Agreement 
is for the exclusive benefit of Tenant and Landlord, and nothing in this Agreement, express 
or implied, confers upon any person, other than Tenant and Landlord, any rights or remedies 
under or by reason of this Agreement. 

30. Applicable Law.  This Agreement shall be governed by and construed in 
accordance with the laws of the State of Michigan. 

[Signature Page Follows] 
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[SIGNATURE PAGE TO PARKING LEASE AGREEMENT BETWEEN 
THE 555 BUILDING CONDOMINIUM ASSOCIATION AND BIRMINGHAM TOWER 

PARTNERS, LLC] 
 

The undersigned have executed this Parking Lease Agreement as of the date first 
above written. 

 

      LANDLORD: 
 

The 555 Building Condominium Association,  
a Michigan nonprofit corporation 
 

     
 By:   

 
Name:    
 
Its:    

 
 
 
      TENANT: 
       

Phoenicia Restaurant  
a Michigan limited liability company 

 
 
 By:   
 
 Name:   
 
 Its:   
 
 
Parking Lease Agreement Phoenicia (Clean) (01582843).DOCX 
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Exhibit A 
 

Legal Description of the Property 
 
The land referred to in this policy, situated in the County of Oakland, City of Birmingham, 
State of Michigan, is described as follows: 
 
Unit 1, THE 555 BUILDING CONDOMINIUM, according to the Master Deed recorded in 
Liber 39634, page 142, as amended, First Amendment to Master Deed recorded in Liber 
43014, page 149 and Second Amendment to Master Deed recorded in Liber 47877, page 
153, and designated as Oakland County Condominium Subdivision Plan No. 1955, 
together with rights in the general common elements and the limited common elements as 
shown on the Master Deed and as described in Act 59 of the Public Acts of 1978, as 
amended. 
 
EASEMENT PARCEL: 
Together with non-exclusive easements as created, limited and defined in that certain 
Declaration of Restrictions and Easements recorded in Liber 48031, page 425, Oakland 
County Records. 
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Exhibit B 
 

Depiction of the Premises 
 

[The below is only a general depiction of the Premises area, which is the area in the north 
and east of the Landlord’s building.  The parties will attach a more precise depiction of the 

Premises after all municipal approvals are obtained.] 
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Table 1. List of factory installed options(a)

(a) Verify option availability in product catalog.

0-50% Motorized outside air damper LonTalk® Communication Interface (LCI)
Air-Fi® Wireless Communication Interface Manual outside air damper
BACnet® Communication Interface (BCI-R) MERV 8 filters
Barometric relief MERV 13 filters
Belt drive motor Multiple zone VAV (variable air volume)
Clogged filter switch Multi-speed indoor fan system
CompleteCoat™ (microchannel condenser coil) NOVAR 2024 controls
Condensate overflow switch NOVAR 3051 controls without zone sensor
Dehumidification NOVAR 3051 zone sensor
Demand control ventilation wiring NOVAR return air sensor
Discharge air temperature sensing kit Powered convenience outlet
Economizer - comparative enthalpy ReliaTel™ controls
Economizer - dry bulb Stainless steel drain pan
Economizer - low leak, dry bulb Stainless steel heat exchanger
Economizer - reference enthalpy Supply, return, and plenum air smoke detectors
Fan failure switch Through-the-base electric provision
Fault detection & diagnostics (FDD); Meets CA Title 24 
requirements

Through-the-base gas provision

Frostat™ Unit mounted circuit breaker
Hail guard Unit mounted non-fused disconnect
Hinged access panels Unpowered convenience outlet
Human interface - 5 inch color touchscreen

Table 2. High efficiency, 3 to 10 ton packaged rooftop performance data (cooling or gas)

Nominal Size (Tons) 3 4 5 6 6 Dual Compressors 7.5 Dual Compressors 8.5 10
Cooling Performance
Supply Air (cfm)(a)

(a) Nominal cfm

1,200 1,600 2,000 2,400 2,400 3,000 3,400 4,000
Tot / Sens Cap (MBh)(b),

(b) Cooling performance is rated at 80/67/95

(c)

(c) All units listed utilize 3-phase voltage

37.6/27.9 49.9/37.0 61.0/45.4 72/53 73.6/58.7 92/63.3 104/82 116/87
SEER/EER 15.0 15.0 15.0 12.6 13.1 12.6 12.5 12.4
IEER(d)

(d) SZVAV and multi-speed indoor fan system IEER 6T Dual - 16.0, 7.5T - 15.0, 8.5T - 15.5, 10T - 15.2. Two-stage gas heat standard on 6 ton dual compressor and above.

N/A N/A N/A 14.5 15.5 14.5 14.7 14.7
Gas Heating Performance(d)

Low Heat (Input/output) - (MBh) 60.0/48.0 60.0/49.0 60.0/49.0 80/64 150.0/121.5 120/96 120/96 150/120
Medium Heat (Input/output) - (MBh) 80.0/64.0 80.0/64.0 80.0/64.0 120/96 120.0/97.2 150/120 150/120 200/160
High Heat (Input/output) - (MBh) 120.0/96.0 120.0/97.2 130.0/104.0 150/120 80.0/64.8 200/160 200/160 250/200
Other Information
Net Weight (Lbs) - Gas Heat 532 711 755 822 1016 1026 1035 1259
Net Weight (Lbs) - Electric Heat 480 642 679 740 918 928 937 1132
Roof Curb BAYCURB042* BAYCURB043* BAYCURB044*
Unit Cabinet Size B C D E(e)

(e) BAYCURB044E available for 10 ton high efficiency only

Filters(f) 

(f) Optional 2” MERV 8 and MERV 13 filters also available

- Type Furnished Throwaway Throwaway Throwaway Throwaway Throwaway Throwaway Throwaway Throwaway

Number Size Recommended (2) 20x30x2 (2) 16x25x2 (4) 16x25x2 (4) 20x25x2 (4) 20x25x2 (4) 20x25x2 (4) 20x25x2 (3) 20x25x2
(2) 20x30x2

1

2

© 2020 

Quick Reference Guide 

Precedent™ - High Efficiency

Cooling, Gas/Electric
3 to 10 Tons Packaged Roof-
top Units
Model Number: Used With:
THC High Efficiency Cooling Only (Electric Heat Optional)
YHC High Efficiency Gas Heat Unit

March 2020
RT-PRC074E-EN
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Table 3. Unit MCA & MOP electrical data (standard indoor fan motor) (cooling or gas(a)

(a) For MCA/MOP of units with electric heat, refer to product catalog.

)

T/YHC Volts MCA MOP
036 208-230/1 28.3 45
036 208-230/3 21.0 30
036 460/3 12.0 15
036 575/3 10.0 15
048 208-230/1 37.3 50
048 208-230/3 26.0 35
048 460/3 13.0 15
048 575/3 11.0 15
060 208-230/1 41.4 60
060 208-230/3 30.0 45
060 460/3 14.0 20
060 575/3 11.0 15
072 208-230/3 31.0 45
072 460/3 15.0 20
072 575/3 13.0 15
074 208-230/3 37.0 50
074 460/3 18.0 20
092 208-230/3 42.0 50
092 460/3 20.0 25
092 575/3 21.0 25
102 208-230/3 41.0 50
102 460/3 21.0 25
102 575/3 22.0 25
120 208-230/3 48.0 60
120 460/3 22.0 25
120 575/3 22.0 25

Table 4. Unit indoor fan data (cooling or gas) 

T/YHC Volts Standard - HP - RPM Oversize - HP - RPM
036 208-230/1(a)

(a) Direct drive motor

3/4 - MULT —
036 208-230/3 1 - FIXED —
036 460/1(a) 3/4 - MULT —
036 460/3 1 - FIXED —
036 575/1(a)(b)

(b) Powered through 575/230V transformer

3/4 - MULT —
036 575/3 1 -FIXED —
048 208-230/1(a) 3/4 - MULT —
048 208-230/3 1 - FIXED —
048 460/1(a) 3/4 - MULT —
048 460/3 1 - FIXED —
048 575/1(a)(b) 3/4 - MULT —
048 575/3 1 -FIXED —
060 208-230/1(a) 3/4 - MULT —
060 208-230/3 1 - FIXED —
060 460/1(a) 3/4 - MULT —
060 460/3 1 - FIXED —
060 575/1(a)(b) 3/4 - MULT —
060 575/3 1 -FIXED —
072 208-230/3 1 - 1725 2.0 - 1725
072 460/3 1 - 1725 2.0 - 1725
072 575/3 1.5 - 1725 2.0 - 1725
074 208/-230/3 2.75 - MULT —
074 460 2.75 - MULT —
092 208-230/3(a) 2.75 - MULT —
092 460/3(a) 2.75 - MULT —
092 575/3(a)(c)

(c) Powered through 575/480V transformer

2.75 - MULT —
102 208-230/3(a) 2.75 - MULT —

102 460/3(a) 2.75 - MULT —
102 575/3(a)(c) 2.75 - MULT —
120 208-230/3(a) 2.75 - MULT —
120 460/3(a) 2.75 - MULT —
120 575/3(a)(c) 2.75 - MULT —

Table 5. Unit dimensional data 

B C D E
Unit Length UL 69 7/8 88 5/8 88 5/8 99 11/16

Unit Width UW 44 1/4 53 1/4 53 1/4 63 3/16

Unit Height UH 36 1/4 40 7/8 46 7/8 50 7/8

Clearance C1 48 48 48 48

Clearance C2 36 36 36 36

Clearance C3 36 36 36 36

Clearance C4 36 36 36 36

Clearance C5 72 72 72 72

Curb Length CL 65 13/16 84 1/2 84 1/2 84 1/2

Curb Width CW 41 7/16 50 3/8 50 3/8 60 3/8

Supply Length SL(a)

(a) Dimensions are for curb openings and not duct inserts. Reference the 
product catalog for duct insert dimensions.

16 3/4 18 1/2 18 1/2 18 1/2

Supply Width SW(a) 17 7/8 34 3/8 34 3/8 34 3/8

Return Length RL(a) 14 9/16 18 1/4 18 1/4 18 1/4

Return Width RW(a) 25 3/16 34 3/8 34 3/8 34 3/8

6

4

5

3

© 2020 

Trane has a policy of continuous product and product data improvement and reserves the right to change design and 
specifications without notice. We are committed to using environmentally conscious print practices.

Trane - by Trane Technologies (NYSE: TT), a global climate innovator - creates comfortable, energy efficient 
indoor environments for commercial and residential applications. For more information, please visit 
trane.com or tranetechnologies.com.

Table 4. Unit indoor fan data (cooling or gas) (continued)

T/YHC Volts Standard - HP - RPM Oversize - HP - RPM

Table 5. Unit dimensional data (continued)

B C D E

RT-PRC074E-EN      30 Mar 2020
Supersedes RT-PRC074D-EN (Jan 2019)
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Application 
This LED wall mounted luminaire has directed light distribution and is 
designed for the general illumination of pathways, walkways, and plazas.

Materials 
Luminaire housing constructed of die-cast marine grade, copper free 
(≤ 0.3% copper content) A360.0 aluminum alloy 
White safety glass 
Reflector made of pure anodized aluminum 
Silicone applied robotically to casting, plasma treated for increased 
adhesion 
High temperature silicone gasket 
Mechanically captive stainless steel fasteners

NRTL listed to North American Standards, suitable for wet locations 
Protection class IP 65 
Weight: 7.5 lbs

Electrical 
Operating voltage      120-277V AC 
Minimum start temperature    -40° C 
LED module wattage  29.8 W 
System wattage      34 W  
Controllability      0-10V dimmable 
Color rendering index    Ra > 80 
Luminaire lumens      3558 lumens (3000K) 
Lifetime at Ta = 15° C    >500,000 h (L70) 
Lifetime at Ta = 40° C    162,000 h (L70)

LED color temperature

 4000K - Product number + K4 
 3500K - Product number + K35 
 3000K - Product number + K3 
 2700K - Product number + K27

BEGA can supply you with suitable LED replacement modules for up to  
20 years after the purchase of LED luminaires - see website for details

Finish  
All BEGA standard finishes are matte, textured polyester powder coat with 
minimum 3 mil thickness.

Available colors    Black (BLK)    White (WHT)   RAL:   
  Bronze (BRZ)     Silver (SLV)   CUS:

LED wall luminaire - directed light

BEGA  1000 BEGA Way, Carpinteria, CA 93013  (805) 684-0533  info@bega-us.com
Due to the dynamic nature of lighting products and the associated technologies, luminaire data on this sheet is subject to change at the discretion of BEGA North America. For the most current technical data, please refer to bega-us .com 
© copyright BEGA 2018     Updated 08/30/18

Type:
BEGA Product:
Project:
Modified:

LED wall luminaire · directed light

 LED   A   B C

22 260 29.8 W 11 11 5 7⁄8

B

A C



In the interest of product improvement, BEGA reserves the right to make technical changes without notice.
BEGA  1000 Bega Way, Carpinteria, CA 93013 (805)684-0533 Fax (805)566-9474 www.bega-us.com © Copyright BEGA-US 2017 8/9/2017

Photometric Filename: 22260.IES

TEST: BE_22260
TEST LAB: BEGA
DATE: 12/8/2016
LUMINAIRE: 22 260
LAMP: 29.8W LED

Characteristics
IES Classification  Type II
Longitudinal Classification  Very Short
Lumens Per Lamp  N.A. (absolute)
Total Lamp Lumens  N.A. (absolute)
Luminaire Lumens  3558
Downward Total Efficiency  N.A.
Total Luminaire Efficiency  N.A.
Luminaire Efficacy Rating (LER)  105
Total Luminaire Watts  34
Ballast Factor  1.00
Upward Waste Light Ratio  0.01
Max. Cd.  2643.7 (0H, 22.5V)
Max. Cd. (<90 Vert.)  2643.7 (0H, 22.5V)
Max. Cd. (At 90 Deg. Vert.)  169.8 (4.8%Lum)
Max. Cd. (80 to <90 Deg. Vert.)  250.6 (7.0%Lum)
Cutoff Classification (deprecated)  N.A. (absolute)

Mounting Height = 20 ft. Grid Spacing = 15 ft.

Lum. Classification System (LCS)

LCS Zone Lumens %Lamp %Lum
FL (0-30) 920.6 N.A. 25.9
FM (30-60) 1544.0 N.A. 43.4
FH (60-80) 382.0 N.A. 10.7
FVH (80-90) 59.0 N.A. 1.7
BL (0-30) 384.0 N.A. 10.8
BM (30-60) 210.7 N.A. 5.9
BH (60-80) 7.9 N.A. 0.2
BVH (80-90) < 0.05 N.A. 0.0
UL (90-100) 31.5 N.A. 0.9
UH (100-180) 18.6 N.A. 0.5     
Total  3558.3 N.A. 100.0

BUG Rating  B1-U2-G1  
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COMMERCIAL OUTDOOR

L

D-Series Size 0
LED Area Luminaire

Specifications

Catalog 
Number

Notes

Type

Introduction
The modern styling of the D-Series is striking 
yet unobtrusive - making a bold, progressive 
statement even as it blends seamlessly with  
its environment. The D-Series distills the benefits 
of the latest in LED technology into a high 
performance, high efficacy, long-life luminaire.

The outstanding photometric performance 
results in sites with excellent uniformity, greater 
pole spacing and lower power density. It is ideal 
for replacing up to 400W metal halide with typical 
energy savings of 70% and expected service life 
of over 100,000 hours.

EPA: 0.95 ft2

(.09 m2)

Length: 26"
(66.0 cm)

Width: 13"
(33.0 cm)

Height1:
3"

(7.62 cm)

Height2:
7"

(17.8 cm)

Weight 
(max):

16 lbs
(7.25 kg)

Hit the Tab key or mouse over the page to see all interactive elements.

H2

W

Ordering Information EXAMPLE: DSX0 LED P6 40K T3M MVOLT SPA NLTAIR2 PIRHN DDBXD

DSX0 LED

Series LEDs Color temperature Distribution Voltage Mounting

DSX0 LED Forward optics
P1 P5
P2 P6
P3 P7 1

P4 1

Rotated optics
P10 2 P12 2

P11 2 P13 1,2

30K 3000 K
40K 4000 K
50K 5000 K 

T1S Type I short (Automotive)
T2S Type II short
T2M Type II medium
T3S Type III short
T3M Type III medium
T4M Type IV medium
TFTM Forward throw medium
T5VS Type V very short 3

T5S Type V short 3

T5M Type V medium  3

T5W Type V wide  3

BLC Backlight control  4

LCCO Left corner cutoff 4

RCCO Right corner cutoff  4

MVOLT (120V-277V) 5,6

XVOLT (277V-480V) 7,8,9

120 6

208 6

240 6

277 6

347 6

480 6

Shipped included
SPA Square pole mounting
RPA Round pole mounting 10

WBA Wall bracket 3

SPUMBA Square pole universal mounting adaptor 11

RPUMBA Round pole universal mounting adaptor 11

Shipped separately
KMA8 DDBXD U Mast arm mounting bracket adaptor 

(specify finish) 12

Control options Other options Finish (required) 

Shipped installed
NLTAIR2 nLight AIR generation 2 enabled 13,14

PIRHN Network, high/low motion/ambient sensor 15

PER NEMA twist-lock receptacle only (control ordered separate) 16

PER5 Five-pin receptacle only (control ordered separate) 16,17

PER7 Seven-pin receptacle only (leads exit fixture) (control ordered 
separate) 16,17

DMG 0-10V dimming extend out back of housing for external control 
(control ordered separate) 18

PIR High/low, motion/ambient sensor, 8-15' mounting 
height, ambient sensor enabled at 5fc 19,20

PIRH High/low, motion/ambient sensor, 15-30' mounting 
height, ambient sensor enabled at 5fc 19,20

PIR1FC3V High/low, motion/ambient sensor, 8-15' mounting 
height, ambient sensor enabled at 1fc 19,20

PIRH1FC3V High/low, motion/ambient sensor, 15-30' mounting 
height, ambient sensor enabled at 1fc 19,20

FAO Field adjustable output 21

Shipped installed
HS House-side shield 22

SF Single fuse (120, 277, 347V) 6

DF Double fuse (208, 240, 480V) 6

L90 Left rotated optics 2

R90 Right rotated optics 2

DDL Diffused drop lens 22

HA 50°C ambient operations 1

BAA Buy America(n) Act Compliant
Shipped separately 
BS Bird spikes 23

EGS External glare shield

DDBXD Dark bronze
DBLXD Black
DNAXD Natural aluminum
DWHXD White
DDBTXD Textured dark bronze
DBLBXD Textured black
DNATXD Textured natural 

aluminum
DWHGXD Textured white

H1

Buy American

http://www.lithonia.com
http://www.acuitybrands.com/resources/tools-and-documents/architectural-colors
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COMMERCIAL OUTDOOR

1.750" for 
aluminum poles  
2.750" - for 
other poles 
type 

Tenon Mounting Slipfitter 

Drilling

Ordering Information

Accessories
Ordered and shipped separately. 

DLL127F 1.5 JU Photocell - SSL twist-lock (120-277V) 24

DLL347F 1.5 CUL JU Photocell - SSL twist-lock (347V) 24

DLL480F 1.5 CUL JU Photocell - SSL twist-lock (480V) 24

DSHORT SBK U Shorting cap 24

DSX0HS 20C U House-side shield for P1,P2,P3 and P4 22

DSX0HS 30C U House-side shield for P10,P11,P12 and P13 22

DSX0HS 40C U House-side shield for P5,P6 and P7 22

DSX0DDL U Diffused drop lens (polycarbonate) 22

PUMBA DDBXD U* Square and round pole universal mounting 
bracket adaptor (specify finish) 25

KMA8 DDBXD U Mast arm mounting bracket adaptor (specify 
finish) 12

DSX0EGS (FINISH) U External glare shield

For more control options, visit DTL and ROAM online.
Link to nLight Air 2

26.06

5.96 TYP.

7.30
18.76

.45 TYP.

6.53 TYP.

.32

R.09

.19
.13

3.30

.13

.14 THRU

12.43

4.31

6.53
.50

78°

59°

.38 12.05.30

SEE DETAIL  A
4 PLCS.

SCALE  2:1
ADETAIL  

C

90.0090.00

90.0090.00

EGS – External Glare Shield

.50

73˚

12.05 12.476

Mounting Option Drilling 
Template Single 2 @ 180 2 @ 90 3 @ 90 3 @ 120 4 @ 90

Head Location Side B Side B & D Side B & C Side B, C & D Round Pole Only Side A, B, C & D

Drill Nomenclature #8 DM19AS DM28AS DM29AS DM39AS DM32AS DM49AS

Minimum Acceptable Outside Pole Dimension
SPA #8 2-7/8" 2-7/8" 3.5" 3.5" 3.5"
RPA #8 2-7/8" 2-7/8" 3.5" 3.5" 3" 3.5" 
SPUMBA #5 2-7/8" 3" 4" 4" 4" 
RPUMBA #5 2-7/8" 3.5" 5" 5" 3.5" 5" 

NOTES
1 HA not available with P4, P7, and P13. 
2 P10, P11, P12 and P13 and rotated options (L90 or R90) only available together.
3 Any Type 5 distribution with photocell, is not available with WBA.
4 Not available with HS or DDL.
5 MVOLT driver operates on any line voltage from 120-277V (50/60 Hz).
6 Single fuse (SF) requires 120V, 277V or 347V. Double fuse (DF) requires 208V, 240V or 480V. XVOLT not available with fusing (SF or DF).
7 XVOLT only suitable for use with P4, P7 and P13.  
8 XVOLT operates with any voltage between 277V and 480V. 
9 XVOLT not available with fusing (SF or DF) and not available with PIR, PIRH, PIR1FC3V, PIRH1FC3V. 
10 Suitable for mounting to round poles between 3.5” and 12” diameter. 
11 Universal mounting brackets intended for retrofit on existing pre-drilled poles only. 1.5 G vibration load rating per ANCI C136.31. Only usable when pole's drill pattern is 

NOT Lithonia template #8.
12 Must order fixture with SPA mounting. Must be ordered as a separate accessory; see Accessories information. For use with 2-3/8" diameter mast arm (not included).
13 Must be ordered with PIRHN.
14 Sensor cover available only in dark bronze, black, white and natural aluminum colors. 
15 Must be ordered with NLTAIR2. For more information on nLight Air 2 visit this link
16 Photocell ordered and shipped as a separate line item from Acuity Brands Controls. See accessories. Shorting Cap included.
17 If ROAM® node required, it must be ordered and shipped as a separate line item from Acuity Brands Controls. Shorting Cap included.
18 DMG not available with PIRHN, PER5, PER7, PIR, PIRH, PIR1FC3V or PIRH1FC3V, FAO.
19 Reference Controls Options table on page 4.
20 Reference Motion Sensor Default Table on page 4 to see functionality.
21 Not available with other dimming controls options.
22 Not available with BLC, LCCO and RCCO distribution. 
23 Must be ordered with fixture for factory pre-drilling. 
24 Requires luminaire to be specified with PER, PER5 or PER7 option. See Controls Table on page 4.
25 For retrofit use only. Only usable when pole's drill pattern is NOT Lithonia template #8

Top of Pole

0.563"

1.325"
0.400"
(2 PLCS)

Template #8

A
Handhole

B

C

D

HANDHOLE ORIENTATION
(from top of pole)

2.650"

Fixture Quantity & Mounting 
Configuration Single DM19 2 @ 180 DM28 2 @ 90 DM29 3 @ 90 DM39 3 @ 120 DM32 4 @ 90 DM49

Mounting Type

DSX0 LED 0.950 1.900 1.830 2.850 2.850 3.544

DSX0 Area Luminaire - EPA
*Includes luminaire and integral mounting arm. Other tenons, arms, brackets or other accessories are not included in this EPA data.

