
 
 

 
AGENDA 

REGULAR MEETING OF THE BIRMINGHAM PLANNING BOARD 
WEDNESDAY JUNE 11, 2025 – 7:30 PM  

151 MARTIN ST., CITY COMMISSION ROOM 205, BIRMINGHAM MI* 
 
 

A. Roll Call 
B. Review and Approval of the Minutes of the Regular Meeting of May 28, 2025 
C. Chairpersons’ Comments 
D. Review of the Agenda 
E. Meeting Open to the Public for Items Not on the Printed Agenda 
F. Unfinished Business 
G. Rezoning Applications 
H. Community Impact Studies 
I. Special Land Use Permits 
J. Site Plan & Design Reviews 

1. 168 W. Maple – Teuta – Final Site Plan & Design Review Request for New Outdoor Dining 
Facility in W. Maple Right-of-Way. 

2. 295 Elm – Forest Townhomes – Request for Re-Approval of Expired Final Site Plan & Design 
Review Approval for Attached Single-Family Townhomes. 

3. 283 Hamilton Row – Marrow – Final Site Plan & Design Review Request for New Outdoor 
Dining Facility in Hamilton Row Right-of-Way. 

K. Study Session 
1. Impervious Surface, Open Space & Lot Coverage – PUBLIC HEARING 

L. Miscellaneous Business and Communications: 
1. Pre-Application Discussions 
2. Communications 

i. Project Updates 
ii. Joint Meeting – June 16, 2025 
iii. Royal Oak Master Plan Adoption Notice 

3. Administrative Approval Correspondence 
i. May 23, 2025 – June 6, 2025 

4. Draft Agenda – June 25, 2025 
5. Action List – 2025 
6. Other Business 

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

N. Adjournment 
 

*Please note that board meetings will be conducted in person once again.  Members of the public can attend in person at Birmingham City Hall OR may 
attend virtually at: 
 
Link to Access Virtual Meeting: https://zoom.us/j/111656967 
Telephone Meeting Access: 877-853-5247 US Toll-Free 
Meeting ID Code: 111656967 
 
NOTICE: Due to Building security, public entrance during non-business hours is through the Police Department — Pierce St. Entrance 
only.  Individuals with disabilities requiring assistance to enter the building should request aid via the intercom system at the parking 
lot entrance gate on Henrietta St. 
 
Persons with disabilities that may require assistance for effective participation in this public meeting should contact the City Clerk’s 
Office at the number (248) 530-1880, or 248-644-3405 (TDD) 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) 644-3405 (para las personas con incapacidad 
auditiva) por lo menos un dia antes de la reunión para solicitar ayuda a la movilidad, visual, auditiva, o de otras asistencias. (Title VI of 
the Civil Rights Act of 1964). 
 

https://zoom.us/j/111656967
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City Of Birmingham 
Regular Meeting Of The Planning Board 

May 28, 2025 
City Commission Room 

151 Martin Street, Birmingham, Michigan 
 
Minutes of the regular meeting of the City of Birmingham Planning Board held on May 28, 2025. 
The meeting was convened at 7:30 p.m.  
 
A. Roll Call 
 
Present: Chair Scott Clein, Vice Chair Bryan Williams; Board Members Robin Boyle, Daniel  

Share, Janelle Whipple-Boyce; Alternate Board Members Duncan Currie, Nasseem 
Ramin; Student Representatives Carter Anderson, Olivia Betanzos 
 

Absent: Board Members Stuart Jeffares, Bert Koseck 
 
Staff:  Planning Director Dupuis; City Transcriptionist Eichenhorn 
 
B. Approval Of The Minutes Of The Regular Planning Board Meeting of May 28, 2025 
 

05-33-25 
 
Motion by Share 
Seconded by Williams to move approval of the May 14, 2025 minutes as corrected. 
 
Motion carried, 7-0. 
 
VOICE VOTE  
Yeas: Ramin, Currie, Williams, Clein, Whipple-Boyce, Share, Boyle 
Nays: None 
 
C. Chair’s Comments  
 
The Chair welcomed everyone to the meeting and reviewed the meeting’s procedures.  
 
D. Review Of The Agenda  
E. Meeting Open to the Public for Items Not on the Printed Agenda 
F. Unfinished Business 
G. Rezoning Applications  
H. Community Impact Study and Site Plan Review 
I. Special Land Use Permits 

1. 479 S. Old Woodward – Birmingham Towers – Request for Special Land Use 
Permit to Modify Floor Plans and Seek Approval of a Parking Waiver Pursuant 
to Article 3, Section 3.04 (D)(3)(a) of the Zoning Ordinance 

 
Staff recommended that this item be re-noticed, and explained the recommendation. 
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Board member comments were as follows: 
● The City Attorney found the notice complied with all applicable laws. 
● The recommendation for re-noticing was in response to an inquiry from a resident. 

 
05-34-25 

 
Motion by Williams 
Seconded by Whipple-Boyce to postpone consideration of special land use permit 
Item I1, 479 S. Old Woodward – Birmingham Towers, and also Item J1, site plan and 
design review for 479 S. Old Woodward – Birmingham Towers. 
 
Board comment was as follows: 

● This was being postponed without a date certain since a full re-noticing would 
occur.  

 
Public Comment 
Patrick Howe, attorney for the petitioner, commented the petitioner’s acceptance of 
the motion. 
 
John Hoffler opposed postponement of the item. 
 
Pat Hardy commented regarding the number of residents in attendance and the City’s 
practice of inviting residents to provide input on projects, and opposed postponement 
of the item. 
 
Staff answered an informational question from Joan Schoop, who opposed the 
postponement of the item.  
 
A resident commented regarding an item in front of her building and her frustration 
with the lack of prior notice regarding the postponement. 
 
Sharon Hicks commented regarding this item being important to neighboring 
residents, and supported letting residents repeat other residents’ comments for the 
purpose of emphasis. 
 
Motion carried, 7-0. 
 
VOICE VOTE  
Yeas: Ramin, Currie, Williams, Clein, Whipple-Boyce, Share, Boyle 
Nays: None 
 

2. 298 S. Old Woodward – Daxton Hotel – Request for Special Land Use Permit to 
Modify Required Off-Street Loading Facility. 

 
PD Dupuis presented the item. Members of the applicant team spoke on behalf of the item. 
Informational questions from the Board were answered. 
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Board member comments were as follows: 
● Staff viewed the addition of the laundry room and attendant ventilation as an internal, 

accessory use. If not for its relation to the overall variance request, it likely would have 
only received an administrative review.  

● This would be a beneficial change to the area’s traffic patterns, in terms of garbage 
removal and laundry delivery.  

● The Daxton would be repairing the damaged granite.  
● The Daxton’s valet team manages its interactions with traffic well. 
● Although the removal of the loading dock is proposed, the spirit of the ordinance would 

be satisfied through the use of the lower levels as a loading and unloading area. 
● Designating a loading and unloading area on the site plan could mitigate the need for a 

variance. The applicant would otherwise have to convince the BZA that there is a hardship. 
● There was some concern that if a variance were granted, and delivery vehicle sizes 

changed in the future, it could result in loading and unloading occurring on the adjacent 
streets. 

● The applicant indicated that there was not a space in the lower level that would meet the 
measurement requirements for a loading dock. 

● If the loading dock were removed, it might be appropriate to require that all deliveries to 
the Daxton occur in vehicles small enough to enter the lower level. 

● While the City could attach a condition requiring small-vehicle deliveries, enforcement 
would be a challenge.  

● Per the applicant, however, all deliveries with the exception of laundry were presently 
occurring via smaller vehicles in the lower level. Adding the laundry room would remove 
the one occasion where hotel-related delivery trucks are currently idling in street space.  

● The hotel is well-run and has been a good neighbor so far. Past concerns about the 
proposed operations have not materialized. Adding a conditional requirement would give 
the City enforcement power if necessary. 

● This proposal would improve the current trash and laundry conditions, and would reduce 
the large truck volume on Brown and S. Old Woodward.  

● Many buildings in many urban centers do not have loading docks as part of their sites. 
 

05-35-25 
 
Motion by Share 
Seconded by William to adopt the findings of the Planning Department in the report 
dated May 28, 2025, and the applicant’s statements as to the way in which deliveries 
function at the present time made on the record tonight, related to the approval 
criteria outlined in Article 7, Section 7.36 of the Zoning Ordinance and recommend 
that the City Commission approval the Special Land Use Permit application for 298 S. 
Old Woodward – Daxton Hotel – with the following conditions:  

1. The applicant may only receive deliveries at the hotel through van or other-
sized vehicles that deliver within the lower floor parking facility on-site; 

2. The applicant must submit revised site plans demonstrating an off-street 
loading facility that meets the minimum requirements of the Zoning Ordinance 
or obtain a variance from the Board of Zoning Appeals; and, 

3. The applicant must comply with the requests of all City Departments. 
 
Motion carried, 7-0. 
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VOICE VOTE  
Yeas: Ramin, Currie, Williams, Clein, Whipple-Boyce, Share, Boyle 
Nays: None 
 
J. Site Plan & Design Reviews 

1. 479 S. Old Woodward – Birmingham Towers – Request for Final Site Plan & 
Design Review to Modify Floor Plans and Seek Approval of a Parking Waiver 
Pursuant to Article 3, Section 3.04 (D)(3)(a) of the Zoning Ordinance.  

