
 

 

AGENDA 
VIRTUAL BIRMINGHAM HISTORIC DISTRICT COMMISSION MEETING 

WEDNESDAY – January 20th, 2021 
***************** 7:00 PM***************** 

 
Link to Access Virtual Meeting: https://zoom.us/j/91282479817 
Telephone Meeting Access: 877 853 5247 US Toll-free 
Meeting ID Code: 912 8247 9817 
 
 

1) Roll Call 
2) Approval of the HDC Minutes of January 6th, 2021 
3) Courtesy Review 
4) Historic Design Review 

A. 380 S. Bates – Community House 
5) Sign Review 
6) Study Session 
7) Miscellaneous Business and Communication 

A. Pre-Application Discussions 
B. Draft Agenda 

1. February 3rd, 2021 
C. Staff Reports 

1. Administrative Sign Approvals 
2. Administrative Approvals 
3. Demolitions – December 2020 
4. Action List 2021 

8) Adjournment 
 

Notice: Individuals requiring accommodations, such as interpreter services for effective participation in 
this meeting should contact the City Clerk's Office at (248) 530-1880 at least on day in advance of the 
public meeting. 

 
Las personas que requieren alojamiento, tales como servicios de interpretación, la participación efectiva 
en esta reunión deben ponerse en contacto con la Oficina del Secretario Municipal al (248) 530-
1880 por lo menos el día antes de la reunión pública.  (Title VI of the Civil Rights Act of 1964). 
 
A PERSON DESIGNATED WITH THE AUTHORITY TO MAKE DECISIONS MUST BE PRESENT 

AT THE MEETING. 
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 Historic District Commission 
Minutes Of January 6, 2021 

Held Remotely Via Zoom And Telephone Access 
            
Minutes of the regular meeting of the Historic District Commission (“HDC”) held Wednesday, 
January 6, 2021. Chairman John Henke called the meeting to order at 7:00 p.m.  
 
1)  ROLLCALL 
 
Present: Chairman John Henke; Vice-Chairman Keith Deyer; Board Members Gigi Debbrecht 

(arrived 7:16 p.m.), Natalia Dukas, Dustin Kolo, Patricia Lang (arrived 7:14 p.m.), 
Michael Willoughby; Alternate Board Member Steven Lemberg (all members 
located in Birmingham, MI) 

   
Absent: Alternate Board Member Cassandra McCarthy 
 
Administration: Nicholas Dupuis, City Planner 
  Laura Eichenhorn, City Transcriptionist 
 

01-001-21 
 
2)  Approval Of Minutes 
 
Mr. Lemberg clarified that he was not sworn in until after the meeting of December 16, 2020, 
meaning he was not actually absent from the December 16, 2020 meeting.  
 
Motion by Mr. Willoughby 
Seconded by Ms. Dukas to approve the HDC Minutes of December 16, 2020 as 
amended. 
 
Motion carried, 5-0. 
 
ROLL CALL VOTE  
Yeas:  Willoughby, Dukas, Henke, Kolo, Deyer 
Nays:  None 
Abstain: Lemberg 
 

01-002-21 
 
3)  Courtesy Review 
 
None. 
 

01-003-21 
 
4)  Historic Design Review 
 
None. 
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01-004-21 

 
5)  Sign Review  
 
None. 

01-005-21 
 

6)  Study Session  
 

A. 100 N. Old Woodward – Means & Methods Report  
 

Chairman Henke reviewed the item. 
 
CP Dupuis stated the City would most likely hire a building inspector from McKenna, with whom 
the City already has a consulting contract. The inspector would be present to represent the City’s 
interests in maintaining the historic nature of the building, with CP Dupuis and or Assistant 
Building Official Mike Morad regularly checking in on the work as well. 
 
There was consensus that the building inspector would need to be sufficiently versed in the City’s 
concerns and goals with regard to the building’s historic preservation. 
 
Mr. Deyer recommended that CP Dupuis be present when the representative travertine pieces 
are taken down. He also asked that some of the lower travertine tiles be removed so the condition 
of the brick behind them could be check. 
 
CP Dupuis said the builder would be taking a lot of photos so the HDC could have a good sense 
of the condition of the brick behind all of the tiles. 
 
