
  

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). 

  REGULAR MEETING OF THE PLANNING BOARD 
WEDNESDAY, OCTOBER 23, 2019 

7:30 PM 
151 MARTIN STREET, CITY COMMISSION ROOM, BIRMINGHAM, MI 

 
A. Roll Call 
B. Review and Approval of the Minutes of the regular meeting of September 25, 2019 
C. Chairpersons’ Comments   
D. Review of the Agenda  

 
E. Old Business 

 
1. 34745 Woodward, Jax Kar Wash – Request for Final Site Plan and Design Review to 

add a covered detailing area and reconfigure access and circulation for the site 
(Postponed from September 11, 2019).   

 
F. Special Land Use Permit 
 

1. 111 Henrietta & 195 W. Maple - Brooklyn Pizza (including former Birmingham 
Geek space) – Request for Special Land Use Permit to operate a bistro with the service 
of alcohol in the existing Brooklyn Pizza, to be expanded, in the B4/D4 zoning district. 
 

G. Final Site Plan & Design Review  
 

1. 111 Henrietta & 195 W. Maple - Brooklyn Pizza (including former Birmingham 
Geek space) – Request for Final Site Plan & Design Review to convert the former 
Birmingham Geek space into restaurant space to expand the existing Brooklyn Pizza 
space, including exterior changes to the building.    
 

H. Preliminary Site Plan Review 
 

1. 469 -479 S. Old Woodward (former Mountain King and Talmer Bank) – Request for 
Preliminary Site Plan & Community Impact Study approval for construction of a new five story 
mixed use building in the B4/D4 zone district (Postponed to November 13, 2019).   

2. 344 N. Old Woodward (Morganroth & Morganroth Building) - Request for approval to 
expand the second and third floors of the existing building and to add a fourth floor of 
residential units. 

 
I. Study Session Items 

Rules of Procedure for Study Sessions: Site Plan and Design Review, Special Land Use Permit Review and other review 
decisions will not be made during study sessions; Each person (member of the public) will be allowed to speak at the end of 
the study session; Each person will be allowed to speak only once; The length of time for each person to speak will be 
decided by the Chairman at the beginning of the meeting; Board members may seek information from the public at any time 
during the meeting. 

 
1. Master Plan Update 

 
J. Miscellaneous Business and Communications: 

a. Communications  
b. Administrative Approval Correspondence  



 

 
 

c. Draft Agenda for the next Regular Planning Board Meeting (November 13, 2019)  
d. Other Business  

 
K. Planning Division Action Items  

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

 
L.   Adjournment 



 

 

CITY OF BIRMINGHAM 
REGULAR MEETING OF THE PLANNING BOARD 

WEDNESDAY, SEPTEMBER 25, 2019 
City Commission Room 

151 Martin Street, Birmingham, Michigan 
 
Minutes of the regular meeting of the City of Birmingham Planning Board held on September 25, 
2019. Vice-Chairman Bryan Williams convened the meeting at 7:30 p.m. 
 
A.  ROLL CALL 
 
Present: Board Members Robin Boyle, Stuart Jeffares, Bert Koseck, Daniel Share, Janelle  

Whipple-Boyce, Bryan Williams; Alternate Board Member Nasseem Ramin; Student 
Representative Sophia Trimble   

      
Absent: Chairman Scott Clein, Student Representative John Utley  
 
Present in Audience: Alternate Board Member Jason Emerine 
  
Administration: Jana Ecker, Planning Director 

Brooks Cowan, City Planner        
 Laura Eichenhorn, Transcriptionist 

      
09-143-19 

 
B.  Approval Of The Minutes Of The Regular Planning Board Meeting of  

September 11, 2019  
 
Mr. Jeffares asked that the section regarding 117 Willits note that the Board’s concerns were 
satisfied regarding changes requested at the previous meeting. 
 
Mr. Share noted that page two, line five needed the word “too” to be added. He noted that on 
page three, line three the date should be changed to reference the August 14, 2019 meeting 
and not the incorrect date of August 11, 2019. 
 
Motion by Mr. Share 
Seconded by Mr. Jeffares to approve the minutes of the Regular Planning Board 
Meeting of September 11, 2019 as amended. 
 
Motion carried, 5-0. 
 
VOICE VOTE 
Yeas: Share, Jeffares, Koseck, Whipple-Boyce, Williams 
Nays: None  
Abstain: Boyle, Ramin 
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09-144-19 

 
C.  Chairperson’s Comments  
 
Vice-Chairman Williams conveyed Chairman Clein’s apologies regarding his absence due to illness. 
Vice-Chairman Williams then requested that Planning Director Ecker explain why discussion of 
the first draft of the master plan was postponed until the City Commission-Planning Board joint 
meeting scheduled for October 17, 2019. 
 
Planning Director Ecker explained the discussion was postponed in order to provide sufficient time 
for both the Board and the Commission to review the materials and to discuss the matter jointly.  
 

09-145-19 
 
D.  Approval Of The Agenda  
 
There were no changes to the agenda. 

 
09-146-19 

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

1. 2159 E. Lincoln – Lincoln Yard (former bus garage) – Request for approval of a 
Special Land Use Permit and Final Site Plan and Design Review to renovate a vacant 
industrial building and operate two restaurants, Lincoln Yard and Little Yard utilizing an 
Economic Development license. 
 

City Planner Cowan presented the item. 
 
Planning Director Ecker told the Board the Commission would likely be setting a date for a public 
hearing at their October 7, 2019 meeting to determine whether this property would be included 
as part of the economic development district.  
 
Motion by Ms. Whipple-Boyce 
Seconded by Mr. Share to receive and file one email from Alicia Birach, dated 
September 11, 2019 and one email from Sarah Winkler, dated September 23, 2019, 
both in support of the Lincoln Yard restaurant site. 
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Whipple-Boyce, Share, Boyle, Ramin, Jeffares, Koseck, Williams 
Nays: None  
 
Mr. Share noted that the Cross Access and Parking Easement Agreement must be updated to 
reflect the correct address of Lincoln Yard at 2125 E. Lincoln, Birmingham, Michigan instead of 
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the incorrect 2525 E. Lincoln address provided. He also said the document the Board is not 
recorded, and that whatever is approved must be recorded so subsequent owners are bound. 
 
Mr. Jeffares wondered whether the City might want there to be design consistency between the 
proposed on-site bicycle racks and benches and the bicycle racks and benches found elsewhere 
in the City. Mr. Jeffares also stated that if the project goes forward developers will have installed 
22 City-standard lamp posts on one side of the street, and the City will have installed zero lamp 
posts on the other side of the street. Mr. Jeffares observed that the City has lowered its tax rate 
five years in a row while saying it does not have sufficient funds to perform these and similar 
installations.  
 
Vice-Chairman Williams said it would be presumptive for the Board to recommend this site for an 
economic development license when the Commission has not decided how to proceed regarding 
a potential economic development district expansion. He said he was in favor of the project while 
not being in favor of the timing of the request. He stated he would not vote in favor of the 
proposal during the evening’s meeting. Vice-Chairman Williams explained he was most in favor 
of considering the zoning issue for the area both separately and prior to considering the issue of 
a specific economic development license (EDL). 
 
Vice-Chairman Williams invited the applicant to address the Board. 
 
Curt Catallo of Union Joints addressed the Board and said he was present with Union Joints co-
owner and lead designer Ann Stevenson, Eric Lyons, Matt Leone as lead project manager, Tony 
Yearego as project manager for the Lincoln Yard project, Jeff Klatt from Krieger Klatt, and 
Katherine Aboud from Armstrong White.  
 
Mr. Catallo proceeded to thank City Planner Brooks and Planning Director Ecker for their work 
presenting the project to the Board. He then explained: 

● In contrast with the project Union Joints proposed two years prior in Birmingham, this 
project is not seeking a bistro license. 

● Typically if another developer were to come into the same space, they would propose 
tearing down a cinderblock building. Union Joints prefers to repurpose buildings and 
provide communities with a type of establishment the community does not already have. 

● In response to concerns raised by Mr. Share and Vice-Chairman Williams regarding 
whether the proposed shared parking arrangements would provide adequate parking 
spaces during the day, that the hours the Armstrong White lot would have the most spaces 
available directly match Lincoln Yard’s and Little Yard’s needs. During lunch when there 
are more cars in the Armstrong White lot, only Little Yard will be open and it will be 
providing primarily grab and go service. When Lincoln Yard is open in the evenings for 
dinners, the Armstrong White lot will be entirely available for Lincoln Yard patrons. 

● Union Joints emphasized solving potential parking issues at this site from the outset by 
choosing to develop in a very walkable area and by providing ample on-site parking. 

● On site Little and Lincoln Yards have 42 times more spots than any restaurant Mr. Catallo 
could walk to from the City’s municipal building at 151 Martin Street. 

● It is appropriate for the parking lot availability to be reciprocal so that Armstrong White 
also has access to the Lincoln Yard lot, but Mr. Catallo does not anticipate that Armstrong 
White will generally utilize spaces in the Lincoln Yard lot.  
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● Union Joints anticipates many people will be walking or cycling to both Little and Lincoln 
Yards because designers at Armstrong White will be able to leave their cars in the 
Armstrong White and grab a quick meal, or people utilizing the ice rink or other local 
facilities would already be parked in the municipal lot. 

 
City Planner Cowan summarized that there are 49 parking spaces on site at Lincoln Yards, nine 
parking spaces on street, and an additional 16 parking spaces through the proposed shared 
parking agreement with Armstrong White. The City requires that 65 parking spaces be available 
on-site. 
 
Mr. Boyle cautioned the Board that concerns over a lack of seven parking spaces, in an area with 
extensive parking available, should not be the determining factor in the Board’s decision regarding 
this proposed $3 million development.  
 
Planning Director Ecker explained that under City ordinance the Board would not deduct the 
Lincoln Yard spaces that may be reciprocally available to Armstrong White. All those spaces may 
remain part of the Lincoln Yard parking space total. She also reminded the Board that the City 
performed a parking study in the Rail District approximately two years ago and found 2,483 
parking spaces at that time. She stressed that there is ample parking in the Rail District, and 
especially in the south end of the Rail District where Lincoln Yard is proposed. 
 
Mr. Jeffares said: 

● He drives through the area frequently and has never seen an overflow of cars parked in 
the area. He added that a few days prior to the present meeting he drove by the ice rink 
and noted there were no cars parked in the rink’s lot.  

● If the Board’s concern is having sufficient parking available during the lunch hour during 
the week, when school is in session the entire ice rink parking lot is empty. When school 
is not in session, the City melts the ice and puts in six pickleball courts, which will also not 
fill up the ice rink’s parking lot during the day.  

● The Board received letters of support from people who live in the neighborhood of Lincoln 
Yard saying they would be inclined to walk to the establishment.  

● The Rail District is the largest neighborhood in Birmingham in terms of density which 
means that walking to Lincoln Yard will be an attractive option for many members of the 
community.  

● He agreed with Mr. Boyle, saying that to stymie this project over seven parking spaces 
would be a mistake on the Board’s part. 

 
Mr. Koseck broached the architecture of the site, asking whether there was a way to increase the 
feeling of this building being connected to the street and therefore more of a pedestrian dominant 
area. He said that since the building cannot be moved his approach would be to increase the 
connectivity through changes to the hardscape and landscape. He said he would make a more 
heavily greenscaped area by moving the landscaping forward and one parking space back in order 
to make a more pronounced entry for pedestrians.  
 
Mr. Catallo agreed, saying Lincoln Yards could only benefit from making the changes Mr. Koseck 
was recommending.  
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Mr. Koseck continued, suggesting that the curb cut should be moved to align with the eastern-
most drive aisle. He said he would do this to pull the driveway away from the pedestrian linkage 
which will also lead to cars slowing down. This would also provide Lincoln Yard’s trash collectors 
a straight entrance to the establishment’s dumpster instead of having to drive through the parking 
lot. He said he would like to see the pedestrian entryway emphasized more possibly with a bench 
and some lighting as well. Mr. Koseck said that would be an opportunity for Lincoln Yard to brand 
itself.  
 
Mr. Catallo concurred, saying that Union Joints has made a number of changes since their first 
appearance in front of the Board with this project two years prior, but that there is more room to 
make changes to the layout of the parking lot.  
 
In reply to Ms. Whipple-Boyce’s question regarding meeting the 70% glazing requirement, Mr. 
Catallo explained: 

● Lincoln Yards goes above the City’s required glazing band but that it does not help the 
glazing calculations.  

● The view from the street would include a lot of glazing that is not in the glazing calculation 
because it is a stand alone building. Observing that the City’s glazing requirements are 
based off of storefronts, Mr. Catallo said the Lincoln Yards building stands in contrast to 
that since there is glazing at all four corners of the building.  

● A driver would see incalculable glazing since they would see the glazing on the opposite 
side of the building which is not factored into the site’s glazing requirements.  

● Union Joints hopes their proposal satisfies the intention of the City’s glazing requirement 
by providing an open, airy feeling. When they looked at changing the glazing so that it 
matched the City’s requirements without needing calculations of the side windows and 
the side doors, it ended up looking like an auto repair establishment instead of a 
restaurant. 

● Ms. Stevenson has worked very hard to celebrate the original intent of the building, and 
Union Joints believes their proposal maintains the glassiness of the building even if it does 
not meet the glazing requirement. 

 
Mr. Jeffares drew the Board’s attention to the fact that the Board reviewed this project on August 
14, 2019 and in 2017. He said that the Board is usually good about not perseverating on an issue 
they have reviewed multiple times before and that the bottom line is that this is an excellent 
project. He said changing the glazing would make the building less aesthetically appealing than 
the submitted plans, and that holding the plans up over seven parking spaces would ignore the 
abundant parking available in the area. Mr. Jeffares maintained that the Board should not get lost 
in the details to the detriment of the overall proposal. He allowed that there may be some minor 
tweaks that would benefit the project, but that overall the project is of exceptional benefit and 
value to the City. 
 
Mr. Boyle agreed with Mr. Jeffares, adding only that during the August 14, 2019 review he was 
eager to enhance pedestrians’ ability to access the site. He said that he walked by three 
Birmingham restaurants recently which he was able to access via alleyways. He said he would 
love to be able to walk from Cole Street to Lincoln Yard as well.  
 
Mr. Catallo said Union Joints is passionate about increasing access to the Lincoln Yard, and would 
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be interested in making the boundaries between Lincoln Yard and any of its neighbors more 
walkable should the neighbors be interested in doing that. 
 
Mr. Boyle said that if pedestrian access is not discussed at the Board level then it often does not 
occur. He said he was very serious about the benefit to Lincoln Yards that would follow from 
better pedestrian access to and from Cole. Mr. Boyle also urged the City to help make this area 
more walkable.  
 
Vice-Chairman Williams invited public comment.  
 
Katherine Aboud of Armstrong White addressed Board Members’ concerns regarding available 
parking spaces at Armstrong White. Noting Mr. Share observed a nearly full parking lot at 
Armstrong White earlier on September 25, 2019 and was concerned about space availability, Ms. 
Aboud clarified that Armstrong White did have an event that morning that led to unusually high 
parking lot utilization. Speaking as someone at Armstrong White every weekday and sometimes 
on weekends, Ms. Aboud stressed that the Armstrong White lot, and the area in general, has a 
great deal of available parking. She said there is not high density parking use in the area. She 
concluded by reiterating her enthusiasm for the Lincoln Yard project, and said she hoped the the 
Board would move the project forward. 
 
Mr. Share said he accepted Ms. Aboud’s report of the parking situation in the area and that he 
did not now see a need for a parking study.  
 
Motion by Mr. Share 
Seconded by Mr. Boyle that based on a review of the plans submitted, as the Planning 
Board finds that all of the requirements of Article 7, Section 7.27 and Article 7, Section 
7.34 have been met, the Planning Board recommends approval to the City 
Commission of the Special Land Use Permit for 2159 E. Lincoln – Lincoln Yard to the 
City Commission, with the following conditions:  
 

1. The applicant obtain zoning amendment approval for the subject property 
to be eligible for an Economic Development Liquor License according to 
Chapter 126, Zoning Ordinance Appendix C, Exhibit 1, and Chapter 126, Zoning 
Ordinance Article 2, Section 2.39 MX Uses Requiring a Special Land Use Permit.  
2. The applicant provide details regarding what type of liquor license they will 
transfer into the City, who owns it, who it was purchased from, and whether 
or not they have endorsements attached to the liquor license.  
3. That the cross-parking agreement should allow cross parking during all 
hours the facilities are open.  
4. That the instrument recorded with the Oakland County Registrar of Deeds.  
5. That it be a breach of the SLUP if a parking agreement is not in effect.  
6. That the SLUP prohibit the relocation of ingress/egress drives without SLUP 
amendment.  

 
Motion carried, 6-1. 
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VOICE VOTE 
Yeas: Share, Boyle, Whipple-Boyce, Ramin, Jeffares, Koseck 
Nays: Williams 
 
In reply to Vice-Chairman Williams, Mr. Koseck confirmed he would be comfortable with City staff 
approving enhancing the pedestrian entrance, increasing the landscaping, lighting and benches 
at the pedestrian entrance, and moving the ingress/egress to the east. He said staff should 
determine if moving the ingress/egress to the east can or cannot be done. He said he sees these 
as safety issues. Mr. Koseck also emphasized that he is enthusiastic about the project in general.  
 
Mr. Emerine spoke as an engineer and a member of the public. He said that moving the entrance 
to the east would be safer for a shorter garbage truck, but not as safe for a longer delivery truck 
with a 40’ trailer. He said shifting the entrance would make it impossible for the delivery trucks 
to access the loading docks. He noted that if a truck shows up in the late morning then it would 
be forced to make complicated maneuvers in order to use the lot while there are pedestrians 
walking to the restaurant. Mr. Emerine recommended shifting the entrance over so it lines up 
with the 21’ radius to make the entrance line up north and south or staggering the curb to make 
a bit more room for the truck’s end. He said he was more concerned about trucks hitting 
pedestrians than slow cars. 
 
In reply to Ms. Whipple-Boyce, Mr. Emerine said he agreed that the safety of the left-hand turn 
into the lot should be fine since cars will be driving very slow in making the turn and looking for 
a space. 
 
In reply to Vice-Chairman Williams, Mr. Emerine confirmed Union Joints could consider signage 
that indicates pedestrians will be crossing or any other number of enhancements to increase the 
safety of the area. 
 
Motion by Mr. Koseck 
Seconded by Mr. Boyle that based on a review of the plans submitted, as the Planning 
Board finds that all of the requirements of Article 7, Section 7.27 and Article 7, Section 
7.34 have been met, the Planning Board recommends approval to the City 
Commission of the Final Site Plan and Design Review for 2159 E. Lincoln – Lincoln 
Yard to the City Commission, with the following conditions:  
 

1. The applicant obtain zoning amendment approval for the subject property 
to be eligible for an Economic Development Liquor License according to 
Chapter 126, Zoning Ordinance Appendix C, Exhibit 1, and Chapter 126, Zoning 
Ordinance Article 2, Section 2.39 MX Uses Requiring a Special Land Use Permit.  
2. The applicant indicates a color for the city standard benches and trash 
receptacles.  
3. The applicant provides window details demonstrating an 80% VLT or 
greater.  
4. The applicant provide location and design specifics for the outdoor dining 
refuse containers.  
5. The applicant provides details regarding the material, size and height of the 
signs, as well as how they are attached to the wall.  
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6. The applicant provides an operations floor plan.  
7. The applicant provide details regarding what type of liquor license they will 
transfer into the City, who owns it, who it was purchased from, and whether 
or not they have endorsements attached to the liquor license. 
8. The landscape zone south of the main entrance to the building be increased 
in width by reducing one parking space to the west of said landscape zone and 
increasing the parking lot to the east by one space to compensate to increase 
both the linkage to the pedestrian right of way and to increase safety. 
9. The applicant shall meet with adjacent property owners to explore 
pedestrian access on the north side of the proposed restaurant and report the 
results to City staff. 

 
Motion carried, 6-1. 
 
VOICE VOTE 
Yeas: Koseck, Boyle, Share, Whipple-Boyce, Ramin, Jeffares 
Nays: Williams 
 

2. 298 S. Old Woodward – Daxton Hotel – Request for approval of a Special Land 
Use Permit and Final Site Plan and Design Review to consider granting approval for a hotel 
liquor license in the B4/D4 zoning district. 
 

Planning Director Ecker presented the item. She noted that conditions two, three and four could 
be removed from the approval criteria since the applicant indicated they would not be pursuing 
outdoor dining at this time. 
 
Vice-Chairman Williams conveyed Chairman Clein’s concerns about hours of operation and noise 
levels, specifying that Vice-Chairman Williams believed Chairman Clein’s concerns to primarily 
regard outdoor dining. Vice-Chairman Williams said other residents had also expressed concerns 
about noise levels since the outdoor dining proposal was included in the agenda materials 
available to the public. Observing that the fifth floor of the site will be residential, Vice-Chairman 
Williams ventured that the applicant would also be concerned about noise levels. He concluded 
that discussions of outdoor dining at this site in the future would entail readdressing concerns 
about hours and noise levels. 
 
Mr. Jeffares commented that the plans approved in August 2017 included a lighted via with a 
wine bar, and now the plans describe a storage room for the hotel with a small outdoor space 
potential for banquet functions. Describing the Townsend’s banquet rooms as frequently devoid 
of activity while facing the street, Mr. Jeffares queried what pedestrians would routinely see when 
passing by the windows of the Daxton given the proposed changes. He noted that these and 
other changes are significant, and wondered how they changed so much from the originally 
reviewed plans. 
 
Planning Director Ecker confirmed for Mr. Share that the parking that would be available would 
be able to handle the hotel’s proposed volume of activity. 
 
Mr. Share said he was not convinced that a hotel would need to be able to serve liquor from 7 
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a.m. to 11 a.m. in order to remain competitive.  
 
Ms. Whipple-Boyce shared Mr. Jeffares’ concerns about the changes in the plans. The Board had 
been provided with a set of plans to review, and when they arrived at the evening’s meeting they 
were provided with a different set of plans many pages in length. Ms. Whipple-Boyce stressed 
the unlikelihood that Board Members would be able to pinpoint all the differences between the 
two lengthy sets of plans during the course of the meeting alone, and said she hoped that the 
applicant would be able to point out the changes that had been made. 
 
Mr. Koseck agreed with Mr. Jeffares’ and Ms. Whipple-Boyce’s concerns. He said he noted the 
window sizes, colors, and other attributes were changing, and that he was not clear whether 
those changes had been previously accepted or whether those were modifications the Board 
Members were considering during the present meeting. 
 
Ms. Whipple-Boyce noted the material of the proposed railings had also changed. 
 
In response to one of Mr. Koseck’s questions, Vice-Chairman Williams stated the public had not 
been provided with the documents the Board Members received at the outset of the evening’s 
meeting. 
 
Mr. Boyle agreed with his colleagues’ stated concerns. He noted that the ‘Previous’ and ‘Current’ 
plans provided were dated for the same day, which he said was confusing as a reader.  
 
Rick Rattner, attorney for the project, addressed the Board. He said he did not like having to 
deliver a set of plans the night of a meeting, but that he had tried to make necessary updates as 
quickly as possible in order to have them available for the Board, and subsequently the 
Commission. He continued: 

● The whole set of plans was re-provided to the Board Members, but that the only changes 
were the ones noted specifically in Planning Director Ecker’s review. He said it was not his 
or the applicant’s intent to provide the Board Members with an unreasonable number of 
changes to review during the meeting.  

● Every one of the documents attached to the SLUP was permitted and approved by the 
City. The applicant has moved forward with construction based on all the approved plans.  

● In a large project like this, it is to be expected that there will be changes to the plans. All 
those changes were brought to the requisite City department for approval.  

● Tim Ugima, president of the developer, Jeffrey Silverman, general counsel and executive 
vice-president of the developer, Marshall Butler, architect for the project, Pat Howe, the 
project’s liquor attorney, and Aaron Black, the manager of the Daxton, were all in 
attendance. 

 
In reply to Mr. Koseck’s questions regarding the differences between the hardcopy plans provided 
to the Board and the elevation being shown on the projection screens, Mr. Butler explained that 
the hardcopies provided represented the accurate plans and the images being projected were 
preliminary drawings.  
 
Planning Director Ecker explained the approved plans would have gone through the City’s permit 
review process.  
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Ms. Whipple-Boyce recalled that after original approval the applicant returned to the Board where 
the metal panel material on the top floor was changed to a lighter-colored stucco, the railing was 
changed from glass to the present metal, and the residential rooms on the fifth floor have 
terraces.  
 
Mr. Butler asked that the Board disregard the outdoor furniture specifications that were included 
in the electronic materials provided for the site, as the applicant is not pursuing outdoor dining 
at this time. 
 
Ms. Whipple-Boyce asked Mr. Butler to delineate any other differences between the previous 
electronic materials provided and the accurate hardcopy materials provided regarding the site. 
 
Mr. Butler stated: 

● The southernmost streetlamp in front of the entry to the building is included in the 
hardcopy materials. 

● A single story of bump-out is permitted with a long horizontal window as indicated in the 
hardcopy materials. 

● The outdoor dining was removed from the hardcopy materials. 
 
Mr. Butler then replied to Mr. Jeffares’ comments regarding the winebar and the via, and to Mr. 
Boyle’s question regarding the difference between a ‘wine room’ and a ‘wine bar’. He explained: 

● The applicant’s decision to relocate the wine bar was to downsize that aspect of the hotel 
and tie it to the front of the building on the Old Woodward side. 