Tenon O.D. Mounting Single Unit 2 @ 180 2 @ 90 3 @ 90 3 @120 4 @ 90
2-3/8" RPA AS3-5 190 AS3-5 280 AS3-5 290 AS3-5 390 AS3-5 320 AS3-5 490
2-7/8" RPA AST25-190 AST25-280 AST25-290 AST25-390 AST25-320 AST25-490

4" RPA AST35-190 AST35-280 AST35-290 AST35-390 AST35-320 AST35-490

http://www.lithonia.com
http://www.acuitybrands.com/products/controls/dtl
http://www.acuitybrands.com/products/controls/roam
https://www.acuitybrands.com/products/controls/nlightair
https://www.acuitybrands.com/products/controls/nlightair
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To see complete photometric reports or download .ies files for this product, visit Lithonia Lighting’s D-Series Area Size 0 homepage. Photometric Diagrams
Isofootcandle plots for the DSX0 LED 40C 1000 40K. Distances are in units of mounting height (20').

LEGEND

0.1 fc

0.5 fc

1.0 fc

http://www.lithonia.com
http://www.lithonia.com/commercial/d-series+area+size+0.html#.V495eZMrLXQ


One Lithonia Way • Conyers, Georgia 30012 • Phone: 1-800-705-SERV (7378) • www.lithonia.com
© 2011-2021 Acuity Brands Lighting, Inc. All rights reserved. 

DSX0-LED
Rev. 07/19/21

Page 4 of 8

COMMERCIAL OUTDOOR

Performance Data

Electrical Load Current (A)

Performance 
Package LED Count Drive  

Current Wattage 120 208 240 277 347 480

Forward Optics 
(Non-Rotated)

P1 20 530 38 0.32 0.18 0.15 0.15 0.10 0.08

P2 20 700 49 0.41 0.23 0.20 0.19 0.14 0.11

P3 20 1050 71 0.60 0.37 0.32 0.27 0.21 0.15

P4 20 1400 92 0.77 0.45 0.39 0.35 0.28 0.20

P5 40 700 89 0.74 0.43 0.38 0.34 0.26 0.20

P6 40 1050 134 1.13 0.65 0.55 0.48 0.39 0.29

P7 40 1300 166 1.38 0.80 0.69 0.60 0.50 0.37

Rotated Optics 
(Requires L90 

or R90)

P10 30 530 53 0.45 0.26 0.23 0.21 0.16 0.12

P11 30 700 72 0.60 0.35 0.30 0.27 0.20 0.16

P12 30 1050 104 0.88 0.50 0.44 0.39 0.31 0.23

P13 30 1300 128 1.08 0.62 0.54 0.48 0.37 0.27

Lumen Ambient Temperature (LAT) Multipliers
Use these factors to determine relative lumen output for average ambient 
temperatures from 0-40°C (32-104°F).

Projected LED Lumen Maintenance

Controls Options

Data references the extrapolated performance projections for the platforms noted in a 25°C 
ambient, based on 10,000 hours of LED testing (tested per IESNA LM-80-08 and projected per 
IESNA TM-21-11).
To calculate LLF, use the lumen maintenance factor that corresponds to the desired number of 
operating hours below. For other lumen maintenance values, contact factory.

Motion Sensor Default Settings

Option Dimmed  
State

High Level  
(when 

triggered)

Phototcell  
Operation

Dwell  
Time

Ramp-up  
Time

Ramp-down  
Time

PIR or PIRH 3V (37%) 
Output

10V (100%) 
Output Enabled @ 5FC 5 min 3 sec 5 min

*PIR1FC3V or 
PIRH1FC3V

3V (37%)
 Output

10V (100%) 
Output Enabled @ 1FC 5 min 3 sec 5 min

*for use when motion sensor is used as dusk to dawn control.

Nomenclature Description Functionality Primary control device Notes

FAO Field adjustable output device installed inside the 
luminaire; wired to the driver dimming leads.

Allows the luminaire to be manually dimmed, 
effectively trimming the light output.

FAO device Cannot be used with other controls options that need 
the 0-10V leads

DS Drivers wired independently for 50/50 luminaire 
operation

The luminaire is wired to two separate circuits, 
allowing for 50/50 operation.

Independently wired drivers Requires two separately switched circuits. Consider 
nLight AIR as a more cost effective alternative.

PER5 or PER7 Twist-lock photocell receptacle Compatible with standard twist-lock photocells for 
dusk to dawn operation, or advanced control nodes 
that provide 0-10V dimming signals.

Twist-lock photocells such as DLL Elite or advanced 
control nodes such as ROAM.

Pins 4 & 5 to dimming leads on driver, Pins 6 & 7 are 
capped inside luminaire

PIR or PIRH Motion sensors with integral photocell. PIR for 8-15' 
mounting; PIRH for 15-30' mounting

Luminaires dim when no occupancy is detected. Acuity Controls SBGR Also available with PIRH1FC3V when the sensor 
photocell is used for dusk-to-dawn operation.

NLTAIR2 PIRHN nLight AIR enabled luminaire for motion sensing, 
photocell and wireless communication.

Motion and ambient light sensing with group 
response. Scheduled dimming with motion sensor 
over-ride when wirelessly connected to the nLight 
Eclypse.

nLight Air rSDGR nLight AIR sensors can be programmed and 
commissioned from the ground using the ClAIRity 
Pro app.

Ambient Lumen Multiplier

0°C 32°F 1.04
5°C 41°F 1.04

10°C 50°F 1.03
15°C 50°F 1.02
20°C 68°F 1.01
25°C 77°C 1.00

30°C 86°F 0.99

35°C 95°F 0.98

40°C 104°F 0.97

Operating Hours Lumen Maintenance Factor

25,000 0.96
50,000 0.92

100,000 0.85

http://www.lithonia.com


One Lithonia Way • Conyers, Georgia 30012 • Phone: 1-800-705-SERV (7378) • www.lithonia.com
© 2011-2021 Acuity Brands Lighting, Inc. All rights reserved. 

DSX0-LED
Rev. 07/19/21

Page 5 of 8

COMMERCIAL OUTDOOR

Lumen values are from photometric tests performed in accordance with IESNA LM-79-08. Data is considered to be representative of the configurations shown, within the tolerances allowed by Lighting Facts. 
Contact factory for performance data on any configurations not shown here.

Forward Optics

Power 
Package LED Count Drive 

Current
System 
Watts

Dist.
Type

30K 
(3000 K, 70 CRI)

40K 
(4000 K, 70 CRI)

50K 
(5000 K, 70 CRI)

Lumens B U G LPW Lumens B U G LPW Lumens B U G LPW

P1 20 530 38W

T1S 4,369 1 0 1 115 4,706 1 0 1 124 4,766 1 0 1 125
T2S 4,364 1 0 1 115 4,701 1 0 1 124 4,761 1 0 1 125
T2M 4,387 1 0 1 115 4,726 1 0 1 124 4,785 1 0 1 126
T3S 4,248 1 0 1 112 4,577 1 0 1 120 4,634 1 0 1 122
T3M 4,376 1 0 1 115 4,714 1 0 1 124 4,774 1 0 1 126
T4M 4,281 1 0 1 113 4,612 1 0 2 121 4,670 1 0 2 123
TFTM 4,373 1 0 1 115 4,711 1 0 2 124 4,771 1 0 2 126
T5VS 4,548 2 0 0 120 4,900 2 0 0 129 4,962 2 0 0 131
T5S 4,552 2 0 0 120 4,904 2 0 0 129 4,966 2 0 0 131
T5M 4,541 3 0 1 120 4,891 3 0 1 129 4,953 3 0 1 130
T5W 4,576 3 0 2 120 4,929 3 0 2 130 4,992 3 0 2 131
BLC 3,586 1 0 1 94 3,863 1 0 1 102 3,912 1 0 1 103

LCCO 2,668 1 0 1 70 2,874 1 0 2 76 2,911 1 0 2 77
RCCO 2,668 1 0 1 70 2,874 1 0 2 76 2,911 1 0 2 77

P2 20 700 49W

T1S 5,570 1 0 1 114 6,001 1 0 1 122 6,077 2 0 2 124
T2S 5,564 1 0 2 114 5,994 1 0 2 122 6,070 2 0 2 124
T2M 5,593 1 0 1 114 6,025 1 0 1 123 6,102 1 0 1 125
T3S 5,417 1 0 2 111 5,835 1 0 2 119 5,909 2 0 2 121
T3M 5,580 1 0 2 114 6,011 1 0 2 123 6,087 1 0 2 124
T4M 5,458 1 0 2 111 5,880 1 0 2 120 5,955 1 0 2 122
TFTM 5,576 1 0 2 114 6,007 1 0 2 123 6,083 1 0 2 124
T5VS 5,799 2 0 0 118 6,247 2 0 0 127 6,327 2 0 0 129
T5S 5,804 2 0 0 118 6,252 2 0 0 128 6,332 2 0 1 129
T5M 5,789 3 0 1 118 6,237 3 0 1 127 6,316 3 0 1 129
T5W 5,834 3 0 2 119 6,285 3 0 2 128 6,364 3 0 2 130
BLC 4,572 1 0 1 93 4,925 1 0 1 101 4,987 1 0 1 102

LCCO 3,402 1 0 2 69 3,665 1 0 2 75 3,711 1 0 2 76
RCCO 3,402 1 0 2 69 3,665 1 0 2 75 3,711 1 0 2 76

P3 20 1050 71W

T1S 7,833 2 0 2 110 8,438 2 0 2 119 8,545 2 0 2 120
T2S 7,825 2 0 2 110 8,429 2 0 2 119 8,536 2 0 2 120
T2M 7,865 2 0 2 111 8,473 2 0 2 119 8,580 2 0 2 121
T3S 7,617 2 0 2 107 8,205 2 0 2 116 8,309 2 0 2 117
T3M 7,846 2 0 2 111 8,452 2 0 2 119 8,559 2 0 2 121
T4M 7,675 2 0 2 108 8,269 2 0 2 116 8,373 2 0 2 118
TFTM 7,841 2 0 2 110 8,447 2 0 2 119 8,554 2 0 2 120
T5VS 8,155 3 0 0 115 8,785 3 0 0 124 8,896 3 0 0 125
T5S 8,162 3 0 1 115 8,792 3 0 1 124 8,904 3 0 1 125
T5M 8,141 3 0 2 115 8,770 3 0 2 124 8,881 3 0 2 125
T5W 8,204 3 0 2 116 8,838 4 0 2 124 8,950 4 0 2 126
BLC 6,429 1 0 2 91 6,926 1 0 2 98 7,013 1 0 2 99

LCCO 4,784 1 0 2 67 5,153 1 0 2 73 5,218 1 0 2 73
RCCO 4,784 1 0 2 67 5,153 1 0 2 73 5,218 1 0 2 73

P4 20 1400 92W

T1S 9,791 2 0 2 106 10,547 2 0 2 115 10,681 2 0 2 116
T2S 9,780 2 0 2 106 10,536 2 0 2 115 10,669 2 0 2 116
T2M 9,831 2 0 2 107 10,590 2 0 2 115 10,724 2 0 2 117
T3S 9,521 2 0 2 103 10,256 2 0 2 111 10,386 2 0 2 113
T3M 9,807 2 0 2 107 10,565 2 0 2 115 10,698 2 0 2 116
T4M 9,594 2 0 2 104 10,335 2 0 3 112 10,466 2 0 3 114
TFTM 9,801 2 0 2 107 10,558 2 0 2 115 10,692 2 0 2 116
T5VS 10,193 3 0 1 111 10,981 3 0 1 119 11,120 3 0 1 121
T5S 10,201 3 0 1 111 10,990 3 0 1 119 11,129 3 0 1 121
T5M 10,176 4 0 2 111 10,962 4 0 2 119 11,101 4 0 2 121
T5W 10,254 4 0 3 111 11,047 4 0 3 120 11,186 4 0 3 122
BLC 8,036 1 0 2 87 8,656 1 0 2 94 8,766 1 0 2 95

LCCO 5,979 1 0 2 65 6,441 1 0 2 70 6,523 1 0 3 71
RCCO 5,979 1 0 2 65 6,441 1 0 2 70 6,523 1 0 3 71

Performance Data

Lumen Output

http://www.lithonia.com
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Lumen values are from photometric tests performed in accordance with IESNA LM-79-08. Data is considered to be representative of the configurations shown, within the tolerances allowed by Lighting Facts. 
Contact factory for performance data on any configurations not shown here.

Forward Optics

Power 
Package LED Count Drive 

Current
System 
Watts

Dist. 
Type

30K 
(3000 K, 70 CRI)

40K 
(4000 K, 70 CRI)

50K 
(5000 K, 70 CRI)

Lumens B U G LPW Lumens B U G LPW Lumens B U G LPW

P5 40 700 89W

T1S 10,831 2 0 2 122 11,668 2 0 2 131 11,816 2 0 2 133
T2S 10,820 2 0 2 122 11,656 2 0 2 131 11,803 2 0 2 133
T2M 10,876 2 0 2 122 11,716 2 0 2 132 11,864 2 0 2 133
T3S 10,532 2 0 2 118 11,346 2 0 2 127 11,490 2 0 2 129
T3M 10,849 2 0 2 122 11,687 2 0 2 131 11,835 2 0 2 133
T4M 10,613 2 0 3 119 11,434 2 0 3 128 11,578 2 0 3 130
TFTM 10,842 2 0 2 122 11,680 2 0 2 131 11,828 2 0 2 133
T5VS 11,276 3 0 1 127 12,148 3 0 1 136 12,302 3 0 1 138
T5S 11,286 3 0 1 127 12,158 3 0 1 137 12,312 3 0 1 138
T5M 11,257 4 0 2 126 12,127 4 0 2 136 12,280 4 0 2 138
T5W 11,344 4 0 3 127 12,221 4 0 3 137 12,375 4 0 3 139
BLC 8,890 1 0 2 100 9,576 1 0 2 108 9,698 1 0 2 109

LCCO 6,615 1 0 3 74 7,126 1 0 3 80 7,216 1 0 3 81
RCCO 6,615 1 0 3 74 7,126 1 0 3 80 7,216 1 0 3 81

P6 40 1050 134W

T1S 14,805 3 0 3 110 15,949 3 0 3 119 16,151 3 0 3 121
T2S 14,789 3 0 3 110 15,932 3 0 3 119 16,134 3 0 3 120
T2M 14,865 3 0 3 111 16,014 3 0 3 120 16,217 3 0 3 121
T3S 14,396 3 0 3 107 15,509 3 0 3 116 15,705 3 0 3 117
T3M 14,829 2 0 3 111 15,975 3 0 3 119 16,177 3 0 3 121
T4M 14,507 2 0 3 108 15,628 3 0 3 117 15,826 3 0 3 118
TFTM 14,820 2 0 3 111 15,965 3 0 3 119 16,167 3 0 3 121
T5VS 15,413 4 0 1 115 16,604 4 0 1 124 16,815 4 0 1 125
T5S 15,426 3 0 1 115 16,618 4 0 1 124 16,828 4 0 1 126
T5M 15,387 4 0 2 115 16,576 4 0 2 124 16,786 4 0 2 125
T5W 15,506 4 0 3 116 16,704 4 0 3 125 16,915 4 0 3 126
BLC 12,151 1 0 2 91 13,090 1 0 2 98 13,255 1 0 2 99

LCCO 9,041 1 0 3 67 9,740 1 0 3 73 9,863 1 0 3 74
RCCO 9,041 1 0 3 67 9,740 1 0 3 73 9,863 1 0 3 74

P7 40 1300 166W

T1S 17,023 3 0 3 103 18,338 3 0 3 110 18,570 3 0 3 112
T2S 17,005 3 0 3 102 18,319 3 0 3 110 18,551 3 0 3 112
T2M 17,092 3 0 3 103 18,413 3 0 3 111 18,646 3 0 3 112
T3S 16,553 3 0 3 100 17,832 3 0 3 107 18,058 3 0 3 109
T3M 17,051 3 0 3 103 18,369 3 0 3 111 18,601 3 0 3 112
T4M 16,681 3 0 3 100 17,969 3 0 3 108 18,197 3 0 3 110
TFTM 17,040 3 0 3 103 18,357 3 0 4 111 18,590 3 0 4 112
T5VS 17,723 4 0 1 107 19,092 4 0 1 115 19,334 4 0 1 116
T5S 17,737 4 0 2 107 19,108 4 0 2 115 19,349 4 0 2 117
T5M 17,692 4 0 2 107 19,059 4 0 2 115 19,301 4 0 2 116
T5W 17,829 5 0 3 107 19,207 5 0 3 116 19,450 5 0 3 117
BLC 13,971 2 0 2 84 15,051 2 0 2 91 15,241 2 0 2 92

LCCO 10,396 1 0 3 63 11,199 1 0 3 67 11,341 1 0 3 68
RCCO 10,396 1 0 3 63 11,199 1 0 3 67 11,341 1 0 3 68

Performance Data

Lumen Output

http://www.lithonia.com
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Performance Data

Lumen values are from photometric tests performed in accordance with IESNA LM-79-08. Data is considered to be representative of the configurations shown, within the tolerances allowed by Lighting Facts. 
Contact factory for performance data on any configurations not shown here.

Lumen Output

Rotated Optics

Power 
Package LED Count Drive 

Current
System 
Watts

Dist.
Type

30K 
(3000 K, 70 CRI)

40K 
(4000 K, 70 CRI)

50K 
(5000 K, 70 CRI)

Lumens B U G LPW Lumens B U G LPW Lumens B U G LPW

P10 30 530 53W

T1S 6,727 2 0 2 127 7,247 3 0 3 137 7,339 3 0 3 138
T2S 6,689 3 0 3 126 7,205 3 0 3 136 7,297 3 0 3 138
T2M 6,809 3 0 3 128 7,336 3 0 3 138 7,428 3 0 3 140
T3S 6,585 3 0 3 124 7,094 3 0 3 134 7,183 3 0 3 136
T3M 6,805 3 0 3 128 7,331 3 0 3 138 7,424 3 0 3 140
T4M 6,677 3 0 3 126 7,193 3 0 3 136 7,284 3 0 3 137
TFTM 6,850 3 0 3 129 7,379 3 0 3 139 7,472 3 0 3 141
T5VS 6,898 3 0 0 130 7,431 3 0 0 140 7,525 3 0 0 142
T5S 6,840 2 0 1 129 7,368 2 0 1 139 7,461 2 0 1 141
T5M 6,838 3 0 1 129 7,366 3 0 2 139 7,460 3 0 2 141
T5W 6,777 3 0 2 128 7,300 3 0 2 138 7,393 3 0 2 139
BLC 5,626 2 0 2 106 6,060 2 0 2 114 6,137 2 0 2 116

LCCO 4,018 1 0 2 76 4,328 1 0 2 82 4,383 1 0 2 83
RCCO 4,013 3 0 3 76 4,323 3 0 3 82 4,377 3 0 3 83

P11 30 700 72W

T1S 8,594 3 0 3 119 9,258 3 0 3 129 9,376 3 0 3 130
T2S 8,545 3 0 3 119 9,205 3 0 3 128 9,322 3 0 3 129
T2M 8,699 3 0 3 121 9,371 3 0 3 130 9,490 3 0 3 132
T3S 8,412 3 0 3 117 9,062 3 0 3 126 9,177 3 0 3 127
T3M 8,694 3 0 3 121 9,366 3 0 3 130 9,484 3 0 3 132
T4M 8,530 3 0 3 118 9,189 3 0 3 128 9,305 3 0 3 129
TFTM 8,750 3 0 3 122 9,427 3 0 3 131 9,546 3 0 3 133
T5VS 8,812 3 0 0 122 9,493 3 0 0 132 9,613 3 0 0 134
T5S 8,738 3 0 1 121 9,413 3 0 1 131 9,532 3 0 1 132
T5M 8,736 3 0 2 121 9,411 3 0 2 131 9,530 3 0 2 132
T5W 8,657 4 0 2 120 9,326 4 0 2 130 9,444 4 0 2 131
BLC 7,187 3 0 3 100 7,742 3 0 3 108 7,840 3 0 3 109

LCCO 5,133 1 0 2 71 5,529 1 0 2 77 5,599 1 0 2 78
RCCO 5,126 3 0 3 71 5,522 3 0 3 77 5,592 3 0 3 78

P12 30 1050 104W

T1S 12,149 3 0 3 117 13,088 3 0 3 126 13,253 3 0 3 127
T2S 12,079 4 0 4 116 13,012 4 0 4 125 13,177 4 0 4 127
T2M 12,297 3 0 3 118 13,247 3 0 3 127 13,415 3 0 3 129
T3S 11,891 4 0 4 114 12,810 4 0 4 123 12,972 4 0 4 125
T3M 12,290 3 0 3 118 13,239 4 0 4 127 13,407 4 0 4 129
T4M 12,058 4 0 4 116 12,990 4 0 4 125 13,154 4 0 4 126
TFTM 12,369 4 0 4 119 13,325 4 0 4 128 13,494 4 0 4 130
T5VS 12,456 3 0 1 120 13,419 3 0 1 129 13,589 4 0 1 131
T5S 12,351 3 0 1 119 13,306 3 0 1 128 13,474 3 0 1 130
T5M 12,349 4 0 2 119 13,303 4 0 2 128 13,471 4 0 2 130
T5W 12,238 4 0 3 118 13,183 4 0 3 127 13,350 4 0 3 128
BLC 10,159 3 0 3 98 10,944 3 0 3 105 11,083 3 0 3 107

LCCO 7,256 1 0 3 70 7,816 1 0 3 75 7,915 1 0 3 76
RCCO 7,246 3 0 3 70 7,806 4 0 4 75 7,905 4 0 4 76

P13 30 1300 128W

T1S 14,438 3 0 3 113 15,554 3 0 3 122 15,751 3 0 3 123
T2S 14,355 4 0 4 112 15,465 4 0 4 121 15,660 4 0 4 122
T2M 14,614 3 0 3 114 15,744 4 0 4 123 15,943 4 0 4 125
T3S 14,132 4 0 4 110 15,224 4 0 4 119 15,417 4 0 4 120
T3M 14,606 4 0 4 114 15,735 4 0 4 123 15,934 4 0 4 124
T4M 14,330 4 0 4 112 15,438 4 0 4 121 15,633 4 0 4 122
TFTM 14,701 4 0 4 115 15,836 4 0 4 124 16,037 4 0 4 125
T5VS 14,804 4 0 1 116 15,948 4 0 1 125 16,150 4 0 1 126
T5S 14,679 3 0 1 115 15,814 3 0 1 124 16,014 3 0 1 125
T5M 14,676 4 0 2 115 15,810 4 0 2 124 16,010 4 0 2 125
T5W 14,544 4 0 3 114 15,668 4 0 3 122 15,866 4 0 3 124
BLC 7919 3 0 3 62 8531 3 0 3 67 8639 3 0 3 67

LCCO 5145 1 0 2 40 5543 1 0 2 43 5613 1 0 2 44
RCCO 5139 3 0 3 40 5536 3 0 3 43 5606 3 0 3 44

http://www.lithonia.com
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COMMERCIAL OUTDOOR

FEATURES & SPECIFICATIONS

 INTENDED USE 
The sleek design of the D-Series Size 0 reflects the embedded high performance 
LED technology. It is ideal for many commercial and municipal applications, such as 
parking lots, plazas, campuses, and pedestrian areas.