 
Postponed via motion 05-34-25. 
 

2. 298 S. Old Woodward – Daxton Hotel – Request for Final Site Plan & Design 
Review to Modify Required Off-Street Loading Facility. 

 
Discussion occurred during Item I2.  
 

05-36-25 
 
Motion by Share 
Seconded by Williams to adopt the findings of the Planning Department in the report 
dated May 28, 2025, and the statements of the applicant on the record tonight as to 
the manner in which deliveries are handled at the facility, related to the approval 
criteria outlined in Article 7, Section 7.27 of the Zoning Ordinance and to recommend 
approval of the final site plan and design review application for 298 S. Old Woodward 
– Daxton Hotel – with the following conditions:  

1. The applicant may only receive deliveries at the hotel through van or other-
sized vehicles that deliver within the lower floor parking facility on-site; 

2. The applicant must submit revised site plans demonstrating an off-street 
loading facility that meets the minimum requirements of the Zoning Ordinance 
or obtain a variance from the Board of Zoning Appeals; and, 

3. The applicant must comply with the requests of all City Departments. 
 
Motion carried, 7-0. 
 
VOICE VOTE  
Yeas: Ramin, Currie, Williams, Clein, Whipple-Boyce, Share, Boyle 
Nays: None 
 

3. 163 W. Maple – Origins Café – Final Site Plan & Design Review Request for New 
Outdoor Dining Platform in W. Maple Right-of-Way (POSTPONED FROM 
4/23/25).  

 
PD Dupuis presented the item. Members of the applicant team spoke on behalf of the item. 
Informational questions from the Board were answered. 
 
Board member comments were as follows: 



Birmingham Planning Board Proceedings  
May 28, 2025

 

5 
 

● There was some concern that guest of the outdoor dining might shift the tables and/or 
chairs into the required clear path in the course of use. This might be reduced if the 
outdoor dining furniture were moved to the north a bit. 

● This submission, in terms of provided detail, represented a meaningful improvement over 
the April 23, 2025 submission.  

● The proposal would be an appealing addition. 
● Board members would be paying attention to whether the outdoor dining furniture 

obstructs the clear path. This would be a factor to discuss at the annual renewal review. 
The applicant would be expected to ensure that the furniture does not move into the clear 
path. 

● This is a well-run establishment. 
 
Public Comment 
Richard Sharer commented regarding parking concerns within the City.  
 

05-37-25 
 
Motion by Boyle 
Seconded by Whipple-Boyce to adopt the findings of the Planning Department in the 
report dated May 28, 2025 related to the approval criteria outlined in Article 7, Section 
7.27 of the Zoning Ordinance and approve the Final Site Plan/Design Review 
application for 163 W. Maple – Origins Cafe – subject to the following conditions: 

1. The applicant must submit and maintain a valid outdoor dining permit;  
2. The applicant must comply with the requests of all City Departments. 

 
Motion carried, 7-0. 
 
VOICE VOTE  
Yeas: Ramin, Currie, Williams, Clein, Whipple-Boyce, Share, Boyle 
Nays: None 
 
K. Study Session 
L. Miscellaneous Business and Communications 

1. Pre-Application Discussions 
2. Communications  
3. Administrative Approval Correspondence 
4. Draft Agenda 

 
Regarding the upcoming joint Planning Board-Commission meeting agenda, Board comment was 
as follows: 

● The Board was seeking insight as to whether there was any interest in studying potential 
limitations of the on-street dining decks in terms of numbers, density, or location.  

● A map of all on-street dining decks in the City, with the number of tables and chairs, 
should be provided. 

● Staff should clarify whether there might be areas that could benefit from limitations of on-
street dining decks. 

● Concerns about on-street dining decks fragmenting parking were also raised.  
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● It should be explained that staff hopes to issue an RFP for the zoning ordinance update 
process in July 2025, and to have responses in August 2025. 

● It might be appropriate to revisit the outdoor dining requirements within the bistro 
ordinance. 

 
5. Action List 
6. Other Business 

 
M. Planning Division Action Items  

1. Staff Report on Previous Requests 
2. Additional Items from tonight's meeting 

 
N. Adjournment 
 
No further business being evident, the meeting adjourned at 8:47 p.m. 
             
 

 

 

Nick Dupuis, Planning Director  Laura Eichenhorn, City Transcriptionist 
 



 
MEMORANDUM 
Planning Department  
 

 
DATE:  June 11, 2025  
 
TO:  Planning Board Members 
 
FROM: Leah Blizinski, City Planner 
 
SUBJECT:  168 W. Maple – Teuta – Final Site Plan & Design Review 
 
 
The subject site is located on the north side of W. Maple between Pierce and Henrietta. The 
applicant is applying for the addition of an outdoor dining platform in the W. Maple right-of-way 
with 4 tables and 12 chairs total. There is one other approved outdoor dining platform on the 
same block on the north side of W. Maple two store front to the east at Dick O’ Dow’s. In addition, 
on May 28, 2025 (Agenda – Video) an outdoor dining platform was approved for Café Origins 
across the street from Dick O’ Dows, on the south side of W. Maple. There are no other changes 
proposed to the building or site. 
 
On May 14, 2025 (Agenda – Video), the Planning Board reviewed the application and moved to 
postpone consideration to permit the applicant time to provide more detail on several important 
elements of the proposal, including the use of the ADA space and details and site amenities. 
 

1.0 Land Use and Zoning 
 

1.1 Existing Land Use – Single story commercial building. 
 

1.2 Zoning – B4 (Business-Residential) & D4 (Downtown Overlay) 
 

1.3 Summary of Adjacent Land Use and Zoning –  
 
 
 

(This space intentionally left blank) 
 
 
 
 
 

https://www.bhamgov.org/A%20-%20PB%20Agenda%20-%205-28-25.pdf
https://vimeo.com/showcase/6708276/video/1088539233
https://www.bhamgov.org/A%20-%20PB%20Agenda%20-%205-14-25.pdf
https://vimeo.com/showcase/6708276/video/1084394862


 North South East West 
Existing 
Land Use Commercial Commercial Commercial Commercial 

Existing 
Zoning 
District 

B4 (Business 
Residential) 

B4 (Business 
Residential) 

B4 (Business 
Residential) 

B4 
(Business 

Residential) 
Overlay 
Zoning 
District 

D4 D4 D4 D4 

 
2.0 Setback and Height Requirements 

 
No changes are proposed to the footprint of the building. 

 
3.0 Screening and Landscaping 

 
3.1 Dumpster Screening – There are no changes proposed to the dumpster or 

screening on site. 
 

3.2 Parking Lot Screening – There are no off-street parking facilities on site. 
 

3.3 Mechanical Equipment Screening – There are no changes proposed to the 
mechanical equipment or screening on site. 

 
3.4 Landscaping – There are three planters proposed at the west and east ends of 

the platform, outside of the platform on the street/sidewalk. The site plan does 
not include information on the plantings inside the planters.  The east planter is 
located within the ADA curb cut in the street and will not be able to be placed in 
this location. The applicant will need to revise the plans to remove the 
planter within the ADA curb cut and to show the details of the 
vegetation included in the planters. 

 
3.5 Streetscape – There are no changes proposed to the existing streetscape on site. 

 
4.0 Parking, Loading and Circulation 

 
4.1 Parking – There are no changes to the parking requirements on site.  

 
4.2 Loading – There are no changes proposed to the loading requirements. 

 
4.3 Vehicular Circulation and Access – There are no changes proposed to vehicular 

circulation and access to the site. 
 

4.4 Pedestrian Circulation and Access – There are no changes proposed to 
pedestrian circulation and access to the site. 

 
 

 



5.0 Lighting 
There are no new light fixtures or changes in lighting proposed that will significantly 
alter the light intensity on the site at this time. 

 
6.0 Design Review 

The proposed outdoor dining platform is subject to several design requirements found 
in Article 4, Section 4.44 of the Zoning Ordinance. In addition, the platform will be 
subject to the requirements of Chapter 98, Article II, Sec. 98-38 of the City Code. 
 
Teuta is proposing to have 12 seats at 4 tables, all of which are placed on an outdoor 
dining platform. There are 2 planters located within the amenity zone outside of the 
footprint of the platform. The outdoor dining platform will occupy one on-street parking 
space. There is 1 more planter located outside of the on-street parking space, within 
the ADA curb cut on the street. This planter will need to be moved or removed as 
it will not be able to be located within the ADA curb cut.  
 
The site plan also appears to show one trash can outside of the platform within amenity 
zone. The applicant proposes trexdeck as the material for the proposed platform deck 
and proposes to construct the platform flush with the curb as required by the ordinance. 
To properly assess the design of the deck, the applicant must submit details 
on all proposed outdoor dining elements including, but not limited to, 
overhead weather protection, heating elements, and trash receptacles. The 
applicant must also submit a scaled side view of the plans, showing the 
dimensions of the height of the deck railings. 
  