● The proposed storage room of the via may become something different in future years 
depending on how the hotel operates.  

● The wine room, as proposed, would not be accessible off of the via space. One must enter 
through the hotel in order to access the wine room. He said he would have to defer to 
another member of the applicant’s team for further answers regarding how the space 
would be operated. 

 
Aaron Black, general manager of the hotel, said the wine room would not be operated as an 
ongoing bar business for public access. It could be used as banquet space or for wine storage or 
display with cabinetry around the room.   
 
Ms. Whipple-Boyce observed that the Board was being asked to approve the floor plan included 
in the paper packet, which indicated sofas and lounge chairs and decorations in the storage and 
wine room spaces. Given that Ms. Whipple-Boyce said she was comfortable with those proposed 
layouts. She also noted that the word ‘gallery’ does not necessitate retail and could refer to an 
entryway or vestibule, which she suggested was more likely the intent of the word in the plans. 
While Ms. Whipple-Boyce said she was sorry to lose the wine room and the outdoor dining from 
the via, she referenced the previous discussion regarding Lincoln Yard, and stated that such a 
tremendous and beneficial investment in the City should not be hindered as a result of something 
as small as moving a wine room off the via.  
 
Mr. Black clarified that the wine room and parlors could be rented both by hotel guests and 
outside patrons who wanted to use the space. He explained that these spaces being at the front 
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of the building means they will be show ready at all times in order to create an inviting 
environment. He explained that the storage rooms off the via are currently unprogrammed space 
but that it behooves the hotel to find something compelling and attractive to passerby. Mr. Black 
emphasized that it would be a lost opportunity for the hotel not to leverage that space to positive 
effect.  
 
Mr. Share asked Mr. Black to consider a way that the Board could include the requirement for 
that room to remain productive and active within the SLUP requirements. 
 
After being told that the room could not be screened off from the street to use it for storage, Mr. 
Black said he would need a bit more time to consider what parameters he could suggest to the 
Board for use of the space. 
 
Vice-Chairman Williams underscored a previous point made by Mr. Jeffares that the Board does 
not want the storage room to resemble the Maple Road window view of Whole Foods. Vice-
Chairman Williams added the window of the former Birmingham Drugs, which is now a CVS, and 
the window of Triple Nickle facing Woodward are two more windows the applicant should avoid 
replicating. He recommended the applicant visit those three locations to get a sense of what 
window views the Board would not look kindly upon.  
 
Mr. Howe updated the Board on the liquor license application process for the hotel. He said the 
hotel would be applying for permits for portable bars to be used in reception and banquet areas 
in addition to the license being applied for from the State. The entire hotel would also be licensed 
from 7 a.m. to 2 a.m. because under state law, if a hotel guest wished to order an alcoholic 
beverage at time, the hotel bar could pour the drink and bring it up to the guest’s room. That 
being the case, Mr. Howe also said the hotel is sensitive to noise issues and conscious of the fact 
that it will be a residential hotel.  
 
Mr. Rattner added one comment regarding the via that the hope is still to maintain the area as 
an outdoor speakeasy with lights. He confirmed this with the owner, and these plans and plans 
for outdoor dining were included in the establishment’s liquor application. He said the intent is 
that it would develop so that the plans for the via can be implemented appropriately. 
 
Mr. Black confirmed for Vice-Chairman Williams that the Daxton Hotel would be sharing the same 
management company as the Foundation Hotel and Apparatus Room, both located in downtown 
Detroit. He stated that the ambience of the Daxton Hotel would be tailored to fit its Birmingham 
location, just as the ambience of the Foundation Hotel was tailored to fit its energetic downtown 
environment.  
 
Vice-Chairman Williams replied, opining that the Foundation Hotel and Apparatus Room are 
fabulous and that while there will be differences between the Foundation and the Daxton, 
maintaining the same level of quality will be important.  
 
Mr. Howe confirmed for Mr. Boyle that if the Daxton chose to pursue a course towards activating 
what is currently called the storage room on the plans, the Daxton would not need to return to 
the State for an update to their liquor license as the whole building will be licensed once their 
current application is approved. 
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Vice-Chairman Williams clarified that the applicant would, however, need to return to amend their 
SLUP should they choose to install a permanent bar in any room not already approved as part of 
the original SLUP application.  
 
Mr. Koseck addressed his fellow Board Members regarding the concerns raised about the windows 
of Whole Foods and Triple Nickle. He said that while he was not seeking to defend those 
establishments, both require a back-of-house which necessitates some of those aspects showing 
through the windows of their business. He explained the storage room being proposed is about 
the size of a one-and-a-half car garage which is 50 to 60 feet deep into the via, and pedestrians 
will pass a long wall where nothing of the interior will be visible. He said that while the storage 
for the banquet room items should have been determined appropriately prior to this meeting, the 
Daxton will need a space to store its banquet tables and chairs. Speaking as an architect Mr. 
Koseck explained that plans for a building tend to evolve right up until an application is approved 
by the City, and that is to be expected. He said he did not want to see the Board compel the 
Daxton to run a business in the 300 square feet in the back of the via.  
 
It was clarified for Mr. Koseck that the plans the Board would be approving tonight would include 
the storage room with transparent windows, as indicated in the plans. 
 
Motion by Ms. Whipple-Boyce 
Seconded by Mr. Share that based on a review of the plans submitted, as the Planning 
Board finds that all of the requirements of Article 7, Section 7.27 and Article 7, Section 
7.34 have been met, the Planning Board recommends approval to the City 
Commission of the Special Land Use Permit for 298 S. Old Woodward – The Daxton 
Hotel, with the following conditions:  

1. The applicant correct all plan sheets for consistency and submit a revised 
operations plan if required prior to appearing before the City Commission;  
2. The applicant provide all signage details to demonstrate compliance with all 
requirements of the Sign Ordinance or obtain a variance from the Board of 
Zoning Appeals prior to appearing before the City Commission; and  
3. The applicant comply with the requests of the City Departments, especially 
Engineering.  

 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Whipple-Boyce, Share, Koseck, Boyle, Ramin, Jeffares, Williams 
Nays: None 
 
Motion by Ms. Whipple-Boyce 
Seconded by Mr. Share that based on a review of the plans submitted, as the Planning 
Board finds that all of the requirements of Article 7, Section 7.27 and Article 7, Section 
7.34 have been met, the Planning Board recommends approval to the City 
Commission of the Final Site Plan and Design Review based on the submission of 
September 25, 2019, attached as Exhibit A, for 298 S. Old Woodward – The Daxton 
Hotel, with the following conditions:  
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1. The applicant correct all plan sheets for consistency and submit a revised 
operations plan if required prior to appearing before the City Commission;  
2. The applicant provide all signage details to demonstrate compliance with all 
requirements of the Sign Ordinance or obtain a variance from the Board of 
Zoning Appeals prior to appearing before the City Commission; and  
3. The applicant comply with the requests of the City Departments, especially 
Engineering.  

 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Whipple-Boyce, Share, Koseck, Boyle, Ramin, Jeffares, Williams 
Nays: None 
 

09-147-19 
 

F.  Pre-Application Discussion 
 

1. 635 Elm Street – The Elsman 
 

John Marusich, architect, presented the conceptual drawings for an establishment that would be 
located at the corner of Elm and Bowers. The area is Zone MU-3, which allows for a building to 
go to 66 ft. in height if it meets the LEEDS and residential requirements, which the applicant 
intends to do. The basement will have parking, the street level will have the required retail 
component fronting on Elm, levels two and three will have a mix of one and two bedroom units, 
level four will be stepped back and have two units that share a terrace facing west and three 
units along the sides, and level five will be stepped back and will be one residential unit spanning 
the length of the building. These will be condominiums. There will be 21 residential units, with 
1.5 parking spaces per unit. There will be 2100 sq. ft. of retail, and seven parking spaces for that. 
Five on-street parking spaces would count towards the building’s required total. Thirty-six of the 
parking spaces would be located in the basement of the building. The balconies railings will be 
glass, and there will be seven foot sidewalks provided per the code requirements for the Triangle 
District. As planned, the balconies extend out six feet, but those may be reduced to five feet. The 
lowest balcony would be 16 feet off the ground.  
 
Planning Director Ecker advised Mr. Marusich that the City has recently adopted ordinance 
language dealing with projections into the right of way at grade space and below. As a result, the 
proposed balconies would require a special approval from the City Commission.  
 
Mr. Marusich said he would look into the City’s roof ordinances as well, as he hoped to provide 
green space on the roof as an amenity. 
 
Mr. Koseck explained that there was a rationale for creating criteria for projections into the right 
of way, since it encroaches visually on what would otherwise be public space. Mr. Koseck then 
asked how Mr. Marusich perceives the demand for the units, and whether he would apportion 
them differently if parking requirements were not a factor. 
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Mr. Marusich said that larger units tend to sell less quickly than smaller units, but that the larger 
units will be upscale and appropriately designed for Birmingham. He then said he welcomed 
comment from the Board Members. 
 
Vice-Chairman Williams said that the project would have to navigate the balcony issue and that 
the City needs more residential units available in the Triangle District.  
 
Mr. Share said that slightly smaller units with slightly lower price points would be valuable to the 
City.  
 
Mr. Marusich agreed, and noted Mr. Koseck’s earlier point that parking requirements limit the 
number of apartments that can be offered. He also noted that Mr. Boyle had made the same 
point at prior Board meetings.  
 
Mr. Marusich said the City’s parking requirement discussion is evolving productively for the market 
demands. He explained he is doing projects in Detroit where if the development is within ¼ mile 
of Woodward the parking requirement is .75 spaces per unit. He also said he has been searching 
for an appropriate project in Birmingham to undertake with a particular developer he works with, 
but that the City’s parking requirements have prevented them from being able to do so. He said 
that if he could build 700 - 800 sq. ft. one bedrooms and 1200 - 1300 sq. ft. two bedrooms that 
would be more of what both the City and the market are looking for.  
 
Mr. Marusich thanked the Board for their feedback and bid them good evening. 
 

09-148-19 
 
G.  Miscellaneous Business and Communications: 

 
a. Communications – Joint Meeting with City Commission, Thursday, October 
17, 2019 
 
b. Administrative Approval Correspondence 
 
c. Draft Agenda for the next Regular Planning Board Meeting (October 23, 
2019) 

➔  Brooklyn Pizza Bistro/SLUP Application 
➔  344 N. Old Woodward, postponed from this evening’s agenda 
➔  Jax Kar Wash 
➔  Possibly 469-479 S. Old Woodward for a five-story building 

 
d. Other Business 

 
09-149-19 

 
H.  Planning Division Action Items 
 

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

09-150-19 
 
I.  Adjournment  
 
No further business being evident, the Vice-Chairman adjourned the meeting at 10:28 p.m. 
             
             
             
 Jana L. Ecker 
             
             
             
 Planning Director 
 

 
 

          
 



    

MEMORANDUM 
 

Planning Division 
DATE:   October 16, 2019 
 
TO:   Planning Board Members 
 
FROM:  Jana Ecker, Planning Director 
 
SUBJECT: 34745 Woodward – Jax Kar Wash – Final Site Plan & Design 

Review (All changes since September 11, 2019 in blue type) 
 
 
The applicant has submitted a Final Site Plan and Design Review application to make minor site 
and building design changes to 34745 Woodward – Jax Kar Wash. The roughly 0.59 acre site is 
currently home to the aforementioned Jax Kar Wash and associated parking and service 
equipment. The applicant is proposing to update their site to include the relocation of detailing 
spaces to the north side of the building and a redesign of the vehicular circulation pattern, 
including parking, and minor changes to the existing building and signage. 
 
On July 24, 2019 and August 14, 2019, the Planning board reviewed the Final Site Plan and 
Design for this site, and ultimately postponed the matter to September 11, 2019.  The Planning 
Board requested that the applicant revise their plans to accommodate better screening of vehicles 
and cleaning equipment on site, and to reconfigure the streetscape along Woodward Avenue and 
Brown Street.  The Planning Board requested that the applicant add landscaping and street trees 
to complement the Woodward and Brown Street streetscapes at the Balmoral Building on the 
north side of Brown Street and those throughout Downtown Birmingham. 
 
On September 11, 2019, the Planning Board reviewed the applicant’s revised plans to 
include landscaping in one area along Brown Street and in a bed near the corner of 
Woodward and Brown.  Board members provided feedback to the applicant that they 
had significant concerns regarding the lack of screening along Brown and Woodward, 
especially as detailing activities are now proposed to be moved in front of the existing 
building.  The Planning Board also expressed concern with the proposed contraflow 
of traffic along the raised portion of the Woodward MDOT right-of-way (including the 
public sidewalk) adjacent to the Jax site.  The Planning Board voted unanimously to 
continue the matter to the October 23, 2019 Planning Board meeting to have the 
applicant amend their plans to comply with all ordinances, obtain approval from 
MDOT for the proposed use of the right-of-way, and to meet with both the Planning 
and Engineering Departments together to resolve the outstanding site plan and 
design issues. 
 
At this time, the applicant has reached out to MDOT seeking approval of the proposed 
contraflow use of the Woodward right-of-way by vehicles.  MDOT advised that they 
would permit this use if the City of Birmingham provided full indemnity to MDOT for 
such use.  The applicant has advised that their attorney will review this request with 
the City Attorney.  The applicant has not revised the proposed plans from the 



September 11, 2019 meeting, and has not met with the Planning and Engineering 
Departments to attempt to resolve the outstanding issues with the proposed site plan.  
The applicant has advised that they plan to apply to the Board of Zoning Appeals for 
all required variances.  An application to the Board of Zoning Appeals has not yet been 
submitted. 
 
1.0 Land Use and Zoning 

 
1.1 Existing Land Use – The site is currently used as commercial and parking, and contains 

the Jax Kar Wash and its associated parking. 
 

1.2 Zoning – The property is zoned B-2 (General Business), and D-4 in the Downtown 
Overlay District. 
 

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

 North South East West 

Existing Land 
Use 

Commercial/ 
Office Mixed Use Commercial Commercial/ 

Office 

Existing 
Zoning District 

B-4, Business - 
Residential 

B-3, Office - 
Residential 

O-2, Office/ 
Commercial 

B-2, General 
Business 

Overlay Zoning 
District D-4 D-4 MU-5 D-3 

 
 
2.0 Setback and Height Requirements 
 

The attached summary analysis provides the required and proposed bulk, area, and 
placement regulations for the proposed project. 
 

3.0 Screening and Landscaping 
 
3.1 Dumpster Screening – The applicant is not proposing any changes to the existing 

dumpster or associated screening. The existing dumpster is located in a corner at the 
rear of the property and screened with wood fencing. 
 

3.2 Parking Lot Screening – Article 4, Section 4.54(C)(3)(d) of the Zoning Ordinance 
requires that a masonry screenwall be placed along the front or side of any parking 
facility that abuts a street. The applicant has not proposed to screen the updated lot. 
The applicant has submitted revised plans that propose the addition of landscaped 
areas booth at the northwest and northeast corners of the property to assist in 
screening the parking area on the north side of the building where 6 cleaning and 
detailing spaces are proposed.   Between these landscaped areas there is no 
screening proposed along the north property line to screen the vehicles 



parked for cleaning.  No screening has been added on Woodward at the 
southeast corner of the site to screen the parking along the southern 
property line from Woodward.  The applicant must screen the parking lot in 
accordance with Section 4.54 of the Zoning Ordinance, or obtain a variance 
from the Board of Zoning Appeals.   

 
3.3 Mechanical Equipment Screening – There are no changes proposed to the existing 

mechanical equipment on site, and there are no new units proposed.  The applicant 
is proposing the addition of 6 vacuum stations in the proposed detailing area north of 
the existing building (2 vacuum stations per station).  This equipment will be visible 
to the public from Brown Street.  Article 4, Section 4.45(C)(5) of the Zoning Ordinance 
states that screening is required adjacent to all ground mounted mechanical 
equipment that is visible to the public, in order to obscure the equipment from public 
view.  This issue was discussed at the Planning Board meeting on July 24, 2019, and 
board members requested that the applicant add screening along the entire northern 
property line along Brown Street (other than driveways) to screen both the vehicles 
parked for detailing and the detailing equipment.  The applicant has not added 
the required screening along Brown Street, and will be required to do so or 
obtain a variance from the Board of Zoning Appeals. 

 
3.4 Landscaping – Article 4, Section 4.20(C)(1) of the Zoning Ordinance exempts any 

property in the Downtown Overlay District from the standards outlined in Section 
4.20(F) – Parking Lot Landscaping. However, the applicant has shown a circular 
landscape area on the proposed site plans. Although no landscaping is required, the 
applicant has submitted a landscape plan showing a central Honeylocust tree 
surrounded by gro-lo fragrant Sumac and Liriope plantings in the proposed raised 
circular landscaping bed.   

 
At the Planning Board meeting on July 24, 2019, the Planning Board expressed concern 
about the lack of landscaping on this site, particularly along the Woodward and Brown 
frontages.  The Planning Board requested that the applicant add in landscaping at the 
corner of Woodward and Brown to create a corner feature and to break up the large 
expanse of hardscape in this area.  Board members also requested that the applicant 
look at the property to the north and add landscaping features that were comparable 
to those on the north side of Brown Street adjacent to the Balmoral building.   

 
For the September 11, 2019 Planning Board meeting the applicant revised their plans 
to add two landscaping features to the site.  The first landscape area is an island 
proposed at the corner of Woodward and Brown, but does not wrap the corner.  This 
island varies between 5’ and 9’ in width, and runs south along Woodward for 
approximately 28’.  It is not proposed to extend all the way to the driveway opening.  
The Planning Board may wish to have the landscaping island elongated to 
the south, and widened out to the west to better break up the concrete and 
assist in defining the pedestrian path.  The plans state that 3 columnar 
evergreen trees are proposed in this island, along with tall grasses and 
perennials.  No details have been provided on the plant species proposed, 
nor the height at time of planting.   
 



A second landscaped area is also proposed along Brown Street, between the entry 
drive at the northwest corner and the exit drive for the vehicle detailing area on the 
northern property line.  This area is proposed to extend approximately 51’ in length 
along Brown Street, and vary in width from 7’ to 22’.  The plans state that 8 columnar 
evergreen trees are proposed in this island, along with tall grasses, perennials and low 
shrubs.  No details have been provided on the plant species proposed, nor 
the height at time of planting.  The applicant must provide a landscape plan 
detailing all species types and sizes proposed. 

 
Article 4, Section 4.20(G) requires at least one street tree for each 40 ft. of linear 
frontage. The applicant has roughly 185 linear feet of frontage along Brown Street, 
and roughly 105 linear feet of frontage along Woodward Avenue. Thus, the applicant 
is required to provide 5 street trees along Brown and 3 street trees along Woodward 
for a total of 8 street trees. The applicant has proposed 5 street trees on Brown, and 
no street trees on Woodward. The applicant must submit plans showing 5 
street trees on Brown and 3 street trees on Woodward for a total of 8 street 
trees, obtain a variance from the Board of Zoning Appeals, or obtain a 
waiver from the Staff Arborist.  
 
The applicant submitted a waiver on July 16, 2019 to the Staff Arborist for the 3 
required street trees along the Woodward frontage.  The revised plans provided on 
September 11, 2019 show three columnar evergreens on Woodward, but no species 
is provided, nor have these been approved to count as street trees by the Department 
of Public Services.  However, the Department of Public Services has approved a waiver 
of street trees along Woodward Avenue. 
 

4.0 Streetscape Elements – As described above, the applicant is proposing to plant 5 street trees 
along Brown. There are no other streetscape improvements proposed. The Planning 
Board may wish to require the applicant to install pedestrian scale street 
lighting, benches, waste receptacles, or bike racks.   
 

5.0 Parking, Loading and Circulation 
 

5.1 Parking – The proposed development and its commercial use is located in the 
Downtown Parking Assessment District; thus no parking is required on site for the 
commercial use. The existing site contains 17 off-street parking spaces in both the 
front and rear of the building. The proposed site redesign rearranges the parking with 
8 traditional parking spaces to be located in the rear, and 6 quasi parking spaces in 
front at the proposed detailing spaces for a total of 14 off-street parking spaces. The 
applicant has stated in the application that 9 of the traditional parking spaces will be 
greater than or equal to the 180 sq. ft. standard, while 1 space will be less than 180 
sq. ft. 
 

5.2 Loading – The proposed site changes do not include an increase in square footage to 
the building, nor a change in use. No changes to loading are proposed. 

 
5.3 Vehicular Circulation and Access – The existing main point of entry for vehicles seeking 

service is on Brown Street at the west end of the property. There exists an 



entrance/exit to a parking facility at the east end of the property at Woodward, and 
one large exit on Woodward. The applicant is proposing to remove the eastern 
entry/exit on Brown and relocate it roughly 45 ft. west to be utilized as an exit from 
the detailing stations in front of the building. Access to the detail stations is proposed 
via a “U-turn” from the exit of the car wash facility.  At the Planning Board meeting 
on September 11, 2019, the Planning Board expressed concerns about the 
applicant’s proposed use of the MDOT right-of-way from the Woodward 
curb back to and including the sidewalk.  The applicant is proposing to have 
vehicles drive in this area, over the sidewalk and in the opposite direction 
of the southbound Woodward travel lanes that are adjacent to this area.  
The Planning Board advised the applicant to seek approval for this use from 
MDOT.  The applicant has advised that MDOT stated they are willing to allow 
this use, if the City of Birmingham is willing to indemnify the State against 
any and all liability resulting from such use.  The applicant has not yet 
contacted the City Attorney on this matter.  

 
5.4 Pedestrian Circulation and Access – The applicant is proposing a new entrance to the 

existing lobby located at the front of the building. No other changes are proposed.  At 
the Planning Board meeting on July 24, 2019, the Planning Board requested that the 
plans be revised to clearly show the required 5’ wide pedestrian walking path 
(sidewalk) along both Brown and Woodward, to ensure that that it was clear to 
pedestrians where it was safe to walk.  Board members specifically asked for 
improvements at the corner of Brown and Woodward where the entire area is concrete 
and it is unclear which portion is for vehicles and which is for pedestrians.  The revised 
plans submitted for the September 11, 2019 Planning Board meeting show the 5’ wide 
pedestrian path.  In order to achieve an unobstructed 5’ path along Brown, the 
applicant is proposing to install ADA compliant tree grates.  The plans show a 5’ 
clear path along Woodward, but there is no material change to differentiate 
the sidewalk from the vehicle zone.  Further, the sidewalk is required to be 
concrete, with a broom finish and the Downtown standard joint pattern 
along both Woodward and Brown, including through the entry and exit 
drives.  The applicant must provide additional details to clearly distinguish 
the sidewalk as required. 

 
6.0 Lighting 

 
The applicant is not proposing any changes to the lighting on the site. The photometric 
plan submitted is from the existing site plan approval for reference. 
 

7.0 Departmental Reports 
 
7.1 Engineering Division – The Engineering Division previously provided the following 

comments: 
 

1. A survey and grading plan will be required showing the removal of a 
drive approach and the installation of a new drive approached.  Due 
to the lack/limited right-of-way, grading may be a challenge; 

2. There are several areas where new curbing is proposed.  The above-



mentioned grading plan shall also include the revised parking lot 
grading. 

      
In addition, the Engineering Division provided the following comments on 
September 9, 2019: 
 

1. The plan has proposed three evergreen trees as well as other 
landscaping in the right-of-way of Woodward Ave., just south of 
Brown St.  The proposal would result in an unacceptable sight 
distance hazard for the multiple vehicles that need to exit the JAX car 
wash facility on a daily basis.  The City’s code reads that no 
landscaping obstructions are allowed on private property within a 25 
ft. sight triangle extending from a corner when a property is located 
adjacent to the intersection of two public streets.  Evergreen trees 
are never allowed in the right-of-way for this same reason, as they 
would serve to obstruct the view of drivers attempting to pull on to 
the public street.  We are also confident that the proposal will not 
receive approval from the Michigan Dept. of Transportation, due to 
the same sight distance concerns. 

2. The plan has proposed the installation of five new trees in the narrow 
Brown St. right-of-way in front of the site.  There have never been 
City trees in this area, due to the lack of public right-of-way.  The 
proposal as shown is physically impossible to construct, and will not 
receive a permit from the Engineering Dept. as shown.  Note that 
when the City’s standard tree grates are installed, an additional six 
inches minimum of concrete must be installed between the street 
curb and the tree grate to provide concrete in which steel anchors 
that support the tree grate can be poured.  Therefore, the center of 
the new tree would be 2.5 ft. south of the back of the curb, and it is 
surrounded by a 12 inch open circle for future tree growth.  Even if 
the design uses the metal tree grate as a part of the walking surface, 
the City sidewalk would be only 4.7 ft. wide, in violation of City policy.  
In order to introduce City trees in this area, the applicant should 
consider providing an easement to the City for sidewalk purposes, 
thereby allowing reconstruction of the sidewalk in such a way that 
there is sufficient room both for pedestrians and trees.  Another 
option, since there is no parking on this section of Brown St., would 
be to remove 2.5 ft. wide sections of concrete immediately behind 
the curb, to provide room for perennial plants and mulch.   

3. While not in conflict with City code, the Engineering Dept. also does 
not recommend the installation of evergreen trees on private 
property to the west of the new Brown St. exit driveway.  Assuming 
the driveway will be used frequently during business hours, the trees 
will serve as a sight distance conflict between the drivers using this 
exit, as the trees will obscure the view of both pedestrians and 
bicyclists that may be using the adjacent City sidewalk.  Lower 
growing plants would be more appropriate.   