 CONSTRUCTION 
Single-piece die-cast aluminum housing has integral heat sink fins to optimize 
thermal management through conductive and convective cooling. Modular design 
allows for ease of maintenance and future light engine upgrades. The LED driver is 
mounted in direct contact with the casting to promote low operating temperature 
and long life. Housing is completely sealed against moisture and environmental 
contaminants (IP65). Low EPA (0.95 ft2) for optimized pole wind loading.

 FINISH 
Exterior parts are protected by a zinc-infused Super Durable TGIC thermoset 
powder coat finish that provides superior resistance to corrosion and weathering. 
A tightly controlled multi-stage process ensures a minimum 3 mils thickness for 
a finish that can withstand extreme climate changes without cracking or peeling. 
Available in both textured and non-textured finishes.

 OPTICS 
Precision-molded proprietary acrylic lenses are engineered for superior area 
lighting distribution, uniformity, and pole spacing. Light engines are available 
in 3000 K, 4000 K or 5000 K (70 CRI) configurations. The D-Series Size 0 has zero 
uplight and qualifies as a Nighttime FriendlyTM product, meaning it is consistent 
with the LEED® and Green GlobesTM criteria for eliminating wasteful uplight.

 ELECTRICAL 
Light engine(s) configurations consist of high-efficacy LEDs mounted to metal-
core circuit boards to maximize heat dissipation and promote long life (up to 
L85/100,000 hours at 25°C). Class 1 electronic drivers are designed to have a 
power factor >90%, THD <20%, and an expected life of 100,000 hours with <1% 
failure rate. Easily serviceable 10kV surge protection device meets a minimum 
Category C Low operation (per ANSI/IEEE C62.41.2).

 STANDARD CONTROLS 
The DSX0 LED area luminaire has a number of control options. DSX Size 0, comes 
standard with 0-10V dimming driver. Dusk to dawn controls can be utilized via 
optional NEMA twist-lock photocell receptacles. Integrated motion sensors with 
on-board photocells feature field-adjustable programing and are suitable for 
mounting heights up to 30 feet.

 nLIGHT AIR CONTROLS 
The DSX0 LED area luminaire is also available with nLight® AIR for the ultimate 
in wireless control. This powerful controls platform provides out-of-the-box basic 
motion sensing and photocontrol functionality and is suitable for mounting 
heights up to 40 feet. Once commissioned using a smartphone and the easy-to-
use CLAIRITY app, nLight AIR equipped luminaries can be grouped, resulting 
in motion sensor and photocell group response without the need for additional 
equipment.  Scheduled dimming with motion sensor over-ride can be achieved 
when used with the nLight Eclypse. Additional information about nLight Air can 
be found here.

 INSTALLATION 
Included mounting block and integral arm facilitate quick and easy installation. 
Stainless steel bolts fasten the mounting block securely to poles and walls, 
enabling the D-Series Size 0 to withstand up to a 3.0 G vibration load rating per 
ANSI C136.31. The D-Series Size 0 utilizes the AERISTM series pole drilling pattern 
(template #8). Optional terminal block and NEMA photocontrol receptacle are 
also available.

 LISTINGS 
UL listed to meet U.S. and Canadian standards. UL Listed for wet locations. Light 
engines are IP66 rated; luminaire is IP65 rated. Rated for -40°C to 50ºC ambient 
with HA option. U.S. Patent No. D672,492 S. International patent pending.

 DesignLights Consortium® (DLC) Premium qualified product and DLC qualified 
product. Not all versions of this product may be DLC Premium qualified or DLC 
qualified. Please check the DLC Qualified Products List at www.designlights.org/
QPL to confirm which versions are qualified.

 International Dark-Sky Association (IDA) Fixture Seal of Approval (FSA) is available 
for all products on this page utilizing 3000K color temperature only.

 BUY AMERICAN 
Product with the BAA option is assembled in the USA and meets the Buy 
America(n) government procurement requirements under FAR, DFARS and DOT.  
Please refer to www.acuitybrands.com/buy-american for additional information.

 WARRANTY 
5-year limited warranty. Complete warranty terms located at:  
www.acuitybrands.com/support/customer-support/terms-and-conditions

 Note: Actual performance may differ as a result of end-user environment and 
application. All values are design or typical values, measured under laboratory 
conditions at 25 °C. Specifications subject to change without notice.

http://www.lithonia.com
https://www.acuitybrands.com/products/controls/nlightair
http://www.designlights.org/QPL
http://www.designlights.org/QPL
https://www.acuitybrands.com/resources/buy-american
http://www.acuitybrands.com/support/customer-support/terms-and-conditions


All three of our exciting premium masonry collections 
are available in a traditional 3 5/8" full bed veneer or 
a ~1" thin stone. This versatility is suitable for any 
application whether it's interior or exterior, 
residential, commercial or institutional applications.

MASONRY 
COLLECTION

| 7



MILANO VENEER

COURSE HEIGHTS: 

- 2 1/8”, 4 7/8”, 7 1/2”, and 10 1/8”
- 8” to 44” random lengths
- Sawn face and all sides.

COLORS:

- Amber Select
- Grey
- Kasota Blend

| 8

Course Height to
match existing



BOLZANO VENEER

COURSE HEIGHTS: 

- 2 1/8”, 4 7/8”, 7 1/2”, and 10 1/8”
- 8” to 44” random lengths
- Split front
- Sawn top and bottom
- Ends broken or sawn

COLORS:

- Amber Select
- Grey
- Kasota Blend

| 9



VERONA VENEER

COURSE HEIGHTS: 

- 2” to 5”, 5” to 8”, and 8” to 12”
- 8” to 44” random lengths
- Split front, tops, bottoms & ends.

COLORS:

- Amber Select
- Grey
- Kasota Blend

 | 10



WANT MORE?
Let’s connect and get you what you need! 

Whether that's product samples, more 
information or seeing how we fit into your 
next project - we are always here to help. 

507 - 508 - 0684 | INFO@KASOTASF.COM

https://www.instagram.com/kasota_stone/
https://www.linkedin.com/company/kasota-stone/
https://www.facebook.com/kasotasf


Architectural Brick
GGBC
Old Moss 
Grey Mortar 
(Painted to match existing)
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Energy 
Terminology
Center of Glass
Values that do not take
into account the effects
of the window frame or
sash. Center of Glass
values are the properties
of the glass or insulating
glass unit only. 

Condensation Resistance
(CR) measures how well a
window resists the formation
of condensation on the inside
surface. CR is expressed
as a number between 1
and 100. The rating value
is based on interior surface
temperatures at 30%,
50% and 70% indoor relative
humidity for a given outside
air temperature of 0 °
Fahrenheit under 15 mph
wind conditions. The
higher the number, the
better a product is able to
resist condensation. CR is
meant to compare products
and their potential for
condensation formation.

ISO-CIE Function 
A method for calculating
damage-weighted trans-
mittance developed by the
International Standards
Organization (ISO), which
uses a weighting function
recommended by the
International Commission
on Illumination (CIE). This
method assigns a specific
damage weighted trans-
mittance to each wave-
length of UV and visible
light according to its
contribution to the fading
of materials and fabrics.
Its spectral range is from
300 to about 700 nm.

Outdoor Visible Light
Reflectance 
In the visible spectrum,
the percentage of light
that is reflected from the
glass surface(s) relative
to the CIE Standard
Observer. 

Relative-Heat Gain (RHG)
The total amount of heat
gain through a glazing
system at NFRC (National
Fenestration Rating
Council) and ASHRAE
(American Society of
Heating, Refrigerating
and Air-Conditioning
Engineers) specified
summer conditions,
incorporating the U-Factor
and the solar heat gain
coefficient (SHGC).
The conditions are 230
BTU/hr/ft2 (726 W/m2)
outdoor temperature of
89 °F (32 °C), indoor
temperature of 75 °F (24
°C) and 6.2 mph (2.8 m/s)
wind (RHG = Usummer x
(89-75) + SHGC x (230).
Expressed in terms of
BTU/hr/ft2. 

R-Value
The thermal resistance
of a glazing system ex-
pressed in hr•ft2•ºF/BTU.
R-Value is the reciprocal
of U-Factor, R=1/U. The
higher the R-Value, the
less heat is transmitted
through the glazing
material. R-Values are
not listed in this document.

Sightline
The area of the IGU that is
not transparent due to
the presence of the
spacer and sealants. 

Glass Surfaces
The industry convention
is to label the outermost,
outdoors-facing surface
as #1 and then work
sequentially toward the
final indoors-facing surface.

Solar Radiation Reflected
In the solar spectrum
(300 to 2,500 nm), the
percentage of solar
energy that is reflected
from the glass surface(s). 

Solar Radiation 
Transmitted
In the solar spectrum
(300 to 2500 nm), the
percentage of ultraviolet,
visible and near infrared
energy that is transmitted
through the glass. 

Solar Heat Gain
Coefficient (SHGC) 
The fraction of incident
solar radiation that
enters a building as heat.
It is based on the sum of
the solar energy trans-
mittance, plus the
inwardly flowing fraction
of absorbed solar energy
on all lites of the glazing.

Dimensionless and
varying between 0 and 1,
the smaller the number,
the better the glazing is
at preventing solar gain. 

U-Factor
The heat flow rate through
a given construction,
expressed in BTU/hr/ft2/°F
(W/m2/°C). The lower the
U-Factor, the less heat is
transmitted through the
glazing material. Values
given for summer day-
time are calculated for
outside air temperature
at 89 °F (32 °C), outside
air velocity at 6.2 mph
(2.8 m/s), and inside air
temperature of 75 °F (24
°C), and a solar intensity
of 248 BTU/hr/ft2 (783
W/m2). Winter nighttime
U-Factors are calculated
for outside air temperature
at 0 °F (-18 °C), outside
air velocity at 12.3 mph
(5.5 m/s) and a solar
intensity of 0 BTU/hr/ft2

(0 W/m2). Unless other-
wise noted, all U-factors
provided use winter 
nightime conditions.

U.S. CUSTOMARY TO METRIC CONVERSION TABLE

To Convert U.S. Customary Units To Metric Multiply By

Inches (in) Millimeters (mm) 25.4

Feet (ft) Meters (m) 0.305

Square inches (in2) Square millimeters (mm2) 645

Square feet (ft2) Square meters (m2) 0.093

Pounds (lb) Kilograms (kg) 0.453

Pounds force (lbf) Newtons (N) 4.45

Pounds force/in (lbf/in) Newtons/meter (N/m) 175

Pounds force/inch2 (lbf/in2) Kilopascals (kPa) 6.89

Pounds force/feet2 (lbf/ft2) Kilopascals (kPa) 0.048

BTU/hr Watts (W) 0.293

BTU/hr·ft²·°F W/m²·°C 5.678

BTU/hr·ft² W/m2 3.15

Ultraviolet Light 
In a portion of the solar
spectrum (300 to 380 nm),
the energy that accounts
for the majority of fading
of materials and furnishings.

Visible Indoor
Reflectance
The percentage of visible
light that is reflected from
the glass surface(s) to the
inside of the building. It is
better to have a low visi-
ble indoor reflectance to en-
hance visibility when
viewing  objects outdoors
in overcast or nighttime sky
conditions.

Visible Light
Transmittance 
In the visible spectrum
(380 to 780 nm), the
percentage of light that
is transmitted through
the glass relative to the
CIE Standard Observer. 

CARDINAL PERFORMANCE
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Optical
Properties of
IG Units

The Optical Properties data
shown below can be used to
compare performance data
on the insulating glass
constructions listed. 

The visible data given below
indicate the amount of visible
light transmitted and reflected
by the insulating glass
construction relative to the
CIE Standard Observer.

Solar heat gain coefficient
(SHGC) data points indicate
the amount of  solar gain
obtained with the insulating
glass construction. The
lower the SHGC value,

the better the product is at
reducing solar gain, resulting
in greater summer comfort
and reduced cooling costs.

1. Calculated values using LBNL Window computer program per NFRC environmental conditions.
2. Double-pane IG construction: 1/2” (13.0 mm) airspace, 90% argon filled for Loå products, otherwise air-filled cavity. Coatings on surfaces #2, #3 and/or #4.

OPTICAL PROPERTIES OF INSULATING GLASS UNITS -  DOUBLE PANE

IG Configuration  
Outboard Lite / Inboard Lite

Glass Thickness Visible Light Fading

SHGCinches mm Trans. (%) Refl. Out (%) Refl. In (%)
UV Trans.  

(300 to 380 nm)
ISO-CIE Trans.  
(300 to 700 nm)

Clear / Clear
1/8 3.0 82 15 15 58% 75% 0.78

1/4 5.7 80 15 15 48% 70% 0.72

Clear / Loå-180®
1/8 3.0 79 15 15 29% 63% 0.69

1/4 5.7 77 14 15 24% 60% 0.64

Clear / Loå-180 ESC™
1/8 3.0 79 15 15 25% 61% 0.71

1/4 5.7 77 14 15 21% 59% 0.62

Clear / Loå-Di89™ (#3 & #4)
1/8 3.0 79 14 14 53% 70% 0.71

1/4 5.7 76 14 13 44% 66% 0.66

Loå²-272® / Clear
1/8 3.0 72 11 12 16% 55% 0.41

1/4 5.7 70 10 11 14% 53% 0.40

Loå²-270® / Clear
1/8 3.0 70 12 13 14% 52% 0.37

1/4 5.7 68 12 12 13% 50% 0.36

Loå³-366® / Clear
1/8 3.0 65 11 12   5% 43% 0.27

1/4 5.7 63 11 12   4% 41% 0.27

Quad Loå-452+™ / Clear
1/8 3.0 52 10 15   1% 33% 0.22

1/4 5.7 51 9 15   1% 32% 0.22

Loå³-340® / Clear
1/8 3.0 39 11 13   2% 27% 0.18

1/4 5.7 38 11 13   2% 26% 0.18

Loå²-240® / Clear
1/8 3.0 40 14 11 16% 35% 0.25

1/4 5.7 37 13 10 13% 32% 0.24

Loå-180® / Loå-i89® (#4)
1/8 3.0 77 15 14 27% 61% 0.62

1/4 5.7 75 15 13 23% 58% 0.58

Loå²-272® / Loå-i89® (#4)
1/8 3.0 70 11 11 16% 53% 0.41

1/4 5.7 68 10 11 14% 51% 0.39

Loå²-270® / Loå-i89® (#4)
1/8 3.0 68 12 13 14% 50% 0.36

1/4 5.7 66 12 12 12% 48% 0.35

Loå³-366® / Loå-i89® (#4)
1/8 3.0 63 11 12   5% 42% 0.27

1/4 5.7 61 11 11   4% 40% 0.26

Quad Loå-452+™ / Loå-i89® (#4)
1/8 3.0 51 10 14   1% 32% 0.21

1/4 5.7 50 9 14   1% 31% 0.21

Loå³-340® / Loå-i89® (#4)
1/8 3.0 38 11 12   2% 26% 0.17

1/4 5.7 37 11 12   2% 25% 0.17

Loå²-240® / Loå-i89® (#4)
1/8 3.0 39 14 10 15% 34% 0.24

1/4 5.7 37 13 9 13% 31% 0.23

CARDINAL PERFORMANCE
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MEMORANDUM 
 

Community Development 
 
DATE:   April 27, 2022 
 
TO:   Planning Board Members 
 
FROM:  Leah Blizinski, City Planner 
 
APPROVED BY: Nick Dupuis, Planning Director 
 
SUBJECT: Final Site Plan & Special Land Use Permit Amendment 

243 Merrill – La Strada Italian Kitchen and Bar  
 
 
The subject site is located at 243 Merrill St. between S. Old Woodward and Pierce.  The parcel 
is zoned B-4, Business-Residential and D-5 in the Downtown Overlay District.  The applicant, an 
existing Food and Drink Establishment is seeking approval of a Special Land Use Permit (SLUP) 
Amendment pursuant to Chapter 7, Section 7.37 (D) of the Zoning Ordinance.  La Strada is 
requesting to reconfigure and expand the restaurant into the now vacant adjacent space 
(vacated by Adore Nails and Spa) in the Merrillwood Building as well as to create a new outdoor 
dining area in an on-street deck. Due to the buildings location within the Central Business 
Historic District, the applicant will need to obtain approval from the Historic District 
Commission. The applicant must also obtain a recommendation from the Advisory Parking 
Committee for the use of public parking spaces.  
 
1.0 Land Use and Zoning  
 

1.1  Existing Land Use – La Strada Italian Kitchen and Bar is an existing Food and 
Drink Establishment in a first-floor tenant space within the Merrillwood Building. 
The adjacent space is currently vacant and was previously occupied by Adore 
Nails and Spa. Land uses surrounding the site are retail, commercial and 
residential. 

 
1.2  Zoning – The property is currently zoned B-4, Business-Residential, and D-5 in 

the Downtown Overlay District.  The existing use and surrounding uses appear 
to conform to the permitted uses of each Zoning District. 

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

existing land use and zoning adjacent to and/or in the vicinity of the subject site. 
 
(See next page) 

 
 
 
 
 



 
North South East 

 
West 

 
Existing 
Land Use 

Commercial 
/Retail 

Commercial / 
Retail 

Commercial / 
Retail 

Commercial / 
Retail 

Existing 
Zoning 
District 

B-4 Business- 
Residential 

B-4 Business- 
Residential 

B4 Business- 
Residential 

B-4 Business- 
Residential 

Downtown 
Overlay 
Zoning 
District 

 
D-4 

 
D-4 

 
D-4 

 
D-4 

 
2.0 Bistro Requirements 
 
 Article 9, section 9.02, Definitions, of the Zoning Ordinance defines a bistro as a 
 restaurant with a full service kitchen with interior seating for no more than 65 people 
 and additional seating for outdoor dining of no more than 65 people.  La Strada is an 
 existing Bistro with 57 dining seats and 8 bar seats and is proposing an expansion which 
 will adjust their seat total to 56 indoor dining seats with 9 bar seats.  
 

La Strada proposes to continue to operate a full service kitchen, with an extensive 
“Italian Caffe” menu which includes baked goods, panini sandwiches, pizza, meats and 
cheeses.  The restaurant concept will remain largely the same, with the addition of a 
small retail component in the new space. The existing restaurant space will be entirely 
dining while the expansion into the adjacent space will contain the bar seating, a small 
amount of floor dining and the retail displays. The applicant states that they hope to 
reopen the restaurant for lunch business. They are proposing to have outdoor dining for 
36 patrons on private and public property. The applicant proposes 16 outdoor dining 
seats on private property alongside the exterior length of the restaurants frontage and 
an additional 20 dining seats are proposed in a dining deck located in two on-street 
parking spaces. 

 
 Article 3, section 3.04 (C)(10) Building Use of the Zoning Ordinance permits bistros in 
 the Overlay District as long as the following conditions are met: 

 
a. No direct connect additional bar permit is allowed and the maximum seating at a 

bar cannot exceed 10 seats; 
b. Alcohol is served only to seated patrons, except those standing in a defined bar 

area; 
c. No dance area is provided; 
d. Only low key entertainment is permitted; 
e. Bistros must have tables located in the storefront space lining any street, or 

pedestrian passage; 
f. A minimum of 70% glazing must be provided along building facades facing a 

street or pedestrian passage between 1’ and 8’ in height; 



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

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

i. Enclosures facilitating year round dining outdoors are not permitted. 
j. Railings, planters or similar barriers defining outdoor dining platforms may not 

exceed 42’’ in height. 
k. Outdoor rooftop dining is permitted with the conditions that surrounding 

properties are not impacted in a negative manner and adequate street level 
dining is provided as determined by the Planning Board and City Commission. 
Rooftop dining seats will count towards the total number of permissible outdoor 
dining seats. 

 
 As discussed above, La Strada is proposing to have 9 seats situated at a bar towards 
 the West side of the bistro.  The applicant proposes to install seating at the front of the 
 restaurant so that they are lining the storefront window. There are no changes proposed 
 to the windows or doors. No direct connect bar permit will be permitted from this 
 license if it is approved.  Alcohol may only be served to seated patrons and those 
 standing in the bar area only. La Strada does not propose any dancing area or low key 
 entertainment.   
 

La Strada is proposing to have outdoor dining for 16 patrons on private propertydirectly 
adjacent to the building.  The outdoor dining area as proposed provides for pedestrian 
flow via the required 5’ wide pathway between the proposed dining area and the street.  
However, there is a discrepancy between the width of dining area as proposed in the 
plans and the width needed to accommodate the proposed tables and planters. The 
applicant should provide revised plans detailing the exact dimensions of the 
proposed frontage dining area to ensure that it can accommodate the 
proposed tables and planters without encroaching into the 5 ft. clear 
pedestrian pathway. Additionally, the applicant should clarify the location of 
the 5ft clear pedestrian pathway and whether it is entirely on the sidewalk or 
whether it will coincide with some portion of the aggregate ‘furniture zone’.  

 
 In addition to clarifying the dimensions on the plan and the 5 ft. pedestrian 
 clear path, the Planning Board should also require the applicant to install tree 
 grates on each tree box affected by the proposed outdoor dining patio to 
 ensure that a 5 ft. ADA clear path is being provided. 
 
 The applicant intends to have business hours of 4 pm to 12 am Tuesday – Saturday. 
 
 
 
 



3.0 Setback and Height Requirements   
 
There are no bulk, area, height or placement issues with the proposed interior 
renovations or outdoor dining patios. 

 
4.0  Screening and Landscaping 
 

4.1 Dumpster Screening – No changes are proposed to dumpsters or screening. 
 
4.2 Parking Lot Screening – The subject site is located within the Parking 

Assessment District. Therefore, no additional off-street parking facility and 
accompanying screening is required or proposed.  

 
4.3 Mechanical Equipment Screening – The applicant is not proposing any changes 

to the existing rooftop mechanical units on the building. If any additional 
mechanical units or venting is required, all changes must be submitted to the 
Planning Division prior to installation or changes.   

 
4.4 Landscaping – The applicant proposes concrete planters lining each of the 

outdoor dining areas to separate them from the sidewalk.  However, the 
applicant did not include species of plants in the provided plans. The applicant 
will need to submit revised landscape plans detailing the species of 
plants that will be housed in the concrete planters and ensure that no 
plants are on the prohibited species list. 

 
4.5 Streetscape – The existing streetscape was completely reconstructed in 2013 

and was built to the current downtown streetscape standards. The streetscape 
includes a streetlight and a street tree, which currently does not have a special 
treatment grate. As noted above, the applicant will be required to install 
a city standard tree grate. 

 
5.0 Parking, Loading, Access, and Circulation  
 

5.1 Parking – As the subject site is located within the Parking Assessment District, 
the applicant is not required to provide on-site parking.   

 
5.2 Loading - Loading spaces are not required, nor proposed. 
 
5.3 Vehicular Access & Circulation - Vehicular access to the building will not be 

altered.   
 
5.4    Pedestrian Access & Circulation – Pedestrian access to the café is available 

directly from the City sidewalk. Under the 2016 Plan, outdoor cafes are 
encouraged as they create a more pedestrian friendly environment. The 
proposed street dining platform layout does provide for a 5 ft. clear pedestrian 
path along the storefront.  