The proposed platform does not impact the pedestrian zone and will maintain the 
required 5 ft. continuous clear path for pedestrian passage between the building 
frontage and the outdoor dining furniture. The distance from the building face to the 
nearest outdoor dining elements is unknown, as it is not marked on the plans.  
 
As is required for all outdoor dining facilities, the applicant will be required to obtain an 
Outdoor Dining Permit annually. As the proposed platform is located in the public right-
of-way, the applicant will be required to enter into a license agreement with the City as 
well. As a part of the annual outdoor dining permit process, the applicant is expected to 
pay fees to cover the loss in revenue of one on-street parking spaces as well as a general 
lease amount for the total square footage of public property that is being utilized. 
 
Finally, as the proposed outdoor dining platform displaces a current ADA on-
street parking space, the applicant will be required to reimburse the city’s 
costs for moving the ADA space by one space to the east (if eligible), including 
signage and parking meter.  

 
 
 

7.0 Required Attachments 
 

 Submitted Not Submitted Not Required 
Existing Conditions Plan ☐ ☐ ☒ 

https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-181
https://library.municode.com/mi/birmingham/codes/code_of_ordinances?nodeId=PTIICICO_CH98STSIOTPUPL_ARTIIST_S98-38OUDIPUST


Detailed and Scaled Site Plan ☒ ☐ ☐ 
Certified Land Survey ☐ ☐ ☒ 
Interior Floor Plans ☐ ☐ ☒ 
Landscape Plan ☐ ☒ ☐ 
Photometric Plan ☐ ☐ ☒ 
Colored Elevations ☒ ☐ ☐ 
Material Specification Sheets ☐ ☒ ☐ 
Material Samples ☐ ☒ ☐ 
Site & Aerial Photographs ☐ ☐ ☒ 

 
8.0 Department Comments 

 
8.1 Engineering Department – The Engineering Department will require the applicant 

to provide detailed plans for stormwater runoff as well as will need to confirm 
the eligibility of the adjacent parking space to be converted for ADA use. 

 
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. 

 
• The proposed outdoor dining platform will not affect the open space 

requirements of the site, as it is located within the public right-of-way. 
 

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. 
 

• There are no buildings proposed as a part of the Final Site Plan & Design 
Review application submitted. 
 

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

• There are no buildings proposed as a part of the Final Site Plan & Design 
Review application submitted. 
 

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. 
 

• The proposed outdoor dining platform does not extend beyond the limits 
of the existing limits of the parking spaces along W. Maple and thus would 



not create any more of a pinch point or traffic hazard in terms of the 
projection into the travel lanes of W. Maple. Additionally, there would no 
longer be vehicles coming in and out of those spaces, which could create 
a safer condition. However, W. Maple is well traveled by large vehicles 
such as semi-trucks and buses that may have issues being in such close 
proximity to patrons on the platform. The platform proposes to displace 
a current on-street ADA parking space, however, it will need to be 
relocated nearby if it is determined that the adjacent space can’t be made 
equally accessible (at the applicant’s expense). 
 

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. 
 

• There are no buildings proposed as a part of the Final Site Plan & Design 
Review application submitted. Generally speaking, though, outdoor 
dining facilities are compatible with Downtown Birmingham and promote 
the spirit and purpose of the Zoning Ordinance. 
 

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. 
 

• There is no required landscaped open space as a part of this project. 
 

10.0 Recommendation 
Based on a review of the site plan submitted and the approval criteria of Article 7, 
Section 7.27 of the Zoning Ordinance, the Planning Department recommends that the 
Planning Board APPROVE the Final Site Plan/Design Review application for 168 W. 
Maple – Teuta – subject to the following conditions: 
 

1. The applicant must submit revised plans without the planter within the ADA curb 
cut and to show the details of the vegetation included in the planters; and 

2. The applicant must submit details on all proposed outdoor dining elements 
including, but not limited to, overhead weather protection, heating elements, and 
trash receptacles; and 

3. The applicant must also submit a scaled side view of the plans, showing the 
dimensions of the height of the deck railings; and 

4. The applicant must reimburse the city for all costs associated with moving the ADA 
space to the adjacent parking space (if eligible); and 

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

11.0 Sample Motion Language  
Motion to adopt the findings of the Planning Department in the report dated May 9, 
2025 related to the approval criteria outlined in Article 7, Section 7.27 of the Zoning 
Ordinance and APPROVE the Final Site Plan/Design Review application for 168 W. 
Maple – Teuta – subject to the following conditions: 
 



1. The applicant must submit revised plans without the planter within the ADA curb 
cut and to show the details of the vegetation included in the planters; and 

2. The applicant must submit details on all proposed outdoor dining elements 
including, but not limited to, overhead weather protection, heating elements, and 
trash receptacles; and 

3. The applicant must also submit a scaled side view of the plans, showing the 
dimensions of the height of the deck railings; and 

4. The applicant must reimburse the city for all costs associated with moving the ADA 
space to the adjacent parking space (if eligible); and 

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

OR 
 

Motion to POSTPONE the Final Site Plan & Design Review application for 168 W. Maple 
– Teuta – pending receipt of the following: 
 

1. ________________________________________________________________ 
2. ________________________________________________________________ 
3. ________________________________________________________________ 

 
OR 

 
Motion to DENY the Final Site Plan & Design Review application for 168 W. Maple – 
Teuta – for the following reasons: 

1. ________________________________________________________________ 
2. ________________________________________________________________ 
3. ________________________________________________________________ 

 
 

 
 
 















 

 
MEMORANDUM 
Planning Department 
 

 
DATE:  June 11, 2025 
 
TO:  Planning Board Members 
 
FROM: Leah Blizinski, City Planner 
 
SUBJECT:  295 Elm St. – Forest Townhomes – Final Site Plan & Design Review 
 
 
The applicant has submitted a reapplication for Final Site Plan and Design Review for the 
construction of 6 attached single family units in the O1 (Office) and ASF3 (Attached Single Family 
Overlay) zoning districts. The proposed development is located on the east side of Elm St. 
between Forest St. and Maple. The subject site is currently vacant and previously contained an 
office/commercial building and an associated off-street parking facility. The new development 
would introduce 6 new 3-story attached single family units, internal parking, and minor 
landscaping to the site. 
 
On August 24th, 2022 (Agenda – Minutes) the Planning Board approved the Preliminary Site Plan 
review application for 295 Elm St. – Forest Townhomes – with the following conditions: 
 

1. The applicant must submit a revised roof plan demonstrating adequate screening, and 
submit specification sheets for all new rooftop equipment at final site plan; and 

2. The applicant prepares a footprint and massing of all adjacent buildings to the North, 
South, West and include the residential area to the East; and  

3. The applicant must comply with the requests of all City Departments. 
 
On September 28th, 2022 (Agenda – Minutes) the Planning Board approved the Final Site Plan 
and Design Review application for 295 Elm St. – Forest Townhomes – with the following 
conditions:  
 

1. The applicant must submit a photometric plan to ensure the light intensity does not exceed 
the permitted levels at all property lines; 

2. The Planning Board finds the use of 42 in. arborvitae to be an adequate screen wall 
material along the South side of the drive aisle; 

3. The Planning Board approves modifications of the site plan to permit a 22ft. drive aisle; 
and 

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

https://www.bhamgov.org/A%20-%20PB%20Agenda%20-%208-24-22.pdf
https://www.bhamgov.org/PB%20Agenda%20FULL%20-%208-24-22.pdf
https://www.bhamgov.org/A%20-%20PB%20Agenda%20-%209-28-22.pdf
https://www.bhamgov.org/PB%20Minutes%20(APPROVED-PROTECTED)%20-%209-28-22.pdf


 
 
 
 
 
On September 28th, 2023, the Final Site Plan and Design Review approvals for 295 Elm St. – 
Forest Townhomes expired due to no permits having been pulled within 1-year of site plan 
approval. 
 
On January 24th, 2024 (Agenda – Minutes), the Planning Board approved the Final Site Plan and 
Design Review application for 295 Elm St. – Forest Townhomes – with the following conditions: 
 

1. The applicant must submit a photometric plan that shows that light intensity does not 
exceed the permitted levels at all property lines; and 

2. The applicant must comply with the requests of all City Departments. 
 
On January 24th, 2025, the Final Site Plan and Design Review approvals for 295 Elm St. – Forest 
Townhomes expired due to no permits having been pulled within 1-year of site plan approval. 
 
1.0 Land Use & Zoning 

 
1.1 Existing Land Use – The existing land use is vacant (previously commercial), 

there was a 1.5-story office building and associated off-street parking facility, 
which has been demolished. 
 