 



7.2 Department of Public Services – The Department of Public Services has 
approved the waiver request not to plant street trees along the Woodward 
Avenue frontage.   

 
7.3 Fire Department – The Fire Department has no concerns at this time but notes 

that the proposed new entry door will need egress compliant locking 
hardware, and handles. Twist, deadbolt locks are not permitted. 

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

 
7.5 Building Division – The Building Division will provide comments prior to the meeting 

on September 11, 2019. 
 
8.0 Design Review 

 
As noted above, the applicant is making minor changes to the building on site, while 
focusing the majority of proposed changes on the site circulation. The proposed changes 
to the building include a new entry door to the existing lobby located along the Woodward 
frontage, and new signage. Site design changes include a new attendant booth, 3 new 
service canopies, and 6 new vehicle detail stations. 
 
Lobby Entrance – The proposed lobby entrance will replace an existing large window. The 
door will be a Kawneer 250T Insulpour single clear glass and aluminum metal door with 
Trifab 451T framing system. The doorframe is proposed to match the building color 
theme.  At the Planning Board meeting in July, the board requested that the 
applicant provide a full interior floor plan to assist them in understanding the 
pedestrian circulation elements within the building and on site.  The applicant 
has not yet provided a floor plan and is required to do so. 
 
Detail Stations and Service Canopies – The 6 proposed detail stations along Brown Street 
will consist of 12 vacuum stanchions and a PVC pipe network running below grade, then 
up the side of the building to a disposal area within the building. The approximately 2 ft. 
stanchions are proposed to be blue (“Honor Blue”) in color with blue tubing and yellow 
(“Daisy”) detailing to match the Jax Kar Wash brand. The above-ground PVC vacuum 
tubing is proposed to be painted brown (“Quartersawn Oak”) to blend with the existing 
brick as much as possible and grey (“Roycoft Pewter”) to match the existing metal coping.  
 
The 3 proposed service canopies in the rear of the building will consist of an “auto 
attendant” kiosk, canopy, and barrier gate arm. The applicant is proposing the service 
canopies to follow the same brand color scheme with blue canopy columns, yellow canopy, 
and grey kiosks.  
 
Signage – The site currently contains one wall sign, one roof sign, and one pole sign for 
a total of three existing signs. The proposed signage design plan details one new wall 
sign, two new name letter signs, the removal of the existing pole sign, and no 
changes to the roof sign, for a total of four signs. The following table outlines the details 
of the proposed signage: 
 



Sign Content Sign Type Dimensions Illumination 
“Jax Kar Wash” Light Box on Wall 27.5 SF Reverse Halo Lit 

Sign Box 
  “Kar Wash” Name Letter Sign 24.3 SF Reverse Halo Lit 

Channel Letters 
“Kar Wash” Name Letter Sign 32.9 SF Reverse Halo Lit 

Channel Letters  
“Jax Kar Wash” Roof Sign (Existing) 63 SF None 

 
 
The applicant has not provided any details on the proposed signage materials, 
lighting, the distance of projection from the building or mounting details, all of 
which are required to verify compliance with the Sign Ordinance.  Based on the 
information provided, the logo sign on the east elevation would not be 
permitted as it appears to be a light box sign, which is prohibited.  The logo 
sign also does not appear to have any dimensional letters as required.  The 
applicant will be required to provide all signage details to demonstrate 
compliance with all requirements of the Sign Ordinance or obtain a variance 
from the Board of Zoning Appeals. 
 
In addition to the building signage, the 3 proposed canopies near the attendant booth at 
the car wash entrance will contain signage as defined by Article 3, Section 3.02 of the 
Sign Ordinance. The applicant has indicated that the signs may read “Auto Attendant”, 
but the content is not shown or confirmed on the plans, nor are the dimensions provided. 
The applicant must submit the canopy signage for approval by the Planning 
Division prior to installation.  The revised plans submitted for the September 11, 2019 
Planning Board meeting indicate that 10” high channel letters are proposed for each of 
the three canopies.  One canopy will read “Fast Lane / No Cash”, one will read “Unlimited 
Club Only” and one will read “Any Form of Payment”.  The plans state that the total 
signage area for all three canopy signs will be 17 sq.ft. in total.  However, detailed 
drawings with dimensions, mounting details etc. have not been provided.  In 
addition, each payment kiosk under the three canopies will have a Jax Kar 
Wash logo decal.  No dimensions have been provided for these signs.  The 
applicant will be required to provide all signage details to demonstrate 
compliance with all requirements of the Sign Ordinance or obtain a variance 
from the Board of Zoning Appeals. 
 
The Sign Ordinance requires that combined sign area be calculated based on the principal 
building frontage, which is defined as the width of the building on the side where the 
primary entrance to the business is located, which may or may not front a street. The 
Historic District Commission, Design Review Board or Planning Board may designate an 
alternate horizontal building width as the principal building frontage for signage purposes. 
The primary entrances are along the Woodward frontage (pedestrian) and along the rear 
of the building (vehicular). The applicant has requested and has designed signage using 
the Brown Street horizontal building width as their frontage, in which the applicant is 
permitted a combined sign area of 1.5 square feet per each linear foot of principal building 
frontage (135 linear feet). The applicant is proposing 147.7 square feet of building signage 
where 202.5 square feet is permitted.   



 
However, as noted above, detailed drawings with dimensions, mounting details 
etc. have not been provided and the canopy and kiosk signage area has not 
been included in the calculation of total signage.  Based on the 202.5 sq.ft. of 
signage permitted, it appears that the applicant will have less signage than the 
maximum permitted total.  The applicant will be required to provide all signage 
details to demonstrate compliance with all requirements of the Sign Ordinance 
or obtain a variance from the Board of Zoning Appeals. 
 

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 and not 
diminish the value thereof. 

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

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

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

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

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

 
10.0 Recommendation 

 
There continue to be many outstanding issues with regards to the proposed Final Site 
Plan and thus the Planning Division recommends that the Planning Board POSTPONE the 
Final Site Plan and Design Review for 34745 Woodward – Jax Kar Wash – pending receipt 
of revised plans including the following: 
 

1. Screening of the parking area and vacuum detailing area along Brown Street 
and the parking area along Woodward in accordance with Section 4.54 of the 
Zoning Ordinance, or obtain a variance from the Board of Zoning Appeals; 

2. All landscaping details, including species and size of plant material proposed 
to determine if all ordinance requirements have been met; 



3. A clearly distinguished 5’ wide (minimum) pedestrian sidewalk along the entire 
Woodward and Brown frontage through material changes, landscaping 
definition or other means and a floor plan of the interior of the building; 

4. All signage details for the building, canopy and kiosk signage to demonstrate 
compliance with all requirements of the Sign Ordinance or obtain a variance 
from the Board of Zoning Appeals; 

5. The applicant submit material samples to complete the design review;  
6. The applicant comply with the requests of all City departments;  and 
7. The applicant obtain approval of the City Commission for the use and 

indemnification of MDOT against liability for the proposed use of the MDOT 
right-of-way. 

 
OR 

 
Based on a review of the site plan submitted on September 11, 2019, with no changes 
proposed to meet the screening requirements and other outstanding issues, the Planning 
Board DENY the Final Site Plan and Design Review for 34745 Woodward – Jax Kar Wash.  
 

11.0 Sample Motion Language 
 

Motion to POSTPONE the Final Site Plan and Design Review for 34745 Woodward – Jax 
Kar Wash – pending receipt of revised plans including the following: 
 

1. Screening of the parking area and vacuum detailing area along Brown Street 
and the parking area along Woodward in accordance with Section 4.54 of the 
Zoning Ordinance, or obtain a variance from the Board of Zoning Appeals; 

2. All landscaping details, including species and size of plant material proposed 
to determine if all ordinance requirements have been met; 

3. A clearly distinguished 5’ wide (minimum) pedestrian sidewalk along the entire 
Woodward and Brown frontage through material changes, landscaping 
definition or other means and a floor plan of the interior of the building; 

4. All signage details for the building, canopy and kiosk signage to demonstrate 
compliance with all requirements of the Sign Ordinance or obtain a variance 
from the Board of Zoning Appeals; 

5. The applicant submit material samples to complete the design review;  
6. The applicant comply with the requests of all City departments;  and 
7. The applicant obtain approval of the City Commission for the use and 

indemnification of MDOT against liability for the proposed use of the MDOT 
right-of-way. 
 

OR 
Motion to DENY the Final Site Plan and Design Review for 34745 Woodward – Jax Kar 
Wash – for the following reasons: 
 
1.______________________________________________________________________ 
2.______________________________________________________________________ 
3.______________________________________________________________________ 
 



OR 
 

 
Motion to APPROVE the Final Site Plan and Design Review for 34745 Woodward - Jax 
Kar Wash – pending receipt of revised plans including the following: 
 

1. Screening of the parking area and vacuum detailing area along Brown Street 
and the parking area along Woodward in accordance with Section 4.54 of the 
Zoning Ordinance, or obtain a variance from the Board of Zoning Appeals; 

2. All landscaping details, including species and size of plant material proposed 
to determine if all ordinance requirements have been met; 

3. A clearly distinguished 5’ wide (minimum) pedestrian sidewalk along the entire 
Woodward and Brown frontage through material changes, landscaping 
definition or other means; 

4. All signage details for the building, canopy and kiosk signage to demonstrate 
compliance with all requirements of the Sign Ordinance or obtain a variance 
from the Board of Zoning Appeals; 

5. The applicant submit material samples to complete the design review;   
6. The applicant comply with the requests of all City departments;  and  
7. The applicant obtain approval of the City Commission for the use and 

indemnification of MDOT against liability for the proposed use of the MDOT 
right-of-way. 



Planning Board Minutes 
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G.  Final Site Plan & Design Review  
 

1. 34745 Woodward, Jax Kar Wash – Request for Final Site Plan and Design Review 
to add a covered detailing area and reconfigure access and circulation for the site. 
 

City Planner Dupuis presented the item.  
 
Brian Lawson, architect for the project, and Greg Roselli, site manager for Jax Kar Wash, walked 
the Planning Board through the plans.  
 
Mr. Lawson noted that an accessible parking space was inappropriately represented as being 
being next to the detailing station, and confirmed the space would actually be located elsewhere 
on the site.  
 
Mr. Roselli explained that the vacuuming will be moved to the north part of the site. The aim of 
this change is to reduce the site’s traffic burden on Brown Street and to allow vehicles to be 
processed more expediently. Mr. Roselli estimated that customers seek exterior-only services at 
the site between sixty and seventy percent of the time. He confirmed that the vast majority of 
customers would be getting a car wash without detailing and exiting onto Woodward 
subsequently. If customers purchase detailing, attendants will be driving vehicles to the vacuums 
and vacuuming the vehicles as part of that service. Customers will not be driving their vehicles to 
the vacuums or accessing the vacuums on their own. 
 
Mr. Koseck asked about efforts towards visual improvement of the site as part of these updates. 
Mr. Koseck said he was concerned the site will be less aesthetically pleasing than it currently is if 
the proposed changes are instituted. Acknowledging the aesthetic limitations of the type of work 
and the site, Mr. Koseck noted that the City even has requirements for gas station exteriors and 
this project should be given similar consideration.  
 
Mr. Lawson replied that the site may install the requisite screen wall at the corner of Woodward 
and Brown, and that a landscape element could also be considered for that corner. 
 
Mr. Williams suggested potentially planting trees at the corner of Woodward and Brown, which 
he stated the Board had also recommended as an option for the site during a previous review. 
 
Mr. Jeffares observed that vegetation could be used for the screen wall, which would have the 
additional benefit of providing visual improvement of the site.  
 
Planning Director Ecker confirmed that would be an acceptable option as long as the vegetation 
is evergreen. 
 
Chairman Clein said he liked the tree proposed on the south side of the site and liked the removal 
of the parking along Brown. He emphasized that he wants to support Jax, understood the 
challenges of the site, and would like to see the business do well. Chairman Clein also stated: 



● The attended vacuums will likely encroach on the pedestrian space along Woodward and 
that vehicles currently routinely drive over the public sidewalk as part of Jax operations.  

● That if this were a new project, he would not vote to approve the plans.  
● He loved the idea of using vegetation for a screen wall, but said it would not work as the 

plans are currently laid out.  
● If the Board were to approve using vegetation for a screen wall that would have to be 

included clearly as part of the plans. 
 
Mr. Williams said he was in favor of making the screen wall on the north side of the site out of 
vegetation. He said landscaping should also be added to the Woodward side of the site, stating 
that if the entirety of the business’ Woodward frontage cannot be landscaped then at least the 
corner of Woodward and Brown should be. He emphasized that any efforts towards adding 
vegetation to the site would be an improvement.  
 
Chairman Clein asked if all six detailing stations were necessary. 
 
Mr. Lawson confirmed he had been told they were due to detailing volume. 
 
Ms. Whipple-Boyce noted that four detailing stations could be nested along the north side of the 
building which would allow for a landscape screen wall. She stated that the landscaping outside 
of 525 E. Brown was beautifully done, and recommended the project aim to recreate something 
similar on its own corner. Ms. Whipple-Boyce explained that the visual effect of the proposed 
plans would be hard to endorse, and that making an adjustment to four detailing stations and 
adding more landscaping could resolve the issue. 
 
Mr. Williams concurred with Ms. Whipple-Boyce. He said the Board seemed to agree that no more 
cement or brick walls should be added to the site. 
 
Planning Director Ecker also noted the Board’s emphasis on adding vegetation to the site’s 
Woodward and Brown corner. 
 
Mr. Lawson expressed enthusiasm for the idea. He asked if it would be possible for the evergreen 
landscaping to take the place of street trees. 
 
Planning Director Ecker said the evergreen landscaping could not replace street trees, but could 
be done in addition. 
 
Chairman Clein invited comment from the public. 
 
Sam Volk, 736 Brookside, said he was an engineer and that the north side of the site seemed to 
have substantial issues. He said the proposed configuration of the vacuum stations would only 
allow vehicles to move in threes, which would increase the congestion of the site instead of 
decreasing it. He said vacuuming the vehicles at four stations along the building allows vehicles 
to leave individually once they were complete, instead of having to wait. 
 
Ms. Whipple-Boyce stated that two different members of the Board had noted that issue. 
 
Mr. Volk reiterated his concerns. 



 
The Board concurred on giving the project a few weeks to consider or integrate the Board’s 
comments, including the following: 

● Defining the site will help the business, and will make the space more attractive.  
● The Board must receive a floor plan for the site, a plan that lays out the vegetation screen 

wall, and a plan delineating the pedestrian traffic flow around the site.  
● The traffic flow into and out of the vacuum stations should be reviewed in light of the 

concerns and feedback provided. 
● Jax Kar Wash employees often use benches across Brown during their breaks, and it might 

be a good improvement if Jax also provided benches for its employees to use.  
 
Motion by Mr. Boyle 
Seconded by Mr. Jeffares to postpone the item regarding Jax Kar Wash until the 
Planning Board’s next regular meeting on August 14, 2019. 
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Boyle, Jeffares, Williams, Whipple-Boyce, Clein, Koseck, Ramin  
Nays: None 
  



Planning Board Minutes 
August 14, 2019 

 
Motion by Mr. Williams 
Seconded by Mr. Jeffares to postpone the Final Site Plan and Design Review for 34745 
Woodward, Jax Kar Wash to September 11, 2019 and to suspend the Rules of 
Procedure to hear said review during a Planning Board study session. 
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Williams, Jeffares, Whipple-Boyce, Boyle, Clein, Emerine, Share 
Nays: None 
 
  



Planning Board Minutes 
September 11, 2019 

 
E.  Old Business 
 

1. Final Site Plan & Design Review - 34745 Woodward, Jax Kar Wash –  
Request for Final Site Plan and Design Review to add a covered detailing area and 
reconfigure access and circulation for the site (Postponed from August 14, 2019).  
 

Planning Director Ecker presented the item. 
 
Motion by Mr. Williams 
Seconded by Mr. Share to receive and file the memorandum from City Engineer 
O’Meara dated September 9, 2019.  
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Williams, Share, Koseck, Jeffares, Whipple-Boyce, Clein, Emerine 
Nays: None  
 
Chairman Clein noted the plans submitted neither complied with ordinance nor sufficiently 
integrated the Board’s August 14, 2019 feedback. He invited the applicant to comment briefly 
while stating he would vote against plan approval this evening due to the ordinance issues.  
 
Jason Mylan, co-owner of Jax, said the submitted plans are the closest Jax can get to complying 
with the ordinance. He said there was not enough width on the Brown Street side of the lot to 
provide both a screening wall and an exit lane for vehicles. He said the plans represented a more 
functional, more aesthetically pleasing design to the lot. He also said he was open to providing 
whatever trees the City recommends for the lot. 
 
Chairman Clein replied that the Board is not empowered to approve plans that do not comply 
with the ordinance. He said that if a business function does not meet ordinance it is either 
incumbent on the business to modify that function or to apply for a variance from the Board of 
Zoning Appeals.  
 
In reply to a question from Chairman Clein, Mr. Mylan stated he had not spoken with MDOT about 
driving vehicles contraflow on Woodward Avenue in MDOT’s right-of-way. 
 
Noting that there was little to be gained from further discussion of these plans this evening, 
Chairman Clein recommended ending the discussion with advice to the applicant to comply with 
ordinance. 
 
Mr. Koseck said he was concerned with the increase in on-site activity that these plans would 
represent. He said he did not anticipate that a screening wall could sufficiently obscure the 
increased activity, and that it may be appropriate for the applicant to consider expanding the 
footprint of the building in order to conduct more of the activity within the building and out of 
view of the street. He said that Mr. Mylan may be trying to do too much on the site.  



 
In reply to Ms. Whipple-Boyce, Mr. Mylan said the attendants would never be in the driver’s seat 
of the cars.  
 
Ms. Whipple-Boyce said she was under the impression that attendants would be driving the cars 
on the lot. 
 
Chairman Clein agreed with Ms. Whipple-Boyce, recalling the Board had been told attendants 
would primarily be driving the cars on the lot at the August 14, 2019 meeting. He noted other 
Board members looked to be recalling the same thing. He then emphasized his concerns about 
the applicant’s proposal that the general public drive contraflow on Woodward Avenue in MDOT’s 
right-of-way, and said the plans would not garner his vote until that was changed. 
 
Mr. Mylan noted that the business currently drives vehicles contraflow on Woodward Avenue. 
 
Chairman Clein said he was aware, noting that the proposed plans seek to have the general public 
driving contraflow on Woodward, as opposed to Jax employees. He then invited public comment. 
 
In reply to Andrew Haigh, Planning Director Ecker indicated where the current curb cuts are 
allowing vehicles to enter and exit the lot. 
 
Chairman Clein invited any further comments from the Board. 
 
Mr. Williams stated that Jax is an important business in Birmingham, and so the matter should 
be postponed instead of denied. He recommended postponing the matter until the next regularly 
scheduled Board meeting that would include site plan reviews. 
 
Motion by Mr. Williams 
Seconded by Mr. Koseck to postpone consideration of 34745 Woodward, Jax Kar 
Wash to October 23, 2019. 
 
Mr. Jeffares asked if that date would give the applicant enough time to get approval from MDOT 
for the Woodward right-of-way matter.  
 
Chairman Clein replied that it was a month and a half, and that if it needed to be postponed 
further then that could be done. He explained it was best to postpone to a date certain to avoid 
having to re-notice the item while ensuring that the public knows when the item will next be 
discussed. 
 
Mr. Share said he would support the motion if the Planning Department, Engineering Department, 
and applicant all agree to meet in order to discuss potential solutions to the issues raised at both 
this meeting and the August 14 11, 2019 meeting.  
 
Planning Director Ecker confirmed both departments would be available to meet with the 
applicant. 
 
In reply to Mr. Mylan, Mr. Williams stated he would like to see compliance with the ordinance. He 
also said Mr. Mylan should contact MDOT to discuss the contraflow issue raised. 



 
Chairman Clein said Mr. Mylan should meet with City Staff and make a concerted effort towards 
integrating their feedback.  
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Share, Koseck, Jeffares, Whipple-Boyce, Williams, Clein, Emerine 
Nays: None  
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Zoning Compliance Summary Sheet 
 Final Site Plan Review 

34745 Woodward – Jax Kar Wash 
 
 
Existing Site: 1-Story Commercial Building – Jax Kar Wash 

Zoning: B-2 (General Business) & D-4 (Downtown Overlay) 
Land Use: Commercial 

 
Existing Land Use and Zoning of Adjacent Properties: 
 

  
North 

 
South 

 
East  

 
West 

 
Existing 
Land Use 

Commercial/ 
Office Mixed Use Commercial Commercial/ 

Office 

 
Existing 
Zoning 
District 

 

B-4, Business - 
Residential 

B-3, Office - 
Residential 

O-2, Office/ 
Commercial 

B-2, General 
Business 

Overlay 
Zoning 
District 

D-4 D-4 MU-5 D-3 

 
 

Land Area:   Existing: 0.59 ac.  
Proposed: 0.59 ac. (no changes proposed) 

Dwelling Units: Existing: 0 
Proposed: 0 

 
Minimum Lot Area/Unit: Required: 1,000 sq. ft. (single story hotel or motel) 

500 sq. ft. (two/three story hotel or motel) 
1,280 sq. ft. (multiple family) 

Proposed: 0 sq. ft. (no units proposed) 

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: 0 sq. ft. (no units proposed) 
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Max. Total Floor Area: Required: 100% 
Proposed: 26% (no changes proposed) 

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

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

Front Setback: Required: 0 ft. 
Proposed: 0 ft. (no changes proposed) 

Side Setbacks Required: Not Required 
Proposed: ≈ 25 ft. & 5 ft. (no changes proposed) 

Rear Setback: Required: Equal to adjacent, preexisting building 
Proposed: ≈ 37 ft. (no changes proposed) 

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

 
Max. Bldg. Height: Permitted: 80 ft., four or five stories 

Proposed: ≈ 16 ft. (no changes proposed) 

Min. Eave Height: Required: 20 ft. 
Proposed: ≈ 14 ft. (no changes proposed) 

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

Front Entry: Required: N/A 
Proposed: N/A 

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

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

Parking: Required: N/A (Parking Assessment District) 
Proposed: 10 traditional spaces 

6 detailing spaces 
 

Min. Parking Space Size: Required: 180 sq. ft. 
Proposed: 10 ≥ 180 sq. ft. 
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Parking in Frontage: Required: N/A 
Proposed: N/A 

Loading Area: Required: 0 
Proposed: 0 

Screening:   
  

Parking: Required: Required along the front & side 
Proposed: No screening proposed (The applicant must submit 

plans showing parking lot screening along the 
front and side of the parking facility, or obtain a 
variance from the Board of Zoning Appeals) 
 

Loading: Required: N/A 
Proposed: N/A 

Rooftop Mechanical: Required: Fully screened from public view 
Proposed: No changes proposed 

Elect. Transformer: Required: Fully screened from public view 
Proposed: N/A (no transformers existing or proposed) 

Dumpster: Required: Masonry screenwall with wood gates 
Proposed: Wood fence screening (no changes proposed) 
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MEMORANDUM 
 

Engineering Dept. 
DATE:   September 9, 2019 
 
TO:   Jana Ecker, Planning Director 
 
FROM:  Paul T. O’Meara, City Engineer 
 
SUBJECT: JAX Car Wash Renovations 
 34745 Woodward Ave. 
 
 
The Engineering Dept. has reviewed the revised site plan dated August 28, 2019.  The following 
comments are provided at this time: 
 

1. The plan has proposed three evergreen trees as well as other landscaping in the right-of-
way of Woodward Ave., just south of Brown St.  The proposal would result in an 
unacceptable sight distance hazard for the multiple vehicles that need to exit the JAX car 
wash facility on a daily basis.  The City’s code reads that no landscaping obstructions are 
allowed on private property within a 25 ft. sight triangle extending from a corner when a 
property is located adjacent to the intersection of two public streets.  Evergreen trees are 
never allowed in the right-of-way for this same reason, as they would serve to obstruct 
the view of drivers attempting to pull on to public street.  We are also confident that the 
proposal will not receive approval from the Michigan Dept. of Transportation, due to the 
same sight distance concerns. 

2. The plan has proposed the installation of five new trees in the narrow Brown St. right-of-
way in front of the site.  There have never been City trees in this area, due to the lack of 
public right-of-way.  The proposal as shown is physically impossible to construct, and will 
not receive a permit from the Engineering Dept. as shown.  Note that when the City’s 
standard tree grates are installed, an additional six inches minimum of concrete must be 
installed between the street curb and the tree grate to provide concrete in which steel 
anchors that support the tree grate can be poured.  Therefore, the center of the new tree 
would be 2.5 ft. south of the back of the curb, and it is surrounded by a 12 inch open 
circle for future tree growth.  Even if the design uses the metal tree grate as a part of the 
walking surface, the City sidewalk would be only 4.7 ft. wide, in violation of City policy.  
In order to introduce City trees in this area, the applicant should consider providing an 
easement to the City for sidewalk purposes, thereby allowing reconstruction of the 
sidewalk in such a way that there is sufficient room both for pedestrians and trees.  
Another option, since there is no parking on this section of Brown St., would be to remove 
2.5 ft. wide sections of concrete immediately behind the curb, to provide room for 
perennial plants and mulch.   