 
 



 
6.0 Lighting  
 

Existing pedestrian scale street light fixtures illuminate Merrill St. The applicant is not 
proposing additional lighting on the building façade or the outdoor dining area. 

 
7.0  Departmental Reports 
 

7.1 Engineering Division – See attached memo and comments from the Engineering 
 Division.  

 
7.2 Department of Public Services – The Department of Public Services has no 

concerns at this time. 
 
7.3 Fire Department – Comments received from the Fire Department are attached. 
 
7.4 Police Department - The Police Department reported having no concerns. 
 
7.5 Parking Manager – The Parking Manager has expressed concern that if 

both this applicant and 220 Merrill are approved, that will remove 5 of 
the existing 19 on-street parking spaces on Merrill between Old 
Woodward and Pierce St. 

 
7.6 Building Department – Comments received from the Building Department are 

attached. 
 
8.0 Design Review  

 
No changes are proposed to the exterior building façade except to move the existing 
sign to center it over the entrance. Moving an existing sign within the sign band does 
not require administrative approval or permits.  
 
The changes specific to the proposed new outdoor dining are simple an involve a new 
deck platform, umbrellas, planters, tables, chairs and trash receptacles. A complete list 
of all the new proposed materials is as follows: 
 

Material Location Color 
Aluminum and Plastic  Outdoor dining chairs  
Steel and Tempered Glass  Outdoor dining tables  
Concrete Planter boxes  
Composite Wood On-street deck  
Not Provided Platform railings  
Not Provided Umbrellas on-street  

 
 
 



 
Outdoor Dining Area 
Outdoor cafés must comply with the site plan criteria as required by Article 04, Section 
4.42 OD-01, Outdoor Dining Standards.  Outdoor cafes are permitted immediately 
adjacent to the principal use and are subject to site plan review and the following 
conditions: 
 

1. Outdoor dining areas shall provide and service refuse containers within the 
outdoor dining area and maintain the area in good order. 

2. All outdoor activity must cease at the close of business, or as noted in 
Subsection 3 below, whichever is earlier. 

3. When an outdoor dining area is immediately adjacent to any single-family or 
multiple-family residential district, all outdoor activity must cease at the close of 
business or 10:00pm, whichever is earlier. 

4. Outdoor dining may be permitted on the sidewalk throughout the year with a 
valid Outdoor Dining License. 

5. All tables and chairs provided in the outdoor dining area shall be constructed 
primarily of metal, wood, or material of comparable quality. 

6. Table umbrellas shall be considered under Site Plan Review and shall not impede 
sight lines into a retail establishment, pedestrian flow in the outdoor dining area, 
or pedestrian or vehicular traffic flow outside the outdoor dining area. 

7. For outdoor dining located in the public right-of-way:  
a. All such uses shall be subject to a license from the city, upon forms 

provided by the Community Development Department, contingent on 
compliance with all city codes, including any conditions required by the 
Planning Board in conjunction with Site Plan approval. 

b. In order to safeguard the flow of pedestrians on the public sidewalk, such 
uses shall maintain an unobstructed sidewalk width as required by the 
Planning Board, but in no case less than 5 feet. 

c. Outdoor dining is permitted to extend in the right-of-way in front of 
neighboring properties, with the written permission of the property 
owner(s) and with Planning Board approval, if such property is vacant or 
the first floor storefront(s) is/are vacant. Outdoor dining areas may 
extend up to 50% of the width of the neighboring lot(s) storefront(s), or 
up to 50% of the lot(s) frontage, if such lot is vacant. 

d. City Commission approval is also required for outdoor dining extensions 
onto neighboring property if the establishment making such a request 
holds a bistro license. 

e. An elevated, ADA compliant platform may be erected on the street in 
front of an eating establishment to create an outdoor dining area only if 
the Engineering Department determines there is sufficient space available 
for this purpose given parking and traffic conditions. 

f. No such facility shall erect or install permanent fixtures in the public 
right-of-way. 

g. Outdoor dining is permitted in a B1 District at a rate of 4 seats for every 
12 linear feet of store frontage, with no more than 12 seats total per 
building; no elevated enclosed platforms on the street are permitted in a 
B1 District. 



 
The applicant is proposing to create an outdoor dining area with 16 seats located 
directly in front of the cafe’s frontage and 20 seats in an on-street deck for a total of 36 
outdoor dining seats. The proposal includes 6 two-top tables and 6 four-top tables.  The 
tables are proposed to be round black painted steel with tempered glass top and the 
chairs are proposed to be aluminum frame with white plastic panel seat and back.  
Specification sheets on the tables and chairs are included in the plans. The Planning 
Board should discuss the proposed chairs, and determine whether or not the 
proposed plastic material utilized for the seat and back may be considered a 
material of comparable quality to wood or metal. 
 
The applicant has provided trash receptacles within the outdoor dining areas as required 
by Article 04, section 4.42 OD-01 of the Zoning Ordinance.  The proposed trash 
receptacles are Global Industrial aluminum round open top trash can in 20-gallon satin 
clear. The applicant proposes two trash receptacles within the outdoor dining area, both 
located on the on-street deck, one at the easternmost end and one at the westernmost 
end.  The applicant intends to have business hours of 4pm to 12am Tuesday – 
Saturday. The proposed outdoor café is not immediately adjacent to single-family or 
multi-family zoned property and therefore may stay open until 12am or the close of 
business. 
 
The plans include umbrellas on the tables in the on-street dining deck area only. The 
proposed umbrellas are “red treasure garden”.    

 
Signage  
There is no additional signage proposed as a part of this site plan review. The applicant 
proposes to move the existing sign to center it over the restaurant entry. As stated 
above, moving an existing sign does not require administrative approval or additional 
permits.  

 
9.0 Required Attachments 
  

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

 
 



10.0 Downtown Birmingham 2016 Overlay District 
 

The site is located on Merrill between Old Woodward and Pierce within the D-5 within 
the Downtown Overlay District. The purpose of the Downtown Overlay District is in part 
to “encourage a form of development that will achieve the physical qualities necessary 
to maintain and enhance the economic vitality of Downtown Birmingham and to 
maintain the desired character of the City of Birmingham”. Specifically, the 2016 Plan 
recommends the addition of outdoor dining areas in the public right-of-way as being in 
the public’s best interest as it enhances street life, thus promoting a pedestrian friendly 
environment.  The 2016 Plan also recommends that the 5’ clear pedestrian passage be 
provided against the storefronts to ensure that merchants can display and sell their 
products and so as not to distort the flow of pedestrians.   

 
10.0 Approval Criteria for Final Site Plan 
 

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

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

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

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

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

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

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

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

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

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

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

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

 
11.0 Recommendation 
 
 Based on a review of the site plan submitted, the Planning Division recommends that 
 the Planning Board recommend APPROVAL to the City Commission the Special Land 
 Use Permit Amendment and Final Site Plan/Design Review application for 243 Merrill St. 
 – La Strada – with the following conditions: 
 



1. The applicant must provide revised plans with clear dimensions to ensure 
compliance with the Zoning Ordinance; 

2. The applicant must provide a certified survey; 
3. The applicant is required to install a city standard grate to protect the street 

tree; 
4. The applicant will need to submit revised landscape plans detailing the species of 

plants that will be housed in the concrete planters and ensure that no plants are 
on the prohibited species list; 

5. The applicant must receive Historic District Commission approval for all exterior 
changes proposed within the Central Business Historic District; 

6. The applicant must obtain a recommendation from the Advisory Parking 
Committee for the use of public parking spaces; 

7. The applicant must submit new specification sheets for tables/chair constructed 
of metal or wood, or receive approval for a material of comparable quality by the 
Planning Board; and 
The applicant must comply with the requests of all City Departments. 

 
12.0 Sample Motion Language (Special Land Use Permit Amendment) 

 
Motion to recommend APPROVAL to the City Commission the Special Land Use Permit 
Amendment application for 243 Merrill St. – La Strada – with the following conditions: 
 

1. The applicant must provide revised plans with clear dimensions to ensure 
compliance with the Zoning Ordinance; 

2. The applicant must provide a certified survey; 
3. The applicant is required to install a city standard grate to protect the street 

tree; 
4. The applicant will need to submit revised landscape plans detailing the species of 

plants that will be housed in the concrete planters and ensure that no plants are 
on the prohibited species list; 

5. The applicant must receive Historic District Commission approval for all exterior 
changes proposed within the Downtown Historic District; 

6. The applicant must obtain a recommendation from the Advisory Parking 
Committee for the use of public parking spaces; 

7. The applicant must submit new specification sheets for tables/chair constructed 
of metal or wood, or receive approval for a material of comparable quality by the 
Planning Board; and 

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

OR 
 
Motion to recommend DENIAL to the City Commission the Special Land Use Permit 
Amendment application for 243 E. Merrill – La Strada – for the following reasons: 



1. ________________________________________________________ 
2. ________________________________________________________ 
3. ________________________________________________________ 

 
 OR 

 
 Motion to POSTPONE the Special Land Use Permit Amendment application for 243 E. 

Merrill – La Strada – pending receipt of the following: 
 

1. ________________________________________________________ 
2. ________________________________________________________ 
3. ________________________________________________________ 

 
13.0 Sample Motion Language (Final Site Plan & Design Review ) 

 
Motion to recommend APPROVAL to the City Commission the Final Site Plan & Design 
Review application for 243 Merrill St. – La Strada – with the following conditions: 
 

1. The applicant must provide revised plans with clear dimensions to ensure 
compliance with the Zoning Ordinance; 

2. The applicant must provide a certified survey; 
3. The applicant is required to install a city standard grate to protect the street 

tree; 
4. The applicant will need to submit revised landscape plans detailing the species of 

plants that will be housed in the concrete planters and ensure that no plants are 
on the prohibited species list; 

5. The applicant must receive Historic District Commission approval for all exterior 
changes proposed within the Downtown Historic District; 

6. The applicant must obtain a recommendation from the Advisory Parking 
Committee for the use of public parking spaces; 

7. The applicant must submit new specification sheets for tables/chair constructed 
of metal or wood, or receive approval for a material of comparable quality by the 
Planning Board; and 

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

OR 
 
Motion to recommend DENIAL to the City Commission the Final Site Plan & Design 
Review application for 243 E. Merrill – La Strada – for the following reasons: 
 

1. ________________________________________________________ 
2. ________________________________________________________ 
3. ________________________________________________________ 

 
 OR 

 



 Motion to POSTPONE the Final Site Plan and Design Review application for 243 E. 
Merrill – La Strada – pending receipt of the following: 

 
1. ________________________________________________________ 
2. ________________________________________________________ 
3. ________________________________________________________ 

 





CITY OF BIRMINGHAM 
Community Development – Building Department 

151 Martin Street, Birmingham, MI 48009 
 
 
 

Final Site Plan Review Comments  
 

April 19, 2022 
 
 
RE:  Final Site Plan Review Comments 

243 E. Merrill, Lastrada Cafe                      
 

As requested, the Building Department has examined the plans for the proposed project 
referenced above. The plans were provided to the Planning Department for site plan review 
purposes only and present conceptual elevations and floor plans. Although the plans lack 
sufficient detail to perform a code review, the following comments are offered for Planning Design 
Review purposes and applicant consideration: 
 
Applicable Building Codes: 
 
 2015 Michigan Building Code. Applies to all buildings other than those regulated by 

the Michigan Residential Code. 
 
 2015 Michigan Mechanical Code. (Residential requirements for mechanical 

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

 
 2018 Michigan Plumbing Code. (Residential requirements for plumbing construction 

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

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

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

 
Review Comments: 
 

1. No building code concerns at this time.  
 



1 

 
 

MEMORANDUM 
 

Engineering Department 
 
DATE:  April 22, 2022 
 
TO:  Leah Blizinski, City Planner 
 
FROM: Scott D. Zielinski, Assistant City Engineer  
 
SUBJECT: Preliminary Site Plan Review – 243 E Merrill St 
 
 
The Engineering Department has completed a review of the Preliminary Site Plan, with respect to 

conformance with City ordinances and engineering standards, and has the following comments: 

 

 

SEWER: 

 Plans appear to indicate no major changes in plumbing that would affect the 

current City connection. 

 

WATER SYSTEM: 

 Plans appear to indicate no changes in the current City connection. Records do not 

indicate current City connection. Water supply should be verified by the property. 

 

PERMITS FOR CONSTRUCTION: 

 

 Street Obstruction Permit for any temporary traffic interference on any 

surrounding road, or for pedestrian traffic interference on public sidewalks during 

construction activities.  

GENERAL: 

 5ft sidewalk open space for pedestrian travel must be maintained. 

 If outdoor dining deck is to be approved it should be limited to the width of the 

current parking space (Approximately 6-6.5 ft) and should not encroach on the 

driving lane. This item is subject to additional review for approval if a current 

permit has not been obtained. 

 

 

Please note these are our initial comments and the City should be provided an opportunity to 

review engineered drawings prior to final submission. Engineering comments could impact design 

requirements.  



4/20/22, 12:04 PM City of Birmingham MI Mail - 243 E. Merrill - Design Review Requested

https://mail.google.com/mail/u/0/?ik=7e6254cbea&view=pt&search=all&permmsgid=msg-f%3A1730559571364611153&simpl=msg-f%3A1730559571… 1/1

Leah Blizinski <lblizinski@bhamgov.org>

243 E. Merrill - Design Review Requested 

Mark Clemence <Mclemence@bhamgov.org> Tue, Apr 19, 2022 at 1:43 PM
To: Leah Blizinski <lblizinski@bhamgov.org>

No Police Department concerns at this time. 

Mark H. Clemence
Chief of Police
Birmingham Police Department 
151 Martin St.
Birmingham, MI. 48009
248-530-1875

On Tue, Apr 19, 2022 at 9:19 AM Leah Blizinski <lblizinski@bhamgov.org> wrote: 
[Quoted text hidden]

https://maps.google.com/?q=151+Martin+St.Birmingham,+MI.+48009+(248&entry=gmail&source=g
https://maps.google.com/?q=151+Martin+St.Birmingham,+MI.+48009+(248&entry=gmail&source=g
mailto:lblizinski@bhamgov.org


4/22/22, 8:40 AM City of Birmingham MI Mail - 243 E. Merrill - Design Review Requested

https://mail.google.com/mail/u/0/?ik=7e6254cbea&view=pt&search=all&permmsgid=msg-f%3A1730812301425283440&simpl=msg-f%3A1730812301… 1/1

Leah Blizinski <lblizinski@bhamgov.org>

243 E. Merrill - Design Review Requested 

Carrie Laird <Claird@bhamgov.org> Fri, Apr 22, 2022 at 8:40 AM
To: Scott Zielinski <szielinski@bhamgov.org>
Cc: Bruce Johnson <Bjohnson@bhamgov.org>, Leah Blizinski <lblizinski@bhamgov.org>, Mark Clemence
<Mclemence@bhamgov.org>, Jim Surhigh <cityengineer@bhamgov.org>, Jack Pesha <jpesha@bhamgov.org>, Ryan
Weingartz <rweingartz@bhamgov.org>, Lauren Wood <Lwood@bhamgov.org>, Nicholas Dupuis <ndupuis@bhamgov.org>

At this time DPS has no concerns.  Thanks!
[Quoted text hidden]
--  
Carrie A. Laird 
Parks & Recreation Manager
851 S. Eton
Birmingham, MI  48009
248-530-1714
[Quoted text hidden]

https://www.google.com/maps/search/851+S.+Eton+Birmingham,+MI%C2%A0+48009?entry=gmail&source=g
https://www.google.com/maps/search/851+S.+Eton+Birmingham,+MI%C2%A0+48009?entry=gmail&source=g


4/20/22, 2:49 PM City of Birmingham MI Mail - 243 E. Merrill - Design Review Requested

https://mail.google.com/mail/u/0/?ik=7e6254cbea&view=pt&search=all&permmsgid=msg-f%3A1730653767203896701&simpl=msg-f%3A1730653767… 1/1

Leah Blizinski <lblizinski@bhamgov.org>

243 E. Merrill - Design Review Requested 

Ryan Weingartz <rweingartz@bhamgov.org> Wed, Apr 20, 2022 at 2:40 PM
To: Leah Blizinski <lblizinski@bhamgov.org>

Got it, thanks. 
Only concern I see is if this and 220 Merrill outdoor dining get approved we will lose 7 of the 19 total on street parking that
is on Merrill between Old Woodward and Pierce. 
2 for 243 E. Merrill 
5 for 220 Merrill 

[Quoted text hidden]



4/20/22, 3:28 PM City of Birmingham MI Mail - 220 Parking/Valet

https://mail.google.com/mail/u/0/?ik=7e6254cbea&view=pt&search=all&permmsgid=msg-f%3A1730656250094110706&simpl=msg-f%3A1730656250… 1/1

Leah Blizinski <lblizinski@bhamgov.org>

220 Parking/Valet 

Nicholas Dupuis <ndupuis@bhamgov.org> Wed, Apr 20, 2022 at 3:20 PM
To: Ryan Weingartz <rweingartz@bhamgov.org>
Cc: Leah Blizinski <lblizinski@bhamgov.org>

I clarified this with Zaid Elia of 220.

If the platform gets approved by the CC, they will ONLY be using the 3 spaces in front of their establishment for the deck.
There will NOT be any additional spaces for valet.

Leah, Ryan has noted that his comment still stands regarding La Strada, but please change the numbers to reflect this
information.

--  
Nicholas J. Dupuis
Planning Director

Email: ndupuis@bhamgov.org
Office: 248-530-1856
Social: Linkedin

*Important Note to Residents*
Let’s connect! Join the Citywide Email System to receive important City updates and critical information specific to your neighborhood at www.bhamgov.org/
citywideemail. 

mailto:ndupuis@bhamgov.org
https://www.linkedin.com/in/nicholasdupuis1989/
http://www.bhamgov.org/citywideemail
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Zoned: B-4
Overlay: D-5
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EXISTING SIGN TO BE RELOCATED
CENTERED ABOVE ENTRANCE AWNING

124 Peabody, Birmingham, Michigan 48009   248.258.6940 SD.4.0
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DATE:  April 27, 2022 

TO:  Planning Board Members 

FROM: Nicholas Dupuis, Planning Director 

SUBJECT: 294 E. Brown – Final Site Plan and Design Review  

 

The applicant has submitted an application for Final Site Plan and Design Review for the 
construction of a 4-story mixed-use building in the B2 (General Business) and D3 (Downtown 
Overlay) Zoning Districts. The subject site currently contains a 2-story office/commercial building, 
street trees, landscaping, and associated parking and site improvements. The proposed new 
building will contain a mix of retail, office and residential units, as well as a rooftop use, a 
courtyard/passage that connects to the RH site to the east, and a 58-car below-grade parking 
facility. The primary materials on the building façade are brick, limestone and glass. 
 
On February 23, 2022, the Planning Board moved to postpone consideration of the Preliminary 
Site Plan review to give the applicant time to address the issues noted in the CIS, but also to 
make revisions to the site plans per staff comments.  
 
On March 23, 2022, the Planning Board moved to accept the Community Impact Study with the 
following conditions: 
 

1. The Planning Division suggests that the applicant review any and all opportunities on site 
to provide storm water detention in the form of green infrastructure; 

2. The applicant comply with the requests of the City’s traffic consultant and submit a final 
transportation impact study; 

3. The applicant must comply with the requests of all City departments; and, 
4. That the applicant improve the pedestrian crosswalk on Brown, slightly to the west of 294 

E. Brown, by installing signage, updating the ADA ramps, and restriping the crosswalk. 
 

In addition, on March 23, 2022, the Planning Board also moved to approve the Preliminary Site 
Plan review with the following conditions: 
 

1. The applicant must remove the synthetic planting material (turf, groundcover, birch trees, 
etc.) as currently proposed, or at final site plan review provide alternative definitions and 
how it might be considered in reference to Article 4, Section 4.20; 

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

MEMORANDUM 
Planning Division 



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

4. The applicant must comply with the requests of all City Departments. 
 
The applicant has provided updated plans and supporting documentation that addresses many of 
the conditions of acceptance/approval as noted above. 
 
1.0 Land Use & Zoning 

 
1.1 Existing Land Use – The existing land use is commercial, and currently contains 

a 2-story office building and an associated off-street parking facility. 
 

1.2 Zoning – The subject site exists within the B2 (General Business) and D3 
(Downtown Overlay) Zoning Districts. 

 
1.3 Summary of Adjacent Land Use & Zoning – The following chart summarizes 

existing land use and zoning classifications of the adjacent and/or nearby 
properties: 

 
 North South East West 

Existing 
Land Use Commercial Mixed-Use Commercial Commercial/ 

Office 
Existing 
Zoning 
District 

B4 (Business-
Residential) 

B2-B 
(General 
Business) 

B2 (General 
Business) 

B2 (General 
Business) 

Overlay 
Zoning 
District 

D4 D2 D4 D3 

 
2.0 Setback & Height Requirements 

 
The attached zoning compliance summary analysis provides the required and proposed 
bulk, area, and placement regulations for the proposed project. The applicant appears to 
meet the bulk, area and placement requirements of the B2/D3 zoning districts. 

 
3.0 Screening & Landscaping 

 
3.1 Dumpster Screening – The applicant is proposing one trash room on the first floor 

at the southwest corner of the site adjacent to the receiving area, which appear 
to collect from the first floor through the courtyard and mechanical room, as well 
as floors 3-4 through a trash chute. There are no indications of the type or quantity 
of refuse containers noted in the plans. In terms of screening, the receptacles are 
all proposed inside the building envelope, thus fully screened by the building.  

 
3.2 Parking Lot Screening – The applicant is proposing a below-grade, 58-space off-

street parking facility. The facility spans the entire property, with the entrance to 
the facility being located off Brown at the northwest corner of the property. Due 



to the proposed parking facilities location underground, the parking facility is 
considered to be fully screened and will require no additional screening. 
 

3.3 Mechanical Equipment Screening – The site plans proposed show a number of 
rooftop mechanical units that will require screening.  
 
The proposed rooftop units (RTU’s) are all centrally located (in terms of depth) on 
the roof in various locations. The applicant has indicated extensive metal panel 
screening enclosures on the elevation drawings, and has included the location of 
such on the roof plan. The applicant has also submitted specification sheets on the 
proposed RTU’s, and has provided a height  dimension of 9 ft. for the proposed 
RTU screening on the elevation drawings. The RTU specifications provided range 
from small air handling units to large package HVAC units that measure a little 
over 6 ft. in height at the tallest (not including any curbs). The applicant appears 
to meet the screening requirements for the proposed rooftop units. 
 
In addition to the rooftop units, the applicant is showing one DTE transformer and 
one DTE primary switch cabinet at the northeast corner of the property. The 
applicant has provided arborvitae screening for the ground-mounted mechanical 
units. Article 4, Section 4.54 (B)(8) of the Zoning Ordinance states that when 
required to screen a trash receptacle or ground-mounted mechanical or electrical 
equipment, a masonry screen wall with wood gates is required. The screen wall 
shall match the material of the principal building. 
 
However, Section 4.54 (A) permits flexibility in the materials, size, height and 
placement of walls in order to allow architectural harmony and usable open space 
and to accomplish a unified design. In the past, the Planning Board has considered 
evergreen screening to be an appropriate screening material for ground mounted 
units. In this case, the placement of the DTE equipment in a landscaped area and 
the proposed arborvitae appears to meet the criteria for flexibility in material 
selection. The Planning Board should discuss the proposed arborvitae 
screening and determine if it is an appropriate screening material. 