1.2 Zoning – The subject site exists within the O1 (Office) and ASF3 (Attached Single 
Family Overlay) Zoning Districts. 

 
1.3 Summary of Adjacent Land Use & Zoning – The following chart summarizes 

existing land use and zoning classifications of the adjacent and/or nearby 
properties: 

 
 North South East West 

Existing 
Land Use 

Commercial/ 
Office Residential Commercial/ 

Office Mixed Use 

Existing 
Zoning 
District 

O2 (Office-
Commercial) 

R2 (Single-
Family 

Residential) 
O1 (Office) O2 (Office-

Commercial) 

Overlay 
Zoning 
District 

MU3 ASF3 ASF3 MU3/MU5 

 
2.0 Setback & Height Requirements 

 
The attached zoning compliance summary analysis provides the required and proposed 
bulk, area, and placement regulations for the proposed project. The applicant appears to 
meet the bulk, area and placement requirements of the ASF3 zone in the Triangle Overlay 
District.  
 

3.0 Triangle District Urban Design Plan 
 
In regards to the Triangle District Urban Design Plan (the “Triangle Plan”), the proposal 
captures many of the goals and objectives within by providing a high-quality building at 

https://www.bhamgov.org/PB%20Agenda%20FULL%20REDUCED%20-AMENDED%20-%201-24-24.pdf
https://www.bhamgov.org/REVISED%20-%20PB%20Minutes%20(APPROVED-PROTECTED)%20-%201-24-24.pdf


 
 
 
 
 

the frontage line, a more comfortable pedestrian experience, and the protection of the 
close by established residential neighborhood. The building is contemporary, and does not 
push any boundaries in terms of bulk, area or placement. Although no sustainable design 
elements are observed, there appears to be opportunities to do so by potentially offering 
electric vehicle charging within the garages, a green roof, or the recycling of building 
materials. 

 
4.0 Screening & Landscaping 

 
4.1 Dumpster Screening – The site plans submitted do not show a common waste 

storage area on the site. As is typically seen with these types of developments, 
trash is stored within the garage of each attached single-family unit. The applicant 
confirmed at preliminary site plan review that trash would be stored in roll-out bins 
in each individual unit’s garage. The waste receptacles will be screened from view 
by the building.  
 

4.2 Parking Lot Screening – There appears to be no changes to the parking lot 
screening from the previously approved Final Site Plans. 

 
4.3 Mechanical Equipment Screening – The site plans proposed show a number of 

rooftop units proposed to be placed centrally on the rooftop above each unit. 
Based on the rooftop plan submitted, the applicant is proposing 3 ¼ ft. screen 
walls at all four sides of the rooftop. Article 4, Section 4.54(C)(8)(b) states that “to 
minimize the visual impact of such equipment from other points of observation, 
rooftop mechanical and other equipment shall be obscured by a screen wall 
composed of materials compatible with the building.” The proposed plans appear 
to meet the ordinance. 

 
4.4 Landscaping – The applicant has submitted a landscape plan for the site which 

includes 6 planter boxes, one adjacent to each unit entrance containing a 
decorative Japanese Maple tree and English Lavender bushes. Additionally, the 
applicant is proposing a row of mature arborvitae along the south side of the 
property, as well as a row of Gulf Muhlry grass and a sodded green belt with built 
in irrigation system. 
 
None of the plantings are present on the prohibited species list contained in Article 
4, Section 4.20 of the Zoning Ordinance. 
 
Although landscaping is not required in the ASF3/O1 zones, multiple family 
development such as this in other zones typically require deciduous and evergreen 
tree plantings. Due to the multiple-family development proposal and the sensitive 
location in between commercial and single-family zones, the applicant has included 
a row of 6’ tall arborvitae along the South façade of the building as well as a row 
of Gulf Muhlry grass. 
 

4.5 Streetscape Elements – The applicant is not proposing any major changes to the 
streetscape at this time. Currently, the streetscape contains a 5 ft. sidewalk, 
sodded greenbelt, and 5 existing street trees (3 on Elm St., 2 on Forest Ave.). The 
applicant is proposing to plant the same number of trees. 



 
 
 
 
 

 
Article 3, Section 3.12 outlines several streetscape standards for the Triangle 
Overlay District including the following applicable standards: 
 

• Sidewalks in the Triangle Overlay District shall be a minimum of 12 feet 
wide. Sidewalks along Woodward Avenue shall be a minimum of 7 feet 
wide. The Planning Board may allow the sidewalk along blocks that are 
occupied by only residential uses to be a minimum of 5 feet wide. 

• One (1) canopy tree shall be provided for every 40 feet of frontage planted 
within tree grates in the sidewalk. 

• Pedestrian level street lighting of a decorative nature shall be installed 
along all sidewalks and shall be designed to promote the traditional 
neighborhood character of the area. Light fixtures shall meet the 
specification in the City of Birmingham. Hanging planters must be installed 
on all light fixtures as directed by the Planning Board. 

• All developments shall be designed to accommodate bicycle travel, 
including the provision of bike racks. All parking structures and parking lots 
for commercial uses, recreational uses and institutional uses shall include 
sufficient bike racks to allow the parking of a minimum of one bike for 
every 10 automobiles or one bike for every 3,000 square feet of building 
floor area, whichever is greater. 

 
It is worth noting that the All Seasons 2 development to the north, directly across 
from the alley has constructed a streetscape that conforms to the standards above. 
However, the ASF3 zoning district is a sensitive area between commercial and 
single-family zones that may benefit from a scaled-back streetscape design to 
better transition from heavier commercial development to residential areas. The 
applicant is not proposing to reconstruct the streetscape and is 
proposing to maintain the existing 7’ greenbelt and 6’ sidewalk. 

 
5.0 Parking, Loading & Circulation 

 
5.1 Parking – Article 4, Section 4.46 of the Zoning Ordinance requires the applicant to 

provide the following off-street parking for the uses proposed in the site plans 
submitted: 
 
Proposed Use Requirements  Area or Units Spaces 
3 or more room unit 2 spaces per unit 6 12 
Total Required - - 12 
Total Proposed - - 12 

 
In addition to the parking required in Article 4, The Triangle Overlay District 
contains additional parking requirements In Article 3, Section 3.08(G). The 
applicant meets each requirement. 
 

5.2 Loading – No off-street loading spaces are required for the residential use 
proposed. 

 



 
 
 
 
 

5.3 Vehicle Circulation & Access – The site plans submitted indicate that the main 
vehicle access to the site will be through the public alley that exists on the north 
side of the property. This alley is used by several properties for access. Users of 
the site will enter into the alley from Elm St. and navigate to a drive aisle on private 
property to their private garage spaces. 

 
5.4 Pedestrian Circulation & Access – Pedestrian access to the site will be through the 

main entrances to each unit off Elm St. The entrances are proposed to be elevated 
and accessed by landings. 

 
6.0 Lighting 

 
The applicant has submitted a basic exterior lighting design concept that consists of 
recessed lighting on the upper levels and wall sconces at the unit entrances, as well as 
specification sheets for proposed light fixtures. It appears that the lighting fixtures 
currently proposed are slightly different than those included in the previously approved 
site plans. At this time, the applicant has submitted a photometric plan that appears to 
meet the ordinance for illuminance levels at all property lines.  
 

7.0 Departmental Reports 
 
There are no changes from the previously approved Final Site Plans. 
 

8.0 Design Review 
 

The applicant has submitted elevation drawings with many material notes, as well as 
detailed specification sheets for all façade materials, windows & doors, railings, and other 
proposed materials.  
 
The applicant will be required to meet the architectural requirements of the ASF3 zoning 
district outlined in Article 3, Section 3.10. At this stage, the proposal appears to meet all 
of the requirements of this section, including entrances facing the frontage line, a porch 
with steps, window/door standards, and high quality materials. 
 

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



 
 
 
 
 
 
10.0 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. 

 
• The proposed development has 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. 
 

• The location, size and height of the building, walls and fences will not 
interfere with adequate light, air and access to adjacent lands and 
buildings. 
 

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

• The location, size and height of the building, walls and fences will not 
hinder the reasonable development of adjoining property nor diminish 
the value thereof. 
 

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

• The site plan has only one curb cut of the existing public alley and will 
not interfere with any existing streets, driveways and sidewalks and will 
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. 
 

• The proposed residential townhome development is compatible with 
other residential and commercial uses 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. 
 

• There is no required landscaped open space as a part of this project. 



 
 
 
 
 
 
11.0 Recommendation 

 
Based on a review of the site plans submitted and the requirements outlined in Article 7, 
Section 7.27 of the Zoning Ordinance, the Planning Division recommends that the Planning 
Board APPROVE the Final Site Plan for 295 Elm St. – Forest Townhomes –  with the 
following conditions: 
 

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

12.0 Sample Motion Language 
 

Motion to adopt the findings of the Planning Department in the report date June 11, 2025 
related to the approval criteria outlined in Article 7, Section 7.27 of the Zoning Ordinance 
and APPROVE the Final Site Plan for 295 Elm St. – Forest Townhomes – with the following 
conditions: 
 

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

OR 
 

Motion to POSTPONE the Final Site Plan for 295 Elm St. – Forest Townhomes – pending 
receipt of the following: 
 

1. ___________________________________________________________ 
2. ___________________________________________________________ 
3. ___________________________________________________________ 

 
OR 

 
Motion to DENY the Final Site Plan for 295 Elm St. – Forest Townhomes – for the following 
reasons: 
 

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

295 Elm St. - Forest Townhomes 
 

 
Existing Site: 1.5 story office building and parking 

Zoning: O1 (Office) & ASF3 (Attached Single Family Overlay) 
Land Use: Commercial/Office 

 
Existing Land Use and Zoning of Adjacent Properties: 
 
 
 
 
 
 
 
 
 
 
 
 
 

Land Area:   Existing: 0.202 ac 
Proposed: 0.202 ac  

Dwelling Units: Existing: 0 units 
Proposed: 6 units 

 
Minimum Lot Area/Unit: Required: 1,280 sq. ft. 