3. While not in conflict with City code, the Engineering Dept. also does not recommend the 
installation of evergreen trees on private property to the west of the new Brown St. exit 
driveway.  Assuming the driveway will be used frequently during business hours, the trees 
will serve as a sight distance conflict between the drivers using this exit, as the trees will 
obscure the view of both pedestrians and bicyclists that may be using the adjacent City 
sidewalk.  Lower growing plants would be more appropriate.   



/

Jana Ecker <jecker@bhamgov.org>

RE: 2018-052, Jax Kar Wash, Birmingham_ Site Landscape Plan
1 message

Jason Milen - Jax Kar Wash <jason@jaxkarwash.net> Fri, Oct 11, 2019 at 3:38 PM
To: Jana Ecker <Jecker@bhamgov.org>
Cc: Brian Lawson <blawson@jhn.com>, Bradley Scobel <BScobel@seyburn.com>

Hi Jana,

 

We’ve tried, and cannot find any other way to make the plan work and maintain the escape lane.  Therefore, we would like to stay on the agenda for the next meeting, and let it go to a vote.  I understand
it will likely be denied, then we’ll ask to go to the ZBA and hope that they will see that this will solve the problem of the traffic backing up onto Brown Street at the entrance, and that with the proposed
plan, we’re 75% the way there to meet the landscaping/screening requirements due to the sections on the east and west we’ve drawn -- that it will be so much better than it is now!

 

As for the MDOT issue, we have from them:
“If the City of Birmingham is OK with accepting any and liability associated with cars driving/turning on their sidewalk then MDOT is OK with it.”

 

Our attorney, Brad Scobel will contact the city attorney to try to work this out, as we are insured and would be willing to offer Birmingham indemnity in the event of any liability.
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SECTION 084113 - ALUMINUM-FRAMED ENTRANCES AND STOREFRONTS 

This suggested guide specification has been developed using the current edition of the Construction Specifications Institute (CSI) “Manual of 
Practice”, including the recommendations for the CSI 3 Part Section Format and the CSI Page Format. Additionally, the development concept and 
organizational arrangement of the American Institute of Architects (AIA) MASTERSPEC Program has been recognized in the preparation of this 
guide specification. Neither CSI, AIA, USGBC nor ILFI endorse specific manufacturers and products. The preparation of the guide specification 
assumes the use of standard contract documents and forms, including the “Conditions of the Contract”, published by the AIA. 

PART 1 -  GENERAL 

1.1 Related Documents 

A. Drawings and general provisions of the Contract, including General and Supplementary Conditions and Division 01 Specification Sections, apply to this 

Section. 

1.2 Summary 

 EDITOR NOTE: CHOOSE DOOR TYPE (250T, 350T or 500T) BASED ON PROJECT REQUIREMENTS. 

A. This Section includes Kawneer Thermally Broken Aluminum Entrances, glass and glazing, and door hardware and components. 

1. Types of Kawneer Thermally Broken Aluminum Entrances include: 

a. 250T Insulpour™ Thermal Entrance; Narrow stile, 2-1/2" (63.5 mm) vertical face dimension, 2-1/4" (57 mm) depth, moderate traffic 

applications. 

b. 350T Insulpour™ Thermal Entrance; Medium stile, 3-1/2" (88.9 mm) vertical face dimension, 2-1/4" (57 mm) depth, high traffic applications. 

c. 500T Insulpour™ Thermal Entrance; Wide stile, 5" (127 mm) vertical face dimension, 2-1/4" (57 mm) depth, high traffic applications. 

 EDITOR NOTE: BELOW RELATED SECTIONS ARE SPECIFIED ELSEWHERE. HOWEVER, KAWNEER RECOMMENDS SINGLE SOURCE RESPONSIBILITY FOR ALL OF 

THESE SECTIONS AS INDICATED IN PART 1.6 QUALITY ASSURANCE. 

B. Related Sections: 

1. 072700 “Air Barriers” 

2. 079200 “Joint Sealants” 

3. 083213 “Sliding Aluminum-Framed Glass Doors” 

4. 084313 "Aluminum-Framed Storefronts" 

5. 084329 “Sliding Storefronts” 

6. 084413 “Glazed Aluminum Curtain Walls” 

7. 084433 “Sloped Glazing Assemblies” 

8. 085113 “Aluminum Windows” 

9. 086300 “Metal-Framed Skylights” 

10. 087000 "Hardware" 

11. 088000 “Glazing” 

12. 280000 “Electronic Safety and Security” 

1.3 Definitions 

A. Definitions: For fenestration industry standard terminology and definitions refer to American Architectural Manufactures Association (AAMA) – AAMA 

Glossary (AAMA AG).  

1.4 Performance Requirements 

A. General Performance: Aluminum-framed entrance doors shall withstand the effects of the following performance requirements without exceeding 

performance criteria or failure due to defective manufacture, fabrication, installation, or other defects in construction: 

B. Aluminum-Framed Entrance Performance Requirements: 

 EDITOR NOTE: PROVIDE WIND LOAD DESIGN PRESSURES IN PSF AND INCLUDE APPLICABLE BUILDING CODE AND YEAR EDITION. 

1. Wind loads: Provide entrance system; include anchorage, capable of withstanding wind load design pressures of (____) lbs./sq. ft. inward and 

(____) lbs./sq. ft. outward. The design pressures are based on the (____) Building Code; (____) Edition. 

2. Air Infiltration: For single acting offset pivot or butt hung entrances in the closed and locked position, the test specimen shall be tested in accordance 

with ASTM E 283 at a pressure differential of 1.57 psf  (75 Pa) for pairs of doors. A single 3'0" x 7'0" (915 mm x 2134 mm) entrance door and frame 

shall not exceed 1.0 cfm/ft2. A pair of 6'0" x 7'0" (1830 mm x 2134 mm) entrance doors and frame shall not exceed 1.0 cfm per square foot. 
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3. Uniform Load Deflection: A static air design load of; 

250T:  50.13 psf (2400 Pa) for single doors and 40.10 psf (1920 Pa) for pairs of doors. 

350T:  60.15 psf (2880 Pa) for single doors and 50.13 psf (2400 Pa) for pairs of doors. 

500T:  70.19 psf (3360 Pa) for single doors and 60.15 psf (2880 Pa) for pairs of doors. 

shall be applied in the positive and negative direction in accordance with ASTM E 330. There shall be no deflection in excess of L/175 for typical 

application or L/180 for Small-Missile and Large-Missile impact, of the span of any framing member. At a structural test load equal to 1.5 times the 

specified design load, no glass breakage or permanent set in the framing members in excess of 0.2% of their clear spans shall occur. 

4. Windborne-Debris-Impact Resistance Performance: 350T and 500T, Shall be tested in accordance with ASTM E1886, information in ASTM E1996, 

and TAS 201/203. 

a. Large-Missile Impact:  For aluminum-framed systems located within 30 feet (9.1m) of grade. 

b. Small-Missile Impact:  For aluminum-framed systems located above 30 feet (9.1 m) of grade. 

5. Blast Mitigation Performance: 350T and 500T, shall be tested or proven through analysis to meet ASTM F2927, GSA-TS01, and UFC 04-010.01 

performance criteria. 

To meet UFC 04-010-01, B-3.3 Standard 12 for exterior doors and Standard 10 for glazing and frame bite provisions, the following options are 
available: 
a. Section B-3.1.1 Dynamic analysis 

b. Section B-3.1.2 Testing 

c. Section B-3.1.3 ASTM F2248 Design Approach 

6. Forced Entry: Tested in accordance with AAMA 1304. 

 EDITOR NOTE: THERMAL TRANSMIITTANCE AND CONDENSATION RESISTANCE PERFORMANCE RESULTS ARE BASED UPON 1" CLEAR INSULATING GLASS (1/4" 

CLEAR WITH e= 0.035 LOW E COATING ON #2 SURFACE ,1/2" AS WITH WARM EDGE SPACER AND 90% ARGON GAS FILL, 1/4" CLEAR). 

7. Energy Efficiency: 

a. Thermal Transmittance (U-factor): When tested to AAMA Specification 1503, the thermal transmittance (U-factor) shall not be more than: 

1) 250T: Insulated Glass – 0.52 (low-e) or Project Specific (____) BTU/hr/ft2/°F per AAMA 507 or (____) BTU/hr/ft2/°F per AAMA 507 per 

NFRC 100. 

b. Solar Heat-Gain Coefficient (SHGC) : Glazed thermally broken aluminum door and frame shall have a Solar Heat Gain Coefficient (SHGC) 

of no greater than (_____) <Insert value> as determined according to NFRC 200. 

c. Visible Transmittance (VT): Glazed thermally broken aluminum door and frame shall have a Visible Transmittance (VT) of no greater than 

(_____) <Insert value> as determined according to NFRC 200. 

8. Condensation Resistance Factor (CRF): When tested to AAMA Specification 1503, the condensation resistance factor shall not be less than: 

a. 250T:  Insulated Glass – 49frame and 68glass (low-e). 

9. Condensation Resistance Factor (I): When tested to CSA A440, the condensation resistance factor shall not be less than: 

a. 250T:  Insulated Glass – 37frame and 66glass (low-e). 

10. Sound Transmission Class (STC) and Outdoor-Indoor Transmission Class (OITC): When tested in accordance with ASTM E 90, the STC and OITC 

ratings shall not be less than: 

a. 250T:  37 (STC) and 32 (OITC). 

C. Environmental Product Declarations (EPD): Shall have a Type III Product-Specific EPD. 
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1.5 Submittals 

EDITOR NOTE: ADD RECYCLED CONTENT SECTION IF REQUIRED TO MEET PROJECT REQUIREMENTS AND/OR GREEN BUILDING CERTIFICATIONS SUCH AS 
LEED, LIVING BUILDING CHALLENGE (LBC), ETC. ARE REQUIRED. 

* IF RECYCLED CONTENT REQUIREMENTS ARE NOT SPECIFIED   PRIME (ZERO RECYCLED CONTENT) ALUMUNUM COULD BE SUPPLIED. 
 

A. Product Data: Include construction details, material descriptions, and fabrication methods, dimensions of individual components and profiles, hardware, 

finishes, and installation instructions for each type of aluminum-framed entrance door indicated. 

1. Recycled Content: 

a. Provide documentation that aluminum has a minimum of 50% mixed pre- and post-consumer recycled content with a sample document 
illustrating project specific information that will be provided after product shipment. 

b. Once product has shipped, provide project specific recycled content information, including: 
1) Indicate recycled content; indicate percentage of pre- and post-consumer recycled content per unit of product. 
2) Indicate relative dollar value of recycled content product to total dollar value of product included in project. 
3) Indicate location recovery of recycled content. 
4) Indicate location of manufacturing facility. 

2. Environmental Product Declaration (EPD): 

a. Include a Type III Product-Specific EPD. 

B. Shop Drawings: Include plans, elevations, sections, details, hardware, and attachments to other work, operational clearances and installation details. 

C. Samples for Initial Selection: For units with factory-applied color finishes including samples of hardware and accessories involving color selection. 

D. Samples for Verification: For aluminum-framed door and components required. 

E. Product Test Reports: Based on evaluation of comprehensive tests performed by a qualified testing agency for each type of aluminum-framed entrance 

doors. 

F. Fabrication Sample: Corner sample consisting of a door stile and rail, of full-size components and showing details of the following: 

1. Joinery, including welds. 

2. Glazing. 

G. Other Action Submittals:  

1. Entrance Door Hardware Schedule: Prepared by or under the supervision of supplier, detailing fabrication and assembly of entrance door hardware, 

as well as procedures and diagrams. Coordinate final entrance door hardware schedule with doors, frames, and related work to ensure proper size, 

thickness, hand, function, and finish of entrance door hardware. 

1.6 Quality Assurance 

A. Installer Qualifications: An installer which has had successful experience with installation of the same or similar units required for the project and other 

projects of similar size and scope. 

B. Manufacturer Qualifications: A manufacturer capable of fabricating thermally broken aluminum-framed entrance doors and storefronts that meet or exceed 

performance requirements indicated and of documenting this performance by inclusion of test reports and calculations. 

C. Source Limitations: Obtain thermally broken aluminum-framed door through one source from a single manufacturer. 

D. Product Options: Drawings indicate size, profiles, and dimensional requirements of aluminum-framed glass entrance doors and are based on the specific 

system indicated. Refer to Division 01 Section “Product Requirements”. Do not modify size and dimensional requirements. 

1. Do not modify intended aesthetic effects, as judged solely by Architect, except with Architect's approval. If modifications are proposed, submit 

comprehensive explanatory data to Architect for review. 

E. Mockups: Build mockups to verify selections made under sample submittals and to demonstrate aesthetic effects and set quality standards for materials 

and execution. 

1. Build mockup for type(s) of swing entrance door(s) indicated, in location(s) shown on Drawings. 

F. Pre-installation Conference: Conduct conference at Project site to comply with requirements in Division 01 Section "Project Management and 

Coordination." 
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1.7 Project Conditions 

A. Field Measurements: Verify actual dimensions of thermally broken aluminum-framed door openings by field measurements before fabrication and indicate 

field measurements on Shop Drawings. 

1.8 Warranty 

A. Manufacturer’s Warranty: Submit, for Owner’s acceptance, manufacturer’s standard warranty. 

1. Warranty Period: Two (2) years from Date of Substantial Completion of the project provided however that the Limited Warranty shall begin in no 

event later than six months from date of shipment by manufacturer. 

PART 2 -  PRODUCTS 

2.1 Manufacturers 

 EDITOR NOTE: CHOOSE DOOR TYPE (250T, 350T or 500T) BASED ON PROJECT REQUIREMENTS. 

A. Basis-of-Design Product:   

1. Kawneer Company Inc. 

2. The door stile and rail face dimensions of the [________] (choose one: 250T, 350T or 500T) Insulpour™ Thermal Entrance will be as follows: 

Door Vertical Stile Top Rail Standard Bottom Rail Select Optional Bottom Rail 

250T: 2-1/2" (63.5 mm) 2-15/16" (74.6 mm) 3-7/8" (98.4 mm) 6-1/2" (165.1 mm) 

    7" (177.8 mm) 

    10" (254 mm) 

    12" (304.8 mm) 

350T: 3-1/2" (88.9 mm) 3-1/2" (88.9 mm) 6-1/2" (165.1 mm) 7" (177.8 mm) 

    10" (254 mm) 

    12" (304.8 mm) 

500T: 5" (127 mm) 5" (127 mm) 6-1/2" (165.1 mm) 7" (177.8 mm) 

    10" (254 mm) 

    12" (304.8 mm) 

3. Major portions of the door members to be 0.125" (3.2 mm) nominal in thickness and glazing molding to be 0.05" (1.3 mm) thick  

4. Glazing gaskets shall be either EPDM elastomeric extrusions or a thermoplastic elastomer. 

5. Provide adjustable glass jacks to help center the glass in the door opening. 

 EDITOR NOTE: PROVIDE INFORMATION BELOW INDICATING APPROVED ALTERNATIVES TO THE BASIS-OF-DESIGN PRODUCT. 

B. Subject to compliance with requirements, provide a comparable product by the following: 

1. Manufacturer:  (__________) 

2. Series:  (__________) 

3. Profile dimension:  (__________) 

4. Performance Grade:  (__________) 

C. Substitutions: Refer to Substitutions Section for procedures and submission requirements 

1. Pre-Contract (Bidding Period) Substitutions: Submit written requests ten (10) days prior to bid date. 

2. Post-Contract (Construction Period) Substitutions: Submit written request in order to avoid installation and construction delays. 

3. Product Literature and Drawings: Submit product literature and drawings modified to suit specific project requirements and job conditions. 

4. Certificates: Submit certificate(s) certifying substitute manufacturer (1) attesting to adherence to specification requirements for aluminum entrance 

and storefront system performance criteria, and (2) has been engaged in the design, manufacturer and fabrication of aluminum entrances and 

storefronts for a period of not less than ten (10) years. (Company Name) 

5. Test Reports: Submit test reports verifying compliance with each test requirement required by the project. 

6. Samples: Provide samples of typical product sections and finish samples in manufacturer's standard sizes. 

D. Substitution Acceptance: Acceptance will be in written form, either as an addendum or modification, and documented by a formal change order signed 

by the Owner and Contractor. 
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2.2 Materials 

A. Aluminum Extrusions: Alloy and temper recommended by aluminum-framed door manufacturer for strength, corrosion resistance, and application of 

required finish and not less than 0.125" (3.2 mm) wall thickness at any location for the main frame and door leaf members. 

EDITOR NOTE: ADD RECYCLED CONTENT SECTION IF REQUIRED TO MEET PROJECT REQUIREMENTS AND/OR GREEN BUILDING CERTIFICATIONS SUCH 
AS LEED, LIVING BUILDING CHALLENGE (LBC), ETC. ARE REQUIRED. 

* IF RECYCLED CONTENT REQUIREMENTS ARE NOT SPECIFIED   PRIME (ZERO RECYCLED CONTENT) ALUMUNUM COULD BE SUPPLIED. 
 

1. Recycled Content: Shall have a minimum of 50% mixed pre- and post-consumer recycled content. 

a. Indicate recycled content; indicate percentage of pre-consumer and post-consumer recycled content per unit of product. 

b. Indicate relative dollar value of recycled content product to total dollar value of product included in project.   

c. Indicate location recovery of recycled content. 

d. Indicate location of manufacturing facility. 

B. Fasteners: Aluminum, nonmagnetic stainless steel or other materials to be non-corrosive and compatible with aluminum-framed door members, trim 

hardware, anchors, and other components. 

C. Anchors, Clips, and Accessories: Aluminum, nonmagnetic stainless steel, or zinc-coated steel or iron complying with ASTM B 633 for SC 3 severe service 

conditions or other suitable zinc coating; provide sufficient strength to withstand design pressure indicated. 

D. Reinforcing Members: Aluminum, nonmagnetic stainless steel, or nickel/chrome-plated steel complying with ASTM B 456 for Type SC 3 severe service 

conditions, or zinc-coated steel or iron complying with ASTM B 633 for SC 3 severe service conditions or other suitable zinc coating; provide sufficient 

strength to withstand design pressure indicated. 

E. Slide-In-Type Weather Stripping: Provide woven-pile weather stripping of wool, polypropylene, or nylon pile and resin-impregnated backing fabric. Comply 

with AAMA 701/702.  

1. Weather Seals: Provide weather stripping with integral barrier fin or fins of semi-rigid, polypropylene sheet or polypropylene-coated material. Comply 

with AAMA 701/702. 

F. Thermal Barrier: Shall be IsoPour™ utilizing two continuous rows of polypropylene with a nominal 7/32" (5.5 mm) separation consisting of a two-part, 

chemically curing high density polyurethane which is mechanically and adhesively bonded to the aluminum at door rails and stiles. 

2.3 Storefront Framing System 

 EDITOR NOTE: CHOOSE ENTRANCE FRAMING TYPE BASED ON PROJECT REQUIREMENTS. 

A. Storefront Entrance Framing: 

1. Trifab™ VG 451T 

2. Trifab™ 451UT 

3. Trifab™ 601/601T 

4. Thermally Broken entrance Framing - Kawneer IsoLock™ Thermal Break with a 1/4" (6.4 mm) separation consisting of a two-part chemically curing, 

high-density polyurethane, which is mechanically and adhesively joined to aluminum storefront sections. 

a. Thermal Break shall be designed in accordance with AAMA TIR-A8 and tested in accordance with AAMA 505. 

B. Reinforcements: Manufacturer's standard high-strength aluminum with nonstaining, nonferrous shims for aligning system components. 

C. Fasteners and Accessories: Manufacturer's standard corrosion-resistant, nonstaining, nonbleeding fasteners and accessories compatible with adjacent 

materials. Where exposed shall be stainless steel. 

D. Perimeter Anchors: When steel anchors are used, provide insulation between steel material and aluminum material to prevent galvanic action. 

E. Packing, Shipping, Handling and Unloading: Deliver materials in manufacturer's original, unopened, undamaged containers with identification labels 

intact. 

F. Storage and Protection: Store materials protected from exposure to harmful weather conditions. Handle storefront material and components to avoid 

damage. Protect storefront material against damage from elements, construction activities, and other hazards before, during and after storefront 

installation. 

2.4 Glazing 

A. Glazing: As specified in Division 08 Section “Glazing”. 

B. Glazing Gaskets: Manufacturer's standard compression types; replaceable, extruded EPDM rubber. 

C. Spacers and Setting Blocks: Manufacturer's standard elastomeric type. 
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2.5 Hardware 

A. General: Provide manufacturer's standard hardware fabricated from aluminum, stainless steel, or other corrosion-resistant material compatible with 

aluminum; designed to smoothly operate, tightly close, and securely lock aluminum-framed entrance doors. 

B. Standard Hardware: 

1. Weather-stripping:  

a. Meeting stiles on pairs of doors shall be equipped with two lines of weather-stripping utilizing wool pile with polymeric fin.  

b. The door weathering on a single acting offset pivot or butt hung door and frame (single or pairs) shall be comprised of a thermoplastic 

elastomer weathering on a tubular shape with a semi-rigid polymeric backing and a wool pile with polymeric fin.  

2. Sill Sweep Strips: EPDM blade gasket sweep strip in an aluminum extrusion applied to the interior exposed surface of the bottom rail with 

concealed fasteners (Necessary to meet specified performance tests). 

3. Threshold: Extruded aluminum, thermally broken, with ribbed surface. 

4. Offset Pivots: [___________]. (Note: EL Offset Pivot available for access control) 

5. Butt Hinge: [__________]. Kawneer Standard is Stainless Steel w/ Powder Coating & Non Removable Pin (NRP) (NOTE: EL Hinge available for 

access control) 

6. Continuous Hinge: [___________]. 

7. Push/Pull: [___________] style. 

8. Exit Device: [___________]. 

9. Closer: [___________]. 

10. Security Lock/Dead Lock: Active Leaf [___________]; Inactive Leaf [___________]. 

11. Latch Handle: [___________]. 

12. Cylinder(s)/Thumbturn: [_____________]. 

13. Electric Strike/Strike Keeper: [____________]. 

C. Optional Hardware: 

 EDITOR NOTE: SUBSTITUTE OPTIONAL HARDWARE PER PROJECT REQUIREMENTS. 

1. Adams Rite MS 1850A-505 Hookbolt Lock. 

2. Mortise cylinder, interior or exterior. 

3. Thumbturn, interior. 

4. Flush pull. 

2.6 Fabrication 

A. Fabricate thermally broken aluminum-framed entrance doors in sizes indicated. Include a complete system for assembling components and anchoring 

doors. 

B. Fabricate thermally broken aluminum-framed doors that are reglazable without dismantling perimeter framing. 

1. Door corner construction shall consist of mechanical clip fastening, SIGMA deep penetration plug welds and 1" (25.4 mm) long fillet welds inside 

and outside of all four corners. Glazing stops shall be hook-in type with EPDM glazing gaskets reinforced with non-stretchable cord. 

2. Accurately fit and secure joints and corners. Make joints hairline in appearance. 

3. Prepare components with internal reinforcement for door hardware. 

4. Arrange fasteners and attachments to conceal from view. 

C. Weather-stripping: Provide weather-stripping locked into extruded grooves in door panels or frames as indicated on manufactures drawings and details. 

2.7 Aluminum Finishes 

A. Finish designations prefixed by AA comply with the system established by the Aluminum Association for designating aluminum finishes. 

B. Factory Finishing: 

1. Kawneer Permanodic™ AA-M10C21A44 / AA-M45C22A44, AAMA 611, Architectural Class I Color Anodic Coating (Color __________).  

2. Kawneer Permanodic™ AA-M10C21A41 / AA-M45C22A41, AAMA 611, Architectural Class I Clear Anodic Coating (Color #14 Clear) (Optional).  

3. Kawneer Permanodic™ AA-M10C21A31, AAMA 611, Architectural Class II Clear Anodic Coating (Color #17 Clear) (Standard). 

4. Kawneer Permafluor™ (70% PVDF), AAMA 2605, Fluoropolymer Coating (Color __________). 

5. Kawneer Permadize™ (50% PVDF), AAMA 2604, Fluoropolymer Coating (Color __________). 

6. Kawneer Permacoat™ AAMA 2604, Powder Coating (Color __________) 

7. Other:  Manufacturer ____________ Type ____________ Color __________. 
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PART 3 -  EXECUTION 

3.1 Examination 

A. Examine openings, substrates, structural support, anchorage, and conditions, with Installer present, for compliance with requirements for installation 

tolerances and other conditions affecting performance of work. Verify rough opening dimensions, levelness of sill plate and operational clearances. 

Examine wall flashings, vapor retarders, water and weather barriers, and other built-in components to ensure a coordinated installation. 

1. Masonry Surfaces: Visibly dry and free of excess mortar, sand, and other construction debris. 

2. Wood Frame Walls: Dry, clean, sound, well nailed, free of voids, and without offsets at joints. Ensure that nail heads are driven flush with surfaces 

in opening and within 3 inches (76 mm) of opening. 

3. Metal Surfaces: Dry; clean; free of grease, oil, dirt, rust, corrosion, and welding slag; without sharp edges or offsets at joints. 

4. Proceed with installation only after unsatisfactory conditions have been corrected. 

3.2 Installation 

A. Comply with Drawings, Shop Drawings, and manufacturer's written instructions for installing thermally broken aluminum-framed entrance doors, 

hardware, accessories, and other components. 

B. Install thermally broken aluminum-framed entrance doors level, plumb, square, true to line, without distortion or impeding thermal movement, anchored 

securely in place to structural support, and in proper relation to wall flashing and other adjacent construction. 