In reply to a question from Mr. Kolo, Chairman Henke said that he made it clear to City Attorney 
Currier that he wanted any contract with the builder to make clear that the HDC would have 
jurisdiction over any work that pertains to historic portions of the building and not just to the 
exploratory work. 
 
CP Dupuis and Chairman Henke said it is likely that a small, easy-to-repair hole could be made to 
check the condition of the brick in the upper ⅕ of the building. CP Dupuis said he could confirm 
that with the builder.  
 

01-006-21 
 

7) Miscellaneous Business and Communication  
 
CP Dupuis recommended that the HDC members plan to attend the January 13, 2021 Planning 
Board meeting which would be discussing the neighborhood aspects of the master plan draft. He 
said it would be helpful if they weighed in on historic preservation proposals in the master plan 
draft. 
 
In reply to CP Dupuis’ comments, Ms. Dukas and Ms. Lang said they would be in attendance.  
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Ms. Lang said in general she would like the HDC to be more proactive in creating more cultural 
support for historic preservation in the City. 
 

A. Pre-Application Discussions   
B. Draft Agenda: January 20, 2021 
C. Staff Reports 

1. Administrative Sign Approvals  
2. Administrative Approvals  
 

The HDC assented to allowing CP Dupuis to administratively approve minor roof repair work at 
544 S. Bates. The plan is to repair the location of the roof leak and to remove the skylights which 
were causing the roof to leak. 

 
3. Demolitions 
3. Action List - 2021 
4. Historical Preservation Collaboration Matrix  

 
01-007-21 

 
Adjournment 
 
Motion by Ms. Dukas 
Seconded by Ms. Lang to adjourn the HDC meeting of January 6, 2021 at 7:38 p.m. 
 
Motion carried, 7-0. 
 
ROLL CALL VOTE  
Yeas:  Dukas, Lang, Willoughby, Kolo, Debbrecht, Deyer, Henke  
Nays:  None 
 
 
 

Nicholas Dupuis 
City Planner    



 

 

MEMORANDUM 
 

Planning Division 
 
DATE:   January 20th, 2021 
 
TO:   Historic District Commission 
 
FROM:  Nicholas Dupuis, City Planner 
 
SUBJECT: 380 S. Bates – Community House – Design Review 
  
 
Zoning:   R-2 Single-Family Residential 
Existing Use:   Single-family Residential 
 
History 
A small frame house served as the first community house, located at the corner of W. Maple and 
Bates, was leased from the St. James Episcopal Church and opened in 1923. In 1928, a campaign 
was started to raise funds for the present building. 200 women, under the chairmanship of Mrs. 
Charles Shain, raised $115,000 ($1,226,387.81 in 2005 dollars) in cash and pledges. The property 
was purchased for $10,000 from Ethel Bassett in the fall of 1929. The cornerstone was laid on 
April 28, 1928, and the building completed in the following year. In 1956 the house underwent a 
major modernization effort including new painting and landscape on the exterior. In 1962 
additional property was purchased at the southeast corner of Merrill and Chester. The present 
Community House has served the Birmingham area as an activities and learning center since its 
erection, It has been a home for everyone, young and old, who lives in this highly active and 
mobile community. It is a “home” also in a subjective sense – the home of a community spirit; a 
community pride. 
 
Proposal 
The applicant has submitted a Design Review application to replace 15 non-historic windows on 
the 1980/90’s addition of the historic Community House. The 15 windows are located on the first 
floor along the early childhood development center. The applicant has advised that the current 
windows are in poor shape and have design features such as false muntins that detract from the 
functionality of the windows. The existing windows are white vinyl windows. 
 
The current proposal is to install 15 custom double-hung vinyl windows from Wallside Windows 
with white frames and white muntins. The two sashes will each be [visually] separated into 6 
panes to match the style of the existing windows on the building. 
 