Proposed: 1,467 sq. ft. 

Min. Floor Area /Unit: Required: N/A 
Proposed: 2,125 sq. ft. 

 
Max. Total Floor Area: 

 
Required: 

 
N/A 

Proposed: 2,125 sq. ft. 

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

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

Front Setback: Required: 5 ft.  

 North South East West 
Existing 
Land Use 

Commercial/ 
Office Residential Commercial/ 

Office Mixed Use 

Existing 
Zoning 
District 

O2 (Office-
Commercial) 

R2 (Single-
Family 

Residential) 
O1 (Office) O2 (Office-

Commercial) 

Overlay 
Zoning 
District 

MU3 ASF3 ASF3 MU3/MU5 
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Proposed: 5 ft.  
 

Side Setbacks Required: No side yard between units 
10 feet from side street on corner lot 
 9 feet from single-family lot 

Proposed: 10 ft. from Forest Ave. 

Rear Setback: Required: 10 feet for principal buildings 
Proposed: 10 ft. 

 
Min. Front+Rear Setback Required: N/A 

Proposed: N/A  
 

Max. Bldg. Height: Permitted: 35 ft., 3 stories 
Proposed: 32 ¼ ft., 3 stories 

 
Min. Eave Height: Required: N/A 

Proposed: N/A 

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

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

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

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

 
 

Parking: Required: 12 off-street spaces  
Proposed: 12 off-street spaces 

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

Proposed: 180 sq. ft. 

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

 
Loading Area: 

 
Required: 

 
N/A 

Proposed: N/A 
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Screening:   
  

Parking: Required: 3 ft. masonry screen wall 
Proposed: 3.5 ft. arborvitae 

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

Rooftop Mechanical: Required: Screened from view 
Proposed: 3 ¼ ft. screen wall on 2 sides  

Elect. Transformer: Required: N/A 
Proposed: N/A 

Dumpster: Required: Masonry screen wall with wood gates 
Proposed: Fully screened by building facade 
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12 Novus Decor Outdoor wall sconce
(BACKLIT) LED 19W 5' - 11"

General Note
1. SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2. CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 6' - 0"

THE ENGINEER AND/OR ARCHITECT MUST DETERMINE APPLICABILITY OF THE LAYOUT TO EXISTING /
FUTURE FIELD CONDITIONS. THIS LIGHTING LAYOUT REPRESENTS ILLUMINATION LEVELS CALCULATED
FROM LABORATORY DATA TAKEN UNDER CONTROLLED CONDITIONS IN ACCORDANCE WITH
ILLUMINATING ENGINEERING SOCIETY APPROVED METHODS. ACTUAL PERFORMANCE OF ANY
MANUFACTURERS LUMINAIRE MAY VARY DUE TO VARIATION IN ELECTRICAL VOLTAGE, TOLERANCE IN
LAMPS, AND OTHER VARIABLE FIELD CONDITIONS. MOUNTING HEIGHTS INDICATED ARE FROM GRADE
AND/OR FLOOR UP.

THESE LIGHTING CALCULATIONS ARE NOT A SUBSTITUTE FOR INDEPENDENT ENGINEERING ANALYSIS
OF LIGHTING SYSTEM SUITABILITY AND SAFETY. THE ENGINEER AND/OR ARCHITECT IS RESPONSIBLE
TO REVIEW FOR MICHIGAN ENERGY CODE AND LIGHTING QUALITY COMPLIANCE.

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

18 Progress Lighting Recessed can-light LED 10W 9' - 9"w / shielded cutoff

RECESSED LIGHT HALF SHADE
(SHIELDED CUTOFF)
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WOOD FINISH SPEC SHEET

NICHIHA FIBER CEMENT VINTAGEWOOD / REDWOOD VESTA ALUMINUM PORCH CEILING PANEL



SELECTED MASONRY

2" STONE CAP

EARTHWORKS COTTON BOTTOM HONED LIMESTONE PANEL

CONSUMERS CONCRETE CORP.
ALPINE W SPLIT FACE CMU



METAL COMPOSITE



SELECTIONS FROM PELLA



LIGHTING SPEC SHEET



GARAGE DOOR / HAND RAIL SPEC



ROOF EQUIPMENT
4' X 4' SKYLIGHT GOODMAN 5 TON AIR CONDENSER

30" X 30" ROOF ACCESS HATCH ROOFTOP MECHANICAL SCREENING





































 
MEMORANDUM 
Planning Department  
 

 
DATE:  June 11, 2025  
 
TO:  Planning Board Members 
 
FROM: Nick Dupuis, Planning Director 
 
SUBJECT:  283 Hamilton Row – Marrow – Final Site Plan & Design Review 
 
 
The subject site is located on the north side of Hamilton Row between Ferndale and Park. The 
applicant is applying for the addition of an outdoor dining platform in the Hamilton Row right-of-
way with 4 tables and 16 chars total. As of today, there are 3 other outdoor dining platforms 
approved and in use within the Hamilton Row right-of-way: Greek Islands (west), Birmingham 
Sushi (east) and Commonwealth (south). There are no other changes proposed to the building 
or site.  
 

1.0 Land Use and Zoning 
 

1.1 Existing Land Use – Single story commercial building. 
 

1.2 Zoning – B4 (Business-Residential) & D4 (Downtown Overlay) 
 

1.3 Summary of Adjacent Land Use and Zoning –  
 

 North South East West 
Existing 
Land Use Parking Commercial Commercial Commercial 

Existing 
Zoning 
District 

PP (Public 
Property) 

B4 (Business 
Residential) 

B4 (Business 
Residential) 

B4 
(Business 

Residential) 
Overlay 
Zoning 
District 

P (Parking) D4 D4 D4 

 
2.0 Setback and Height Requirements 

 
No changes are proposed to the footprint of the building. 



 
3.0 Screening and Landscaping 

 
3.1 Dumpster Screening – There are no changes proposed to the dumpster or 

screening on site. 
 

3.2 Parking Lot Screening – There are no off-street parking facilities on site. 
 

3.3 Mechanical Equipment Screening – There are no changes proposed to the 
mechanical equipment or screening on site. 

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

 
3.5 Streetscape – There are no changes proposed to the existing streetscape on site. 

 
4.0 Parking, Loading and Circulation 

 
4.1 Parking – There are no changes to the parking requirements on site.  

 
4.2 Loading – There are no changes proposed to the loading requirements. 

 
4.3 Vehicular Circulation and Access – There are no changes proposed to vehicular 

circulation and access to the site. 
 

4.4 Pedestrian Circulation and Access – There are no changes proposed to 
pedestrian circulation and access to the site. 

 
5.0 Lighting 

There are no new light fixtures or changes in lighting proposed that will significantly 
alter the light intensity on the site at this time. 

 
6.0 Design Review 

The proposed outdoor dining platform is subject to several design requirements found 
in Article 4, Section 4.44 of the Zoning Ordinance. In addition, the platform will be 
subject to the requirements of Chapter 98, Article II, Sec. 98-38 of the City Code. 
 
Marrow is proposing to have 16 seats at 4 tables, all of which are placed on an outdoor 
dining platform. The outdoor dining platform will occupy one on-street parking space, 
which will remove it from use by the parking system. At this time, the outdoor dining 
facility is within the limits of the Marrow storefront. 
 
The applicant has submitted details on the materials proposed on the deck, and has 
provided a side profile that confirms that the deck is proposed to be constructed flush 
with the curb as required by the ordinance. The materials proposed for the deck surface 
is a brown Trex decking material, and the patio will be enclosed by a 42 in. black 
aluminum railing with posts that extend to 48 in. The applicant has shown that the 
outdoor dining facility will contain two large cantilever style umbrellas at each end of 
the platform, a seasonal heater and two trash receptacles. For the umbrellas, Article 4, 

https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-181
https://library.municode.com/mi/birmingham/codes/code_of_ordinances?nodeId=PTIICICO_CH98STSIOTPUPL_ARTIIST_S98-38OUDIPUST


Section 4.44 (C)(5)(ii) states that overhead weather protection on outdoor dining 
platforms must measure a minimum of 8 ft. from the finished floor of an outdoor dining 
platform, and shall not exceed 10 ft. in overall height. The plans show umbrellas with 
the height of the umbrella measuring 9.5 ft., bit does not show the dimension from 
grade. The applicant will need to provide revised plans with all of the required 
dimensions for overhead weather protection on the outdoor dining platform. 
  