C. Set sill threshold in bed of sealant, as indicated, for weather tight construction. 

D. Separate aluminum and other corrodible surfaces from sources of corrosion or electrolytic action at points of contact with other materials. 

3.3 Field Quality Control 

A. Manufacturer's Field Services: Upon Owner’s written request, provide periodic site visit by manufacturer’s field service representative. 

3.4 Adjusting, Cleaning, and Protection 

A. Clean aluminum surfaces immediately after installing aluminum-framed door and storefronts. Avoid damaging protective coatings and finishes. Remove 

excess sealants, glazing materials, dirt, and other substances. 

B. Clean glass immediately after installation. Comply with glass manufacturer's written recommendations for final cleaning and maintenance. Remove 

nonpermanent labels, and clean surfaces. 

C. Remove and replace glass that has been broken, chipped, cracked, abraded, or damaged during construction period. 

DISCLAIMER STATEMENT 

This guide specification is intended to be used by a qualified construction specifier. The guide specification is not intended to be verbatim as project 

specification without appropriate modifications for the specific use intended. The guide specification must be used and coordinated with the procedures 

of each design firm, and the particular requirements of a specific construction project. 

END OF SECTION 084113 
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MEMORANDUM 
Planning Department 

 
DATE:         October 23rd, 2019 
 
TO:             Planning Board 
 
FROM:           Brooks Cowan, City Planner 
 
SUBJECT:             111 Henrietta & 195 W. Maple – Brooklyn Pizza - Final Site Plan 

Review & Special Land Use Permit  
    
 
 
On April 8, 2019, the City Commission reviewed a second round of bistro applications, and selected 
Brooklyn Pizza as one of the two applications to move forward to the Planning Board for a Final 
Site Plan and Special Land Use Permit and Design Review.   
 
Brooklyn Pizza is located at 111 Henrietta and is proposing to expand into the adjacent suite at 195 
W. Maple. The proposed bistro space is currently used by Brooklyn Pizza and a computer repair 
store, Birmingham Geek . The parcel is zoned B-4, Business-Residential and D-4 in the Downtown 
Overlay District. At this time, the applicant, 111 Brooklyn, Inc, is seeking approval of a Special Land 
Use Permit (“SLUP”) and Final Site Plan for Brooklyn Pizza to expand into the adjacent site and 
change to a bistro.  The applicant is proposing to demolish the interior of 195 W. Maple to expand 
the existing restaurant and create a bar area while updating their existing space. Both interior and 
exterior modifications are proposed.   
 
Chapter 10, Alcoholic Liquors, requires that the applicant obtain approval of a SLUP and Final Site 
Plan from the City Commission.  Accordingly, the applicant will be required to obtain a 
recommendation from the Planning Board on the Final Site Plan and Special Land Use Permit, and 
then obtain approval from the City Commission for the Final Site Plan and Special Land Use Permit.   
 
As the site is also in a Historic District, the applicant will be required to obtain approval from the 
Historic District Commission for all proposed signage, changes to the exterior of the building or the 
property and changes to the streetscape adjacent to the building.    
 
1.0 Land Use and Zoning  
 

1.1  Existing Land Use - The existing site is currently occupied by Brooklyn Pizza as a 
restaurant and a computer repair store is next door in the build out suite.  Land uses 
surrounding the site are retail and commercial. 

 

1.2  Existing Zoning – The property is currently zoned B-4, Business-Residential, and D-4 
in the Downtown Overlay District.  The existing use and surrounding uses appear to 
conform to the permitted uses of each Zoning District. 
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1.3  Summary of Land Use and Zoning - The following chart summarizes existing land 
use and zoning adjacent to and/or in the vicinity of the subject site. 

 

  
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 
 

 
B-4, Business-
Residential 

 
B-4, Business-
Residential 
 

 
Downtown 
Overlay 
Zoning  
District 

 
D-4 
 

 
D-4 

 
D-4 

 
D-4 

 
2.0 Bistro Requirements 
 
The applicant is requesting approval of a SLUP to operate Brooklyn Pizza bistro as an expansion at 
their current location.   
 
Article 9, section 9.02, Definitions, of the Zoning Ordinance defines a bistro as a restaurant with a 
full service kitchen with a maximum of 65 seats indoors, and a maximum of 65 seats outdoors.  
The proposed renovations for Brooklyn Pizza includes the addition of a bar in the build out suite of 
the current computer repair store, and proposes 55 interior dining seats plus an additional 10 seats 
at the bar, for a total of 65 interior seats.  Brooklyn Pizza will continue to utilize their full service 
kitchen and will offer an outdoor dining area with 41 seats along the west side of the building.   
 
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; 
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(g) All bistro owners must execute a contract with the City outlining the details of the 
operation of the bistro; and 

(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.  

 
As discussed above, Brooklyn Pizza bistro is proposed to have 10 seats at the bar. The applicant 
has proposed an L shaped bar that is 22’2” in length on its long side and 6’11’’ in length on the 
shorter side.  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 defined bar area. Brooklyn 
Pizza bistro does not propose any dance area, nor are they planning to offer a live music 
entertainment area.  
 
Tables are located in the majority of the storefront space along Maple and Henrietta, although the 
bar also occupies a portion of the store frontage.  Brooklyn Pizza is currently approved for outdoor 
dining, and is proposing to extend the dining tables further north along Henrietta Street on the 
west elevation. The addition of the 70% required glazing to the building façade facing the street 
has been proposed along the western and northern elevation. An outdoor counter with 7 stools is 
proposed along the patio space. 3 of these stools face a bifold window that connects to the bar. A 
potential issue is that the proposed outdoor counter could count as bar seats if they 
are able to receive service from the bar through the bifold window. Only 10 bar seats 
are permitted for bistros, therefore the number of indoor bar seats would have to be 
reduced if patrons could receive bar service at the outdoor patio counter. 
 
Brooklyn Pizza bistro is proposing to continue to provide outdoor dining and provide additional 
seats along the western elevation of the building.  The outdoor dining area as proposed includes 41 
total seats, which includes the addition of 11 seats to the current seating under the existing canopy 
structure. The site plan indicates the required 5’ walking path around the outdoor dining area, 
ensuring a safe and efficient pedestrian flow along the city sidewalks continues to be maintained. 
The applicant is proposing to cease outdoor dining at 11:00 p.m. 
 
 
3.0  Screening and Landscaping 
 

3.1 Screening – No screening is required, nor proposed. 
 

3.2 Landscaping –Five planters are proposed along the outdoor dining area on 
Henrietta. The applicant must provide details related to the size and type of 
vegetation to be used in these planters. 

 
3.3 Rooftop Mechanical Equipment – The two rooftop mechanical units are proposed to 

remain as is. The applicant has proposed to screen the RTU’s with cement fiber 
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board on the north, east, and south facing sides while leaving the west side 
unscreened for both. Section 4.54(C)(8)(c) states that any screenwall barrier shall, 
to the best extent possible, not extend above the top edge of an imaginary plane 
extending upward no more than 45 degrees from the eave line. The current RTUs 
extend beyond this boundary as they are currently located 2’ and 3’10’’ from the 
eave line. The Planning Department recommends that the applicant fully 
screen both RTUs on all sides. 

 
4.0 Parking, Loading, Access, and Circulation  
 

4.1 Parking – As the subject site is located within the Parking Assessment District, the 
applicant is not required to provide on-site parking.  The proposed outdoor dining 
area will not extend into any on-street parking spaces. 

 
4.2 Loading - Loading spaces are not required, nor proposed. 
 
4.3 Vehicular Access & Circulation - Vehicular access to the building will not be altered.   
 
4.4    Pedestrian Access & Circulation – Pedestrian access to Brooklyn Pizza is available 

directly from the City sidewalks on W. Maple and Henrietta.  Under the 2016 Plan, 
outdoor cafes are encouraged as they create a more pedestrian friendly 
environment. All outdoor dining areas must maintain a 5’ minimum width of 
unobstructed pedestrian access along storefronts and pedestrian passages.  As 
discussed above, the outdoor dining area as proposed does provide a 5’ wide 
pedestrian path for safe and efficient pedestrian flow.  

 
4.5  Streetscape – Currently there are two existing benches in front of Brooklyn Pizza on 

Henrietta facing towards the east. Each are beside a City standard garbage can. The 
plans indicate the removal of the southern sidewalk bench that is 
currently placed between the streetlight and the tree grate.  

 
 The applicant is proposing new tree grates along the sidewalk which are included in 

the required 5’ pedestrian passageway. The applicant must provide details and 
specifications for the proposed tree grates demonstrating that they are 
ADA compliant. The current Statue of Liberty will be moved further north to 
accommodate the expanded outdoor dining.  

 
5.0 Lighting  

Existing pedestrian scale light fixtures along the western elevation of the building illuminate 
Henrietta Street and will continue to do so. The applicant is also proposing to relocate 
lighting to illuminate the projecting sign. These relocated light fixtures will match the 
existing lights. The applicant must provide specification sheets for all luminaires. 
In addition, a new 7” LED downlight above the relocated entrance at the corner of Henrietta 
and W. Maple is proposed. The applicant must submit a photometric plan. 

 
6.0 Departmental Reports 
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6.1 Engineering Division – Comments to be provided for the  Planning Board meeting. 

 
6.2 Department of Public Services - Comments to be provided for the Planning Board 

meeting. 
 

6.3 Fire Department – Comments to be provided for the  Planning Board meeting. 
 
6.4 Police Department - Comments to be provided for the  Planning Board meeting. 

 
6.5 Building Department - Comments to be provided for the  Planning Board meeting. 
 

7.0 Design Review  
 

As this building is located within the Downtown Historic District, all design changes must be 
approved by the Historic District Commission. 

 
Building Changes 
The applicant is proposing to alter the northern and western elevations. Along W. Maple the 
changes include removing the existing storefront door and relocating the entrance to the 
northwest corner. The proposed alterations to the western elevation include additional 
glazing along the build out suite with the addition of an overhead bi-fold window. The 
additional glazing satisfies the 70% minimum requirement. The applicant must provide 
specification sheets for the proposed glass. Glass areas are required to be clear 
with a VLT of 80% or above. 
 
The applicant is also proposing to update the exterior with blue and white cement fiber 
boards. The boards are proposed to be painted in a triangular manner between the 
entrance and the current canopy. Section 3.04(E)(1) of the Zoning Ordinance 
indicates E.F.I.S. (Exterior Insulation and Finish System) is prohibited. The 
applicant must select a different material or obtain a variance from BZA. 
 
No changes are proposed to the existing southern elevation facing the public via at this 
time. This property is along an active alley within the Via Activation Overlay District. 
Currently, the alley is used for loading, trash refuge, and rear entry to the kitchen. The 
Planning Board may wish to discuss possible improvements to the via.  
 
Outdoor Dining Area 
Outdoor cafes must comply with the site plan criteria as required by Article 04, Section 4.41 
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. 
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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 12:00 a.m., whichever is earlier. 
4. All tables and chairs provided in the outdoor dining area shall be constructed 
primarily of metal, wood, or material of comparable quality. 
5. 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. 
6. 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)  An elevated, ADA compliant, enclosed platform may be erected on the 
street adjacent to an eating establishment to create an outdoor dining area 
if the Engineering Department determines there is sufficient space available 
for this purpose given parking and traffic conditions. 

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

(e)   Commercial General Liability Insurance must be procured and maintained 
on an "occurrence basis" with limits of liability not less than $1,000,000 per 
occurrence combined single limit, personal injury, bodily injury and 
property damage.  This coverage shall include an endorsement naming the 
city, including all elected and appointed officials, all employees, all boards, 
commissions and/or authorities and board members, as an additional 
insured.  This coverage must be primary and any other insurance 
maintained by the additional insureds shall be considered to be excess and 
non-contributing with this insurance, and shall include an endorsement 
providing for a thirty (30) day advance written notice of cancellation or 
non-renewal to be sent to the city’s Director of Finance. 

 
The applicant has provided a 40 gallon steel trash receptacle within the outdoor dining area 
next to existing entrance as required by the Zoning Ordinance.  The current Brooklyn Pizza 
restaurant has business hours of 11:00am to 10:00 p.m. for the outdoor dining area. The 
applicant has indicated that their proposed business hours for the outdoor dining area are 
11am to 11pm seven days a week.  The proposed outdoor dining area is not immediately 
adjacent to any single-family zoned property. 
 
The applicant has provided details of the proposed outdoor tables and chairs which will 
consist of metal and wood material. The plans indicate the existing bench along the western 
elevation will remain with 6 tables and 11 chairs. The 2 existing tables with 8 chairs on the 
southern portion of their outdoor patio will remain as well. The applicant is proposing an 
addition of an exterior countertop along the western elevation with 7 countertop stools. A 
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portion of the new countertop and stools will be facing the proposed bi-fold window. 2 new 
tables with 4 chairs are also proposed along the new barrier towards the northern end of 
the outdoor patio. There is a total of 41 seats proposed for the outdoor dining, including 11 
for the existing bench, which meets the Zoning Ordinance requirement of no more than 65 
outdoor dining seats. 
 
The outdoor seating area will be surrounded by a metal railing barrier and black fiberglass 
planters. The applicant must provide specifications detailing the railing material 
and height. The site plan indicates the required 5’ clear pedestrian path between the 
street and the the outdoor dining barrier.  
 
The applicant will be required to obtain an Outdoor Dining License from the City if the SLUP 
is approved by the City Commission.   

 
Signage  
The applicant is proposing two name letter signs reading “BROOKLYN PIZZA” above the 
newly renovated corner entrance at Henrietta and Maple, one facing north and the other 
facing west. Each sign is 14.63 square feet. The lettering is 1’10” in height and attached to 
the façade 9’ above ground level. All characters will be metal channel letters painted black 
and pin mounted to the façade. The “BROOKLYN” portion of the sign will be illuminated 
with backlit lighting. Because this property is within the Historic District, only halo type 
backlighting is permitted for name letter signs. The applicant must provide details in 
regards to the illumination of the sign as halo lit.  
 
A projecting sign is proposed next to the entrance on Henrietta that is 2’ by 2.5’, 5 square 
feet per side, 10 square feet total, which satisfies the requirement of 15 square feet or less. 
The proposed projecting sign is 8’7” above ground level and provides 6” of separation 
between the sign and the wall face.  
 
There is an existing canopy sign with “BROOKLYN PIZZA” along the valance with lettering 
7” in height extended 10’2” long and 5.95 square feet total which is proposed to remain. 
The existing canopy and signage meets all requirements of the Zoning Ordinance. The 
existing wall sign that wraps around the southwest corner of the building reading 
“BROOKLYN PIZZA” in 5” lettering is 2.82 square feet and is proposed to remain as well. 
 
The building has 134 feet of street frontage though the Zoning Ordinance states that the 
total area of signs for a building may not exceed 100 feet. The applicant has proposed a 
total of 48 square feet of signage which meets the ordinance. 
 
  

8.0 Downtown Birmingham 2016 Overlay District 
 

The site is located within the D-4 zone of the Downtown Birmingham Regulating Plan, 
within the Downtown Birmingham Overlay District. The 2016 Plan recommends the addition 
of outdoor dining areas in the public right-of-way as it is in the public’s best interest as it 
enhances street life, thus promoting a pedestrian friendly environment. The 2016 Plan also 
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recommends the enhancement of pedestrian passages to improve routes for pedestrians.  
Appendix C-9 of the 2016 Plan provides a map of all alleys in downtown Birmingham, and 
classifies each as an alley or a pedestrian passage.  The recommendations contained in 
Circulation 5 of the 2016 Plan state that alleys should be kept clean and well lit, but that 
their service function should not be compromised.  The Plan further states that pedestrian 
passages should be held to higher standards, similar to sidewalks, given their pedestrian 
function.  The 2016 Plan specifically recommends encouraging outdoor dining areas along 
pedestrian passages. The Planning Board may wish to discuss ways in which the 
applicant can enhance the alley to promote a more pedestrian friendly 
environment.    
 
 

9.0 Selection Criteria for Bistro Licenses 
 
Chapter 10, Alcoholic Liquors, section 10-82 provides a limitation on the number of Bistro Licenses 
that the City Commission may approve, and provides selection criteria to assist the Planning Board 
and City Commission in evaluating applications for Bistro Licenses.   Section 10-82 states: 
 

(a) Maximum Number of Bistro Licenses.  The city commission may approve a 
maximum number of license transfers for Bistro licenses per calendar year as follows: 
(1) New establishments.  Two (2) Bistro Licenses may be approved each calendar 

year to applicants who do not meet the definition of existing establishments as 
set forth in (a)(1) above.  In addition to the usual criteria used by the city 
commission for liquor license requests, the commission shall consider the 
following non-exclusive list of criteria to assist in the determination of which of 
the new establishment applicants, if any, should be approved: 
 

a) The applicant’s demonstrated ability to finance the proposed project. 
b) The applicant’s track record with the city including responding to city 

and/or citizen concerns. 
c) Whether the applicant has an adequate site plan to handle the bistro 

liquor license activities. 
d) Whether the applicant has adequate health and sanitary facilities. 
e) The establishment’s location in relation to the determined interest in 

the establishment of bistros in the Overlay District and the Triangle 
District. 

f) The extent that the cuisine offered by applicant is represented in the 
city. 

g) Whether the applicant has outstanding obligations to the city (ie 
property taxes, utilities, etc.).   

 
The selection criteria provided above must be considered in providing a recommendation to the 
City Commission as to whether or not to approve the operation of a new bistro and ensure that 
Brooklyn Pizza will be a high quality establishment that will meet the City’s expectations for bistros.  
Accordingly, a review of the requirements contained in section 10-82 is below.    
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The applicant has indicated they have the ability to finance this project with cash and do not need 
to obtain financing. Brooklyn Pizza has been in Birmingham since 1996 and has demonstrated a 
good track record with the city. The applicant would like to take Brooklyn Pizza to the next level by 
converting it to a bistro while still maintaining the same authentic family friendly atmosphere in an 
expanded restaurant setting with a wider selection of menu items and a select assortment of 
alcoholic beverages. 
 
The owner of Brooklyn Pizza operates one other establishment in Troy, Michigan and has no issues 
with the city or State in regards to liquor license violations.  
 
As discussed above, the site plan as proposed does provide for safe and efficient pedestrian flow 
along the city sidewalks and the plan provides space for a trash receptacle in the outdoor dining 
area. 
 
In regards to the cuisine offered downtown, there are no known restaurants that specialize in pizza 
in the same manner as Brooklyn Pizza.  
 
The applicant has no outstanding financial obligations with the City of Birmingham at this time. 
 
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. 

 



Final Site Plan Review & SLUP – October 23rd, 2019 
111 Henrietta and 195 W. Maple – Brooklyn Pizza 
Page 10 of 12 
 

 

  

11.0 Approval Criteria for Special Land Use Permits 
 

Article 07, section 7.34 of the Zoning Ordinance specifies the procedures and approval 
criteria for Special Land Use Permits. Use approval, site plan approval, and design review 
are the responsibilities of the City Commission. This section reads, in part: 
 

Prior to its consideration of a special land use application (SLUP) for an initial permit 
or an amendment to a permit, the City Commission shall refer the site plan 
and the design to the Planning Board for its review and recommendation. 
After receiving the recommendation, the City Commission shall review the 
site plan and design of the buildings and uses proposed for the site described 
in the application of amendment.  

 
The City Commission’s approval of any Special Land Use Permit application or 
amendment pursuant to this section shall constitute approval of the site plan and 
design.  

 
12.0 Suggested Action 
 

Based on a review of the site plans submitted, the Planning Division recommends that the 
Planning Board recommend APPROVAL to the City Commission of the applicant’s request for 
Final Site Plan and Design Review and Special Land Use Permit for Brooklyn Pizza to 
operate at 111 Henrietta and 195 W. Maple pending receipt of the following prior to 
appearing before the City Commission: 

 
1) Provision of rooftop plans indicating all RTUs are screened on all sides in accordance 

with the Zoning Ordinance; 
2) Provision of tree gate specifications indicating they will be ADA compliant; 
3) Specification sheets for the new glass indicating a VLT of 80% or above;  
4) Provision of plans indicating an exterior design that does not include the use of 

E.F.I.S.; 
5) Provision of all specifications for all outdoorand signage lighting and a photometric 

plan in accordance with the Zoning Ordinance; 
6) Provision of specifications regarding the railing material and height for the outdoor 

patio barrier. 
 
 
 

13.0    Sample Motion Language 
 

Based on a review of the site plans submitted, the Planning Board recommends APPROVAL 
to the City Commission of the applicant’s request for Final Site Plan and Design Review for 
Brooklyn Pizza at 111 Henrietta and 195 W. Maple pending receipt of the following prior to 
appearing before the City Commission: 
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1) Provision of rooftop plans indicating all RTUs are screened on all sides in accordance 
with the Zoning Ordinance; 

2) Provision of tree gate specifications indicating they will be ADA compliant; 
3) Specification sheets for the new glass indicating a VLT of 80% or above;  
4) Provision of plans indicating an exterior design that does not include the use of 

E.F.I.S.; 
5) Provision of all specifications for all outdoorand signage lighting and a photometric 

plan in accordance with the Zoning Ordinance; 
6) Provision of specifications regarding the railing material and height for the outdoor 

patio barrier. 
 
AND 
 
Based on a review of the site plans submitted, the Planning Board recommends APPROVAL 
to the City Commission of the applicant’s request for a Special Land Use Permit for Brooklyn 
Pizza at 111 Henrietta and 195 W. Maple, pending receipt of the following prior to 
appearing before the City Commission: 

 
1) Provision of rooftop plans indicating all RTUs are screened on all sides in accordance 

with the Zoning Ordinance; 
2) Provision of tree gate specifications indicating they will be ADA compliant; 
3) Specification sheets for the new glass indicating a VLT of 80% or above;  
4) Provision of plans indicating an exterior design that does not include the use of 

E.F.I.S.; 
5) Provision of all specifications for all outdoorand signage lighting and a photometric 

plan in accordance with the Zoning Ordinance; 
6) Provision of specifications regarding the railing material and height for the outdoor 

patio barrier. 
 

OR 
 
Based on a review of the site plans submitted, the Planning Board recommends to 
POSTPONE the applicant’s request for a Final Site Plan and Design Review and a SLUP to 
permit Brooklyn Pizza at 111 Henrietta and 195 Henrietta until the following is submitted: 

 
1) Provision of rooftop plans indicating all RTUs are screened on all sides in accordance 

with the Zoning Ordinance; 
2) Provision of tree gate specifications indicating they will be ADA compliant; 
3) Specification sheets for the new glass indicating a VLT of 80% or above;  
4) Provision of plans indicating an exterior design that does not include the use of 

E.F.I.S.; 
5) Provision of all specifications for all outdoor and signage lighting and a photometric 

plan in accordance with the Zoning Ordinance; 
6) Provision of specifications regarding the railing material and height for the outdoor 

patio barrier; and 
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OR 
 
Motion to recommend DENIAL of the Final Site Plan and Design Review and a SLUP to the 
City Commission for Brooklyn Pizza at 111 Henrietta for the following reasons: 
___________________________________________________________________________
___________________________________________________________________________
__________________________________________________________________________. 

 



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

111 Brooklyn, Inc.

(248) 258-6690

N/A
sambrooklynpizza@gmail.com

Birmimgham, MI 48009

Freund II Investment, LLC

3985 Torry Hill Ln.

(858) 232-6867

N/A
N/A

J. Patrick Howe 
280 N. Old Woodward Ave., Suite 12

Birmimgham, MI 48009
(248) 385-3112

(888) 450-1682

jphowe@jphowe.com

D MET Architecture + Design

San Diego, CA 92130

Attn: Joel Schmidt

15 E. Kirby St., Suite 103
Detroit, MI 48202

(313) 874-1528

N/A

dmetdesign@gmail.com

111 Henrietta St. & 195 W. Maple St.

111 Henrietta St. & 195 W. Maple St.

Birmimgham, MI 48009

Brooklyn Pizza

Restaurant

Bistro

B-4
.04

No.
No.



1 Restaurant & Retail/Office

1

0
0

0

0

62
48

No

No

Pizza & Italian Fare

Yes

10 of 35 Indoor Seats
Yes

23

25

N/A  - Footprint of existing building will not change 

Sidewalk Right of Way

No

Yes

N/A - No existing parking and no parking proposed

11 AM - 11PM seven days/wk 

11'-6" (1 story) 15'-0" +/- above grade

The project entails the conversion of the existing computer repair store at 195 W. Maple Road into a bar
and additional seating for Brooklyn Pizza.

1,770 GSF

70%

17 Tables / 41 Seats

N/A - Outdoor dinning is against building.

Metal
None

Flowering herbs and
other ornamental
plants.

None

Not applicable
Custom metal railing / barrier

(1) Hanging box planters and (5 ) planters are
incorporated into the patio design

2 Tables + 3 Counters

65
41



N/A - No accessory buildings

No changes to existing rooftop equip.

N/A - No ground mounted mechanical equipment

N/A - No changes to existing utilities or transformers

17'-0" +/- on Henrietta; 9'-0" +/- on Maple.

1 existing bench

2 existing street trees
No new trees.

Yes.

No new benches or planters.

Unknown to applicant.

None.

1 dumpster, existing

0; none required

1 dumpster, existing

in public alley

0

4

Painted fiber cement boards
New screening will be provided @
each unit.

No change to the existing building lighting w/ exception of 1 new down light above corner entrance.

N/A - No sight lighting.