Recommendation 
Chapter 127, Section 127-11 of the Birmingham Code of Ordinances states that in reviewing 
plans, the commission shall follow the U.S. secretary of the interior's standards for rehabilitation 
and guidelines for rehabilitating historic buildings. The proposal to replace non-historic vinyl 
windows with new vinyl windows of the same design does not appear to violate many of the 
applicable standards. As no historic materials are being removed, standards 2, 4, 5 and 6 appear 



 

 

to be satisfied. In addition, the historic use of the site will remain unchanged as outlined in 
standard 1.  
 
Although the Secretary of the Interior’s Standards for Rehabilitation appear to be met with the 
proposed window replacement, windows are one of the few parts of a building serving as both 
an interior and exterior feature and are nearly always an important part of the historic character 
of a building. In most buildings, windows also comprise a considerable amount of the historic 
fabric of the wall plane and thus are deserving of special consideration in a rehabilitation project. 
Although the proposed window replacement is located on an addition and not the original historic 
resource, the addition appears to have been built with an intent to match the original 1930’s 
structure in both material and design; a decision that complicates the current proposal in some 
regards. If the same addition were to be proposed today, it would likely have been denied or 
altered to meet standard number 9, which requires additions to differentiate themselves as to 
avoid jeopardizing the historic integrity of the resource. The Historic District Commission should 
discuss the proposed vinyl windows in regards to the buildings history and original materials (and 
original windows, as advised by the applicant) that still characterize the original resource to this 
day. 
 
Although the windows proposed to be replaced are not historic, the National Park Service offers 
extensive recommendations and guidance for historic windows through the following categories: 
(1) identify, retain and preserve, (2) protect and maintain, (3) repair, and (4) replace. A table 
with all of the recommendations is attached for your review. 
 
Please see the final pages of this report for a full list of the Secretary of the Interior’s Standards 
for Rehabilitation and Guidelines for Rehabilitating Historic Buildings. The Standards are to be 
applied to specific rehabilitation projects in a reasonable manner, taking into consideration 
economic and technical feasibility. 
 
Wording for Motions 
I move that the Commission APPROVE the Historic Design Review application and issue a 
Certificate of Appropriateness for 380 S. Bates – The Community House. The work as proposed 
meets The Secretary of the Interior's Standards for Rehabilitation standard numbers ________. 
 

OR 
 
I move that the Commission APPROVE the Historic Design Review application and issue a 
Certificate of Appropriateness for 380 S. Bates – The Community House – with the condition(s) 
listed below. The work as proposed meets The Secretary of the Interior's Standards for 
Rehabilitation standard numbers ________. 
 

1. _______________________________________________________________________ 
2. _______________________________________________________________________ 
3. _______________________________________________________________________ 

 
OR 

 
I move that the Commission POSTPONE the Historic Design Review application and the issuance 
of a Certificate of Appropriateness for 380 S. Bates – The Community House – until the following 



 

 

conditions listed below are met. The Secretary of the Interior's Standards for Rehabilitation 
standard number(s) ________ will be met upon fulfillment of condition(s). 
 

1. _______________________________________________________________________ 
2. _______________________________________________________________________ 
3. _______________________________________________________________________ 

 
OR 

 
I move the Commission issue a NOTICE TO PROCEED for 380 S. Bates – The Community House 
– for number(s) ________. The work is not appropriate, however the following condition prevails 
(see list below): ________and the proposed application will materially correct the condition. 
 

Choose from one of these conditions: 
 

1. The resource constitutes hazard to the safety of the public or the structure's 
occupants. 

2. The resource is a deterrent to a major improvement program that will be of substantial 
benefit to the community and the applicant proposing the work has obtained all 
necessary planning and zoning approvals, financing, and environmental clearances. 

3. Retaining the resource will cause undue financial hardship to the owner when a 
governmental action, an act of God, or other events beyond the owner’s control 
created the hardship, and all feasible alternatives to eliminate the  financial hardship, 
which may include offering the resource for sale at its fair market value or moving the 
resource to a vacant site within the historic district. have been attempted and 
exhausted by the owner. 

4. Retaining the resource is not in the best of the majority of the community. 
 

OR 
 
I move that the Commission DENY the Historic Design Review application for 380 S. Bates – The 
Community House. Because of ________ the work does not meet The Secretary of the Interior's 
Standards for Rehabilitation standard number(s) ___________. 
 