The site plan submitted contains a dimension demonstrating 7 ft. of continuous clear 
path for pedestrian passage between the building frontage with the storefront door open 
and the outdoor dining furniture. The minimum clear path between obstructions is 5 ft., 
thus the applicant meets this requirement. 
 
As is required for all outdoor dining facilities, the applicant will be required to obtain an 
Outdoor Dining Permit annually. As the proposed platform is located in the public right-
of-way, the applicant will be required to enter into a license agreement with the City as 
well. As a part of the annual outdoor dining permit process, the applicant is expected to 
pay fees to cover the loss in revenue of two on-street parking spaces as well as a general 
lease amount for the total square footage of public property that is being utilized. 

 
7.0 Required Attachments 

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

 
 

8.0 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. 

 
• The proposed outdoor dining platform will not affect the open space 

requirements of the site, as it is located within the public right-of-way. 
 



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. 
 

• There are no buildings proposed as a part of the Final Site Plan & Design 
Review application submitted. 
 

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

• There are no buildings proposed as a part of the Final Site Plan & Design 
Review application submitted. 
 

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. 
 

• The proposed outdoor dining platform does not extend beyond the limits 
of the existing limits of the parking spaces along Hamilton Row and thus 
would not create any more of a pinch point or traffic hazard in terms of 
the projection into the travel lanes of Hamilton Row. Additionally, there 
would no longer be vehicles coming in and out of those spaces, which 
could create a safer condition. However, Hamilton Row is well traveled 
by large vehicles such as semi-trucks and buses that may have issues 
being in such close proximity to patrons on the platform.  
 

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. 
 

• There are no buildings proposed as a part of the Final Site Plan & Design 
Review application submitted. Generally speaking, though, outdoor 
dining facilities are compatible with Downtown Birmingham and promote 
the spirit and purpose of the Zoning Ordinance. 
 

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. 
 

• There is no required landscaped open space as a part of this project. 
 

9.0 Recommendation 
Based on a review of the site plan submitted and the approval criteria of Article 7, 
Section 7.27 of the Zoning Ordinance, the Planning Department recommends that the 
Planning Board APPROVE the Final Site Plan/Design Review application for 283 
Hamilton Row – Marrow – subject to the following conditions: 
 



1. The applicant must provide revised plans with all of the required 
dimensions for overhead weather protection on the outdoor dining 
platform; 

2. The applicant must submit and maintain a valid outdoor dining permit;  
3. The applicant must comply with the requests of all City Departments. 

 
 

10.0 Sample Motion Language  
Motion to adopt the findings of the Planning Department in the report dated April 23, 
2025 related to the approval criteria outlined in Article 7, Section 7.27 of the Zoning 
Ordinance and APPROVE the Final Site Plan/Design Review application for 283 
Hamilton Row – Marrow – subject to the following conditions: 

 
1. The applicant must provide revised plans with all of the required 

dimensions for overhead weather protection on the outdoor dining 
platform; 

2. The applicant must submit and maintain a valid outdoor dining permit;  
3. The applicant must comply with the requests of all City Departments. 

 
OR 

 
Motion to POSTPONE the Final Site Plan & Design Review application for 283 Hamilton 
Row – Marrow – pending receipt of the following: 
 

1. ________________________________________________________________ 
2. ________________________________________________________________ 
3. ________________________________________________________________ 

 
OR 

 
Motion to DENY the Final Site Plan & Design Review application for 283 Hamilton Row 
– Marrow – for the following reasons: 

1. ________________________________________________________________ 
2. ________________________________________________________________ 
3. ________________________________________________________________ 

 
 

 
 
 





Trash

Trash

Seasonal
 Heater 7’



Aerial View of 283 Hamilton Row 
Including Neighboring Patios





Addressing Planning Board’s 5/14 Feedback

● Updated patio request is to occupy 1 parking space and scaled down the 
seats to 16 accommodate. 

● Variance between the shop door when open and the patio ramp is 7’
● Included aerial view of the street with neighboring patios
● Included updated aerial view of the street outlining the correct parking 

space request

Additional Notes

● Added trash receptacles on to plan to be in accordance with the city
● Included seasonal propane heater that will only be used on patio in cold 

months with the umbrellas removed from the patio



 

 
MEMORANDUM 
Planning Department  
 

 
DATE: June 11, 2025 
 
TO: Planning Board Members 
 
FROM: Nicholas Dupuis, Planning Director 
 
SUBJECT:  Impervious Surfaces, Open Space and Lot Coverage – Public Hearing 
 
 
Recently, the Planning Board has begun to work through some perceived issues with the City’s 
current definition of impervious surface. The remediation of these issues align with the current 
policy direction of the City related to reducing extreme weather impacts on the community, in 
this case through the mitigation of stormwater. Over several months in 2024, the Planning Board 
reviewed a variety of definitions and ultimately determined that a broader approach is warranted 
to achieve the goals of the City. It was discussed that at this point, the broader approach should 
include open space and impervious surfaces, but should also consider lot coverage, which are all 
integrally related zoning issues. It is worth noting that in the City of Birmingham, minimum open 
space and maximum lot coverage standards only exist for single family developments (R1A – R3). 
In all multifamily and commercial zoning districts, minimum open space and maximum lot 
coverage is not applicable. The major applicable definitions found in Article 9, Section 9.02 of the 
Zoning Ordinance are as follows: 
 

Open Space: All area of a lot except the areas occupied by a building, structure or 
impervious surface, excluding items listed in 4.30(C), Projections into Required Open 
Spaces.  
 
Open Space, Percent: The total area of open space divided by the total area of a lot in 
which the open space is located. Items listed in 4.30(C), Projections into Required Open 
Space, shall be included as open space. 
 
Impervious Surface: Any material which prevents the infiltration of surface water, such 
as concrete, blacktop, asphalt, brick, stone or a similar material, but excluding sidewalks 
3 feet or less in width. 
 

https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-167
https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-167


 
 
 
 
 

Lot Coverage, Percent: The area of a lot that is covered by buildings and structures 
divided by the total lot area, excluding those items listed in 4.30(C), Projections into 
Required Open Spaces. 

 
To help understand how these three basic components of zoning are related, please see the 
following illustration: 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
In addition to these basic concepts and definitions, there are specific standards relating to open 
space in Article 4, Sections 4.30 and 4.31 of the Zoning Ordinance. Particularly consequential are 
the paved surface limitations outlined in 4.31, which cap paved surfaces in the front open space 
at 35%. Paved surface is not defined in the Zoning Ordinance, but is described in this section as 
“concrete, blacktop, gravel, brick or a similar material.” 
 

https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-167
https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-168


 
 
 
 
 
Before picking this study back up after a pause, the Planning Board last discussed the issue of the 
definition of impervious surfaces on December 11, 2024 (Agenda – Minutes). 
 
STUDY SESSION #1 (February 12, 2025 | Agenda – Minutes) 
At this point, the Planning Department is seeking feedback from the Planning Board on where a 
solution may fit within the context of open space, impervious surface, and lot coverage. 
Summarizing feedback from previous meetings, the Planning Board has indicated that although 
they do not feel as though stone is impervious, there was a general consensus that the board did 
not want to see entire yards covered in stone. At this point, although lot coverage is a related 
issue, the definition is rather specific and may not lend itself well to tackling this specific issue. 
Rather, it seems prudent to either redefine Open Space, introduce a new term, create a purpose 
and intent, modify the specific standards in 4.31, or any combination thereof.  
 
In addition to the definitions provided in previous meetings (December 11, 2024), please find 
additional definitions for consideration at this time: 
 
ROYAL OAK, MI 
 
Lot Coverage: The percentage of the lot area covered by the building area. 
 
FERNDALE, MI 
 
Lot Coverage: The percentage of the lot occupied by buildings, including accessory structures. 
 
Yard: An open space, unoccupied and unobstructed from the ground upward, and being on the 
same lot with a building. The measurement of a yard is the minimum horizontal distance between 
the lot line and the building or structure. 
 
Additional District Standards for Single Family Residential (R-1 and R-2): For all residential uses: 
50% of the front yard and 50% (of the total) of the two side yards must be maintained as 
landscaped, green space. Permeable pavers or other semi-hardscape materials are not considered 
a landscaped, green space. 
 