4'-0" +/- high
4.5%

Varies

Varies; 2'-0" +/- in most cases

Above each store2

15 +/-

7" diameter x 1"
8'-0" +/-



2

B-4

B-4

B-4

B-4

B-4

B-4

None, parking lot

2

1

1

1

Retail (Roots & West Elm) + Business offices

1-story retail building occupying
211 and 215 W. Maple, located
across Henrietta from proposed
bistro + 3-story office building @
240 Martin

West

Not known to applicant
None

None

23 +/- parking lot located
behind 211 and 215 W.
Maple

Parking
N/A

N/A
23 +/- West

North

Retail (Anthropology) + Mixed-use

None
Not known to applicant

1-story retail building occupying 214
W. Maple, located across W. Maple
from bistro + 3-story mixed-use
building occupying 240 thru 284 W.
Maple

None

North

1-story retail building
occupying 168 and 172 W.
Maple, located across bistroRetail (Blue Mercury & Lyudviga Couture)

Not known to applicant

None
None

Business (AT+T)

East

South

1-story retail building
occupying 193 W. Maple,
located next to bistro

Not known to applicant

Not known to applicant
None

None

None
None

Multi-story office building
occupying lot @ northeast
corner of Henrietta and
Martin, located across alley
from bistro

Retail (Shades Optical)
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October 17, 2019 

VIA EMAIL ONLY 

Birmingham Planning Board 

c/o Ms. Jana Ecker 

Planning Director 

City of Birmingham 

151 Martin St. 

Birmingham, MI 48009 

 

Re: Special Land Use Permit Application to Operate a Bistro 

  Applicant:  111 Brooklyn, Inc. d/b/a Brooklyn Pizza 

  Address:     111 Henrietta St. & 195 W. Maple Rd. 

        Birmingham, MI 48009 

   

Dear Members of the Birmingham Planning Board, 

 

On behalf of 111 Brooklyn, Inc. d/b/a Brooklyn Pizza (“Brooklyn Pizza”), we 

hereby submit this letter in support of our Client’s Special Land Use Application to operate 

a Bistro (the “SLUP Application”).  Since 1996, Brooklyn Pizza has offered the residents 

and visitors of Birmingham, authentic, wood-fired pizza in a welcoming family 

environment.  Owner Sam Abdelfatah is ready to take Brooklyn Pizza to the next level, by 

converting Brooklyn Pizza into a Bistro, and expanding the restaurant into the adjacent 

suite located at 195 W. Maple Rd.  The new Brooklyn Pizza will maintain the same 

authentic family friendly atmosphere, but in an expanded restaurant setting that will offer 

a wider selection of menu items, and a select assortment of alcoholic beverages. 

 

This Birmingham City Commission unanimously authorized Brooklyn Pizza to 

move forward with a formal Bistro Application at a public hearing on April 22, 2019 after 

reviewing the selection criteria outlined in Section 10-82 of the Birmingham City Code 

(the “Code”).  Our Client has applied to the Michigan Liquor Control Commission for a 

new Class C liquor license under MCL 436.1521a(1)(b) within the City of Birmingham’s 

Principal Shopping District, and has applied to the City Commission for local approval of 

its liquor license application by filing the appropriate application documents with the 

Birmingham Police Department.  Our Client now comes to the Birmingham Planning 

Board requesting a recommendation of approval of its SLUP Application, and hopes that 

the City Commission will concur with a positive recommendation from the Planning 

Board, and approve its SLUP Application.   
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The standards for approving a Special Land Use Permit to operate a Bistro are set 

forth in the Code and the Birmingham Zoning Ordinance.  We submit that our Client meets 

the requirements set forth in Section 126, Article 7 of the Birmingham Zoning Ordinance 

for the following reasons:  

 

(1) 7.336(A)(1).  “The use is consistent with and will promote the intent and 

purpose of this Zoning Ordinance.” 

 

RESPONSE:  Brooklyn Pizza has been a dining destination in the City of 

Birmingham since 1996, and has established itself as an appropriate and thriving use within 

the City’s Principal Shopping District.  Completely renovating the restaurant, expanding 

its footprint, and expanding its menu offerings to add additional food items and a select 

assortment of alcoholic beverages, is consistent with the intent of the Birmingham Zoning 

Ordinance and the City’s 2016 Master Plan.  Converting Brooklyn Pizza to a Bistro will 

increase the vitality of the Maple Rd. corridor, and will attract additional patrons to 

downtown Birmingham to enjoy Brooklyn Pizza, and visit the many nearby retail 

establishments within this district of the City.   

 

(2) “The use will be compatible with adjacent uses of land, the natural environment, 

and the capabilities of the public services and facilities effected by the land 

use.” 

 

RESPONSE:  Brooklyn Pizza has established itself as being compatible with the 

surrounding land and uses in this district of the City.  Furthermore, it is not a drain on the 

City or its public services.  Expanding the restaurant and adding the service of alcoholic 

beverages will not disrupt any surrounding land uses or be a drain on the City or its public 

services, insofar as the service of alcohol will complement the service of food, and will 

comprise a very small percentage of the establishment’s overall sales.  The hours of 

operation of the business will not detrimentally impact any surrounding landowners.  While 

the outdoor patio will be renovated and expanded, the existing outdoor patio has been an 

appropriate fit in this area of the City for many years, and it will continue to add to patrons’ 

enjoyment of the restaurant, and the vitality of the Henrietta St. corridor.  

 

(3) “The use is consistent with public health, safety and welfare of the city.”   

 

RESPONSE:  Brooklyn Pizza has been operated in a safe and responsible manner 

for many years, and it will continue to be operated that way.   Public health, safety and 

welfare is vitally important to Brooklyn Pizza, and it will ensure that the public health, 

safety and welfare of its patrons, neighbors, and other stakeholders in the City is not 

compromised in any way by its operation of a Bistro.  All managers will complete and pass 

a state recognized alcohol server training program.   

 

(4)  “The use is in compliance with all other requirements of the zoning ordinance.”    

 

RESPONSE:  The conversion of this long-standing restaurant into a Bistro will be 

operated in full compliance with the City’s Zoning Ordinance, and the use is consistent 

with the goals of the City of Birmingham Principal Shopping District.  Brooklyn Pizza will 
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comply with all mandates and responsibilities applicable to the holder of a Special Land 

Use Permit within the City of Birmingham.   

 

(5)   “The Use Will Not Be Injurious to the Surrounding Neighborhood.”   

 

RESPONSE:  The operation of Brooklyn Pizza has not been injurious to the 

surrounding neighborhood for many years.  Converting this restaurant into a Bistro will 

benefit the surrounding neighborhood, and it will not be operated in a way that will 

negatively impact the surrounding neighborhood in any way.  

 

(6)  “The Establishment is not in violation of any State or Federal Statutes.”   

 

RESPONSE:  Brooklyn Pizza is not in violation of any state laws or federal 

statutes, and will comply with all applicable local, state and federal laws, regulations and 

ordinances if the restaurant is operated as a Bistro. 

 

* * * 

 

We submit that our Client meets the liquor license approval conditions set forth in 

Section 10-42 of the Code in that: 

 

(1) “An applicant will be given consideration only if he proposes to provide and 

continues to provide for the service of meals to be consumed on the premises.” 

 

RESPONSE:  Brooklyn Pizza will continue to provide regular dine in, take out, 

and delivery meal service for lunch and dinner.  It will also provide new menu offerings 

and a selection of beer, wine and spirits in a completely renovated and expanded restaurant. 

 

(2) “The location proposed, and methods of operation must not detrimentally and 

unreasonably impact nearby property owners, businesses and residents.” 

 

RESPONSE:  Brooklyn Pizza has operated a successful restaurant within the City 

of Birmingham for many years, and has never been a detriment to nearby property owners, 

businesses or residents.  The renovated and expanded Brooklyn Pizza with new menu 

offerings and a selection of beer, wine and spirits, will continue to be a great destination in 

downtown Birmingham, and will improve the dining experience for nearby property 

owners, businesses and residents.     

 

(3) “All applicable health and safety codes and ordinances, including zoning, must 

be met.”  

 

RESPONSE:   Brooklyn Pizza in its current format complies with the City’s 

Zoning Ordinance, and all applicable health and safety codes and ordinances will be met 

before the renovated and expanded restaurant opens for business with the service of 

alcoholic beverages.     
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(4) “Applicants will be required to submit a detailed plan of proposed operation as 

part of their application for transfer, which shall include a plot plan of the site, 

a plan for any proposed change in exterior and interior design, lay-out of any 

proposed change to ancillary facilities and a general operational statements 

outlining the proposed manner in which the establishment will be operated, 

including a schedule of the hours of operation, crowd control plans, use of the 

facility, parking provisions and the estimated cost of any proposed 

improvements.” 

 

RESPONSE: The site plan and floor plans for the renovated restaurant have been 

filed with the City in connection with our Client’s Special Land Use Application to operate 

a Bistro.   Hours of operation for the renovated restaurant will be 11AM-11PM seven (7) 

days per week.   Alcoholic beverages will be available for purchase during all hours in 

which the restaurant is open to the public.  The operation of the restaurant will be similar 

to how it is currently operated.  Guests will order food and beverages (including alcoholic 

beverages) at the ordering counter.  A sample menu is attached hereto.  When ready, food 

and non-alcoholic beverages will be picked up at the food ordering counter.  Alcoholic 

beverages, if ordered, will be picked up at the small bar located within the restaurant by 

providing proof of purchase to the bartender.  Identification for guests ordering alcoholic 

beverages will be checked when the alcoholic beverages are ordered, and the guest’s 

identity will be confirmed when the alcoholic beverages are served to ensure that only 

persons above 21 order and consume alcoholic beverages within the restaurant.  Guests 

may consume food and beverages on the outdoor patio adjacent to the restaurant by taking 

the ordered food and beverages onto the patio.  Staff will operate the food ordering counter 

and the bar.  There will not be any waiter service within the restaurant, unless a guest places 

a large order, or needs assistance transporting their food and beverages to their table.  

Brooklyn Pizza will also operate its traditional takeout and delivery service.  Food along 

with packaged beer and wine may be purchased for off-premise consumption under the 

SDM liquor license that our Client has requested. 

 

* * * 

 

We submit the following in response to the application details that must be 

addressed under Section 10-81 of the Code:  

 

(1) “Utilization of said liquor licenses and details on the number of quota liquor 

licenses in escrow at the time of application” 

 

RESPONSE:  There are no quota liquor licenses available for issuance in the City 

of Birmingham.  There are four (4) on-premise liquor licenses in escrow in Birmingham, 

which based on the lack of responses to our written inquiries, are not available for purchase.  

 

(2) “Proposed and/or existing site plan of the property, building floor plan and an 

operations floor plan” 

 

RESPONSE: The site plan and floor plans for the renovated and expanded 

restaurant have been filed with the City Planning Department.   
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(3) “A copy of the special land use permit application and supporting 

documentation submitted by the applicant.” 

 

RESPONSE: The special land use permit application and supporting 

documentation has been filed with the City Planning Department.   

 

(4) “All documentation submitted to the LCC requesting the transfer.” 

 

RESPONSE: Our client’s application to the MLCC has been filed with the 

Birmingham Police Department.   

 

(5) “Full identification and history of the license holder(s) as it pertains to the 

license proposed to be transferred, including all complaints filed with the state 

liquor control commission (LCC) or actions taken by any municipality or the 

LCC to suspend, revoke, deny or the non-renewal of said license and all other 

documentation setting forth the detail of the bistro layout proposed by the 

applicant.” 

 

RESPONSE: The applicant is applying for a new Class C liquor license under 

MCL 436.1521a(1)(b), so there is no identification and history of the current license holder 

to report.  The applicant has never held a liquor license in the State of Michigan.  However, 

based on our Client’s track record of operating a very reputable restaurant within the City 

of Birmingham for many years, we submit that it is qualified to operate an expanded 

restaurant with additional menu offerings with alcoholic beverages.   

 

(6) “Such other items deemed necessary by city administration.” 

 

RESPONSE: The undersigned along with the owner of Brooklyn Pizza, Sam 

Abdelfatah, and his architect, will be available to address any questions regarding this 

application at the City Commission hearing wherein this application is considered. 

 

* * * 

 

We submit the following in response to the criteria that must be met in order to be 

approved to operate a Bistro under Section 10-82 of the Code:  

 

(1) The applicant's demonstrated ability to finance the proposed project.  

 

RESPONSE:  Brooklyn Pizza has secured the funding to complete the proposed 

renovations and expansion.  

 

(2) The applicant's track record with the city including responding to City and/or 

citizen concerns. 
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RESPONSE:  Brooklyn Pizza has an excellent operating record with the City, and 

will immediately respond to any City or Citizen concerns arising out of the operation of a 

Bistro. 

 

(3) Whether the applicant has an adequate site plan to handle the bistro liquor 

license activities.  

 

RESPONSE:  The proposed site plan and floor plan are adequate to operating the 

proposed Bistro activities.  

 

(4) Whether the applicant has adequate health and sanitary facilities.  

 

RESPONSE:  The restaurant is completely renovating its public restrooms, and the 

kitchen will be updated to comply with all applicable laws and ordinances.  

 

(5) The establishment's location in relation to the determined interest in the 

establishment of bistros in the overlay district and the Triangle district. 

 

RESPONSE:  The addition of a Bistro to this area of the City’s Principal Shopping 

District will contribute to the vitality of the Maple Rd. corridor, and will attract additional 

patrons to downtown Birmingham to enjoy Brooklyn Pizza, and visit the many nearby 

retail establishments within this district of the City.   

 

(6) The extent that the cuisine offered by applicant is represented in the city.  

 

RESPONSE:  The cuisine offered by the City is loved by City residents, and will 

just get better if the restaurant is converted to a Bistro. 

 

(7) Whether the applicant has outstanding obligations to the city (i.e., property 

taxes, utilities, etc.).  

 

RESPONSE: Brooklyn Pizza is current and in good standing with respect to all 

obligations to the City and utility providers.  

 

We appreciate you considering this letter in connection with your review of our 

Client’s SLUP Application.  Should you have any questions or concerns regarding this 

project, please do not hesitate to contact me.  We look forward to appearing before you on 

October 23rd.   

 

Very truly yours, 

 

JPHOWE, PLLC 

 

J. Patrick Howe 
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Proposed Menu 
 
If Brooklyn Pizza is approved to operate as a Bistro, it will expand upon its current menu to offer 
a new selection of items as outlined in the chart below:   

Existing Menu Items Bistro Menu Items 

Pizzas 
Cheese 
Pepperoni 
Four Cheese 
Barbecued Chicken 
Brooklyn Signature  
Greek 
Primavera 
Spicy Mexican 
Margherita 
3 Mushroom Cheese 
Buffalo Chicken 
Prosciutto & Arugula 
 
Salads 
Mixed Greens  
Greek  
Antipasto  
Prosciutto & Melon 
Greens & Gorgonzola 
 
Paninis 
El Cubano  
South of France  
Portobello Cap  
 
Appetizers 
Chicken Pesto Bites 
Garlic Knots 
Greek Veggie Bites 
Pepperoni Bites 
 
Dessert 
Homemade Italian Gelato 
Beverages 
Assortment of iced teas, soft drinks, and juices 

Pizzas 
 
No Changes 
 
Salads  
 
No Changes 
  
New Dessert 
Homemade Cookies  
Italian Zeppole 
 
New Beverages 
Sparkling Water 
Cappuccino 
Espresso 
Wine by the glass 
Beer by the bottle 
Beer on Tap (4-8 varieties) 
Limited Selection of Traditional Mixed Spirit 
Drinks 
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Existing Site Photographs – Street View

View of the existing restaurant and adjacent storefront  (as seen from Henrietta Street)

P r o p o s e d  E x p a n s io n E x i s t i n g  R e s t a u r a n t
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View of the existing restaurant from southwest corner of site View of the existing outdoor dining area on Henrietta Street

Existing Site Photographs – Street View
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View of adjacent storefront form the northwest corner of the site View of existing adjacent storefront on West Maple Road

Existing Site Photographs – Street View
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View of the existing restaurant and the new addition

Existing Site Photographs – Aerial Views
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Existing Site Photographs – Aerial Views
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View of the existing restaurant, the new addition, and the rooftop equipment



DESIGN SUPPLEMENT

Chapter 1 - Building Façades

Brooklyn Pizza 
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Paint Scheme / Color Palette 

Building Façades – Colored Exterior Elevations

West Elevation (Henrietta Street)

South Elevation (Public Alley) North Elevation (Maple Road)
Sherwin-Williams

In the Navy SW 9178 

RGB: 40 56 73

Sherwin-Williams

Ceiling Bright White SW 7007 

RGB: 233 235 231

Sherwin-Williams

High Reflective White SW 7757 

RGB: 247 247 241

Sherwin-Williams

Honorable Blue SW 6811 

RGB: 22 69 118

Sherwin-Williams

Caviar SW 6990 

RGB: 49 48 49

Brooklyn Pizza 
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Building Façades – Street View
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Building Façades - Material Samples + Miscellaneous Details

8mm Minerit HD Cement Fiber - Unpainted Painted Cement Fiber Board Rainscreen/Siding

Clear Anodized Storefront Windows Example of Overhead Bi-fold Window

Brooklyn Pizza 

Special Land Use Permit Application - Bistro, Design Supplement p. 10

(Actual color not shown.)

(Actual windows will be fixed.)



The use of cement fiber board in Detroit’s historic districts.

Description of proposed material: Cement fiber boards are a common replacement for stucco or plywood on building facades. It is composed of cement, silica (sand) and 

cellulous. The first two ingredients are the principal raw materials used to create stucco, while the later ingredient, cellulous, comes from wood. It has a similar 

appearance to some stucco finishes and when painted is equivalent to painted plywood but is vastly more durable than either.

Building Façades – The Use of Cement Fiber Board in Historic District

Brooklyn Pizza 
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DESIGN SUPPLEMENT

Chapter 2 – Outdoor Patio
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Outdoor Patio – Patio Plan and Clearance

Brooklyn Pizza 
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Unobstructed sidewalk width=5’

Measured from 
opening in new 

sidewalk grate, Typ.



Brushed Aluminum Tablebase

Brooklyn Pizza 
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Outdoor Patio – Patio Furniture

1

Total # of Seats Outside = 41

• Tolix Brasserie Barstool = 7

• Tolix Brasserie Chair = 23

• Bench = 11+

Existing Bench

Tolix Brasserie Barstool Tolix Brasserie Chair

Antique Oak Tabletop

40-gallon Steel Trash Can
Black Fiberglass Planter
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Proposed Renovation – Metal Railing

Metal RailingClip-on Planter

Brooklyn Pizza 
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Outdoor Patio – Perspective Views
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DESIGN SUPPLEMENT

Chapter 3 – Signage and Lighting

Brooklyn Pizza 
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Signage and Lighting – Wall Signs

Brooklyn Pizza 
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Signage and Lighting – Projecting Sign and Canopy Sign

Brooklyn Pizza 
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Signage and Lighting – Signs on Strip

Brooklyn Pizza 
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Signage and Lighting – Calculations

Type of Sign Number Dimension Total Area (sqft) % of Allowance

Wall Sign 2 7’-2 1/2”(W) × 1’-9 7/8”(H) 29.26 31.8%

Projecting Sign 2 (sides) 2’(W) × 2’-6”(H) 10 10.87%

Canopy Sign 1 10’-2 1/2”(W) × 7”(H) 5.95 6.47%

Sign on Stripe 1 1 4’-6” (W) × 5”(H) 1.82 1.98%

Sign on Stripe 2 1 2’-5 1/2” (W) × 5”(H) 1 1.09%

Total 7 - 48.03 52.21%

Wall Signs Projecting Sign Canopy Sign Signs on Stripe

Brooklyn Pizza 
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Project to include (1) 7” LED Downlight above Corner Entrance

Signage and Lighting – New Building Lighting

Brooklyn Pizza 
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Signage and Lighting – Replacement Lighting

Brooklyn Pizza 

Special Land Use Permit Application - Bistro, Design Supplement p. 23

Project to include (2) relocated/replaced existing sign lights @ refurbished/relocated projecting sign. Lighting fixtures shall match existing. 

Existing projecting sign to 
be replaced & relocated, 

see page 19 for more info.



DESIGN SUPPLEMENT

Chapter 4 – Interior Design
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Interior Design – Furniture

Brooklyn Pizza 

Special Land Use Permit Application - Bistro, Design Supplement p. 25

Total # of Seats Inside = 65

Barstool

• Park Bench = 14

• Pronto Stella Vintage Chair = 23

• Nadia Swivel Barstool = 10

• Barstools = 13

• Refurbished Church Pews = 5

Park Bench

Tabletop

Cast Iron Table Base

Nadia Swivel Barstool

Pronto Stella 

Vintage Chair
Wood 

Top 

Stool
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Interior Design – Color Palette

Brooklyn Pizza 
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Interior Design – Mood Board

Brooklyn Pizza 
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Bar Bar / Service Counter Wainscoting Floor Finishes Tabletops & Countertops



Interior Design – Mood Board

Brooklyn Pizza 
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Restroom Tile Dining Area



Interior Design – Interior Elevations

Brooklyn Pizza 
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Bar Elevation

Back-of-Bar Elevation



DESIGN SUPPLEMENT

Chapter 5 – Architectural Drawings
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Existing Plan



Brooklyn Pizza 
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Proposed Floor Plan



Roof Plan

Roof Plan

Brooklyn Pizza 

Special Land Use Permit Application - Bistro, Design Supplement p. 33



Annotated Exterior Elevations

Brooklyn Pizza 

Special Land Use Permit Application - Bistro, Design Supplement p. 34



Architectural Site Plan / Outdoor Patio

Brooklyn Pizza 
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Land Survey

Brooklyn Pizza 

Special Land Use Permit Application - Bistro, Design Supplement p. 36













 

MEMORANDUM 
 

Planning Division 
DATE:   October 17th, 2019 
 
TO:   Planning Board Members 
 
FROM:  Nicholas Dupuis, City Planner 
 
APPROVED:  Jana Ecker, Planning Director 
 
SUBJECT: 344 N. Old Woodward – Preliminary Site Plan Review 
 
 
The applicant has submitted a Preliminary Site Plan Review application for proposed additions to 
an existing commercial building in Downtown Birmingham. The subject site is located in the 
Downtown Overlay District (D3) just north of Oakland Ave. on the east side of N. Old Woodward. 
The project consists of a proposed 4th story addition to be comprised of six residential units, an 
expansion to the rear of floors 2 and 3, and some façade alterations to integrate the 4th floor 
design together with the first three floors. The proposed 4th floor will consist of three single 
bedroom units (931, 937, & 1,040 sq. ft.) and three two-bedroom units (1,297, 1,400 & 1,428 
sq. ft.). The current building is roughly 18,231 square feet and is comprised of 1st floor 
commercial/retail, while floors 2 and 3 are currently office. The Downtown Overlay District 
standards outlined in Article 3, Section 3.04(C)(9) state that an office use is limited to one story 
in the D3 Overlay Zoning District. Because the subject building was erected prior to the adoption 
of the Downtown Overlay Standards, the existing two office floors are considered legal non-
conforming. However, the proposed expansion of the two office floors require the applicant to 
bring the building up to the current ordinances pursuant to Article 6, Section 6.02(A)(3) which 
states that: 
 

The use or building shall not be extended or enlarged except as herein provided. 
Nonconforming buildings may be extended or enlarged, provided that the extension or 
enlargement does not itself violate any provision of the Zoning Ordinance. Where the 
extension or enlargement will violate any provision of the Zoning Ordinance, application 
for a variance shall be made to the Board of Zoning Appeals pursuant to Section 8.01(F). 
 

Therefore, the applicant must submit revised plans showing only one floor of office 
use, or obtain a variance from the Board of Zoning Appeals for the proposed 
expansion of two floors with office uses. 
 
The total building square footage with the proposed additions, as reported by the applicant, is 
31,792 sq. ft., with the original structure starting at 18,231 sq. ft. According to Article 7, Section 
7.27(E)(2), the proposed addition to an existing structure under 20,000 sq. ft. in area may require 
a Community Impact Study if the Planning Board determines the following issues are present with 
the proposed addition: 
 

1. Planning/zoning issues, including conformance with master plan, urban design plan, this 



chapter, and other applicable city codes and policies. 
2. Land development issues, including topographic and soil conditions and site safety 

concerns. 
3. Private utilities consumption, including electrical needs and natural gas utilization. 
4. Noise level conditions. 
5. Air quality conditions. 
6. Environmental design and historic values including visual quality and historic resources. 
7. Community facilities and services, including refuse collection, sanitary and storm sewer, 

and water supply. 
8. Public safety needs, including police, fire and emergency medical services. 
9. Open space landscaping and recreation, including cultural elements. 
10. Transportation issues, including pedestrian access and circulation, auto and delivery 

vehicle traffic, and parking concerns. 
11. Natural features preservation, enhancement, and/or replacement. 
12. Other information as reasonably may be required by the city to assure an adequate 

analysis of all existing and proposed site features and conditions. 
 
The Planning Board may wish to require a Community Impact Study based on the 
anticipated impacts of the proposed additions to the neighboring properties and the 
community. 
 
1.0 Land Use and Zoning 

 
1.1 Existing Land Use – The site is currently used as commercial/office. 

 
1.2 Zoning – The property is zoned B-2 (General Business), and D-3 in the Downtown 

Overlay District. 
 