 
3.4 Landscaping – The applicant is proposing to install landscaping on-site within the 

courtyard/passage, as well as on the roof. The bulk of the landscaping proposed 
on the ground level are neat evergreen hedges/shrubs (Green Velvet Boxwood), 
with other flowering shrubs (Bobo and Pinky Winky Hydrangea) mixed in at the 
courtyard/passage entries. In addition, 4 flowering trees (Ivory Silk Lilac), 13 
columnar trees (Slender Silhouette Sweetgum) and ornamental grasses (All Gold 
J. Forest Grass) are proposed in the open side of the courtyard/passage.  
 
As noted above, it appears as though the applicant is proposing to install synthetic 
plantings beneath the building on the eastern part of the courtyard/passage. 
Article 4, Section 4.20 (D)(1) requires all landscaping to consist of approved natural 
materials or living plant materials. The applicant must remove the synthetic 
planting material (turf, groundcover, birch trees, etc.) and replace with 
a live planting material, or obtain a variance from the Board of Zoning 
Appeals. 



 
As for the roof plantings, the applicant is proposing extensive plantings along the 
northern, southern and eastern edges of the rooftop. These plantings include 
flowering trees (Sargent Crabapple), ornamental grasses (Tara Dwarf Prairie 
Dropseed), canopy trees (Princeton Sentry Gingko), columnar trees (Slender 
Silhouette Sweetgum) and mixed flowering groundcover. The applicant is also 
proposing synthetic turf on the rooftop.  
 
None of the proposed plantings appear explicitly on the prohibited species list 
found in Article 4, Section 4.20 (D)(4). 

 
3.5 Streetscape Elements – The applicant has provided a number of street trees, 

streetlights, 5 benches, 4 trash receptacles, and 2 bike racks on the site plans 
submitted. In terms of street trees, Article 4, Section 4.20 (G) requires at least 1 
street tree for each 40 linear feet of frontage along a street. A breakdown of the 
required and proposed street trees is provided below: 

 
Street Linear Frontage (ft.) Required Provided 
Brown 170 4 3 
Daines 170 4 3 
Total 340 8 6 

 
It is apparent that the areas of the streetscape where the 4th tree would be placed 
contain the entrance to their underground parking access and receiving access 
areas. The applicant has obtained a waiver from the Staff Arborist for 1 
street tree along Brown, and 1 street tree along Daines. 

 
As far as streetlights, the applicant appears to be proposing 4 street lights along 
Brown. Each streetlight is spaced 40 ft. apart and set in between street trees. All 
streetlights proposed are expected to meet the streetscape standards for 
Downtown Birmingham. 
 
Finally, the applicant has proposed 5 total benches: 3 along Brown and 2 along 
Daines. There are 2 bike racks proposed on private property along the Connecting 
Via at the west side of the property, and 4 trash receptacles on the site plans 
submitted. The Planning Board may wish to require the applicant to 
include additional benches, bike racks, or trash receptacles along each 
street frontage. 

 
4.0 Parking, Loading & Circulation 

 
4.1 Parking – Article 4, Section 4.46 of the Zoning Ordinance requires the applicant to 

provide the following off-street parking for the uses proposed in the site plans 
submitted: 

 
 
 

 



Proposed Use Requirements  Area or Units Spaces 
2 or less room unit 1 space per unit 8 8 
3 or more room unit 1.25 spaces per unit 28 35 
Total Required - - 43 
Total Proposed - - 58 

 
Based on the calculations above, the applicant meets the parking requirements for 
the proposed development. These spaces appear to be available for the residential 
and office users of the building through what appears to be a restricted access 
garage door. The applicant has indicated that the 15 spaces over the required off-
street parking will be provided to the office users of the building. 
 

4.2 Loading – Based on the commercial space (7,110 sq. ft.) and office space (34,452 
sq. ft.) within the proposed development, the applicant is required to provide two 
off-street loading spaces with the following minimum dimensions: 40 feet long, 12 
feet wide and 14 feet high. The applicant has provided two loading spaces (40 ft. 
x 12 ft. x 14 ft.) within the south side of the building along Daines. The applicant 
has indicated that the loading spaces will accessed by a single overhead garage. 
In addition, the applicant has provided a vehicle maneuvering plan that 
demonstrates how trucks will access the space with an ample turning radius. 
 

4.3 Vehicle Circulation & Access – The site plans submitted indicate that the main 
vehicle access to the site will be through an opening on the northwest side of the 
building that leads to the underground parking facility. The curb cut measures 20 
ft. wide and contains glass overhead garage doors. Delivery and service vehicles 
will access the site on the southwest side of the building through a garage door 
that accesses the receiving area of the building. The applicant has also provided 
an opening on the west elevation of the building at the parking ingress/egress 
point to provide for greater visibility while pulling in and out of the parking garage.  

 
4.4 Pedestrian Circulation & Access – Pedestrian access is varied with a main lobby 

entrance for the upper office and residential floors in the center of the building 
along Brown. There are also two retail access points along Brown, as well as the 
courtyard/passage. The office space along Daines has similar pedestrian access. 

 
5.0 Lighting 

 
The applicant has submitted an exterior lighting design concept, specification sheets for 
proposed light fixtures, and a photometric plan detailing the illuminance level across the 
property pursuant to Article 4, Section 4.21 (C). The lighting concepts consists of bollard 
lighting, in-grade lighting, and accent lighting concentrated in the courtyard /passage and 
rooftop of the proposed development with a few lights placed on the facades. A review of 
the light fixtures proposed suggests that the bollard lights are cutoff as defined by Section 
9.02, but the in-grade strip lighting and the accent lighting would not be considered fully 
cut off. The lighting does appear to be placed in a manner that is consistent and 
coordinated, and positioned away from abutting properties where appropriate.  
 



Article 4, Section 4.21 (D)(1) states that Exception to cutoff luminaries can be made at 
the discretion of the Planning Board under any of the following conditions: 
 

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

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

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

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

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

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

 
The Planning Board should consider the light fixtures proposed and determine 
if the standards of Section 4.21 (D)(1) have been met. 
 
In terms of the photometric plan, Article 4, Section 4.21 (E) states that the intensity of 
light on a site shall not exceed 0.6 maintained foot-candles at any property line that abuts 
a single-family residential zoned property or 1.5 maintained foot-candles at any property 
line for any other zoned property. The light intensity shall be measured at 6 ft. above 
ground level on a vertical plane. In addition, the intensity of light on a site which provides 
a front setback of less than 5 ft. shall be measured from 5 ft. beyond the front property 
line. A review of the photometric plan provided does indicate light intensity that stays 
within the permitted 1.5 maintained foot-candles 5 ft. beyond the front property line. 
 
However, based on the above ordinance language, the rear of the property along Daines 
is not afforded the same light intensity extension as the front of the property along Brown. 
The light intensity proposed at the property line along Daines exceeds the permitted 1.5 
maintained foot-candles and must be reduced. Thus, the applicant must submit a 
revised photometric plan demonstrating light levels that do not exceed 1.5 
maintained foot-candles along the rear property line. 
 

6.0 Departmental Reports 
 
6.1 Engineering Department – Please see the attached Engineering Department 

comments dated April 22, 2022. 
 

6.2 Department of Public Services – Regarding the proposed new city street trees:  
The hybrid elms are acceptable.  The "Presidential Gold" Ginkgos have a 30-40 ft. 



width at maturity.  We recommend "Goldspire" ginkgo instead. Same look, but 
columnar growth pattern with a 6 ft. mature width for this tight location, and in 
addition they must be male clone only (seedless variety). 
 

6.3 Fire Department – Please see the attached Fire Department comments dated April 
22, 2022. 

 
6.4 Police Department – The Police Department has indicated that they have no 

concerns as long as the project has the necessary on-site parking requirements 
consistent with City zoning. 
 

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

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

 
7.0 Design Review 

 
The applicant has submitted elevation drawings with detailed material notes, as well as 
material specifications, glazing calculations and preliminary signage plans. The façade of 
floors 1-3 and the roof lobby are proposed to be constructed of red architectural brick 
with cast stone accents. The 4th floor façade is proposed as textured stucco. The applicant 
is also proposing some architectural details such as aluminum canopies, aluminum clad 
wood operable windows on floors 3 & 4, and a metal panel rooftop screen wall in slate 
grey. The 4th floor and rooftop are proposed to be enclosed with wood and metal 
guardrails. The material palate proposed generally meets the architectural standards of 
the Downtown Overlay which includes (but is not limited to) the following standards: 
 

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

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

3. Storefronts shall be directly accessible from public sidewalks. Each storefront must 
have transparent areas, equal to 70% of its portion of the facade, between one 
and eight feet from the ground. 

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

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

6. Clear glazing is required on the first floor. Lightly tinted glazing is permitted on 
upper floors only. Windows shall not be blocked with opaque materials or the back 
of shelving units or signs. 
 

Glazing 

http://online.encodeplus.com/regs/birmingham-mi/doc-view.aspx?pn=0&ajax=0&secid=688
http://online.encodeplus.com/regs/birmingham-mi/doc-view.aspx?pn=0&ajax=0&secid=689


As noted above, buildings in the Downtown Overlay must have storefronts with clear 
glazing equal to 70% of its portion of the façade between one and eight ft. from the 
ground. The applicant has submitted glazing calculations demonstrating 70.1% glazing on 
the first floor of the Brown elevation and 72.1% glazing on the Daines first floor elevation.  
In terms of upper floor glazing, the applicant has provided calculations demonstrating that 
glazing area does not exceed 35%. 
 
Finally, the applicant has also submitted glazing specifications that demonstrate an 80% 
minimum Visible Light Transmittance, which meets the definition of clear glazing. 
 
Signage 
The applicant has submitted a preliminary sign design plan pursuant to Article 1, Section 
1.04 (A) of the Sign Ordinance, which states that for all newly constructed or exterior 
renovated buildings, an overall building sign design plan shall be approved by the 
appropriate reviewing body, in accordance with Section 2.02: Sign Review. Based on the 
calculations provided and the locations of signage, the Planning Division has limited 
concerns and would recommend approval of the preliminary sign design plan for the 
proposed development with the understanding that all new signs will be reviewed and 
approved based on the requirements of the Sign Ordinance. 
 
Rooftop Use 
Article 5, Section 5.12 (I) permits rooftop amenities such as pergolas, trellises and other 
similar items in the B4 zone, provided: 
 

1. They are set back at least 5 feet from the eave line. 
2. They are of sufficient weight or anchored to the building to resist anticipated wind 

loads. 
3. They do not have full enclosures. 
4. They do not include eisenglass or similar enclosure materials. 
5. Rooftop structures and amenities may not contain habitable space. 

 
Based on the roof level plan submitted, amenities proposed for the rooftop use include a 
pool, seating, umbrellas, 3 cabanas (a pergola-like shade structure), grills and fire pit.  
Article 9, Section 9.02 of the Zoning Ordinance defines eave line as the point of 
intersection of the roof and exterior wall on a flat roof building. In assessing the roof plan, 
it is clear that the infinity edge swimming pool infringes into the required 5 ft. setback 
from the eave line. Thus, the applicant must submit revised plans demonstrating 
a 5 ft. setback from the eave line for all rooftop amenities, or obtain a variance 
from the Board of Zoning Appeals. 

 
8.0 Required Attachments 

 
(See next page) 

 
 
 
 
 



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

 
9.0 Approval Criteria 

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

 
9.1 The location, size and height of the building, walls and fences shall be such that 

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

 
9.2 The location, size and height of the building, walls and fences shall be such that 

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

 
9.3 The location, size and height of the building, walls and fences shall be such that 

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

 
9.4 The site plan, and its relation to streets, driveways and sidewalks, shall be such as 

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

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

 
9.6 The location, shape and size of required landscaped open space is such as to 

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

 
10.0 Recommendation 

 
Based on a review of the site plans submitted and the requirements outlined in Article 7, 
Section 7.27 of the Zoning Ordinance, the Planning Division recommends that the Planning 
Board APPROVE the Final Site Plan and Design Review application for 294 E. Brown with 
the following conditions: 
 



1. The applicant must remove the synthetic planting material (turf, groundcover, 
birch trees, etc.) and replace with a live planting material, or obtain a variance 
from the Board of Zoning Appeals; 

2. The Planning Board approves the non-cutoff light fixtures pursuant to Article 
4, Section 4.21 (D)(1); 

3. The applicant must submit a revised photometric plan demonstrating light 
levels that do not exceed 1.5 maintained foot-candles along the rear property 
line; 

4. The Planning Board approves the preliminary building sign design plan;  
5. The applicant must submit revised plans demonstrating a 5 ft. setback from 

the eave line for all rooftop amenities, or obtain a variance from the Board of 
Zoning Appeals; and 

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

11.0 Sample Motion Language 
 

Motion to APPROVE the Final Site Plan and Design Review application for 294 E. Brown 
with the following conditions: 
 

1. The applicant must remove the synthetic planting material (turf, groundcover, 
birch trees, etc.) and replace with a live planting material, or obtain a variance 
from the Board of Zoning Appeals; 

2. The Planning Board approves the non-cutoff light fixtures pursuant to Article 
4, Section 4.21 (D)(1); 

3. The applicant must submit a revised photometric plan demonstrating light 
levels that do not exceed 1.5 maintained foot-candles along the rear property 
line; 

4. The Planning Board approves the preliminary building sign design plan; 
5. The applicant must submit revised plans demonstrating a 5 ft. setback from 

the eave line for all rooftop amenities, or obtain a variance from the Board of 
Zoning Appeals; and 

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

OR 
 

Motion to POSTPONE the Final Site Plan and Design Review application for 294 E. Brown 
pending receipt of the following: 
 

1. ___________________________________________________________ 
2. ___________________________________________________________ 
3. ___________________________________________________________ 

 
OR 

 
Motion to DENY the Final Site Plan and Design Review application for 294 E. Brown for 
the following reasons: 
 

1. ___________________________________________________________ 



2. ___________________________________________________________ 
3. ___________________________________________________________ 
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Zoning Compliance Summary Sheet 
 Final Site Plan Review 

294 E. Brown 
 
 
Existing Site: 2 story commercial/office building 

Zoning: B2 (General Business) & D3 (Downtown Overlay) 
Land Use: Commercial/Office 

 
Existing Land Use and Zoning of Adjacent Properties: 
 

 North South East West 
Existing 
Land Use Commercial Mixed-Use Commercial Commercial/ 

Office 
Existing 
Zoning 
District 

B4 (Business-
Residential) 

B2-B 
(General 
Business) 

B2 (General 
Business) 

B2 (General 
Business) 

Overlay 
Zoning 
District 

D4 D2 D4 D3 

 
 
 
 

Land Area:   Existing: 0.758 ac 
Proposed: 0.758 ac  

Dwelling Units: Existing: 0 units 
Proposed: 34 units 

 
Minimum Lot Area/Unit: Required: N/A 

Proposed: N/A 

Min. Floor Area /Unit: Required: 300 sq. ft. (single story hotel or motel) 
600 sq. ft. (efficiency and one bedroom) 
800 sq. ft. (two or more bedroom) 

Proposed: 936 sq. ft. (one bedroom) 
1,316-1,200 (two or more bedroom) 

 
Max. Total Floor Area: 

 
Required: 

 
N/A 

Proposed: N/A 

Min. Open Space: Required: N/A 
Proposed: N/A  
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Max. Lot Coverage: Required: N/A 
Proposed: N/A  

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

 
Side Setbacks Required: 0 ft. maximum 

Proposed: 0 ft. 

Rear Setback: Required: 0 ft. (equal to adjacent pre-existing building) 
Proposed: 0 ft. 

 
Min. Front+Rear Setback Required: N/A 

Proposed: N/A  
 

Max. Bldg. Height: Permitted: 68 ft., 4 stories 
Proposed: 65 ft., 4 stories 

 
Min. Eave Height: Required: 20 ft. 

Proposed: 52 ft. 

Floor-Floor Height: Required: N/A 
Proposed: N/A 

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

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

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

 
Parking: Required: 43 off-street spaces  

Proposed: 58 off-street spaces 
 

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

Parking in Frontage: Required: N/A 
Proposed: N/A  

Loading Area: Required: 2 off-street loading spaces 
40 ft. x 12 ft. x 14 ft. 
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Proposed: 2 off-street loading spaces 
40 ft. x 12 ft. x 14 ft. 

Screening:   
  

Parking: Required: 6 ft. masonry screen wall 
Proposed: Facility located underground 

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

Rooftop Mechanical: Required: Screened from view 
Proposed: 9 ft. metal panel screen wall  

Elect. Transformer: Required: N/A 
Proposed: N/A 

Dumpster: Required: Masonry screen wall with wood gates 
Proposed: One fully interior trash room fully screened by building 

facade 
 







CITY OF BIRMINGHAM 
Community Development – Building Department 

151 Martin Street, Birmingham, MI 48009 
 
 
 

Final Site Plan Review Comments  
 

April 19, 2022 
 
 
RE:  Final Site Plan Review Comments 

294 E. Brown, Brown Street Mixed Use Building                      
 

As requested, the Building Department has examined the plans for the proposed project 
referenced above. The plans were provided to the Planning Department for site plan review 
purposes only and present conceptual elevations and floor plans. Although the plans lack 
sufficient detail to perform a code review, the following comments are offered for Planning Design 
Review purposes and applicant consideration: 
 
Applicable Building Codes: 
 
 2015 Michigan Building Code. Applies to all buildings other than those regulated by 

the Michigan Residential Code. 
 
 2015 Michigan Mechanical Code. (Residential requirements for mechanical 

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

 
 2018 Michigan Plumbing Code. (Residential requirements for plumbing construction 

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

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

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

 
Review Comments: 
 

1. The windows long the west property line will need to be fire-resistance-rated glazing in 
accordance with Section 716.2 of the building code.  

 
2. No other building code concerns at this time.  
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MEMORANDUM 
 

(Engineering) 
 
DATE:   April 22, 2022 
 
TO:   Nicholas Dupuis, Planning Director 
 
FROM:  Scott Zielinski, Assistant City Engineer 
 
SUBJECT: 2nd Design Drawing Review Comments for 294 E Brown  
 
 
 
As requested the Engineering Department has conducted a review of the Preliminary Design 

drawings prepared by Saroki Architecture dated 1-25-2022 for Design Review, and the 

engineering site plan drawings prepared by Nowak & Fraus for Saroki that are dated 12-14-2021. 

With respect to conformance with City ordinances and engineering standards, the Engineering 

Department has the following updated comments in BLUE: 

 
 
GENERAL: 

 Site Plans will be required to show changes in planned grade elevations both onsite and 

in Right-Of-Way (ROW) space. 

 Cross section of the Sewer and Water connections need to be shown along with the 

clarification showing a minimum of 18” clearance will be maintained between any water 

and sewer crossings.  

 Engineering recommends the truck access to street been reviewed to assure there is 

enough space for trucks to turn in and out of planned truck entrance off of Daines (as 

Daines is a smaller width street). 

o Based on proposed vehicle analysis, the turning should be suitable for smaller 

trucks and garbage trucks.  

 Earth Retention System (ERS) will be required for below ground work, and must be 

designed to be self-contained on the property.  

 

SEWER: 

 Separate connections for both Storm Sewer and Sanitary Sewer shall be established. 

 Current sanitary connections appear to be adequate for building use. 

 Plans do not indicate how roof drainage will be handled.  Note that City Ordinance 

prohibits downspouts from being directly connected to the sewer system. 

 

STORM WATER RUNOFF: 

 For the proposed site development, it is the City’s determination that the full property of 

the proposed construction site is considered the "affected area" with respect to City's 

Storm Water Runoff Ordinance (Chapter 114, Article III, Division 4, Sec 114-271 to 114-

274).  Therefore, the allowable runoff from the site for a 10-year storm event is 1.0 

cfs/acre, or 0.2 cfs, whichever is greater. 
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 Provide calculations for required storm water detention, and show how the excess storm 

water will be detained and released at the allowable discharge rate. 

 

PERMITS: 

 Obstruction Permits will be required for work in the street.  

o Site logistic plan for road obstructions and planed construction route will be 

required. 

 

Please note these are general comments and the City should be provided an opportunity to review 

engineered drawings prior to final submission. Engineering comments could impact design 

requirements.  
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MEMORANDUM 
 

Department of Public Services 
 
DATE:   February 23, 2022 
 
TO:   Patrick Funke, Senior Associate 
   Michael J. Dul & Associates 
 
FROM:  Brendan McGaughey, Parks and Forestry Foreman 
   Carrie A. Laird, Parks and Recreation Manager 
 
SUBJECT: Waiver to be Granted for 294 E. Brown  
  
 
A waiver from the Staff Arborist shall be granted for the elimination of 2 trees upon approval of 
the Final Site Plan for 294 E. Brown.  One (1) tree on Brown Street due to the location of the 
underground parking access, and one (1) tree on Daines  Street due to the limited space between 
building frontage and curb of the street to the west, as the street widens close to Brown. 
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430 N. OLD WOODWARD

BIRMINGHAM, MI  48009

Date: Issued For:

Project:

P.  248.258.5707

F.  248.258.5515

SarokiArchitecture.com

Sheet No.:

Glazing Calculations:

Required: Proposed:

Daines Street:

First Level (between 1' & 8') 70% Min. 72.1%

Glazing area = 800.1 SF

Facade area between 1' & 8' = 1,109.8 SF

800.1 SF / 1,109.8 SF = 0.721 x 100 = 72.1%

Second Level 35% Max. 34.7%

Glazing area = 790 SF

Second Level facade area = 2,273 SF

790 SF / 2,273 SF = 0.347 x 100 = 34.7%

Third Level 35% Max. 31.3%

Glazing area = 595 SF

Second Level facade area = 1,902.6 SF

595 SF / 1,902.6 SF = 0.313 x 100 = 31.3%
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General Note

1.  SEE DRAWING FOR LUMINAIRE MOUNTING HEIGHT.

2.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 6' - 0"

3.  LIGHTING ALTERNATES REQUIRE NEW PHOTOMETRIC CALCULATION AND RESUBMISSION TO CITY FOR APPROVAL.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS.  THIS

LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN

ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.  ACTUAL PERFORMANCE OF ANY MANUFACTURER'S

LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS.

MOUNTING HEIGHTS INDICATED ARE FROM GRADE AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUITABILITY

AND SAFETY.  THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY

COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR SPECIFIC

INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.

FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH.COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED IN FIELD BY

OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT

LESS BASE HEIGHT.