 
 
 
 
 
 
 
 
 



 

 

THE SECRETARY OF THE INTERIOR'S STANDARDS FOR REHABILITATION AND 
GUIDELINES FOR REHABILITATING HISTORIC BUILDINGS 
 
The U. S. secretary of the interior standards for rehabilitation are as follows: 

 
1. A property shall be used for its historic purpose or be placed in a new use that requires 

minimal change to the defining characteristics of the building and its site and environment. 
 

2. The historic character of a property shall be retained and preserved. The removal of historic 
materials or alteration of features and spaces that characterize a property shall be avoided. 

 
3. Each property shall be recognized as a physical record of its time, place, and use. Changes 

that create a false sense of historical development, such as adding conjectural features or 
architectural elements from other buildings, shall not be undertaken. 

 
4. Most properties change over time; those changes that have acquired historic significance in 

their own right shall be retained and preserved. 
 
5. Distinctive features, finishes, and construction techniques or examples of craftsmanship that 

characterize a property shall be preserved. 
 
6. Deteriorated historic features shall be repaired rather than replaced. Where the severity of 

deterioration requires replacement of a distinctive feature, the new feature shall match the 
old in design, color, texture, and other visual qualities and, where possible, materials. 
Replacement of missing features shall be substantiated by documentary, physical, or pictorial 
evidence. 

 
7. Chemical or physical treatments, such as sandblasting, that cause damage to historic 

materials shall not be used. The surface cleaning of structures, if appropriate, shall be 
undertaken using the gentlest means possible. 

 
8. Significant archaeological resources affected by a project shall be protected and preserved. If 

such resources must be disturbed, mitigation measures shall be undertaken. 
 
9. New additions, exterior alterations, or related new construction shall not destroy historic 

materials that characterize the property. The new work shall be differentiated from the old 
and shall be compatible with the massing, size, scale, and architectural features to protect 
the historic integrity of the property and its environment. 

 
10. New additions and adjacent or related new construction shall be undertaken in such a manner 

that if removed in the future, the essential form and integrity of the historic property and its 
environment would be unimpaired. 

 
 
 
 
 
 



 

 

National Park Service – Technical Preservation Services 
 
Windows 
 
Identify, Retain, and Preserve  
Recommended  Identifying, retaining, and preserving windows--and their functional 

and decorative features--that are important in defining the overall 
historic character of the building.  

 Such features can include frames, sash, muntins, glazing, sills, heads, 
hoodmolds, paneled or decorated jambs and moldings, and interior 
and exterior shutters and blinds. 

 Conducting an in-depth survey of the conditions of existing windows 
early in rehabilitation planning so that repair and upgrading methods 
and possible replacement options can be fully explored. 

Not Recommended  Removing or radically changing windows which are important in 
defining the historic character of the building so that, as a result, the 
character is diminished. 

 Changing the number, location, size or glazing pattern of windows, 
through cutting new openings, blocking-in windows, and installing 
replacement sash that do not fit the historic window opening. 

 Changing the historic appearance of windows through the use of 
inappropriate designs, materials, finishes, or colors which noticeably 
change the sash, depth of reveal, and muntin configuration; the 
reflectivity and color of the glazing; or the appearance of the frame. 

 Obscuring historic window trim with metal or other material. 
 Stripping windows of historic material such as wood, cast iron, and 

bronze. 
 Replacing windows solely because of peeling paint, broken glass, 

stuck sash, and high air infiltration. These conditions, in themselves, 
are no indication that windows are beyond repair. 

Protect and Maintain 
Recommended  Protecting and maintaining the wood and architectural metal which 

comprise the window frame, sash, muntins, and surrounds through 
appropriate surface treatments such as cleaning, rust removal, limited 
paint removal, and re-application of protective coating systems. 

 Making windows weather tight by re-caulking and replacing or 
installing weather-stripping. These actions also improve thermal 
efficiency. 

 Evaluating the overall condition of materials to determine whether 
more than protection and maintenance are required, i.e. if repairs to 
windows and window features will be required. 

Not Recommended  Failing to provide adequate protection of materials on a cyclical basis 
so that deterioration of the window results. 