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

 North South East West 

Existing Land 
Use 

Office/ 
Commercial 

Office/ 
Commercial Residential Residential 

Existing 
Zoning District 

B-2, General 
Business 

B-2, General 
Business 

R-2, Single 
Family 

Residential 

R-6, Multiple 
Family 

Residential 

Overlay Zoning 
District D-3 D-3 N/A D-4 

 
2.0 Setback and Height Requirements 
 

The attached summary analysis provides the required and proposed bulk, area, and 
placement regulations for the proposed project. The proposed building expansion and 4th 
floor addition has the following bulk, area and placement issues: 



 
1. The proposed setback with the expansion of the 2nd and 3rd floors is proposed at 

10 ft. 3 in. Article 3, Section 3.04(B)(4) requires buildings in the Downtown Overlay 
district, in the absence of an alley, to match the rear setback of an existing 
adjacent building. The adjacent building to the south has a rear setback of roughly 
14 ft. 9 in. The applicant must submit revised plans matching the rear 
setback of the adjacent property, or obtain a variance from the Board of 
Zoning Appeals. 

2. The proposed 4th floor building façade is set back from the eave line 10 ft. as 
required by the Downtown Overlay Standards. However, the applicant is proposing 
an angled parapet wall with small angled partition walls following down to the floor 
to create separation and depth at the building façade. These architectural features 
project 2 ft. into the required 10 ft. setback.  
 

3.0 Screening and Landscaping 
 
3.1 Dumpster Screening – The applicant is not proposing any changes to the existing 

dumpster or associated screening. The site plans indicate one existing dumpster 
located in the rear parking area that will remain in use by the site. Both the existing 
building and the existing rear screen wall currently on site screen the existing 
dumpster. The current dumpster and screening is considered legal non-conforming, 
as the current Zoning Ordinance requires trash receptacles to be screened with a 6 ft. 
masonry screen wall with wood gate. The Planning Board may wish to require 
the applicant to provide a 6 ft. masonry screen wall with wood gates to 
screen the trash receptacle. 
 

3.2 Parking Lot Screening – The applicant is not proposing any new off-street parking 
facilities on site. The site does currently contain 10 off-street parking spaces located 
at the rear of the building which are screened by the building itself, as well as an 
existing rear screen wall. Existing site photographs appear to show the existing 
screenwall as a 6 ft. wood fence, which would be considered legal non-conforming, as 
Article 4, Section 4.54(B)(7) of the Zoning Ordinance states that for parking facilities 
that immediately adjoin the rear lot line of property located in a residential zone, a 
masonry screenwall of 6 feet is required. The Planning Board may wish to require 
the applicant to provide a 6 ft. masonry screenwall to screen the rear 
parking facility. A full analysis of the parking requirements is provided below. 

 
3.3 Mechanical Equipment Screening – The applicant has indicated on the application that 

rooftop mechanical unit location and screening is to be determined. Aerial photos 
suggest at least 1 large rooftop mechanical unit (RTU) exist on the third floor roof. 
The applicant, however, has submitted an initial proposed rooftop plan showing the 
possible relocation of the existing RTU to the newly constructed 4th floor roof, as well 
as six new residential RTU’s. The applicant has also indicated that they will utilize an 
8 ft. screen wall to screen the RTU’s, but has not yet submitted any material details 
on the screen wall or specification sheets on existing or proposed RTU’s to ensure full 
screening. The applicant must submit material details on the proposed screen 
wall and specification sheets on all proposed rooftop units to ensure full 
screening at Final Site Plan review.  



 
The applicant has also indicated that there is an existing transformer on site at the 
rear of the property in the parking area. Due to its location, the transformer is fully 
screened by the building and rear screen wall that currently exists on site.  

 
3.4 Landscaping – There are no changes proposed to the landscaping on the site. The site 

currently contains potted plants and a small landscape bed on the N. Old Woodward 
frontage, as well as two street trees. The 2 existing street trees meet the requirements 
of Article 4, Section 4.20 (G) which requires 1 street tree per 40 ft. of frontage. The 
Planning Division or Planning Board must approve any additional proposed landscaping 
prior to installation. 

 
3.5 Streetscape Elements – There are no changes proposed to the streetscape. There is 

currently one streetlight and no City-standard benches, waste receptacles, or bike 
racks on site. Existing site photos show at least 5 non-City standard benches in the 
front of the building. The Planning Board may wish to require the applicant to 
install City-standard benches, bike racks, or waste receptacles. 

 
4.0 Parking, Loading and Circulation 
 

4.1 Parking – The proposed development and its commercial use is located in the 
Downtown Parking Assessment District; thus, no parking is required on site for the 
commercial/office uses. However, the applicant is proposing six new residential units, 
which require 11 off-street parking spaces: 
 
Unit Breakdown # of Rooms Parking Per Unit
Unit 1 3 2 spaces
Unit 2 3 2 spaces
Unit 3 2 1.5 spaces
Unit 4 3 2 spaces
Unit 5 2 1.5 spaces
Unit 6 2 1.5 spaces
Total: - 11 spaces

 
The site currently contains 10 off-street parking spaces. Due to the proposed 
expansion of the 2nd and 3rd floors, and the addition of the 4th floor, the building will 
require support columns in the rear lot, which would leave 6 regular spaces and 1 
barrier free space for a total of 7 off-street parking spaces available. The applicant is 
proposing to utilize the 7 proposed off-street parking spaces on site toward the off-
street parking required by the proposed residential 4th floor addition. The applicant 
has not proposed a method of providing the other 4 required off-street parking spaces. 
Thus, the applicant must provide 11 off-street parking spaces at Final Site 
Plan, or obtain a variance from the Board of Zoning Appeals. 
  

4.2 Loading – The applicant has indicated on the application that existing loading spaces 
will be utilized by the property post-expansion. The existing building is 18,231 sq. ft., 
which requires 1 off-street loading space. With the proposed addition to the 2nd and 
3rd floors, the commercial floor area of the building will be pushed over 20,000 sq. ft., 



which requires 2 off street loading spaces 40 ft. long, 12 ft. wide, and 14 ft. high (40’ 
x 12’ x 14’). The applicant has not indicated on the site plans submitted where the 
two loading spaces are existing/proposed, but it is evident that the available space in 
the drive aisle and parking lot on site is unusable as loading space, as the opening is 
approximately 10 ft. high. Therefore, the applicant must submit revised plans 
providing 2 off-street loading spaces 40’ x 12’ x 14’ in dimension at Final 
Site Plan, or obtain a variance from the Board of Zoning Appeals. 
 
In addition, the applicant must resolve the issues regarding expanding non-conforming 
office uses through a variance to further resolve any loading space issues. 

 
4.3 Vehicular Circulation and Access – The building is currently accessed by vehicles via a 

drive aisle that cuts through the north side of the building at roughly 25 ft. wide. No 
changes are proposed to the existing vehicular access on the site. 

 
4.4 Pedestrian Circulation and Access – Pedestrian access to the building is currently via 

a public sidewalk and four doors along the front façade. The entrance for the proposed 
4th floor residential units will be the northernmost door. The stairwell currently has 
access to the second floor tenant spaces as well. There are no changes proposed to 
the pedestrian circulation and access on site.  

 
5.0 Lighting 

 
Although the renderings submitted show a light bar on the south façade, the applicant is 
not proposing any changes to the lighting on the site at this time. The Planning Division 
or Planning Board must approve any new lighting proposed before it may be installed.  
 

6.0 Departmental Reports 
 
6.1 Engineering Division – The Engineering Division has submitted the following 

comments: 
 
The Engineering Dept. has reviewed the undated plan package received this month. 
We have the following comments to offer at this time: 

1. The proposal does not materially change the relationship of this building with 
the adjacent right-of-way. It is anticipated that the applicant will be responsible 
to repair any damage to the sidewalk streetscape across the frontage of the 
building so that it matches or improves the current condition of the City 
sidewalk in this area. 

2. Construction of the building will be challenging. The City will expect that the 
City sidewalk will remain open and passable during the majority of the project, 
in order to provide adequate access to the buildings to the north and south. 
The parking spaces in front may be closed during construction to provide a 
work staging area, and a temporary protected City sidewalk shall be provided 
between the northbound lane of N. Old Woodward Ave., and said staging area. 
 

Permits required by the Engineering Dept. will include: 
 Sidewalk/Drive Approach Permit for any needed repairs. 



 Right-of-way Permit (only if any changes are proposed to the underground 
water and sewer connections) 

 Street Obstruction Permit 
 

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

 
6.3 Fire Department – The Fire Department has submitted the following comments: 
 

The proposed additions to this building will require: 
 

1. With the addition of the residential occupancies, the entire building, including 
all areas of the existing building, will need a full fire suppression system. 

2. The addition of the 2nd floor above the parking area will require the covered 
parking area to have fire suppression. 

3. The building will require a fire alarm system, including occupant notification in 
the residential units, and occupant notification on the exterior balconies. 

4. The exterior balconies may require fire suppression coverage, if gas lines are 
piped to them, if BBQ's are intended to be installed, or if any other fire features 
are to be installed on the balconies. 

5. The building will be evaluated for Emergency Responder Radio signal strength, 
and may be required to install a bi-directional antenna system to meet the 
minimum signal strength requirements. 

 
6.4 Police Department – The Police Department has submitted comments concerning the 

required parking on site and asked to be informed as to how the applicant will be 
providing the required parking. 

 
6.5 Building Division – The Building Division has submitted the following comments: 
 

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: 

 
Review Comments: 

1. A fire rated exterior wall assembly will be required along the north property 
line at the ground level in accordance with Chapter 5 and 6 of the building 
code. 

2. A fire rated exterior wall assembly will be required along the south property 
line at the ground level in accordance with Chapter 5 and 6 of the building 
code. 

3. A fire rated exterior wall assembly may be required along the east property 
line at the ground level in accordance with Chapter 5 and 6 of the building 
code depending on the construction type and fire separation distance. 

 



 
 
7.0 Design Review 

 
As noted in the introduction of this report, the applicant is proposing a 2nd and 3rd story 
expansion and a 4th story addition with minor façade alterations to connect the existing 
design with the new. The materials detailed in the submitted plans and specification sheets 
are in accordance with Article 3, Section 3.04(E)(1) which states “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.” The applicant is 
proposing to keep the existing brick and glazing, which appears to meet the ordinance, 
but no calculation has been provided to ensure adherence to the architectural standards. 
The applicant must provide calculations showing that at least 90% of the 
exterior finish material on all facades are glass, brick, cut stone, cast stone, 
coarsely textured stucco, or wood. The applicant is proposing to finish the proposed 
4th floor with large glass windows with “extra dark bronze” colored aluminum frames, 
“midnight bronze” prefinished metal, and “light cherry” wood grain aluminum planks. The 
applicant is proposing to extend the new materials to the storefront by adding the same 
prefinished metal panel systems along the sign band area.  
 
The Downtown Overlay Standards also require all flat roofs to be enclosed with a parapet. 
The applicant is proposing a prefinished metal “midnight bronze” parapet. 
 
Article 3, Section 3.04(E)(6) states that “the glazed area of a facade above the first floor 
shall not exceed 35% of the total area, with each façade being calculated independently.” 
The applicant has submitted glazing calculations for the new additions only showing a 
glass to facade ratio of 427.8/1094 sq. ft., or 39%. The applicant has not submitted 
glazing calculations for the entire building. The applicant must submit glazing 
calculations for the entire south façade elevation of the building to ensure that 
35% or less glazing standards are met with the addition of the 4th floor. The 
newly proposed glazing must also meet the requirements of Article 4, Section 4.90(A)(2) 
which permits windows above the first floor to be lightly tinted with a minimum visible 
light transmittance of 70%. The applicant must submit a calculation showing 
lightly tinted glazing with a visual light transmittance of 70% of higher for all 
newly proposed glazing. No changes are proposed to the glass on floors 1, 2 or 3. 
 
A full Design Review will be conducted at Final Site Plan Review, in which the applicant 
will be required to supply specification sheets and samples of all proposed exterior building 
materials. 

 
8.0 Required Attachments 

 
Article 7, Section 7.26 states that Each Site Plan submitted to the Planning Board in 
accordance with the requirements of the Zoning Ordinance shall be on such forms and 
contain such information as the Planning Board shall determine necessary, including but 
not limited to a site plan, photometric plan, landscape plan, elevation drawings, interior 
floor plans, current aerial photos of the subject site and surrounding properties, 
specification sheets for all lighting and exterior mechanical equipment, and samples of all 



exterior building materials. All site plans submitted for review and approval must show 
the subject site in its entirety, must include all property lines, buildings and structures, 
and must show the same details for all adjacent properties within 200 feet of the subject 
site’s property lines. 
 
The applicant has submitted the following documents: 

 
 Submitted Not Submitted Not Required 
Existing Conditions Plan ☐ ☒ ☐ 
Scaled Site Plan ☒ ☐ ☐ 
Certified Land Survey ☒ ☐ ☐ 
Interior Floor Plans ☒ ☐ ☐ 
Landscape Plan ☐ ☐ ☒ 
Photometric Plan ☐ ☐ ☒ 
Colored Elevation Drawings ☒ ☐ ☐ 
Material Specification Sheets ☒ ☐ ☐ 
Material Samples ☐ ☒ ☐ 
Existing Site Photographs ☒ ☐ ☐ 
Aerial Photographs ☒ ☐ ☐ 
Proof of Ownership ☒ ☐ ☐ 

 
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 and not 
diminish the value thereof. 

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

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

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

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

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



10.0 Recommendation 
 
Based on a review of the site plan revisions submitted, the Planning Division recommends 
that the Planning Board POSTPONE the Preliminary Site Plan for 344 N. Old Woodward 
– pending receipt of the following: 
 

1. The applicant must submit revised plans showing only one floor of office use, or 
obtain a variance from the Board of Zoning Appeals for the proposed expansion of 
the two floors of office use; 

2. The applicant must submit revised plans matching the rear setback of the 
adjacent property, or obtain a variance from the Board of Zoning Appeals; 

3. The applicant must submit material details on the proposed rooftop mechanical 
screen wall and specification sheets on all proposed rooftop units to ensure full 
screening at Final Site Plan review; 

4. The applicant must provide 11 off-street parking spaces at Final Site Plan, or obtain 
a variance from the Board of Zoning Appeals; 

5. The applicant must submit revised plans providing 2 off-street loading spaces 40’ 
x 12’ x 14’ in dimension at Final Site Plan, or obtain a variance from the Board of 
Zoning Appeals; 

6. The applicant must provide calculations showing that at least 90% of the exterior 
finish material on all facades are glass, brick, cut stone, cast stone, coarsely 
textured stucco, or wood at Final Site Plan; 

7. The applicant must submit glazing calculations for the entire south façade 
elevation of the building to ensure that 35% or less glazing standards are met with 
the addition of the 4th floor at Final Site Plan; 

8. The applicant must submit a calculation showing a visual light transmittance of 
70% of higher for all newly proposed glazing at Final Site Plan; 

9. The applicant must submit all required attachments at Final Site Plan, including 
the existing conditions plan and material samples to complete the Design Review; 
and 

10. The applicant comply with the requests of all City departments. 
 
11.0 Sample Motion Language 
 

Motion to POSTPONE the Preliminary Site Plan Review for 344 N. Old Woodward – 
pending receipt of the following: 
 

1. The applicant must submit revised plans showing only one floor of office use, or 
obtain a variance from the Board of Zoning Appeals for the proposed expansion 
of the two floors of office use; 

2. The applicant must submit revised plans matching the rear setback of the 
adjacent property, or obtain a variance from the Board of Zoning Appeals; 

3. The applicant must submit material details on the proposed rooftop mechanical 
screen wall and specification sheets on all proposed rooftop units to ensure full 
screening at Final Site Plan review; 

4. The applicant must provide 11 off-street parking spaces at Final Site Plan, or obtain 
a variance from the Board of Zoning Appeals; 

5. The applicant must submit plans providing 2 off-street loading spaces 40’ x 12’ x 



14’ in dimension at Final Site Plan, or obtain a variance from the Board of Zoning 
Appeals; 

6. The applicant must provide calculations showing that at least 90% of the exterior 
finish material on all facades are glass, brick, cut stone, cast stone, coarsely 
textured stucco, or wood at Final Site Plan; 

7. The applicant must submit glazing calculations for the entire south façade 
elevation of the building to ensure that 35% or less glazing standards are met 
with the addition of the 4th floor at Final Site Plan; 

8. The applicant must submit a calculation showing a visual light transmittance of 
70% of higher for all newly proposed glazing at Final Site Plan; 

9. The applicant must submit all required attachments at Final Site Plan, including 
the existing conditions plan and material samples to complete the Design 
Review; and 

10. The applicant comply with the requests of all City departments. 
 

OR 
 
Motion to DENY the Preliminary Site Plan Review for 344 N. Old Woodward – for the 
following reasons: 
 
1.______________________________________________________________________ 
2.______________________________________________________________________ 
3.______________________________________________________________________ 
 

OR 
 
Motion to ACCEPT the Preliminary Site Plan Review for 344 N. Old Woodward – pending 
receipt of the following: 
 

1. The applicant must submit revised plans showing only one floor of office use, or 
obtain a variance from the Board of Zoning Appeals for the proposed expansion 
of the two floors of office use; 

2. The applicant must submit revised plans matching the rear setback of the 
adjacent property, or obtain a variance from the Board of Zoning Appeals; 

3. The applicant must submit material details on the proposed rooftop mechanical 
screen wall and specification sheets on all proposed rooftop units to ensure full 
screening at Final Site Plan review; 

4. The applicant must provide 11 off-street parking spaces at Final Site Plan, or obtain 
a variance from the Board of Zoning Appeals; 

5. The applicant must submit plans providing 2 off-street loading spaces 40’ x 12’ x 
14’ in dimension at Final Site Plan, or obtain a variance from the Board of Zoning 
Appeals; 

6. The applicant must provide calculations showing that at least 90% of the exterior 
finish material on all facades are glass, brick, cut stone, cast stone, coarsely 
textured stucco, or wood at Final Site Plan; 

7. The applicant must submit glazing calculations for the entire south façade 
elevation of the building to ensure that 35% or less glazing standards are met 
with the addition of the 4th floor at Final Site Plan; 



8. The applicant must submit a calculation showing a visual light transmittance of 
70% of higher for all newly proposed glazing at Final Site Plan; 

9. The applicant must submit all required attachments at Final Site Plan, including 
the existing conditions plan and material samples to complete the Design 
Review; and 

10. The applicant comply with the requests of all City departments. 
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Zoning Compliance Summary Sheet 
 Preliminary Site Plan Review 

344 N Old Woodward 
 
 
Existing Site: 3 story commercial & office building 

Zoning: B-2 (General Business) & D-3 (Downtown Overlay) 
Land Use: Commercial/Office 

 
Existing Land Use and Zoning of Adjacent Properties: 
 

  
North 

 
South 

 
East  

 
West 

 
Existing 
Land Use 

Office/ 
Commercial 

Office/ 
Commercial Residential Residential 

 
Existing 
Zoning 
District 

 

B-2, General 
Business 

B-2, General 
Business 

R-2, Single 
Family 

Residential 

R-6, Multiple 
Family 

Residential 

Overlay 
Zoning 
District 

D-3 D-3 N/A D-4 

 
 

Land Area:   Existing: 0.26 acres 
Proposed: 0.26 acres (no changed proposed) 

Dwelling Units: Existing: 0 units 
Proposed: 6 units 

 
Minimum Lot Area/Unit: Required: 1,280 sq. ft. (multiple family) x 6 units = 7,680 sq. ft. 

Proposed: 11,200 sq. ft. 

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: 931, 937, 1040 sq. ft. – one bedroom 
1297, 1400, 1428 sq. ft. – two bedroom 
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Max. Total Floor Area: Required: 200% for offices except in Parking Assessment District 
100% in Parking Assessment District 
Not applicable for residential and parking uses 

Proposed: N/A in Downtown Overlay 

Min. Open Space: Required: N/A 
Proposed: N/A (no changes proposed) 

Max. Lot Coverage: Required: N/A 
Proposed: N/A (no changes proposed) 

Front Setback: Required: 0 ft. 
10 ft. on 4th floor bonus 

Proposed: 4 ft. on 1st floor (no changes proposed) 
0 ft. on 2nd and 3rd floors (no changes proposed) 
10 ft. on 4th floor bonus 
 

Side Setbacks Required: 0 ft. 
Proposed: 0 ft. (no changes proposed) 

Rear Setback: Required: Equal to adjacent pre-existing building (14 ft. 9 in.) 
Proposed: 10 ft. 3 in.  

 
The applicant must match the rear setback of the 
adjacent property, or obtain a variance from the 
Board of Zoning Appeals 
 

Min. Front+Rear Setback Required: N/A 
Proposed: N/A (no changes proposed) 

 
Max. Bldg. Height: Permitted: 68 ft., 4 stories if 4th floor is residential 

Proposed: 56 ft. 4 in., 4 stories w/ 4th floor residential 

Min. Eave Height: Required: 20 ft. 
Proposed: N/A (no changes proposed) 

Floor-Ceiling Height: Required: N/A 
Proposed: N/A (no changes proposed) 

Front Entry: Required: On frontage line 
Proposed: On frontage line (no changes proposed) 

Absence of Bldg. Façade: Required: N/A 
Proposed: N/A (no changes proposed) 

Opening Width: Required: 25 ft. 
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Proposed: 25 ft. 
 
 

Parking: Required: 11 off-street spaces 
Proposed: 7 off-street spaces 

 
The applicant must provide 11 off-street parking 
spaces at Final Site Plan, or obtain a variance from 
the Board of Zoning Appeals 
 

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

Parking in Frontage: Required: N/A 
Proposed: N/A (no changes proposed) 

Loading Area: Required: 2 off-street loading spaces 
Proposed: 0 off-street loading spaces 

 
The applicant must provide 2 off-street loading 
spaces 40’ x 12’ x 14’ in dimension at Final Site 
Plan, or obtain a variance from the Board of 
Zoning Appeals 

Screening:   
  

Parking: Required: 6 ft. masonry screen wall 
Proposed: No details provided on existing screenwall 

Loading: Required: Screened from view 
Proposed: No loading spaces provided 

Rooftop Mechanical: Required: Screened from view 
Proposed: 8 ft. screen wall (no material details) 

Elect. Transformer: Required: Obscured from public view 
Proposed: Screened by building 

Dumpster: Required: Masonry screenwall with wood gates 
Proposed: Screened by building and existing rear screen wall 
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BUILDING & SITE DATA

BUILDING AREA:

1st FLOOR:
EXISTING FLOOR AREA:
RETAIL SPACE: 3,364.2 SQ.FT.
COMMON SPACE: 855.5 SQ.FT.
STAIRS/ELEV.: 376.6 SQ.FT.
TOTAL AREA: 4,596.3 SQ.FT.

ADDITION FLOOR AREA:
--

TOTAL AREA 4596.3 SQ.FT
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EXISTING FLOOR AREA
OFFICE SPACE: 5,756.6 SQ.FT.
COMMON SPACE: 586.9 SQ.FT.
STAIRS/ELEV.: 431.1 SQ.FT.
TOTAL AREA: 6774.6 SQ.FT.

ADDITION FLOOR AREA:
2934.7 SQ.FT. (43.4%)

TOTAL AREA: 9709.3 SQ.FT.

3rd FLOOR:
EXISTING FLOOR AREA
OFFICE SPACE: 5,637.5 SQ.FT.
COMMON SPACE: 825.5 SQ.FT.
STAIRS/ELEV.: 397.2 SQ.FT.
TOTAL AREA: 6860.2 SQ.FT.

ADDITION FLOOR AREA:
2,934.7 SQ.FT. (42.8%)

TOTAL AREA: 9794.9 SQ.FT.

SITE INFORMATION:

CURRENT ZONING B2 & D3 OVERLAY
PARKING ASSESSMENT 
DISTRICT

SITE AREA: 11,200 ft²

MINIMUM OPEN SPACE: N/A
MAXIMUM LOT COVERAGE: N/A

SETBACKS:
MIN. FRONT YARD SETBACK: N/A
MIN. REAR YARD SETBACK: EQUAL TO EXISTING 

ADJACENT BUILDING
MIN. COMBINED 
FRONT/REAR SETBACK: N/A
MIN. SIDE YARD SETBACK: 0 FEET
4TH FLOOR RESIDENTIAL 10 FEET FROM FACADE

MIN. FLOOR AREA PER UNIT N/A
MAXIMUM TOTAL FLOOR AREA: 100%

MAXIMUM BUILDING HEIGHT: 58 FEET, 4 STORIES

PARKING:
SITE IS IN PARKING ASSESSMENT DISTRICT

4TH FLOOR RESIDENTIAL: 6 UNITS
PARKING SPACES REQUIRED: 7 
PARKING SPACES PROVIDED: 7

BUILDING USE:
OFFICE USE LIMITED TO ONE STORY

GLAZED AREA OF A FACADE ABOVE THE FIRST FLOOR 
LIMITED TO 35%4th FLOOR:

EXISTING FLOOR AREA
--

ADDITION FLOOR AREA:
7,692 SQ.FT. 

TOTAL EXISTING BUILDING AREA:

18,231.1 SQ.FT.

TOTAL ADDITION AREA:

13,561.4 SQ.FT.

TOTAL AREA: 31,792.5 SQ.FT.

BUILDING INCREASE:

74.4%
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BUILDING & SITE DATA

BUILDING AREA:

1st FLOOR:
EXISTING FLOOR AREA:
RETAIL SPACE: 3,364.2 SQ.FT.
COMMON SPACE: 855.5 SQ.FT.
STAIRS/ELEV.: 376.6 SQ.FT.
TOTAL AREA: 4,596.3 SQ.FT.