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp

Lumens

Per

Lamp

Light Loss

Factor
Wattage

A
16 Lumenpulse LOI HO-120-48-30K-

60x60-TS0-XX-XX-ASL

Lumenfacade Inground LED 3223 0.9 61.2

B
8 Lumenpulse ELMB20-RO-120/277-

40K-CRI80-S120-O-NO

Element ELMB20 LED 1183 0.9 21.21

C
16 LumenWerx V2SEALPD-EPDO-80-

500-30-4FT

"LW20181203-02B-VIA2" LED 2000 0.9 21.3

D
6 Lumenpulse ELMM30-RO-120/277-

40K-CRI80-S120-O-NO

Element ELMM30 LED 642 0.9 20.86

E
12 Lithonia

Lighting

CNY LED P1 40K MVOLT CNY LED Canopy P1=4,500lm LED 4476 0.9 35.36

F
10 Lithonia

Lighting

LDN6 40/10 LO6AR LSS 6IN LDN, 4000K, 1000LM,

CLEAR, SEMI-SPECULAR

REFLECTOR, CRI80

LED 952 0.9 10.44

G
8 Lithonia

Lighting

LDN6 40/05 LO6AR LSS 6IN LDN, 4000K, 500LM,

CLEAR, SEMI-SPECULAR

REFLECTOR, CRI80

529 1 5.83

H

1 Hydrel 4415 LED WHT41K WFL 2-5/16"L. X 49"W. X 2-1/16" H.

LINEAR FLOOD LUMINAIRE 24

COOL WHITE LEDS WITH WIDE

FLOOD DISTRIBUTION CLEAR

ACRYLIC LENS

Rebel

WHT41

K WFL

705 0 13.63

Statistics

Description Symbol Avg Max Min Avg/Min Max/Min

GARDEN

COURTYARD
3.9 fc 22.2 fc 0.0 fc N/A N/A

Parking Ramp 2.6 fc 10.2 fc 0.0 fc N/A N/A

Property Line 0.9 fc 28.5 fc 0.0 fc N/A N/A

Brown Street

Property Line
0.2 fc 1.2 fc 0.0 fc N/A N/A

Daines Street

Property Line
0.1 fc 1.0 fc 0.0 fc N/A N/A

5' Beyond Property Line

5' Beyond Property Line
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General Note

1.  SEE DRAWING FOR LUMINAIRE MOUNTING HEIGHT.

2.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"

3.  LIGHTING ALTERNATES REQUIRE NEW PHOTOMETRIC CALCULATION AND RESUBMISSION TO CITY FOR APPROVAL.

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING / FUTURE FIELD CONDITIONS.  THIS

LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN

ACCORDANCE WITH ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS.  ACTUAL PERFORMANCE OF ANY MANUFACTURER'S

LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN LAMPS, AND OTHER VARIABLE FIELD CONDITIONS.

MOUNTING HEIGHTS INDICATED ARE FROM GRADE AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS OF LIGHTING SYSTEM SUITABILITY

AND SAFETY.  THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY

COMPLIANCE.

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS DEFINED IN ASHRAE 90.1 2013. FOR SPECIFIC

INFORMATION CONTACT GBA CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.

FOR ORDERING INQUIRIES CONTACT GASSER BUSH AT QUOTES@GASSERBUSH.COM OR 734-266-6705.

THIS DRAWING WAS GENERATED FROM AN ELECTRONIC IMAGE FOR ESTIMATION PURPOSE ONLY. LAYOUT TO BE VERIFIED IN FIELD BY

OTHERS.

MOUNTING HEIGHT IS MEASURED FROM GRADE TO FACE OF FIXTURE. POLE HEIGHT SHOULD BE CALCULATED AS THE MOUNTING HEIGHT

LESS BASE HEIGHT.

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp

Lumens

Per

Lamp

Light Loss

Factor
Wattage

B
8 Lumenpulse ELMB20-RO-120/277-

40K-CRI80-S120-O-NO

Element ELMB20 LED 1183 0.9 21.21

F
32 Lumenpulse LBS-120-40K-FL-XX-XX Lumenbeam Small LED 1053 0.9 15

Statistics

Description Symbol Avg Max Min Avg/Min Max/Min

Rooftop 0.4 fc 1.7 fc 0.0 fc N/A N/A
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Final Site Plan & Design Review Application 
Planning Division 

Form will not be processed until it is completely filled out. 

1. Applicant
Name:___________________________________________
Address:_________________________________________
________________________________________________
Phone Number:____________________________________
Fax Number:______________________________________
Email address:____________________________________

2. Property Owner
Name:_____________________________________________
Address:___________________________________________
__________________________________________________
Phone Number:_____________________________________
Fax Number:_______________________________________
Email address:______________________________________

3. Applicant’s Attorney/Contact Person
Name:___________________________________________
Address:_________________________________________
________________________________________________
Phone Number:____________________________________
Fax Number:______________________________________
Email address:____________________________________

4. Project Designer/Developer
Name:_____________________________________________
Address:___________________________________________
__________________________________________________
Phone Number:_____________________________________
Fax Number:_______________________________________
Email address:______________________________________

5. Required Attachments
I. Two (2) paper copies and one (1) digital copy of all 

project plans including: 
i. A detailed Existing Conditions Plan

including the subject site in its entirety,
including all property lines, buildings,
structures, curb cuts, sidewalks, drives,
ramps and all parking on site and on the
street(s) adjacent to the site, and must
show the same detail for all adjacent
properties within 200 ft. of the subject sites
property lines;

ii. A detailed and scaled Site Plan depicting
accurately and in detail the proposed
construction, alteration or repair;

iii. A certified Land Survey;
iv. Interior floor plans;

v. A Landscape Plan;
vi. A Photometric Plan;

vii. Colored elevation drawings for each
building elevation;

II. Specification sheets for all proposed materials, light
fixtures and mechanical equipment;

III. Samples of all proposed materials;
IV. Photographs of existing conditions on the site

including all structures, parking areas, landscaping
and adjacent structures;

V. Current aerial photographs of the site and 
surrounding properties; 

VI. Warranty Deed, or Consent of Property Owner if
applicant is not the owner;

VII. Any other data requested by the Planning Board,
Planning Department, or other City Departments.

6. Project Information
Address/Location of the property: _____________________
_________________________________________________
Name of development: ______________________________
Sidwell #: ________________________________________
Current Use: ______________________________________
Proposed Use:_____________________________________
Area of Site in Acres:_______________________________
Current zoning: ___________________________________
Is the property located in the floodplain? _______________
Name of Historic District Site is Located in:_____________
Date of Historic District Commission Approval:__________

Date of Application for Preliminary Site Plan:_____________ 
Date of Preliminary Site Plan Approval:__________________ 
Date of Application for Final Site Plan:___________________ 
Date of Final Site Plan Approval:_______________________ 
Date of  Application  for Revised Final Site Plan:___________ 
Date of Revised Final Site Plan Approval:________________ 
Date of Design Review Board Approval:_________________ 
Will proposed project require the division of platted lots? ___ 
__________________________________________________ 
Will proposed project require the combination of platted lots? 
__________________________________________________ 



7. Details of the Proposed Development (attach separate sheet if necessary)
________________________________________________________________________________________________________
________________________________________________________________________________________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________
_________________________________________________________________________________________________________

8. Buildings and Structures
Number of Buildings on Site:_________________________
Height of Buildings & # of Stories:_____________________

Use of Buildings:___________________________________ 
Height of Rooftop Mechanical Equipment:_______________ 

9. Floor Use and Area (in Square Feet)

Proposed Commercial Structures:
Total basement floor area:____________________________
Number of square feet per upper floor:__________________
Total floor area:____________________________________
Floor area ratio (total floor area ÷ total land area):__________
__________________________________________________
Open space:________________________________________
Percent of open space:_______________________________

Office Space:______________________________________ 
Retail Space:_______________________________________ 
Industrial Space:____________________________________ 
Assembly Space:___________________________________ 
Seating Capacity:___________________________________ 
Maximum Occupancy Load:__________________________ 

Proposed Residential Structures: 
Total number of units:________________________________ 
Number of one bedroom units:_________________________ 
Number of two bedroom units:_________________________ 
Number of three bedroom units:________________________ 
Open space:________________________________________ 
Percent of open space:_______________________________ 

Rental units or condominiums? _______________________ 
Size of one bedroom units:____________________________ 
Size of two bedroom units:___________________________ 
Size of three bedroom units:__________________________ 
Seating Capacity:___________________________________ 
Maximum Occupancy Load:__________________________ 

Proposed Additions: 
Total basement floor area, if any, of addition:_____________ 
Number of floors to be added:_________________________ 
Square footage added per floor:________________________ 
Total building floor area (including addition):_____________ 
Floor area ratio (total floor area ÷ total land area):__________ 
__________________________________________________ 
Open Space:_______________________________________ 
Percent of open space:_______________________________ 

Use of addition:____________________________________ 
Height of addition:__________________________________ 
Office space in addition:_____________________________ 
Retail space in addition:______________________________ 
Industrial space in addition:___________________________ 
Assembly space in addition:___________________________ 
Maximum building occupancy load (including addition):____ 
_________________________________________________ 

10. Required and Proposed Setbacks
Required front setback:_______________________________
Required rear setback:________________________________
Required total side setback:___________________________
Side setback:_______________________________________

Proposed front setback:______________________________ 
Proposed rear setback________________________________ 
Proposed total side setback:___________________________ 
Second side setback:________________________________ 

11. Required and Proposed Parking
Required number of parking spaces:_____________________
Typical angle of parking spaces:________________________
Typical width of maneuvering lanes:____________________
Location of parking on site:___________________________
Location of parking off site:___________________________
Number of light standards in parking area:________________
Screenwall material:_________________________________

Proposed number of parking spaces:____________________ 
Typical size of parking spaces:________________________ 
Number of spaces <180 sq. ft.:________________________ 
Number of handicap spaces:__________________________ 
Shared parking agreement? ___________________________ 
Height of light standards in parking area:________________ 
Height of screenwall:________________________________ 



12. Landscaping
Location of landscape areas:___________________________
__________________________________________________
__________________________________________________
__________________________________________________
__________________________________________________
__________________________________________________
__________________________________________________
__________________________________________________
__________________________________________________

Proposed landscape material:__________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 

13. Streetscape
Sidewalk width:____________________________________
Number of benches:_________________________________
Number of planters:_________________________________
Number of existing street trees:________________________
Number of proposed street trees:_______________________
Streetscape Plan submitted? ___________________________

Description of benches or planters:_____________________ 
_________________________________________________ 
Species of existing trees:_____________________________ 
_________________________________________________ 
Species of proposed trees:____________________________ 
_________________________________________________ 

14. Loading
Required number of loading spaces:_____________________
Typical angle of loading spaces:________________________
Screenwall material:_________________________________
Location of loading spaces on site:______________________

Proposed number of loading spaces:____________________ 
Typical size of loading spaces:________________________ 
Height of screenwall:________________________________ 
Typical time loading spaces are used:___________________ 

15. Exterior Waste Receptacles
Required number of waste receptacles:__________________
Location of waste receptacles:_________________________
Screenwall material:_________________________________

Proposed number of waste receptacles:__________________ 
Size of waste receptacles:_____________________________ 
Height of screenwall:________________________________ 

16. Mechanical Equipment

Utilities and Transformers:
Number of ground mounted transformers:________________
Size of transformers (L•W•H):________________________
Number of utility easements:__________________________
Screenwall material:_________________________________

Location of all utilities & easements:____________________ 
_________________________________________________ 
_________________________________________________ 
Height of screenwall:________________________________ 

Ground Mounted Mechanical Equipment:
Number of ground mounted units:______________________
Size of ground mounted units (L•W•H):_________________
Screenwall material:_________________________________

Location of all ground mounted units:___________________ 
_________________________________________________ 
Height of screenwall:________________________________ 

Rooftop Mechanical Equipment:
Number of rooftop units:_____________________________
Type of rooftop units:________________________________
__________________________________________________
Screenwall material:_________________________________
Location of screenwall:_______________________________
__________________________________________________

Location of all rooftop units:__________________________ 
Size of rooftop units (L•W•H):________________________ 
Percentage of rooftop covered by mechanical units:________ 
Height of screenwall:________________________________ 
Distance from rooftop units to all screenwalls:____________ 
_________________________________________________ 

17. Accessory Buildings
Number of accessory buildings:________________________
Location of accessory buildings:_______________________

Size of accessory buildings:___________________________ 
Height of accessory buildings:_________________________ 

18. Building Lighting
Number of light standards on building:__________________
Size of light fixtures (L•W•H):________________________

Type of light standards on building:____________________ 
_________________________________________________ 
Height from grade:__________________________________ 



Maximum wattage per fixture:_________________________ 
Light level at each property line:_______________________ 
 

Proposed wattage per fixture:__________________________ 

19. Site Lighting 
Number of light fixtures:_____________________________ 
Size of light fixtures (L•W•H):________________________ 
Maximum wattage per fixture:_________________________ 
Light level at each property line:_______________________ 
 

 
Type of light fixtures:________________________________ 
Height from grade:__________________________________ 
Proposed wattage per fixture:__________________________ 
Holiday tree lighting receptacles:_______________________ 

20. Adjacent Properties 
Number of properties within 200 ft.:____________________ 
 

 

Property #1 
Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 

 
Property Description:________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
North, south, east or west of property? __________________ 
 

Property #2 
Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 

 
Property Description:________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
North, south, east or west of property? __________________ 
 

Property #3 
Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 

 
Property Description:________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
North, south, east or west of property? __________________ 
 

Property #4 
Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 
 

 
Property Description:________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
North, south, east or west of property? __________________ 
 

Property #5 
Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 
 

 
Property Description:________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
North, south, east or west of property? __________________ 
 

Property #6 
Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 

 
Property Description:________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
North, south, east or west of property? __________________ 





FINAL SITE PLAN & DESIGN REVIEW APPLICATION CHECKLIST - PLANNING DIVISION 

Applicant: ___________________________________________ Case #: __________________ Date: ________________________ 

Address: _____________________________________   Project: _____________________________________________________ 

All site plans and elevation drawings prepared for approval shall be prepared in accordance with the following specifications and other 
applicable requirements of the City of Birmingham.  If more than one page is used, each page shall be numbered sequentially.  All 
plans must be legible and of sufficient quality to provide for quality reproduction or recording.  Plans must be no larger than 24” x 
36”, and must be folded and stapled together.  The address of the site must be clearly noted on all plans and supporting documentation. 

Final Site Plan  
A full Site Plan detailing the proposed changes for which approval is requested shall be drawn at a scale no smaller than 
1” = 100’ (unless the drawing will not fit on one 24” X 36” sheet) and shall include: 

___ 1. Name and address of applicant and proof of ownership; 

___ 2. Name of Development (if applicable); 

___ 3. Address of site and legal description of the real estate; 

___ 4. Name and address of the land surveyor; 

___ 5. Legend and notes, including a graphic scale, north point, and date; 

___ 6. A separate location map; 

___ 7. A map showing the boundary lines of adjacent land and the existing zoning of the area proposed to be 
developed as well as the adjacent land; 

___ 8. Aerial photographs of the subject site and surrounding properties; 

___ 9. A detailed and scaled Site Plan depicting accurately and in detail the proposed construction, alteration or 
repair; 

___ 10. A detailed Existing Conditions Plan including the subject site in its entirety, including all property lines, 
buildings, structures, curb cuts, sidewalks, drives, ramps and all parking on site and on the street(s) 
adjacent to the site, and must show the same detail for all adjacent properties within 200 ft. of the subject 
site’s property lines; 

___ 11. Interior floor plans; 

___ 12. A chart indicating the dates of any previous approvals by the Planning Board, Board of Zoning Appeals, 
Design Review Board, or the Historic District Commission (“HDC”); 



___ 13. Existing and proposed layout of streets, open space and other basic elements of the plan; 

___ 14. Existing and proposed utilities and easements and their purpose; 

___ 15. Location of natural streams, regulated drains, 100-year flood plains, floodway, water courses, marshes, 
wooded areas, isolated preserve-able trees, wetlands, historic features, existing structures, dry wells, utility 
lines, fire hydrants and any other significant feature(s) that may influence the design of the development; 

___ 16. General description, location, and types of structures on site; 

___ 17. Location of sidewalks, curb cuts, and parking lots on subject site and all sites within 200 ft. of the property 
line; 

___ 18. Details of existing or proposed lighting, signage and other pertinent development features; 

___ 19. Elevation drawings showing proposed design; 

___ 20. Screening to be utilized in concealing any exposed mechanical or electrical equipment and all trash 
receptacle areas;   

___ 21. Location of all exterior lighting fixtures; 

___ 22. A Photometric Plan depicting proposed illuminance levels at all property lines; 

___ 23. A Landscape Plan showing all existing and proposed planting and screening materials, including the 
number, size, and type of plantings proposed and the method of irrigation;  and 

___ 24. Any other information requested in writing by the Planning Division, the Planning Board, or the Building 
Official deemed important to the development. 

Elevation Drawings 

Complete elevation drawings detailing the proposed changes for which approval is requested shall be drawn at a scale no 
smaller than 1” = 100’ (unless the drawing will not fit on one 24” X 36” sheet) and shall include: 

___ 25. Color elevation drawings showing the proposed design for each façade of the building; 

___ 26. List of all materials to be used for the building, marked on the elevation drawings; 

___ 27. Elevation drawings of all screenwalls to be utilized in concealing any exposed mechanical or electrical 
equipment, trash receptacle areas and parking areas;   

___ 28. Details of existing or proposed lighting, signage and other pertinent development features; 

___ 29. A list of any requested design changes; 

___ 30. Itemized list and specification sheets of all materials, light fixtures, and mechanical equipment to be used, 
including exact size specifications, color, style, and the name of the manufacturer; 

___ 31. Location of all exterior lighting fixtures, exact size specifications, color, style and the name of the 
manufacturer of all fixtures, and a photometric analysis of all exterior lighting fixtures showing light 
levels to all property lines; and 

___ 32. Any other information requested in writing by the Planning Division, the Planning Board, or the Building 
Official deemed important to the development. 













Aerial Photograph

Aerial Photograph - E. Brown Street & S. Old Woodward Avenue 



Aerial Photograph - Daines Street & S. Old Woodward Avenue 

Aerial Photograph - Daines Street & S. Old Woodward Avenue 



L I R I O P E  G R A S SL I R I O P E  G R A S S

P  R  O  D  U  C  T    D  A  T  A    S  H  E  E  T

COMMERCIAL SILK

S  P  E  C  I  F  I  C  A  T  I  O  N S

Copyright© Plantscape Commercial Silk. This document is the property of Plantscape Commercial Silk and is intended for the exclusive viewing of the named

recipient. Any disclosure, copying, distribution, or use of the contents is strictly prohibited. These materials are for illustration purposes only and the actual product

may vary in size and/or color.

P R O D U C T   I D # LRO+T22P

S I Z E 22"

F O L I A G E Plastic

R E S I S T A N C E   Weather-resistant PermaLeaf® materials available.

C O L O R S Green, Purple



P A P E R  B I R C H  T R E EP A P E R  B I R C H  T R E E
P  R  O  D  U  C  T    D  A  T  A    S  H  E  E  T

COMMERCIAL SILK

S  P  E  C  I  F  I  C  A  T  I  O  N S

Copyright© Plantscape Commercial Silk. This document is the property of Plantscape Commercial Silk and is intended for the exclusive viewing of the named

recipient. Any disclosure, copying, distribution, or use of the contents is strictly prohibited. These materials are for illustration purposes only and the actual product

may vary in size and/or color.

P R O D U C T   I D # PBCMX2

S I Z E 4'-26'

T R U N K Wood

F O L I A G E Polyester

R E S I S T A N C E   Fire-retardant ThermaLeaf® materials available.

C O L O R S Green
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Energy 
Terminology
Center of Glass
Values that do not take
into account the effects
of the window frame or
sash. Center of Glass
values are the properties
of the glass or insulating
glass unit only. 

Condensation Resistance
(CR) measures how well a
window resists the formation
of condensation on the inside
surface. CR is expressed
as a number between 1
and 100. The rating value
is based on interior surface
temperatures at 30%,
50% and 70% indoor relative
humidity for a given outside
air temperature of 0 °
Fahrenheit under 15 mph
wind conditions. The
higher the number, the
better a product is able to
resist condensation. CR is
meant to compare products
and their potential for
condensation formation.

ISO-CIE Function 
A method for calculating
damage-weighted trans-
mittance developed by the
International Standards
Organization (ISO), which
uses a weighting function
recommended by the
International Commission
on Illumination (CIE). This
method assigns a specific
damage weighted trans-
mittance to each wave-
length of UV and visible
light according to its
contribution to the fading
of materials and fabrics.
Its spectral range is from
300 to about 700 nm.

Outdoor Visible Light
Reflectance 
In the visible spectrum,
the percentage of light
that is reflected from the
glass surface(s) relative
to the CIE Standard
Observer. 

Relative-Heat Gain (RHG)
The total amount of heat
gain through a glazing
system at NFRC (National
Fenestration Rating
Council) and ASHRAE
(American Society of
Heating, Refrigerating
and Air-Conditioning
Engineers) specified
summer conditions,
incorporating the U-Factor
and the solar heat gain
coefficient (SHGC).
The conditions are 230
BTU/hr/ft2 (726 W/m2)
outdoor temperature of
89 °F (32 °C), indoor
temperature of 75 °F (24
°C) and 6.2 mph (2.8 m/s)
wind (RHG = Usummer x
(89-75) + SHGC x (230).
Expressed in terms of
BTU/hr/ft2. 

R-Value
The thermal resistance
of a glazing system ex-
pressed in hr•ft2•ºF/BTU.
R-Value is the reciprocal
of U-Factor, R=1/U. The
higher the R-Value, the
less heat is transmitted
through the glazing
material. R-Values are
not listed in this document.

Sightline
The area of the IGU that is
not transparent due to
the presence of the
spacer and sealants. 

Glass Surfaces
The industry convention
is to label the outermost,
outdoors-facing surface
as #1 and then work
sequentially toward the
final indoors-facing surface.

Solar Radiation Reflected
In the solar spectrum
(300 to 2,500 nm), the
percentage of solar
energy that is reflected
from the glass surface(s). 

Solar Radiation 
Transmitted
In the solar spectrum
(300 to 2500 nm), the
percentage of ultraviolet,
visible and near infrared
energy that is transmitted
through the glass. 

Solar Heat Gain
Coefficient (SHGC) 
The fraction of incident
solar radiation that
enters a building as heat.
It is based on the sum of
the solar energy trans-
mittance, plus the
inwardly flowing fraction
of absorbed solar energy
on all lites of the glazing.

Dimensionless and
varying between 0 and 1,
the smaller the number,
the better the glazing is
at preventing solar gain. 

U-Factor
The heat flow rate through
a given construction,
expressed in BTU/hr/ft2/°F
(W/m2/°C). The lower the
U-Factor, the less heat is
transmitted through the
glazing material. Values
given for summer day-
time are calculated for
outside air temperature
at 89 °F (32 °C), outside
air velocity at 6.2 mph
(2.8 m/s), and inside air
temperature of 75 °F (24
°C), and a solar intensity
of 248 BTU/hr/ft2 (783
W/m2). Winter nighttime
U-Factors are calculated
for outside air temperature
at 0 °F (-18 °C), outside
air velocity at 12.3 mph
(5.5 m/s) and a solar
intensity of 0 BTU/hr/ft2

(0 W/m2). Unless other-
wise noted, all U-factors
provided use winter 
nightime conditions.

U.S. CUSTOMARY TO METRIC CONVERSION TABLE

To Convert U.S. Customary Units To Metric Multiply By

Inches (in) Millimeters (mm) 25.4

Feet (ft) Meters (m) 0.305

Square inches (in2) Square millimeters (mm2) 645

Square feet (ft2) Square meters (m2) 0.093

Pounds (lb) Kilograms (kg) 0.453

Pounds force (lbf) Newtons (N) 4.45

Pounds force/in (lbf/in) Newtons/meter (N/m) 175

Pounds force/inch2 (lbf/in2) Kilopascals (kPa) 6.89

Pounds force/feet2 (lbf/ft2) Kilopascals (kPa) 0.048

BTU/hr Watts (W) 0.293

BTU/hr·ft²·°F W/m²·°C 5.678

BTU/hr·ft² W/m2 3.15

Ultraviolet Light 
In a portion of the solar
spectrum (300 to 380 nm),
the energy that accounts
for the majority of fading
of materials and furnishings.