ANN ARBOR, MI 
 
Open Space: The unenclosed portion of a lot that is devoted to space for recreation, greenery, 
and household activities. Open space area may include, but shall not be limited to, lawns, 
landscaping and gardens, wooded areas, sidewalks and walkways, active and passive recreational 
areas, unenclosed accessory structures used for recreation purposes, permanent or seasonal water 
surfaces, and protected natural areas. It shall not include areas covered by parking lots, driveways, 
refuse facilities, or enclosed accessory structures. 
 

https://cms7files1.revize.com/birmingham/Planning%20Board%20Agenda%20FULL%20-%2012-11-24.pdf
https://cms7files1.revize.com/birmingham/PB%20Minutes%20(APPROVED-PROTECTED)%20-%2012-11-24.pdf
https://cms7files1.revize.com/birmingham/Planning%20Board%20Agenda%20FULL%20-%202-12-25.pdf
https://cms7files1.revize.com/birmingham/PB%20Minutes%20(APPROVED-PROTECTED)%20-%2002-12-25.pdf
https://ecode360.com/4478916#4478916
https://www.ferndalemi.gov/PDFs/Ferndale-ZoningCode-ADOPTED%20-%20December%2016%202024.pdf
https://www.a2gov.org/media/xzmjc3m2/9th-edition-unified-development-code.pdf


 
 
 
 
 
CANTON, MI 
 
Lot Coverage: The part or percent of the lot that is occupied by buildings or structures. 
 
Open Space: That part of a zoning lot, including courts and/or yards, which is open and 
unobstructed from its lowest level to the sky, and is accessible to all residents upon the zoning lot. 
 
EAST LANSING, MI 
 
Open Space: Open space means an area of land associated with and located on the same tract 
of land as a major building or group of buildings, in relation to which it serves to provide light and 
air or scenic, recreational, or similar purposes. Such space shall be suitably improved for its 
intended use. Such space shall, in general, be of such a location, shape, and character suitable for 
entry and use by the occupants of the building or buildings involved, but may include a limited 
proportion of space so located and treated as to enhance the amenity of the development by 
providing landscaping features, screening for the benefit of the occupants of those in neighboring 
areas, or a general appearance of openness. Open space area may include, but shall not be limited 
to lawns, decorative plantings, wooded areas, landscaped areas covering structures that are not 
more than 12 feet above ground level, sidewalks and walkways, active and passive recreational 
areas, and permanent water surfaces that comprise not more than 20 percent of the total open 
space area. It shall not include parking lots or other vehicular surfaces or accessory buildings other 
than swimming pools. 
 
MARQUETTE, MI 
 
Impervious Surface: Any surface that cannot be effectively and easily penetrated by water, 
thereby resulting in runoff. Examples include, but are not limited to, “Lot Coverage” (as defined in 
this Ordinance) and any material (asphalt, concrete, compacted stone and gravel, etc.) used in 
roads, driveways, decks, terraces, patios, porches, or sidewalks that cannot be effectively and 
easily penetrated by water. Impervious surfaces shall exclude roads, driveways, and sidewalks 
that are composed of materials that will allow infiltration and prevent runoff, such as permeable 
pavers, permeable pavement, or crushed stone or pea stone that does not bind. The definition of 
an impervious surface shall also exclude decks, terraces, patios, or porches that are composed of 
pervious materials and/or designed to allow for easy infiltration and underlain with materials that 
will allow infiltration and prevent runoff. Natural and artificial water bodies, including swimming 
pools, shall not be classified as impervious surfaces. 
 
Open Space: Open space is the part of a parcel (which includes required yards) that is open and 
unobstructed from its lowest level to the sky, except for specific permitted obstructions and access 
ways, and that is accessible to and usable by all persons that have rights to use the property. 
 
 

https://library.municode.com/mi/canton_charter_township,_(wayne_co.)/codes/code_of_ordinances?nodeId=PTIILADERE_APXAZO_ART1.00RUCODE
https://library.municode.com/mi/east_lansing/codes/code_of_ordinances?nodeId=PTIICOOR_CH50ZO_ARTIINGE_S50-8DENTHR
https://online.encodeplus.com/regs/marquette-mi/doc-viewer.aspx?secid=11#secid-11


 
 
 
 
 
STERLING HEIGHTS, MI 
 
Impervious Surface: A surface consisting of impervious material that prevents or hinders the 
absorption or infiltration of water, or that causes reduced quality of runoff water, or causes water 
to runoff in greater quantities or at greater flow rates than the natural surface. It includes but is 
not limited to grade-level surfaces such as hard-surfaced driveways, service walks, patios and 
decks, pool decks, gazebo floors, recreational vehicle or equipment storage pads, vehicle parking 
or turn-around pads, or outdoor sports courts, if constructed of impervious materials that do not 
contain substantial spaces that allow drainage of water. 
 
Impervious Material: A hard-surfaced material through which water cannot penetrate or 
through which fluid does not readily pass due to low porosity, very small individual pores, or pores 
that are disconnected. 
 
Lot Coverage: That part or percentage of lot occupied by principal and accessory buildings. 
 
Open Space: Land required by this ordinance to remain as open space to be used for recreation, 
resource protection, amenity or other specified purpose. 
 
NOVI, MI 
 
Open Space: An area of land that remains primarily undeveloped and in its natural state. For 
the purpose of this Ordinance, open space may include park lands and park facilities so long as 
they are provided as a part of an open space area. 
 
Lot Coverage: The part or percent of the lot occupied by buildings including accessory buildings. 
 
TRAVERSE CITY, MI 
 
Impervious Surface: Impervious surface means any material which prevents, impedes or slows 
infiltration or absorption of storm water directly into the ground at the rate of absorption of 
vegetation bearing soils, including building, asphalt, concrete, gravel and other surfaces. 
 
ROCHESTER HILLS, MI 
 
Lot Coverage: The part or percentage of the lot occupied by buildings, including accessory 
buildings. 
 
Yard: An open space other than a courtyard located on the same lot as a main building or use, 
unoccupied and unobstructed from the ground upward, except as otherwise provided herein. In 
measuring to determine the width of a yard, the minimum horizontal distance between the lot 
line and the main building shall be used. 
 
Study Session #2 (April 9, 2025 | Agenda – Minutes) 
The Planning Department has developed new language based on a new strategy, which is to 
modify slightly the Open Space Standards of Article 4, Section 4.30 and Article 4, Section 4.31 of 
the Zoning Ordinance. This strategy focuses on the desired composition or open space, which is 

https://codelibrary.amlegal.com/codes/sterlingheights/latest/sterlinghts_mi/0-0-0-76469
https://cityofnovi.org/media/zqhhe0zr/zoningordinance.pdf
https://library.municode.com/mi/traverse_city/codes/code_of_ordinances?nodeId=PTTHIRTEENZOCO_TITTWOZOCO_CH1320GEPRDE
https://library.municode.com/mi/rochester_hills/codes/code_of_ordinances?nodeId=SPBLADERE_CH138ZO_ART13DE
https://cms7files1.revize.com/birmingham/Planning%20Board%20Agenda%20FULL%20-%204-9-25.pdf
https://cms7files1.revize.com/birmingham/PB%20Minutes%20(APPROVED-PROTECTED)%20-%2004-09-25.pdf
https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx?secid=168&keywords=handicap%27s%2Chandicapped%2Chandicapping%2Chandicaps%2Chandicaps%27%2Chandicap#secid-167
https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-168


 
 
 
 
 
predominantly natural living vegetation, while also providing flexibility for property owners to add 
a pervious material like stone or gravel in places where that type of material may be more suitable. 
Please see the attached language for consideration.  
 
Study Session #3 (May 14, 2025 | Agenda)  
The Planning Department made minor changes based on the discussion at the Planning Board 
and requested that the Planning Board set a public hearing to review the proposed ordinance 
amendments to Article 4, Section 4.30, Open Space Standards, to add Additional Open Space 
Standards for single-family residential zoned properties, Article 4, Section 4.31, Open Space 
Standards, to modify the Paved Surface Limitations in the R1, R1A, R2 and R3 Zoning Districts, 
and Article 9, Section 9.02, Definitions, to modify the definition for Impervious Surface. 
 
Public Hearing (June 11, 2025) 
The Planning Department has prepared the final language for the proposed ordinance 
amendments to Article 4, Section 4.30, Open Space Standards, to add Additional Open Space 
Standards for single-family residential zoned properties, Article 4, Section 4.31, Open Space 
Standards, to modify the Paved Surface Limitations in the R1, R1A, R2 and R3 Zoning Districts, 
and Article 9, Section 9.02, Definitions, to modify the definition for Impervious Surface and is 
requesting that the Planning Board recommend that the City Commission approve the proposed 
amendments. 
 
Sample Motion Language 
I move that the Planning Board recommend that the City Commission APPROVE the proposed 
ordinance amendments to Article 4, Section 4.30, Open Space Standards, to add Additional Open 
Space Standards for single-family residential zoned properties, Article 4, Section 4.31, Open Space 
Standards, to modify the Paved Surface Limitations in the R1, R1A, R2 and R3 Zoning Districts, 
and Article 9, Section 9.02, Definitions, to modify the definition for Impervious Surface. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

(This space intentionally left blank) 
 
 
 
 
 
 

https://cms7files1.revize.com/birmingham/PB%20Full%20Agenda%205-14-25.pdf


 
 
 
 
 

CITY OF BIRMINGHAM 
 

ORDINANCE NO. ______ 
 
THE CITY OF BIRMINGHAM ORDAINS: 
 
AN ORDINANCE TO AMEND THE ZONING ORDINANCE OF THE CITY OF BIRMINGHAM: 
 
ARTICLE 4, SECTION 4.30, OPEN SPACE STANDARDS, TO ADD ADDITIONAL OPEN SPACE 
STANDARDS FOR SINGLE-FAMILY RESIDENTIAL ZONED PROPERTIES 
______________________________________________________________________________ 
 
This Open Space Standards section applies to the following districts: 
 

                     
 
The following open space standards apply: 
 

A. Minimum Open Space: The minimum open space shall be as per each two-page layout in 
Article 2. 
 

1. Additional Open Space Standards for Single-Family Residential (R1A – 
R3): The required open space for all single-family development must 
consist of a minimum of 75% vegetated open space. Permeable pavers 
or other semi-hardscape materials are not considered vegetated open 
space. 
 