 Retrofitting or replacing windows rather than maintaining the sash, 
frame, and glazing. 

 Failing to undertake adequate measures to assure the protection of 
historic windows. 

 



 

 

Repair 
Recommended  Repairing window frames and sash by patching, splicing, consolidating 

or otherwise reinforcing. 
 Such repair may also include replacement in kind--or with compatible 

substitute material--of those parts that are either extensively 
deteriorated or are missing when there are surviving prototypes such 
as architraves, hoodmolds, sash, sills, and interior or exterior shutters 
and blinds. 

Not Recommended  Replacing an entire window when repair of materials and limited 
replacement of deteriorated or missing parts are appropriate. 

 Failing to reuse serviceable window hardware such as brass sash lifts 
and sash locks. 

 Using substitute material for the replacement part that does not 
convey the visual appearance of the surviving parts of the window or 
that is physically or chemically incompatible. 

Replace 
Recommended  Replacing in kind an entire window that is too deteriorated to repair 

using the same sash and pane configuration and other design details. 
If using the same kind of material is not technically or economically 
feasible when replacing windows deteriorated beyond repair, then a 
compatible substitute material may be considered. 

Not Recommended  Removing a character-defining window that is unrepairable and 
blocking it in; or replacing it with a new window that does not convey 
the same visual appearance. 

 



































 

 

AGENDA 
VIRTUAL BIRMINGHAM HISTORIC DISTRICT COMMISSION MEETING 

WEDNESDAY – February 3rd, 2021 
***************** 7:00 PM***************** 

 
Link to Access Virtual Meeting: https://zoom.us/j/91282479817 
Telephone Meeting Access: 877 853 5247 US Toll-free 
Meeting ID Code: 912 8247 9817 
 
 

1) Roll Call 
2) Approval of the HDC Minutes of January 20th, 2020 
3) Courtesy Review 
4) Historic Design Review 
5) Sign Review 
6) Study Session 
7) Miscellaneous Business and Communication 

A. Pre-Application Discussions 
B. Draft Agenda 

1. March 3rd, 2021 
C. Staff Reports 

1. Administrative Sign Approvals 
2. Administrative Approvals 
3. Demolitions 
4. Action List 2021 

8) Adjournment 
 

Notice: Individuals requiring accommodations, such as interpreter services for effective participation in 
this meeting should contact the City Clerk's Office at (248) 530-1880 at least on day in advance of the 
public meeting. 

 
Las personas que requieren alojamiento, tales como servicios de interpretación, la participación efectiva 
en esta reunión deben ponerse en contacto con la Oficina del Secretario Municipal al (248) 530-
1880 por lo menos el día antes de la reunión pública.  (Title VI of the Civil Rights Act of 1964). 
 
A PERSON DESIGNATED WITH THE AUTHORITY TO MAKE DECISIONS MUST BE PRESENT 

AT THE MEETING. 







































































































Updated 9/9/2020 
 

Historic District Commission Action List – 2020 

Historic District Commission Quarter  Rank Status
Complete CLG Community Partnership Program Applications 1st (January-March) 1 ☒ 
Schedule Training Sessions for HDC and Community 1st (January-March) 2 ☐ 
Redesign HDC Board Applications 2nd (April-June) 3 ☒ 
Draft Letter to Historic Property Owners 2nd (April-June) 4 ☐ 
Revamp Heritage Home Program  3rd (July-September) 5 ☐ 
Historic District Ordinance Enforcement 3rd (July-September) 6 ☐ 
Develop Interactive Map of Historic Properties in Birmingham 4th (October-December) 7 ☐ 

 

Updates: 

1. CLG Community Partnership Applications submitted February 3rd, 2019 
 Survey – Little San Francisco (The “Ravines”) 
 Design Guidelines – New and Emerging Materials 
 Projects were not selected 
 Projects submitted for CLG Grant Program opportunity 

2. Three trainings selected (need to be scheduled): 
 Historic District Commissioner Training 
 Building Assessment 101 
 Understanding Historic Designation 

3. Updated Design Review application for HDC as of June 2020 
 Simplified, reformatted, and trimmed unnecessary sections 
 Updated PDF to be a fillable form 
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