Visible Indoor
Reflectance
The percentage of visible
light that is reflected from
the glass surface(s) to the
inside of the building. It is
better to have a low visi-
ble indoor reflectance to en-
hance visibility when
viewing  objects outdoors
in overcast or nighttime sky
conditions.

Visible Light
Transmittance 
In the visible spectrum
(380 to 780 nm), the
percentage of light that
is transmitted through
the glass relative to the
CIE Standard Observer. 
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Figure 2-1

mailto:?subject=Cardinal%20Glass%20Guide&body=Cardinal%20Glass%20Guide%20Link


Optical
Properties of
IG Units

The Optical Properties data
shown below can be used to
compare performance data
on the insulating glass
constructions listed. 

The visible data given below
indicate the amount of visible
light transmitted and reflected
by the insulating glass
construction relative to the
CIE Standard Observer.

Solar heat gain coefficient
(SHGC) data points indicate
the amount of  solar gain
obtained with the insulating
glass construction. The
lower the SHGC value,

the better the product is at
reducing solar gain, resulting
in greater summer comfort
and reduced cooling costs.

1. Calculated values using LBNL Window computer program per NFRC environmental conditions.
2. Double-pane IG construction: 1/2” (13.0 mm) airspace, 90% argon filled for Loå products, otherwise air-filled cavity. Coatings on surfaces #2, #3 and/or #4.

OPTICAL PROPERTIES OF INSULATING GLASS UNITS -  DOUBLE PANE

IG Configuration  
Outboard Lite / Inboard Lite

Glass Thickness Visible Light Fading

SHGCinches mm Trans. (%) Refl. Out (%) Refl. In (%)
UV Trans.  

(300 to 380 nm)
ISO-CIE Trans.  
(300 to 700 nm)

Clear / Clear
1/8 3.0 82 15 15 58% 75% 0.78

1/4 5.7 80 15 15 48% 70% 0.72

Clear / Loå-180®
1/8 3.0 79 15 15 29% 63% 0.69

1/4 5.7 77 14 15 24% 60% 0.64

Clear / Loå-180 ESC™
1/8 3.0 79 15 15 25% 61% 0.71

1/4 5.7 77 14 15 21% 59% 0.62

Clear / Loå-Di89™ (#3 & #4)
1/8 3.0 79 14 14 53% 70% 0.71

1/4 5.7 76 14 13 44% 66% 0.66

Loå²-272® / Clear
1/8 3.0 72 11 12 16% 55% 0.41

1/4 5.7 70 10 11 14% 53% 0.40

Loå²-270® / Clear
1/8 3.0 70 12 13 14% 52% 0.37

1/4 5.7 68 12 12 13% 50% 0.36

Loå³-366® / Clear
1/8 3.0 65 11 12   5% 43% 0.27

1/4 5.7 63 11 12   4% 41% 0.27

Quad Loå-452+™ / Clear
1/8 3.0 52 10 15   1% 33% 0.22

1/4 5.7 51 9 15   1% 32% 0.22

Loå³-340® / Clear
1/8 3.0 39 11 13   2% 27% 0.18

1/4 5.7 38 11 13   2% 26% 0.18

Loå²-240® / Clear
1/8 3.0 40 14 11 16% 35% 0.25

1/4 5.7 37 13 10 13% 32% 0.24

Loå-180® / Loå-i89® (#4)
1/8 3.0 77 15 14 27% 61% 0.62

1/4 5.7 75 15 13 23% 58% 0.58

Loå²-272® / Loå-i89® (#4)
1/8 3.0 70 11 11 16% 53% 0.41

1/4 5.7 68 10 11 14% 51% 0.39

Loå²-270® / Loå-i89® (#4)
1/8 3.0 68 12 13 14% 50% 0.36

1/4 5.7 66 12 12 12% 48% 0.35

Loå³-366® / Loå-i89® (#4)
1/8 3.0 63 11 12   5% 42% 0.27

1/4 5.7 61 11 11   4% 40% 0.26

Quad Loå-452+™ / Loå-i89® (#4)
1/8 3.0 51 10 14   1% 32% 0.21

1/4 5.7 50 9 14   1% 31% 0.21

Loå³-340® / Loå-i89® (#4)
1/8 3.0 38 11 12   2% 26% 0.17

1/4 5.7 37 11 12   2% 25% 0.17

Loå²-240® / Loå-i89® (#4)
1/8 3.0 39 14 10 15% 34% 0.24

1/4 5.7 37 13 9 13% 31% 0.23

CARDINAL PERFORMANCE
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Figure 2-2
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Project Submittal

Project Name: Webberville Phase 2 Selections Page
Quote: 42567 4 of 73

Corner Weights (lb) Center of Gravity (in.)
AA BB CC DD EE FF

Base Max Base Max Base Max Base Max Base Max Base Max
112 145 130 144 168 194 145 233 39.50 45.00 20.50 20.00

khornick
Textbox
LOBBY RTU 4-TON



Project Submittal

Project Name: Webberville Phase 3 Page
Quote: 110994A 11 of 22

Corner Weights (lb) Center of Gravity (in.)
AA BB CC DD EE FF

Base Max Base Max Base Max Base Max Base Max Base Max
236 325 201 264 218 278 264 353 44.50 43.50 24.50 25.50

khornick
Textbox
RETAIL RTU 7.5-TON
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 Job Name: Birmingham Mixed Use 12 of 64  www.DaikinApplied.com 

 

 

 

No change to this drawing may be made unless approved in writing by Daikin Applied.  Purchaser must determine that the equipment is fit and sufficient for the job 
specifications.  

khornick
Textbox
FIRST FLOOR OFFICE 25-TON RTU
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No change to this drawing may be made unless approved in writing by Daikin Applied.  Purchaser must determine that the equipment is fit and sufficient for the job specifications. 
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No change to this drawing may be made unless approved in writing by Daikin Applied.  Purchaser must determine that the equipment is fit and sufficient for the job specifications. 
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SECOND FLOOR OFFICE 70-TON RTU
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No change to this drawing may be made unless approved in writing by Daikin Applied.  Purchaser must determine that the equipment is fit and sufficient for the job specifications. 

 



Job Name
Location Date
Engineer Approval

Submitted To Construction
Submitted By Unit No

Reference Drawing No

Indoor Unit AMUG24LMAS
Outdoor Unit
System 24RGLXM

SEER 19.0
EER 12.0
HSPF 10.7

kW/kW 3.20
Btu/hW 10.9

Cooling
Heating

Rated 24,000
Min.—Max. 5,400 - 29,000
Rated 27,000
Min.—Max. 5,400 - 32,400

Connection Method Flare
Liquid 3/8
Gas 5/8
Pre-Charge Length 66 (20) UTY-RNRUZ4
Minimum Length 16 (5) UTY-RSRY
Maximum Length 164 (50) UTY-LBTUM
Max. Height Diff. 98 (30) UTY-TTRX

UTY-TFSXZ2
in 42 8/16 x 21 x 21 11/16 UTY-XCSX
mm 1080 x 533 x 551 UTY-XSZX
in 42 12/16 × 24 × 25 5/16
mm 1086 x 610 x 643

Net Weight 104 (47)
Gross Weight 116 (52.5)

in
mm
in
mm

Net Weight 134 (61)
Gross Weight 152 (69)

Effective Date: 7/9/2020 Version 24RGLXM -2020A

7 Year Compressor, 5 Year Parts out-of-the-box Warranty

10 Year Compressor, 10 Year Parts Warranty when registered within 
60 days of installation in a residence

12 Year Compressor, 12 Year Parts Warranty when registered within 
60 days of installation in a residence, and installed by a Fujitsu Elite 

contractor

Due to continuous product improvements, specifications are subject to change without 
notice.  Please log in to the Fujitsu Portal for the most up-to-date documentation 

https://portal.fujitsugeneral.com

ACCESSORIES

Simple Remote Control
Wired Remote Control

IR receiver kit with wireless remote controller
Third Party Thermostat Adapter

WiFi Module
External Input and Output PCB

Remote Sensor

Fujitsu General America, Inc. • 340 Changebridge Rd, Pine Brook, NJ 07058 • Toll Free: (888) 888-3424 • www.fujitsugeneral.com

1000 x 1050 x 445

Net (H x W x D) 32 11/16 x 35 7/16 x 13

INDOOR DIMENSIONS & WEIGHT

OUTDOOR DIMENSIONS & WEIGHT

lb (kg)

COP

lb (kg)

BTU/hW

830 x 900 x 330
39 3/8 x 41 5/16 x 17 1/2

#REF!

ft (m)

in (mm)

-5 - 75 (-20 - 24)

Gross (H x W x D)

Cooling

Heating

Net (H x W x D)

SUBMITTAL 24RGLXM

•  Long Lineset Lengths (up to 164')
•  Integral Electric Heat Kit (Optional)

PRODUCT FEATURES

MODEL NUMBERS

•  Up to 1.0" WC
•  2-Wire  Wired Remote Controls
•  All Aluminum Coil
•  Heating operation rated down to -5˚F outdoor temperature.

Gross (H x W x D)

-5 - 115 (-20 - 46)

EFFICIENCIES

OUTDOOR TEMPERATURE OPERATION RANGE

CAPACITIES

LINESET REQUIREMENTS

˚F(˚C)

Warranty Information

AOU24RGLX

24,000 BTU Multi Position AHUInverter Driven Heat Pump



High 800
Medium 670 187—253 V
Low 590 Cooling Rated 8.8
Quiet 310 Heating Rated 10.9
High 800 Cooling 15.6
Medium 670 Heating 16.1
Low 590 9.6
Quiet 310 20.8

Cooling 2,119 (3,600) 30
Heating 2,119 (3,600) Rated 2

Min.—Max. 0.55 - 2.22
High 40 Rated 2.48
Medium 34 Min.—Max. 0.55 - 3.47
Low 32 Cooling 98.8
Quiet 26 Heating 98.9
High 37
Medium 33 pints/h (L/h) 4.6 (2.2)
Low 31 No
Quiet 25 Material

Cooling 53 Size in (mm)
Heating 55 Cooling °F (°C)

%RH
Type 410A Heating °F (°C)

lb oz 4lb 10oz in. WG
g 2,100 Pa

Oil Type POE (RB68)

The Fujitsu logo is a worldwide trademark of Fujitsu General Limited. The Halcyon logo and name is a worldwide 
trademark of Fujitsu General Limited and is a registered trademark in Japan, the USA and other countries or areas. 
Copyright 2020 Fujitsu General America, Inc. Fujitsu’s products are subject to continuous improvements. Fujitsu 
reserves the right to modify product design, specifications and information in this brochure without notice and without 
incurring any obligations.

Fujitsu General America, Inc. • 340 Changebridge Rd, Pine Brook, NJ 07058 • Toll Free: (888) 888-3424 • www.fujitsugeneral.com

Note: Specifications are based on the following conditions: 
Cooling: Indoor temperature of 80°F (26.7°C) DB/67°F (19.4°C) WB, and outdoor temperature of 95°F (35°C) DB/75°F 
(23.9°C) WB. Heating: Indoor temperature of 70°F (21.1°C) DB/60°F (15.6°C) WB, and outdoor temperature of 47°F 
(8.3°C) DB/43°F (6.1°C) WB. Pipe length: 25ft. (7.5m), Height difference: 0ft. (0m) (Outdoor unit – indoor unit).

Static Pressure Range 0-1.0
20-250 

SOUND PRESSURE

A

Input Power
Cooling

Outdoor Unit 
Airflow Rate

Indoor Unit

Cooling

Heating
dB (A)

OTHER

PVC
Ø 3/4 (19) [O.D.]

Heating

Cooling

Heating

SUBMITTAL 24RGLXM

Current

ELECTRICAL SPECIFICATIONS

MCA

Drain hose

Power Factor

FAN DATA

#REF!

Indoor Unit Airflow 
Rate

Voltage/Frequency/Phase 208-230V/60Hz/1

Maximum Circuit Breaker

Moisture Removal

kW

64 to 90 (18 to 32)

%

Voltage Range

80 or less
60 to 86 (16 to 30)

Operation 
Range

Outdoor Unit

REFRIGERANT

Charge

Maximum Operating Current

Starting Current

CFM (m3/h)

Energy Star

24,000 BTU Multi Position AHU

24,000 BTU Multi Position AHU

Inverter Driven Heat Pump



DIMENSIONS

DIMENSIONS
Unit: in (mm)

Model A (Supply duct) H (Unit height)
AMUG24LMAS 19-1/2 (495) 42-1/2 (1,080)

Fujitsu General America, Inc. • 340 Changebridge Rd, Pine Brook, NJ 07058 • Toll Free: (888) 888-3424 • www.fujitsugeneral.com

SUBMITTAL 24RGLXM

The Fujitsu logo is a worldwide trademark of Fujitsu General Limited. The Halcyon logo and name is a worldwide 
trademark of Fujitsu General Limited and is a registered trademark in Japan, the USA and other countries or areas. 
Copyright 2020 Fujitsu General America, Inc. Fujitsu’s products are subject to continuous improvements. Fujitsu 
reserves the right to modify product design, specifications and information in this brochure without notice and without 
incurring any obligations.

Note: Specifications are based on the following conditions: 
Cooling: Indoor temperature of 80°F (26.7°C) DB/67°F (19.4°C) WB, and outdoor temperature of 95°F (35°C) DB/75°F 
(23.9°C) WB. Heating: Indoor temperature of 70°F (21.1°C) DB/60°F (15.6°C) WB, and outdoor temperature of 47°F 
(8.3°C) DB/43°F (6.1°C) WB. Pipe length: 25ft. (7.5m), Height difference: 0ft. (0m) (Outdoor unit – indoor unit).

W (Unit width)
21 (533)

24,000 BTU Multi Position AHUInverter Driven Heat Pump
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FILTERACCESSDOOR
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20" EQUIPMENT CURB

AutoCAD SHX Text
CURB OUTER WALL

AutoCAD SHX Text
DISCHARGE OPENING

AutoCAD SHX Text
FAN #1 A2-IBT-300-20D - HEATER1. INDIRECT BENT TUBE GAS FIRED HEATER WITH 20" DIRECT DRIVE FAN, 1 FURNACE, ELECTRONIC FULL MODULATION, CONSTANT 80% EFFICIENCY, AND 6:1 MAX TURNDOWN FOR NG, (5:1 MAX TURNDOWN FOR LP).  STAINLESS STEEL BURNER AND HEAT EXCHANGER.2. V-BANK TA-13 FILTERS W/INTAKE HOOD WITH EZ FILTERS - OUTDOOR3. DOWN DISCHARGE - AIR FLOW RIGHT -> LEFT4. MOTORIZED BACK DRAFT DAMPER 22.75" X 24" FOR SIZE 2 STANDARD & MODULAR HEATER UNITS W/EXTENDED SHAFT, STANDARD GALVANIZED CONSTRUCTION, 3/4" REAR FLANGE, LOW LEAKAGE,  LF120S ACTUATOR INCLUDED5. GAS PRESSURE GAUGE, 0-35", 2.5" DIAMETER, 1/4" THREAD SIZE6. GAS PRESSURE GAUGE, 0 TO +10 INCHES WC., 2.5" DIAMETER, 1/8" THREAD SIZE, REAR THREAD7. FACTORY ASSEMBLED IBT CONDENSATION DRAIN KIT FOR 1 FURNACE UNITS.  REQUIRED FOR WINTER DESIGN TEMP OF 0 DEGREES F AND LOWER.KIT INCLUDES DRAIN ASSEMBLY, MOUNTING SCREWS, ZIP TIES, AND HEAT TAPE FOR SINGLE FURNACE UNIT.  FIELD PIPING FROM UNIT BY OTHERS.8. FIELD WIRED EXHAUST CONTACTOR BEFORE AIRFLOW SWITCH.  RATED 23 AMPS.  STARTS UP TO (2) SINGLE PHASE MOTORS.  2HP MAX. 115V, 3HP MAX. 240V.  STARTS ONE THREE PHASE MOTOR.  5HP MAX. 208V, 7.5HP MAX 230V, 15HP MAX. 460V.  OVERLOAD NOT INCLUDED9. CLOGGED FILTER SWITCH WITH NOTIFICATION ON HMI10. SINGLE ELECTRICAL CABINET LED LIGHTS USED ON MODULAR MUA UNITS11. CURB DUCT HANGER - 1-1/4" ANGLE IRON FRAME WELDED TO CURB TO SUPPORT STANDARD SIZE DUCTWORK.  PRICED PER CURB.  ONLY AVAILABLE WHEN CURB ASSEMBLY IS ORDERED.12. INSULATED BLOWER HOUSING SIZES 1-2 COMMERCIAL MODULAR13. FREEZESTAT FACTORY SET AT 35°F AND 10 MINUTES.14. VAV (VARIABLE-AIR-VOLUME) WIRING PACKAGE FOR COMMERCIAL FANS. 0-10VDC SPEED CONTROL VARIABLE FREQUENCY DRIVE INCLUDED15. MOUNT LOAD REACTOR IN FAN.16. VFD FACTORY MOUNTED AND WIRED IN UNIT CONTROL VESTIBULE.17. SINGLE POINT ELECTRICAL CONNECTION FOR ALL IBT HEATERS WITH 1 MODULE.  QNTY 1 750VA TRANSFORMER USED.  IF A NON-DCV PREWIRE IS USED ON THE IBT HEATER, THE #28, #47, "MA", OR "E2" OPTION PREWIRE MUST BE SELECTED.  DO NOT PROVIDE SUPPLY STARTER IN PREWIRE.IBT - US Patent 877119 B2*NOTE: SUPPLY DUCT MUST BE INSTALLED TO MEET SMACNA STANDARDS. A MINIMUM STRAIGHT DUCT LENGTH MUST BE MAINTAINED DOWNSTREAM OF UNIT DISCHARGE AS OUTLINED IN AMCA PUBLICATION 201. DO NOT RELY ON UNIT TO SUPPORT DUCT IN ANY WAY. FAILURE TO PROPERLY SIZE DUCTWORK MAY CAUSE SYSTEM EFFECTS AND REDUCE PERFORMANCE OF THE EQUIPMENT. SUGGESTED STRAIGHT DUCT SIZE IS 20" x 20"
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03-65-22 
F. Rezoning Applications  
 
None. 

03-66-22 
G. Community Impact Studies 
 

1. 294 E. Brown St. – Request for new 4-story mixed-use building 
 
Chair Clein recused himself from Items G1 and I1 at 7:38 p.m., citing a business relationship with 
one of the applicants. Items G1 and I1 were discussed together.  
 
At the Chair’s request, Mr. Boyle assumed facilitation of the meeting at 7:38 p.m. 
 
PD Dupuis reviewed the updates to the community impact study (CIS) and the prelimary site plan 
and design review. 
 
In reply to Mr. Share, PD Dupuis confirmed that the City’s traffic consultant was advising 
improvements to the pedestrian crossings on Brown Street. Those improvements would include 
rebuilt crosswalks and ramps, restriped crosswalks, and a signalized crossing with flashing 
beacons on Brown. He stated the applicant was willing to implement those improvements. He 
said he would consider that a CIS condition as opposed to a site plan condition.  
 
Victor Saroki, architect, and Michael Dul, landscape architect, spoke on behalf of the project.  
 
Mr. Saroki confirmed that the applicant team was willing to make the aforementioned pedestrian 
improvements to Brown. He continued that the project was planned to complement the RH 
project. He explained why synthetic plantings were being proposed for one area of the site and 
what the project might do if the synthetic plantings were not approved. He offered to bring 
synthetic plantings for the Board’s review at final site plan should the Board be interested. 
 
Mr. Dul described the synthetic plantings being proposed as white birch with a limited amount of 
ground cover. 
 
In reply to Mr. Koseck, PD Dupuis stated that Article 4, Section 4.20 would allow the Board to 
provide a waiver for ‘innovative landscaping’.  
 
Mr. Boyle asked the applicant to bring images and samples of the proposed synthetic plantings 
for review at final site plan.  
 
Mr. Share also asked the applicant to let the Board know if there were any examples of the birch-
type synthetic plantings in use somewhere nearby. 
 
Mr. Dul said he would let the Board know if he could think of an example. He said he hoped it 
would not start a trend in Birmingham ‘with front lawns and such’. 
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In reply to Mr. Share, Mr. Saroki confirmed that while windows were considered for the west 
elevation in order to break up the view of brick on the first floor, they were decided against 
because they would only provide a view of the garage ramp and utility spaces. He stated that 
plantings would be used to enliven the area instead. 
 
PD Dupuis recommended that a mural be considered for the west elevation as part of the City’s 
new wall art program. He said the applicant had previously expressed interest in that as well. 
 
Public Comment 
David Bloom expressed general approval of the project, while raising concerns about its impact 
on parking in the downtown area. He recommended the project consider having the upper three 
floors be entirely residential and that the City consider a private-public partnership with the 
developer to add more on-site parking partially for public use.  
 
Mr. Boyle raised concerns about increasing office vacancy rates nationally and asked if the second 
floor could be retrofitted for a use other than office if necessary. 
 
Mr. Saroki stated that the second floor will be identical to the residential floors in terms of height, 
windows, and footprint, so changing the use would be feasible if desired at some point in the 
future. He added that the office real estate market in Birmingham is currently strong and that a 
number of prospective office tenants have already expressed interest in renting out the second 
floor.  
 
Mr. Koseck praised the project and spoke in favor of the inclusion of an office use within the 
project.  
 
Motion by Mr. Share 
Seconded by Ms. Whipple-Boyce to accept the Community Impact Study as provided 
by the applicant for the proposed development at 294 E. Brown with the following 
conditions: 

1. The Planning Division suggests that the applicant review any and all 
opportunities on site to provide stormwater detention in the form of green 
infrastructure;  

2. The applicant comply with the requests of the City’s traffic consultant and 
submit a final transportation impact study; 

3. The applicant must comply with the requests of all City departments; and, 
4. That the applicant improve the pedestrian crosswalk on Brown, slightly to the 

west of 294 E. Brown, by installing signage, updating the ADA ramps, and 
restriping the crosswalk.  

 
Motion carried, 4-0. 
 
ROLL CALL VOTE 
Yeas: Share, Boyle, Whipple-Boyce, Koseck 
Nays: None 
 

03-67-22 
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Motion carried, 5-0. 
 
VOICE VOTE 
Yeas: Share, Boyle, Whipple-Boyce, Koseck, Clein 
Nays: None 
 

03-68-22 
I. Site Plan & Design Reviews 
 

1. 294 E. Brown St. – Request for new 4-story mixed-use building  
 
Discussed during Item G1. 
 
Motion by Mr. Koseck 
Seconded by Mr. Share to approve the Preliminary Site Plan for 294 E. Brown with the 
following conditions:  

1. The applicant must remove the synthetic planting material (turf, groundcover, 
birch trees, etc.) as currently proposed, or at final site plan review provide 
alternative definitions and how it might be considered in reference to Article 4, 
Section 4.20; 

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

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

4. The applicant must comply with the requests of all City Departments. 
 
Motion carried, 4-0. 
 
ROLL CALL VOTE 
Yeas: Share, Boyle, Whipple-Boyce, Koseck 
Nays: None 
 

2. 2225 E. 14 Mile – Our Shepherd – Final Site Plan and Design Review request 
for parking lot/circulation improvements and minor exterior façade changes.  

 
Discussed during Item H1. 
 