ADDITION FLOOR AREA:
--

TOTAL AREA 4596.3 SQ.FT

2nd FLOOR:
EXISTING FLOOR AREA
OFFICE SPACE: 5,756.6 SQ.FT.
COMMON SPACE: 586.9 SQ.FT.
STAIRS/ELEV.: 431.1 SQ.FT.
TOTAL AREA: 6774.6 SQ.FT.

ADDITION FLOOR AREA:
2934.7 SQ.FT. (43.4%)

TOTAL AREA: 9709.3 SQ.FT.

3rd FLOOR:
EXISTING FLOOR AREA
OFFICE SPACE: 5,637.5 SQ.FT.
COMMON SPACE: 825.5 SQ.FT.
STAIRS/ELEV.: 397.2 SQ.FT.
TOTAL AREA: 6860.2 SQ.FT.

ADDITION FLOOR AREA:
2,934.7 SQ.FT. (42.8%)

TOTAL AREA: 9794.9 SQ.FT.

SITE INFORMATION:

CURRENT ZONING B2 & D3 OVERLAY
PARKING ASSESSMENT 
DISTRICT

SITE AREA: 11,200 ft²

MINIMUM OPEN SPACE: N/A
MAXIMUM LOT COVERAGE: N/A

SETBACKS:
MIN. FRONT YARD SETBACK: N/A
MIN. REAR YARD SETBACK: EQUAL TO EXISTING 

ADJACENT BUILDING
MIN. COMBINED 
FRONT/REAR SETBACK: N/A
MIN. SIDE YARD SETBACK: 0 FEET
4TH FLOOR RESIDENTIAL 10 FEET FROM FACADE

MIN. FLOOR AREA PER UNIT N/A
MAXIMUM TOTAL FLOOR AREA: 100%

MAXIMUM BUILDING HEIGHT: 58 FEET, 4 STORIES

PARKING:
SITE IS IN PARKING ASSESSMENT DISTRICT

4TH FLOOR RESIDENTIAL: 6 UNITS
PARKING SPACES REQUIRED: 7 
PARKING SPACES PROVIDED: 7

BUILDING USE:
OFFICE USE LIMITED TO ONE STORY

GLAZED AREA OF A FACADE ABOVE THE FIRST FLOOR 
LIMITED TO 35%4th FLOOR:

EXISTING FLOOR AREA
--

ADDITION FLOOR AREA:
7,692 SQ.FT. 

TOTAL EXISTING BUILDING AREA:

18,231.1 SQ.FT.

TOTAL ADDITION AREA:

13,561.4 SQ.FT.

TOTAL AREA: 31,792.5 SQ.FT.

BUILDING INCREASE:

74.4%
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0' - 8" 25' - 11" 24' - 1" 24' - 0" 24' - 2" 1' - 8"

NEW OFFICE 
EXPANSION AREA

2935 SQ.FT.

EXISITING OFFICE 
AREA

4' - 6" 12' - 0" 4' - 0" 4' - 0" 4' - 0" 12' - 0" 4' - 0" 4' - 0" 4' - 0" 20' - 0" 4' - 0" 20' - 0" 4' - 0"

MECH.
SHAFT

BUILDING & SITE DATA

BUILDING AREA:

1st FLOOR:
EXISTING FLOOR AREA:
RETAIL SPACE: 3,364.2 SQ.FT.
COMMON SPACE: 855.5 SQ.FT.
STAIRS/ELEV.: 376.6 SQ.FT.
TOTAL AREA: 4,596.3 SQ.FT.

ADDITION FLOOR AREA:
--

TOTAL AREA 4596.3 SQ.FT

2nd FLOOR:
EXISTING FLOOR AREA
OFFICE SPACE: 5,756.6 SQ.FT.
COMMON SPACE: 586.9 SQ.FT.
STAIRS/ELEV.: 431.1 SQ.FT.
TOTAL AREA: 6774.6 SQ.FT.

ADDITION FLOOR AREA:
2934.7 SQ.FT. (43.4%)

TOTAL AREA: 9709.3 SQ.FT.

3rd FLOOR:
EXISTING FLOOR AREA
OFFICE SPACE: 5,637.5 SQ.FT.
COMMON SPACE: 825.5 SQ.FT.
STAIRS/ELEV.: 397.2 SQ.FT.
TOTAL AREA: 6860.2 SQ.FT.

ADDITION FLOOR AREA:
2,934.7 SQ.FT. (42.8%)

TOTAL AREA: 9794.9 SQ.FT.

SITE INFORMATION:

CURRENT ZONING B2 & D3 OVERLAY
PARKING ASSESSMENT 
DISTRICT

SITE AREA: 11,200 ft²

MINIMUM OPEN SPACE: N/A
MAXIMUM LOT COVERAGE: N/A

SETBACKS:
MIN. FRONT YARD SETBACK: N/A
MIN. REAR YARD SETBACK: EQUAL TO EXISTING 

ADJACENT BUILDING
MIN. COMBINED 
FRONT/REAR SETBACK: N/A
MIN. SIDE YARD SETBACK: 0 FEET
4TH FLOOR RESIDENTIAL 10 FEET FROM FACADE

MIN. FLOOR AREA PER UNIT N/A
MAXIMUM TOTAL FLOOR AREA: 100%

MAXIMUM BUILDING HEIGHT: 58 FEET, 4 STORIES

PARKING:
SITE IS IN PARKING ASSESSMENT DISTRICT

4TH FLOOR RESIDENTIAL: 6 UNITS
PARKING SPACES REQUIRED: 7 
PARKING SPACES PROVIDED: 7

BUILDING USE:
OFFICE USE LIMITED TO ONE STORY

GLAZED AREA OF A FACADE ABOVE THE FIRST FLOOR 
LIMITED TO 35%4th FLOOR:

EXISTING FLOOR AREA
--

ADDITION FLOOR AREA:
7,692 SQ.FT. 

TOTAL EXISTING BUILDING AREA:

18,231.1 SQ.FT.

TOTAL ADDITION AREA:

13,561.4 SQ.FT.

TOTAL AREA: 31,792.5 SQ.FT.

BUILDING INCREASE:

74.4%

As indicated2nd FLOOR PLAN

06/12/2019

SD-202

NAJOR COMPANIES

SCALE:  1/8" = 1'-0"401

LVL 2 - FLOOR PLAN1

N
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SITE DATA CHART
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4' - 6" 4' - 0" 4' - 0" 12' - 0" 4' - 0" 20' - 0" 4' - 0" 20' - 0" 4' - 0" 20' - 0" 4' - 0"

MECH.
SHAFT

NEW OFFICE 
EXPANSION AREA

2.935 SQ.FT.

EXISITING OFFICE AREA
6860 SQ.FT.

WASHROOMS

WASHROOMS

BUILDING & SITE DATA

BUILDING AREA:

1st FLOOR:
EXISTING FLOOR AREA:
RETAIL SPACE: 3,364.2 SQ.FT.
COMMON SPACE: 855.5 SQ.FT.
STAIRS/ELEV.: 376.6 SQ.FT.
TOTAL AREA: 4,596.3 SQ.FT.

ADDITION FLOOR AREA:
--

TOTAL AREA 4596.3 SQ.FT

2nd FLOOR:
EXISTING FLOOR AREA
OFFICE SPACE: 5,756.6 SQ.FT.
COMMON SPACE: 586.9 SQ.FT.
STAIRS/ELEV.: 431.1 SQ.FT.
TOTAL AREA: 6774.6 SQ.FT.

ADDITION FLOOR AREA:
2934.7 SQ.FT. (43.4%)

TOTAL AREA: 9709.3 SQ.FT.

3rd FLOOR:
EXISTING FLOOR AREA
OFFICE SPACE: 5,637.5 SQ.FT.
COMMON SPACE: 825.5 SQ.FT.
STAIRS/ELEV.: 397.2 SQ.FT.
TOTAL AREA: 6860.2 SQ.FT.

ADDITION FLOOR AREA:
2,934.7 SQ.FT. (42.8%)

TOTAL AREA: 9794.9 SQ.FT.

SITE INFORMATION:

CURRENT ZONING B2 & D3 OVERLAY
PARKING ASSESSMENT 
DISTRICT

SITE AREA: 11,200 ft²

MINIMUM OPEN SPACE: N/A
MAXIMUM LOT COVERAGE: N/A

SETBACKS:
MIN. FRONT YARD SETBACK: N/A
MIN. REAR YARD SETBACK: EQUAL TO EXISTING 

ADJACENT BUILDING
MIN. COMBINED 
FRONT/REAR SETBACK: N/A
MIN. SIDE YARD SETBACK: 0 FEET
4TH FLOOR RESIDENTIAL 10 FEET FROM FACADE

MIN. FLOOR AREA PER UNIT N/A
MAXIMUM TOTAL FLOOR AREA: 100%

MAXIMUM BUILDING HEIGHT: 58 FEET, 4 STORIES

PARKING:
SITE IS IN PARKING ASSESSMENT DISTRICT

4TH FLOOR RESIDENTIAL: 6 UNITS
PARKING SPACES REQUIRED: 7 
PARKING SPACES PROVIDED: 7

BUILDING USE:
OFFICE USE LIMITED TO ONE STORY

GLAZED AREA OF A FACADE ABOVE THE FIRST FLOOR 
LIMITED TO 35%4th FLOOR:

EXISTING FLOOR AREA
--

ADDITION FLOOR AREA:
7,692 SQ.FT. 

TOTAL EXISTING BUILDING AREA:

18,231.1 SQ.FT.

TOTAL ADDITION AREA:

13,561.4 SQ.FT.

TOTAL AREA: 31,792.5 SQ.FT.

BUILDING INCREASE:

74.4%

As indicated3rd FLOOR PLAN

06/12/2019

SD-203

NAJOR COMPANIES

SCALE:  1/8" = 1'-0"401

LVL 3 - FLOOR PLAN1
N
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BUILDING & SITE DATA

BUILDING AREA:

1st FLOOR:
EXISTING FLOOR AREA:
RETAIL SPACE: 3,364.2 SQ.FT.
COMMON SPACE: 855.5 SQ.FT.
STAIRS/ELEV.: 376.6 SQ.FT.
TOTAL AREA: 4,596.3 SQ.FT.

ADDITION FLOOR AREA:
--

TOTAL AREA 4596.3 SQ.FT

2nd FLOOR:
EXISTING FLOOR AREA
OFFICE SPACE: 5,756.6 SQ.FT.
COMMON SPACE: 586.9 SQ.FT.
STAIRS/ELEV.: 431.1 SQ.FT.
TOTAL AREA: 6774.6 SQ.FT.

ADDITION FLOOR AREA:
2934.7 SQ.FT. (43.4%)

TOTAL AREA: 9709.3 SQ.FT.

3rd FLOOR:
EXISTING FLOOR AREA
OFFICE SPACE: 5,637.5 SQ.FT.
COMMON SPACE: 825.5 SQ.FT.
STAIRS/ELEV.: 397.2 SQ.FT.
TOTAL AREA: 6860.2 SQ.FT.

ADDITION FLOOR AREA:
2,934.7 SQ.FT. (42.8%)

TOTAL AREA: 9794.9 SQ.FT.

SITE INFORMATION:

CURRENT ZONING B2 & D3 OVERLAY
PARKING ASSESSMENT 
DISTRICT

SITE AREA: 11,200 ft²

MINIMUM OPEN SPACE: N/A
MAXIMUM LOT COVERAGE: N/A

SETBACKS:
MIN. FRONT YARD SETBACK: N/A
MIN. REAR YARD SETBACK: EQUAL TO EXISTING 

ADJACENT BUILDING
MIN. COMBINED 
FRONT/REAR SETBACK: N/A
MIN. SIDE YARD SETBACK: 0 FEET
4TH FLOOR RESIDENTIAL 10 FEET FROM FACADE

MIN. FLOOR AREA PER UNIT N/A
MAXIMUM TOTAL FLOOR AREA: 100%

MAXIMUM BUILDING HEIGHT: 58 FEET, 4 STORIES

PARKING:
SITE IS IN PARKING ASSESSMENT DISTRICT

4TH FLOOR RESIDENTIAL: 6 UNITS
PARKING SPACES REQUIRED: 7 
PARKING SPACES PROVIDED: 7

BUILDING USE:
OFFICE USE LIMITED TO ONE STORY

GLAZED AREA OF A FACADE ABOVE THE FIRST FLOOR 
LIMITED TO 35%4th FLOOR:

EXISTING FLOOR AREA
--

ADDITION FLOOR AREA:
7,692 SQ.FT. 

TOTAL EXISTING BUILDING AREA:

18,231.1 SQ.FT.

TOTAL ADDITION AREA:

13,561.4 SQ.FT.

TOTAL AREA: 31,792.5 SQ.FT.

BUILDING INCREASE:

74.4%

As indicated4th FLOOR PLAN

06/12/2019

SD-204

NAJOR COMPANIES

SCALE:  1/8" = 1'-0"401

LVL 4 - NEW ADD. FLOOR PLAN1
N
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BUILDING & SITE DATA

BUILDING AREA:

1st FLOOR:
EXISTING FLOOR AREA:
RETAIL SPACE: 3,364.2 SQ.FT.
COMMON SPACE: 855.5 SQ.FT.
STAIRS/ELEV.: 376.6 SQ.FT.
TOTAL AREA: 4,596.3 SQ.FT.

ADDITION FLOOR AREA:
--

TOTAL AREA 4596.3 SQ.FT

2nd FLOOR:
EXISTING FLOOR AREA
OFFICE SPACE: 5,756.6 SQ.FT.
COMMON SPACE: 586.9 SQ.FT.
STAIRS/ELEV.: 431.1 SQ.FT.
TOTAL AREA: 6774.6 SQ.FT.

ADDITION FLOOR AREA:
2934.7 SQ.FT. (43.4%)

TOTAL AREA: 9709.3 SQ.FT.

3rd FLOOR:
EXISTING FLOOR AREA
OFFICE SPACE: 5,637.5 SQ.FT.
COMMON SPACE: 825.5 SQ.FT.
STAIRS/ELEV.: 397.2 SQ.FT.
TOTAL AREA: 6860.2 SQ.FT.

ADDITION FLOOR AREA:
2,934.7 SQ.FT. (42.8%)

TOTAL AREA: 9794.9 SQ.FT.

SITE INFORMATION:

CURRENT ZONING B2 & D3 OVERLAY
PARKING ASSESSMENT 
DISTRICT

SITE AREA: 11,200 ft²

MINIMUM OPEN SPACE: N/A
MAXIMUM LOT COVERAGE: N/A

SETBACKS:
MIN. FRONT YARD SETBACK: N/A
MIN. REAR YARD SETBACK: EQUAL TO EXISTING 

ADJACENT BUILDING
MIN. COMBINED 
FRONT/REAR SETBACK: N/A
MIN. SIDE YARD SETBACK: 0 FEET
4TH FLOOR RESIDENTIAL 10 FEET FROM FACADE

MIN. FLOOR AREA PER UNIT N/A
MAXIMUM TOTAL FLOOR AREA: 100%

MAXIMUM BUILDING HEIGHT: 58 FEET, 4 STORIES

PARKING:
SITE IS IN PARKING ASSESSMENT DISTRICT

4TH FLOOR RESIDENTIAL: 6 UNITS
PARKING SPACES REQUIRED: 7 
PARKING SPACES PROVIDED: 7

BUILDING USE:
OFFICE USE LIMITED TO ONE STORY

GLAZED AREA OF A FACADE ABOVE THE FIRST FLOOR 
LIMITED TO 35%4th FLOOR:

EXISTING FLOOR AREA
--

ADDITION FLOOR AREA:
7,692 SQ.FT. 

TOTAL EXISTING BUILDING AREA:

18,231.1 SQ.FT.

TOTAL ADDITION AREA:

13,561.4 SQ.FT.

TOTAL AREA: 31,792.5 SQ.FT.

BUILDING INCREASE:

74.4%

As indicatedROOF PLAN

08/06/19

SD-205

NAJOR COMPANIES

SCALE:  1/8" = 1'-0"401

SD ROOF PLAN1
N
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Preliminary Site Plan 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 Design Review Board Approval:_________________ 
Will proposed project require the division of platted lots? ___ 
__________________________________________________ 
Will proposed project require the combination of platted lots? 
__________________________________________________ 
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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:________________________________ 
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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:_________________________ 
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18. Building Lighting 
Number of light standards on building:__________________ 
Size of light fixtures (L•W•H):________________________ 
Maximum wattage per fixture:_________________________ 
Light level at each property line:_______________________ 
 

 
Type of light standards on building:____________________ 
_________________________________________________ 
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? __________________ 
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The undersigned states the above information is true and correct, and understands that it is the 
responsibility of the applicant to advise the Planning Division and / or Building Division of any 
additional changes made to an approved site plan.  The undersigned further states that they have 
reviewed the procedures and guidelines for Site Plan Review in Birmingham, and have complied 
with same.   The undersigned will be in attendance at the Planning Board meeting when this 
application will be discussed. 

Signature of Owner:  __________________________________________  Date:  ________________  

Print Name:  _________________________________________________   

Signature of Applicant:  _______________________________________  Date:  ________________  

Print Name:  _________________________________________________   

Signature of Architect:  _______________________________________  Date:  ________________  

Print Name:  _________________________________________________   

 

Office Use Only 
 
Application #: _____________________Date Received: ___________________ Fee: ________________________ 
 
Date of Approval: ________________ Date of Denial: ________________ Accepted by: _____________________ 

 
 

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

Property #7 
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 #8 
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 #9 
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 Description:________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
_________________________________________________ 
North, south, east or west of property? __________________ 
 

Property #11
Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 

Property #10
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? __________________ 
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Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 

#12

Mike.Rutherford
Typewritten text
1

Mike.Rutherford
Typewritten text
Residential

Mike.Rutherford
Typewritten text
3,200 ft²

Mike.Rutherford
Typewritten text
425 ft²

Mike.Rutherford
Typewritten text
unknown

Mike.Rutherford
Typewritten text
2 Storey Residential building

Mike.Rutherford
Typewritten text
East

Mike.Rutherford
Typewritten text
R2

Mike.Rutherford
Typewritten text
1

Mike.Rutherford
Typewritten text
Residential

Mike.Rutherford
Typewritten text
2,100 ft²

Mike.Rutherford
Typewritten text
650 ft²

Mike.Rutherford
Typewritten text
unknown

Mike.Rutherford
Typewritten text
2 Storey Residential building

Mike.Rutherford
Typewritten text
East

Mike.Rutherford
Typewritten text
R2

Mike.Rutherford
Typewritten text
1

Mike.Rutherford
Typewritten text
Residential

Mike.Rutherford
Typewritten text
3,740 ft²

Mike.Rutherford
Typewritten text
N/A

Mike.Rutherford
Typewritten text
unknown

Mike.Rutherford
Typewritten text
2 Storey Residential building

Mike.Rutherford
Typewritten text
North

Mike.Rutherford
Typewritten text
R2

Mike.Rutherford
Typewritten text
1

Mike.Rutherford
Typewritten text
Residential

Mike.Rutherford
Typewritten text
3,800 ft²

Mike.Rutherford
Typewritten text
N/A

Mike.Rutherford
Typewritten text
unknown

Mike.Rutherford
Typewritten text
2 Storey Residential building

Mike.Rutherford
Typewritten text
North

Mike.Rutherford
Typewritten text
R2

Mike.Rutherford
Typewritten text
1

Mike.Rutherford
Typewritten text
Residential

Mike.Rutherford
Typewritten text
3,400 ft²

Mike.Rutherford
Typewritten text
740 ft²

Mike.Rutherford
Typewritten text
unknown

Mike.Rutherford
Typewritten text
2 Storey Residential building

Mike.Rutherford
Typewritten text
North

Mike.Rutherford
Typewritten text
R2

Mike.Rutherford
Typewritten text
1

Mike.Rutherford
Typewritten text
Office

Mike.Rutherford
Typewritten text
56,000 ft²

Mike.Rutherford
Typewritten text
N/A

Mike.Rutherford
Typewritten text
unknown

Mike.Rutherford
Typewritten text
4 Storey commercial building

Mike.Rutherford
Typewritten text
North

Mike.Rutherford
Typewritten text
B2 - overlay D3



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

Property #11
Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 

#13

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

Property #11
Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 

#14

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

Property #11
Number of buildings on site:___________________________ 
Zoning district:_____________________________________ 
Use type:__________________________________________ 
Square footage of principal building:____________________ 
Square footage of accessory buildings:___________________ 
Number of parking spaces:____________________________ 
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PRELIMINARY SIT PLAN 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. 

 
 
Preliminary 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”); 
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___ 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. 
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Notice Signs - Rental Application 
Community Development 

 
1.  Applicant              Property Owner 
Name: ______________________________________________  Name: _____________________________________________  
Address: ____________________________________________  Address: ___________________________________________  
 ___________________________________________________   __________________________________________________  
Phone Number: _______________________________________  Phone Number: ______________________________________  
Fax Number: _________________________________________  Fax Number: ________________________________________  

Email address: _______________________________________        Email Address: ______________________________________ 

 
2.   Project Information 
Address/Location of Property: ___________________________  Name of Historic District site is in, if any:_________________ 
Name of Development: _________________________________  Current Use: ________________________________________  
Area in Acres:  _______________________________________  Current Zoning:  _____________________________________   
 
3.   Date of Board Review  
Board of Building Trades Appeals: ________________________     Board of Zoning Appeals:  _____________________________   
City Commission: _____________________________________      Design Review Board: _________________________________   
Historic District Commission:____________________________      Housing Board of Appeals: ______________________________ 
Planning Board:  _______________________________________  
 

The undersigned states the above information is true and correct, and understands that it is the 
responsibility of the applicant to post the Notice Sign(s) at least 15 days prior to the date on which the 
project will be reviewed by the appropriate board or commission, and to ensure that the Notice Sign(s) 
remains posted during the entire 15 day mandatory posting period.  The undersigned further agrees to 
pay a rental fee and security deposit for the Notice Sign(s), and to remove all such signs on the day 
immediately following the date of the hearing at which the project was reviewed.  The security deposit 
will be refunded when the Notice Sign(s) are returned undamaged to the Community Development 
Department.  Failure to return the Notice Sign(s) and/or damage to the Notice Sign(s) will result in 
forfeiture of the security deposit.   

 

Signature of Applicant:  ________________________________________  Date:  ___________________  

 

Office Use Only 
Application #:________________________  Date Received:____________________     Fee:_________________________________   
 
Date of Approval:_____________________  Date of Denial:____________________     Reviewed by:_________________________ 
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Fee Schedule 
 

Administrative Approval $100 

Board of Zoning Appeals* 
 Single Family Residential 
 
 All Others 

 
$310 
 
$510 

Community Impact Study Review* $2,050  

Design Review* $350 

Lot Division* $200 / parcel affected 

Historic District Review* 
 Single Family Residential District 
 
 All other zone districts 

 
No charge 
 
$350 

Public Notice Sign $100 / refundable deposit 
$50 fee 

Site Plan Review* 
 R4 through R8 zone district 

 
 Nonresidential districts 

 
$850 plus $50 per dwelling unit  
 
$1,050 plus $50 per acre or portion of 
acre 
 

Special Land Use Permit* 
 Plus Site Plan Review 
 Plus Design Review 
 Plus Publish of Legal Notice 
 Plus sign rental and deposit 
 

$800 
$1,050 
$350 
$450 
$150 
Total fee: $2,800 

Special Land Use Permit Annual Renewal Fee $200 

Temporary Use Permit $100 

Zoning Compliance Letter $50 

 
The fees for Design Review, Site Plan Review, Historic District Review and Special Land 
Use Permits shall be double the listed amounts in the event the work is commenced 
prior to the filing of an application for review by the City of Birmingham. 
 
Ordinance No. 1751 (Appendix A, Section 7.38 of the Birmingham City Code) 



September 19, 2019 
 
To:  City of Birmingham Planning Board 
 
I would like to express my concerns regarding the Final Site plan review for 344 N. Old 
Woodward (existing office building).   
 
I live at 343 Ferndale and the proposed project is directly behind my home.   When I bought my 
home in January of 2000 I was fully aware that I was buying a house with a 3‐story office 
building in the backyard ‐ I was not concerned as I knew that the building would be unoccupied 
most evenings and weekends.   And it was my understanding at that time that the building was 
a tall as the zoning allowed. 

 
I have (2) areas of concern regarding this project: 
 

1.  The overall process: 
a. It is disappointing to me that the very first time I was made aware of this 

proposal was thru a postcard from the city.  There was no communication from 
the building owner to the neighbors who will be highly impacted by this 
proposed project. 

b. I’m surprised that the project has already progressed to final review with no 
preliminary site review having been done. 

c. I spoke with my neighbors at 333 Ferndale and 347 Ferndale and neither 
received the notification. 

2. The project: 
a. As of the date of this letter the building plans are not available online – but it is 

my understanding that the proposal is for (6) residential units (3) of which will be 
positioned to look directly into my second story and backyard.  

b. I spoke to Brooks in the planning office and understand that there is a setback 
requirement on the front (Old Woodward) but that on the rear there is no 
setback required and units will be build right to the edge of the building. 

c. But my biggest concern is the undeniable impact to the sunlight, privacy and the 
ability to enjoy my backyard if these residential units are approved. 

 
I understand and support the efforts of the city to have more residential units downtown but 
the addition of more $1,000,000 condos at the detriment of a residential neighborhood does 
not seem like a good trade off. 
 
Thank you for your consideration. 
 
Kathryn Gaines 
343 Ferndale 
Katy4001@yahoo.com 
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