Motion by Mr. Boyle 
Seconded by Ms. Whipple-Boyce to recommend approval to the City Commission the 
Final Site Plan and Design Review for 2225 E. 14 Mile – Our Shepherd – subject to the 
following conditions:  

1. The applicant must submit revised site plans with parking lot screening that 
meets the requirements of Section 4.54, or obtain a variance from the Board of 
Zoning Appeals;  
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Mr. Boyle noted that he made the majority of his points at the beginning of the item. He said he 
would like to see the applicant propose a way of at least somewhat increasing the interaction 
between the Adams frontage and the adjacent neighborhood.  
 
Motion by Mr. Boyle 
Seconded by Mr. Share to hold a special meeting on Thursday, March 31, 2022 at 7:30 
p.m. in the City Commission Room, and to postpone the community impact study and 
preliminary site plan review for 770 S. Adams to March 31, 2022. 
 
Motion carried, 5-0. 
 
ROLL CALL VOTE 
Yeas: Share, Jeffares, Williams, Whipple-Boyce, Boyle 
Nays: None  
 

2. 294 E. Brown St. – Request for new 4-story mixed-use building 
 
Vice-Chair Williams called for a brief recess at 8:56 p.m. 
 
At 9:01 p.m., the meeting reconvened and Messrs. Koseck and Emerine rejoined the meeting.  
 
PD Dupuis presented the item. He noted that contrary to what was written in his report, the 
applicant did indicate how they would control noise, dust, and the like in point #20 in the 
community impact study (CIS). He said he would consider it no longer an issue.  
 
Vice-Chair Williams directed PD Dupuis to ensure that the City’s traffic engineer review the traffic 
report submitted by Rowe Engineering, with particular focus on the traffic likely to be generated 
by the RH development.  
 
In reply to Mr. Jeffares, PD Dupuis said he would ask the Police Department whether there was 
an issue with construction workers parking in the neighborhoods during the Daxton’s construction. 
 
Victor Saroki, architect, spoke on behalf of the project. He explained: 

● The development would be open to any sort of permitted retail use that would be 
appropriate and attractive; 

● Recycling chutes would be provided on each floor next to the trash chutes; 
● The building will incorporate green practices; 
● The applicant team will work with its general contractor to prevent construction parking 

in the neighborhoods; 
● The applicant team will design a route for deliveries to the retail spaces if necessary; 

 
In reply to Mr. Share, Mr. Saroki stated that the two borings selected on this site were selected 
because of the previous furrier location. He stated that contaminants were only found on the RH 
site. 
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Mr. Share said that at the next review of this project he would like to know whether the Michigan 
Department of Environment, Great Lakes, and Energy had any response to the project’s submitted 
environmental assessment. 
 
Vice-Chair Williams said that any action on the CIS would be handled once discussion of the 
preliminary site plan was complete. 
 

02-43-22 
H. Special Land Use Permits 
 
None. 

02-44-22 
I. Site Plan & Design Reviews 
 

1. 770 S. Adams – Request for a new 4-6 story mixed use building  
 
Discussed during Item G1. 
 

2. 294 E. Brown St. – Request for new 4-story mixed-use building 
 
PD Dupuis reviewed the item. 
 
In reply to Mr. Share, PD Dupuis said he would look into what the Board’s options might be to 
address the distance to the trash rooms in the building if the Board found it necessary. He said 
he would also check with City departments to determine whether there are any possible issues 
with the location of this building’s loading docks on Daines and the RH loading docks, which may 
also be on Daines. 
 
Mr. Saroki spoke on behalf of the project and introduced his team. 
 
Victor Saroki, architect, stated that the view from the RH restaurant would be enhanced, rather 
than blocked, by the proposed building at 294 E. Brown. He said the rooftop of 294 E. Brown 
would be in view of the RH building.  
 
In reply to Mr. Boyle, Mr. Saroki said the courtyard on the ground floor would be accessible to 
the public. 
 
Mr. Saroki said the project was considering synthetic materials for two planters where plants 
would be unlikely to otherwise grow due to the lighting conditions. He acknowledged that the 
ordinance may not allow synthetic materials at this time, and said if that is the case that the 
Board should consider an exception in its review of the ordinance for cases when the conditions 
prohibit live plantings.  
 
Mr. Emerine said he personally had no objection to synthetic materials as long as they are well-
designed and executed.  
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Messrs. Share and Emerine said they would like the applicant to submit more information 
regarding truck movements on Daines, including truck-turning movements, how much of Daines 
would be blocked regularly, and for how long. 
 
Mr. Emerine and Ms. Whipple-Boyce said they had no concerns with the proposed location of, or 
distance to, the trash room. 
 
Ms. Whipple-Boyce and Mr. Koseck both said this is an exemplary project.  
 
In reply to Mr. Boyle, Mr. Saroki described where additional storage for the apartments might be 
located on each floor. He also said there would be trees between the east side of this building 
and RH. 
 
Ms. Whipple-Boyce and Messrs. Jeffares, Emerine, Boyle and Koseck all were enthused that the 
courtyard on the ground floor would be accessible to the public.  
 
Vice-Chair Williams stated that the traffic report submitted by the applicant team was very 
thorough and said it would be reviewed along with the City traffic engineer’s findings once those 
become available. 
 
Public Comment 
 
Kenny Koza, owner of Adachi, spoke in favor of this and the RH project. 
 
Todd Sachse, co-owner of Broder & Sachse Real Estate and owner of Sachse Construction, spoke 
in favor of the project.  
 
A real estate consultant who regularly does business in Birmingham, Sam Munaco, stated that 
the amount of contiguous office space offered in the project would make this project particularly 
desirable to office users.  
 
Motion by Ms. Whipple-Boyce 
Seconded by Mr. Boyle to postpone the community impact study and preliminary site 
plan review for 294 E. Brown to Wednesday, March 23, 2022. 
 
Motion carried, 7-0. 
 
ROLL CALL VOTE 
Yeas: Share, Jeffares, Williams, Whipple-Boyce, Boyle, Emerine, Koseck 
Nays: None  
 

3. 525 E. Brown – Birmingham Roast – Request for changes to outdoor dining 
patio (Postponed from September 9, 2021) 

 
PD Dupuis summarized the item. 
 



 
AGENDA 

REGULAR MEETING OF THE BIRMINGHAM PLANNING BOARD 
WEDNESDAY MAY 11, 2022 

151 MARTIN ST., CITY COMMISSION ROOM 205, BIRMINGHAM MI* 
************************7:30 pm*********************** 

 
Michigan and Oakland County are at a substantial rate of COVID-19 community transmission. Per Occupational Safety and Health Administration (OSHA) 
mask guidance for areas of high or substantial community transmission levels, and to continue to protect essential government operations and functions, 
the city requires masks in City Hall for all employees, and for board and commission members. Masks are recommended for members of the public who 
attend city meetings. The city continues to provide KN-95 respirators for all in-person meeting attendees. 
 

A. Roll Call 

B. Review and Approval of the Minutes of the Regular Meeting of April 27, 2022 

C. Chairpersons’ Comments 

D. Review of the Agenda 

E. Unfinished Business 
F. Rezoning Applications 

G. Community Impact Studies 

H. Special Land Use Permits 

I. Study Session 

1. Outdoor Dining Standards – Public Hearing 

2. Front Yard Setbacks – Public Hearing 

3. Accessible Ramps – Public Hearing 

4. Window Standards – Study Session 
J. Site Plan & Design Reviews 

1. 770 S. Adams – Perennial – Request for new 5 & 6 story mixed-use building. 

K. Miscellaneous Business and Communications: 

1. Pre-Application Discussions 

2. Communications 

3. Administrative Approval Correspondence 

4. Draft Agenda – May 25, 2022 

5. Action List - 2022 
6. Other Business 

L. Planning Division Action Items 

1. Staff Report on Previous Requests 

2. Additional Items from Tonight’s Meeting 

M. Adjournment 

 

*Please note that board meetings will be conducted in person once again.  Members of the public can attend in person at Birmingham City Hall OR may 
attend virtually at: 
 
Link to Access Virtual Meeting: https://zoom.us/j/111656967 
Telephone Meeting Access: 877-853-5247 US Toll-Free 
Meeting ID Code: 111656967 
 
NOTICE: Due to Building Security, public entrance during non-business hours is through the Police Department—Pierce St. Entrance only.  Individuals with disabilities requiring assistance to enter the 
building should request aid via the intercom system at the parking lot entrance gate on Henrietta St. 
 
Persons with disabilities that may require assistance for effective participation in this public meeting should contact the City Clerk’s Office at the number (248) 530-1880, or (248) 644-5115 (for the 
hearing impaired) at least one day before the meeting to request help in mobility, visual, hearing, or other assistance.  
 
Las personas con incapacidad que requieren algún tipo de ayuda para la participación en esta sesión pública deben ponerse en contacto con la oficina del escribano de la ciudad en el número (248) 530-
1800 o al (248) 644-5115 (para las personas con incapacidad auditiva) por lo menos un dia antes de la reunión para solicitar ayuda a la movilidad, visual, auditiva, o de otras asistencias. (Title VI of the 
Civil Rights Act of 1964). 

https://zoom.us/j/111656967


 
AGENDA 

REGULAR MEETING OF THE BIRMINGHAM PLANNING BOARD 
WEDNESDAY MAY 25, 2022 

151 MARTIN ST., CITY COMMISSION ROOM 205, BIRMINGHAM MI* 
************************7:30 pm*********************** 

 
Michigan and Oakland County are at a substantial rate of COVID-19 community transmission. Per Occupational Safety and Health Administration (OSHA) 
mask guidance for areas of high or substantial community transmission levels, and to continue to protect essential government operations and functions, 
the city requires masks in City Hall for all employees, and for board and commission members. Masks are recommended for members of the public who 
attend city meetings. The city continues to provide KN-95 respirators for all in-person meeting attendees. 
 

A. Roll Call 

B. Review and Approval of the Minutes of the Regular Meeting of May 11, 2022 

C. Chairpersons’ Comments 

D. Review of the Agenda 

E. Unfinished Business 
F. Rezoning Applications 

G. Community Impact Studies 

1. 320 Martin St. – Request for new 5-story mixed-use building 

H. Special Land Use Permits 

1. 185 N. Old Woodward – Bell Bistro – Request for interior/exterior renovations to existing Mad 

Hatter Bistro and new outdoor dining plan 

2. 310 E. Maple – Pernoi – Request for eisnglass enclosure at existing outdoor dining patio 

I. Site Plan & Design Reviews 
1. 320 Martin St. – Request for new 5-story mixed-use building 

2. 185 N. Old Woodward – Bell Bistro – Request for interior/exterior renovations to existing 

Mad Hatter Bistro and new outdoor dining plan 

3. 310 E. Maple – Pernoi – Request for eisnglass enclosure at existing outdoor dining patio 

J. Study Session 

K. Miscellaneous Business and Communications: 

1. Pre-Application Discussions 

2. Communications 
3. Administrative Approval Correspondence 

4. Draft Agenda – June 8, 2022 

5. Action List - 2022 

6. Other Business 

L. Planning Division Action Items 

1. Staff Report on Previous Requests 

2. Additional Items from Tonight’s Meeting 

M. Adjournment 
 

*Please note that board meetings will be conducted in person once again.  Members of the public can attend in person at Birmingham City Hall OR may 
attend virtually at: 
 
Link to Access Virtual Meeting: https://zoom.us/j/111656967 
Telephone Meeting Access: 877-853-5247 US Toll-Free 
Meeting ID Code: 111656967 
 
NOTICE: Due to Building Security, public entrance during non-business hours is through the Police Department—Pierce St. Entrance only.  Individuals with disabilities requiring assistance to enter the 
building should request aid via the intercom system at the parking lot entrance gate on Henrietta St. 
 
Persons with disabilities that may require assistance for effective participation in this public meeting should contact the City Clerk’s Office at the number (248) 530-1880, or (248) 644-5115 (for the 
hearing impaired) at least one day before the meeting to request help in mobility, visual, hearing, or other assistance.  
 
Las personas con incapacidad que requieren algún tipo de ayuda para la participación en esta sesión pública deben ponerse en contacto con la oficina del escribano de la ciudad en el número (248) 530-
1800 o al (248) 644-5115 (para las personas con incapacidad auditiva) por lo menos un dia antes de la reunión para solicitar ayuda a la movilidad, visual, auditiva, o de otras asistencias. (Title VI of the 
Civil Rights Act of 1964). 

https://zoom.us/j/111656967


Updated 4/7/22 
 
Planning Board Action List – 2022 (Approved) 

 

Topic General Goals City Commission 
Directive? Quarter 

Status 
In Progress Complete 

2040 Master Plan Adopt a new comprehensive master 
plan. ☒ Ongoing ☒ ☐ 

Outdoor Dining Study the Outdoor Dining Ordinance re: 
enclosures, expansions, etc. ☒ 1st (January-March) ☒ ☐ 

Window Standards (Glazing) 
Update window standards to help 
support building renovation and the 
Energy Code requirements. 

☐ 1st  (January-March) ☒ ☐ 

Barrier-Free Ramps Reduce unintentional restrictions on 
handicap ramps in the front setbacks. ☐ 2nd (April-June) ☒ ☐ 

Side Yard A/C Update the ordinance to address issues 
with side yard a/c units. ☐ 2nd (April-June) ☒ ☐ 

Front Setback Rules 
Consider revisions to the setback 
ordinances in R1-R3 to address 200 ft. 
calculations rule. 

☐ 3rd (July-September) ☒ ☐ 

Lighting Standards Remove conflicting regulations 
regarding photometric plans. ☐ 3rd (July-September) ☐ ☐ 

Impervious Surface Definition Clarify definition to promote the 
infiltration of storm water. ☐ 4th (October-December) ☐ ☐ 

Health Club/Studio Use Consider allowing health/fitness type 
activities in more areas of the City. ☐ 4th (October-December) ☐ ☐ 

 

 

 

 

 

 



Updated 4/7/22 
 
Next Up… 

Topic General Goals City Commission 
Directive? Quarter 

Status 
In Progress Complete 

Dumpster Enclosures Expand the materials permitted/not 
permitted in dumpster enclosures. ☐ - 

☐ ☐ 

Balcony/Terrace Enclosures Clarify and add regulations for the 
enclosure of outdoor living space. ☐ - 

☐ ☐ 

Lot Combination Process 
Review the process for lot 
combinations to add clarity to 
approval standards. 

☐ 
- 

☐ ☐ 

Mixed Use Requirements Consider changing the requirements 
for the stacking of mixed uses. ☐ - 

☐ ☐ 

Review Processes for Public Projects Clarify review process for projects on 
public property. ☐ - 

☐ ☐ 

SLUP Application Process 
Clarify the SLUP process in terms of 
the order of board/commission 
review. 

☐ 
- 

☐ ☐ 

Retail Definition Revisit the retail definition to address 
any concerns about first floor uses. ☐ - 

☐ ☐ 

Medical Marijuana & CBD 
Update the Zoning Ordinance to help 
regulate Medical Marijuana and CBD 
through ordinance language. 

☐ 
- 

☐ ☐ 

Sustainability Initiatives Prepare a sustainability agenda to 
increase Birmingham’s resilience.  ☐ - 

☐ ☐ 

Lighting Standards 
Review lighting standards for 
residential districts to reduce light 
pollution and nuisance. 

☐ 
 

☐ ☐ 

Landscaping Standards Consider amendments to permit 
synthetic planting materials. ☐  

☐ ☐ 

Social Districts Study the state regulations and the 
City to help draw district boundaries. ☐  

☐ ☐ 

Food Trucks 
Study the application of food trucks 
in the City in terms of locations, 
restrictions, etc. 

☐ 
 

☐ ☐ 
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	(b) Vehicles shall be parked within the striped Parking Spaces and remain locked while parked.  Vehicles must not be parked by Users in such a way as to block traffic lanes.  The parking of unlicensed or uninsured vehicles, the storage of vehicles or ...
	(c) Neither Tenant nor its employees shall commit or allow any waste or damage to be committed on any portion of the Property, create any nuisance, or unreasonably interfere with, annoy or disturb any other tenant, licensee, parker or Landlord in its ...
	(d) Tenant and its employees shall comply with all applicable governmental laws and regulations.  In addition, the use of the Parking Spaces by Tenant and its employees under the terms of this Agreement is subject to such rules and regulations as are ...
	6. Holding Over.  If Tenant holds possession of the Premises beyond the expiration of the Term, such continued possession by Tenant shall not have the effect of extending or renewing the Term for any period of time and Tenant shall be presumed to occu...
	7. Safety / Custody / Bailment.  Landlord shall not be considered an insurer or guarantor of the safety and security of Users or of any vehicle parked on the Property.  This Agreement constitutes a right to park on the Premises only and no bailment is...
	8. Certain Additional Rights Reserved by Landlord.
	(a) Landlord shall have the following rights:  with or without closing the Property and/or preventing unreasonable access to the Premises, to decorate and to make inspections, repairs, alterations, additions, changes, or improvements, whether structu...
	9. Casualty.
	(a) If the Property is damaged by fire or other casualty (each, a “Casualty”), Landlord shall deliver to Tenant a good faith estimate (the “Damage Notice”) of the time needed to repair the damage caused by such Casualty. If a Casualty damages a materi...
	(b) If the Property is damaged by a Casualty, the Lease Fee shall be abated based on the number of Parking Spaces rendered unusable from the date of damage until the completion of Landlord's repairs.
	10. Eminent Domain.  If any part of the Property, as applicable, shall be taken or condemned for public use, this Agreement shall, as to the part taken, terminate as of the date the condemnor acquires possession.  Further, if, as a result of such cond...
	11. Indemnification. Except to the extent caused by Landlord’s gross negligence or willful misconduct, Tenant shall indemnify, defend and hold Landlord harmless from all damage to any property or injury to or death of any person arising from the use o...
	12. Insurance.
	(a) Tenant shall procure and keep in effect a commercial general liability insurance policy for the Premises (the “CGL Policy”), with an insurance company reasonably acceptable to Landlord, which shall include bodily injury or death, damage to propert...
	13. Default.
	(a) The occurrence of any one or more of the following events (each such occurrence shall be deemed an “Event of Default”) shall constitute a material breach of this Agreement by Tenant: (i) if Tenant shall fail to pay any sums when and as the same be...
	(b) If, as a matter of law, Landlord has no right on the bankruptcy of Tenant to terminate this Agreement, then, if Tenant, as debtor, or its trustee wishes to assume or assign this Agreement, in addition to curing or adequately assuring the cure of a...
	14. Remedies. If an Event of Default shall exist, then Landlord shall have the following remedies:
	15. Landlord’s Liability.  The liability of Landlord (and its members or managers) to Tenant (or any person or entity claiming by, through or under Tenant) for any default by Landlord under the terms of this Agreement or any matter relating to or aris...
	16. Assignment and Subletting.  Tenant shall not assign this Agreement or sublicense any portion of the Premises without the prior written consent of Landlord, which consent may be withheld in Landlord’s sole discretion.  This Agreement shall not, nor...
	17. Landlord Transfer.  Landlord may transfer any portion of the Property and any of its rights under this Agreement without the consent of Tenant.  If Landlord assigns its rights under this Agreement, then Landlord shall thereby be released from any ...
	18. Subordination of Agreement.  This Agreement shall be subordinate to any mortgage, debt instrument, ground lease or master lease that may hereafter encumber or cover any portion of the Property. The provisions of this Section shall be self-operativ...
	19. Estoppel Certificates.  From time to time, Tenant shall furnish to any party designated by Landlord, within ten days of Landlord’s request, a certificate signed by Tenant confirming and containing such factual certifications and representations as...
	20. Notices.  Any notice given by Landlord or Tenant under this Agreement shall be in writing and shall be deemed to have been duly given when (a) personally delivered; or (b) three days after being deposited in the United States mail, certified or re...
	21. Force Majeure.  Other than for Tenant's obligations under this Agreement that can be performed by the payment of money (e.g., payment of the Lease Fee and maintenance of insurance), whenever a period of time is herein prescribed for action to be t...
	22. Brokerage. Neither Landlord nor Tenant has dealt with any broker or agent in connection with the negotiation or execution of this Agreement. Landlord and Tenant shall each indemnify, defend and hold the other harmless from and against all costs, e...
	23. Severability. If any clause or provision of this Agreement is illegal, invalid, or unenforceable under present or future laws, then the remainder of this Agreement shall not be affected thereby and in lieu of such clause or provision, there shall ...
	24. Amendments.  This Agreement may not be amended, except by an instrument in writing signed by Landlord and Tenant.  The terms and conditions contained in this Agreement shall inure to the benefit of and be binding upon the parties hereto, and upon ...
	25. Entire Agreement.  This Agreement constitutes the entire agreement between Landlord and Tenant regarding the subject matter hereof and supersedes all oral statements and prior writings relating thereto. Except for those set forth in this Agreement...
	26. Waiver.  One or more waivers of any covenant or condition by a party shall not be construed as a waiver of a further breach of the same covenant or condition.  No provision of this Agreement shall be deemed to have been waived by Landlord unless s...
	27. No Representations or Warranties.  Landlord makes no representations or warranties of any kind with respect to the Property or the Premises.  The Premises are hereby provided to Tenant in their “as-is” “where is” “with all faults” condition.
	28. Waiver of Jury Trial. TO THE MAXIMUM EXTENT PERMITTED BY LAW, LANDLORD AND TENANT EACH WAIVE ANY RIGHT TO TRIAL BY JURY IN ANY LITIGATION OR TO HAVE A JURY PARTICIPATE IN RESOLVING ANY DISPUTE ARISING OUT OF OR WITH RESPECT TO THIS AGREEMENT OR AN...
	29. Miscellaneous.  This Agreement will not be recorded by Tenant.  Nothing contained in this Agreement is intended to be a gift or dedication of any portion of the Property to the general public or for any public use or purpose whatsoever.  This Agre...
	30. Applicable Law.  This Agreement shall be governed by and construed in accordance with the laws of the State of Michigan.
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	Number of light standards in parking area: ONE
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	Seating Capacity_2: N/A
	Maximum Occupancy Load_2: N/A
	Use of addition: KITCHEN / PRIVATE DINING 
	Height of addition: 16'-8" 
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	Location of landscape areas 1: 
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	Location of landscape areas 4: OF SURFACE PARKING LOT. 
	Location of landscape areas 5: 
	Location of landscape areas 6: 
	Location of landscape areas 7: 
	Location of landscape areas 8: 
	Location of landscape areas 9: 
	Sidewalk width: 5 FEET
	Number of benches: 0
	Number of planters: 5 PLANTERS
	Number of existing street trees: 3 STREET TREES
	Number of proposed street trees: 3 STREET TREES 
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	Location of loading spaces on site: N/A
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	Number of ground mounted transformers: 1
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	Number of utility easements: N/A
	Screenwall material_4: N/A
	Number of ground mounted units: 0
	Size of ground mounted units LWH: N/A
	Screenwall material_5: N/A
	Number of rooftop units 1: 
	Number of rooftop units 2: (3) AIR CONDITIONER CONDENSING UNITS
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	Location of screenwall: ROOFTOP MECHANICAL ENCLOSURE
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	Location of accessory buildings: N/A
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	Number of light fixtures: 1
	Size of light fixtures LWH_2: 26" x 13" x 3"
	Maximum wattage per fixture_2: SEE LIGHTING SPEC SHEETS
	Light level at each property line_2: 0 (LEED CUT-OFF FIXTURES)
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