B. Maximum Lot Coverage: The maximum lot coverage shall be as per each two-page layout 
in Article 2. 
 

C. Projections into Required Open Space: Projections into the open spaces required by each 
two-page layout in Article 2, shall be permitted as follows: 
 

1. An unenclosed, covered or uncovered, concrete, masonry or wooden porch, deck 
and/or steps may project into a front open space for a maximum distance of 10 
feet. The floor of a porch, deck or top step shall not be higher than the floor of the 
first story. This provision shall not reduce the required front set- back to less than 
10 feet. Said porches and decks shall not project into the required side open space, 
except as provided elsewhere in this Article. Said porches and decks shall be 
restricted to 1 story in height. 
 



 
 
 
 
 

2. Roof overhangs, cornices, eaves, gutters, lintels, planter boxes, chimneys, bay 
windows and similar projections may extend or project into a required open space 
not more than 2 inches for each 1 foot of width of such required open space 
provided that such extensions may not project more than 2 feet into the front or 
rear open space, except as provided elsewhere in this Article. 
 

3. Patios, terraces, porches or decks may not project into the required side open space 
except that steps leading to an entrance, patio, terrace, porch or deck may project 
into the required side open space. Such steps shall project not more than 3 inches 
for each 1-foot width of such required open space up to a maximum of 3 feet. 
Where the side open space is required by this chapter for parking or driveway 
purposes, the projection shall not reduce the drivable or usable area for those 
purposes to less than 7 feet in width. 
 

4. Basement window wells may project into the required side open space and rear 
open space a maximum of 3 feet measured to the inside of the well opening. 
Basement window well structures may not project more than 8 inches above grade, 
excluding the height of an approved guard rail. Basement window wells that project 
into the required side open space or rear open space shall not exceed 6 feet in 
width and must be covered at grade with a suitable covering capable of sustaining 
the weight of not less than 500 pounds or be enclosed with a guard rail in 
accordance with the current applicable edition of the Michigan Residential Building 
Code or the Michigan Building Code. 
 

5. A porch, deck and/or steps may project into a rear open space for a maximum 
distance of 15 feet. The floor of said porch, deck or top step shall not be higher 
than the floor of the first story. This provision shall not reduce the required rear 
setback to less than 15 feet. Said porches and decks shall not project into the 
required side open space, except as provided elsewhere in this Article. Said porches 
and decks shall be restricted to 1 story in height. 
 

6. When no exterior staircase exists for an accessory structure, a bonus of 75 square 
feet of area is permitted in the accessory structure if used for an interior fixed and 
stationary staircase. 
 

7. Accessible ramps and structures for disabled persons are permitted to project into 
the front and rear open space the minimum distance and width required to 
accommodate the ramp or structure per the residential building code and to allow 
uninhibited access to a dwelling unit. 
 

a. A permit application is required, without an associated fee, to erect an 
accessible ramp or structure into the front or rear open space to ensure that 



 
 
 
 
 

the ramp or structure is erected in accordance with the Residential Building 
Code. 
 

b. It is required that the accessible ramp or structure which has been erected, 
be removed after the disabled person no longer needs the accommodation, 
or vacates the property, whichever occurs first. 

 
 
ORDAINED this ______ day of _________, 2025 to become effective 7 days after publication. 
 
 
____________________________ 
Therese Longe, Mayor 
 
 
____________________________ 
Alex Bingham, City Clerk 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 



 
 
 
 
 

CITY OF BIRMINGHAM 
 

ORDINANCE NO. ______ 
 

THE CITY OF BIRMINGHAM ORDAINS: 
 
AN ORDINANCE TO AMEND THE ZONING ORDINANCE OF THE CITY OF BIRMINGHAM: 
 
TO AMEND ARTICLE 4, SECTION 4.31, OPEN SPACE STANDARDS, TO MODIFY THE PAVED 
SURFACE LIMITATIONS IN THE R1, R1A, R2 AND R3 ZONING DISTRICTS. 
______________________________________________________________________________ 
 

This Open Space Standards section applies to the following districts: 

 

The following open space standards apply: 

A. Paved Impervious Surface Limitations: 

1. A minimum of 65% of the front open space in all single-family districts shall be 
vegetated open space free of paved surfaces (i.e., concrete, blacktop, gravel, 
brick or a similar material), excluding  encroachments, uncovered porches, 
sidewalks 3 feet in width or less, and handicap access ramps impervious 
surfaces. Permeable pavers or other semi-hardscape materials are not 
considered vegetated open space. 

2. Motor vehicles are only permitted within the front open space on a paved surface 
in conformity with the requirements of Chapter 110 of the Birmingham City Code. 

 

ORDAINED this ______ day of _________, 2025 to become effective 7 days after publication. 
 
 
____________________________ 
Therese Longe, Mayor 
 
 
____________________________ 
Alex Bingham, City Clerk 
 
 
 
 

https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#catid-8
https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#catid-7
https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#catid-9
https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#catid-10


 
 
 
 
 
 

CITY OF BIRMINGHAM 
 

ORDINANCE NO. ______ 
 

THE CITY OF BIRMINGHAM ORDAINS: 
 
AN ORDINANCE TO AMEND THE ZONING ORDINANCE OF THE CITY OF BIRMINGHAM: 
 
TO AMEND ARTICLE 9, SECTION 9.02, DEFINITIONS, TO MODIFY THE DEFINITION FOR 
IMPERVIOUS SURFACE 
______________________________________________________________________________ 
 

 

Impervious Surface: Any material which prevents the infiltration of surface water, such as concrete, 
blacktop, asphalt, brick, stone or a similar material, but excluding sidewalks 3 feet or less in width. 

 

Impervious Surface: A surface that restricts the infiltration of water into the ground 
such as all roofs, streets, sidewalks, driveways, parking lots, pavers, highly compacted 
soils, artificial turf, and other similar material, but excluding sidewalks 3 feet or less 
in width located in the front open space. 

 

 

ORDAINED this ______ day of _________, 2025 to become effective 7 days after publication. 
 
 
____________________________ 
Therese Longe, Mayor 
 
 
____________________________ 
Alex Bingham, City Clerk 
 
 
 
 



 
MEMORANDUM 
Planning Department 
 

 
DATE:  June 11, 2025 
 
TO:  Planning Board Members 
 
FROM: Nicholas Dupuis, Planning Director 
 
SUBJECT:  Project Updates & Information 
 
 
The following report contains the most recent updates on projects that have completed by the 
Planning Board and are on to the next steps of approval. In addition, other significant 
development-related projects that have been reviewed or embarked upon by boards/commissions 
such as the Historic District Commission, Design Review Board, Multi-Modal Transportation Board, 
or similar bodies have been included for reference as well.  

Site Plan & Design Reviews 

• 2159 E. Lincoln – Lincoln Yard – Temporary Certificate of Occupancy has been issued 
• 35001 Woodward – Land lease executed by City Commission/design development, site 

plan extension granted on April 23, 2025 
• 239 N Old Woodward – Bloom Bistro – Under construction 
• 300 S. Old Woodward – Restoration Hardware – Under construction 
• 707 S. Worth – Temporary Certificate of Occupancy has been issued 
• 243 Merrill – La Strada – Final inspections 
• 320 Martin – Birmingham Post Office – Permitting   
• 34350 Woodward – Fred Lavery Porsche – Permitting, site plan extension request granted 

on March 26, 2025. 
• 479 S. Old Woodward – Birmingham Tower – Under construction 
• 245 S. Eton – Big Rock – Under construction 
• 33866 Woodward – The Vault – Permitting 
• 370 E. Brown – Under construction 
• 298 S. Old Woodward – Daxton – Variance hearing scheduled at the Board of Zoning 

Appeals on June 10, 2025 
• 163 W. Maple – Origins Café – Permitting and licensing 

 



City Commission 

• 33278 Woodward – Ducati Detroit – Set Public Hearing (Waiting on Applicant) 
• 185 N. Old Woodward – Bell Bistro – Public Hearing set for June 23, 2025. 
• 280 E. Lincoln – Grace Baptist Church – Public Hearing set got June 9, 2025. Board of 

Zoning Appeals granted both requested variances on May 13, 2025 

Ordinance Amendments/Master Planning 

• -  

Non-Planning Board Projects 

• 185 Oakland – Belfor – Façade renovations, permitting 
• 33680 Woodward – Petrucci Studio – Under construction 
• 138 W. Maple – Blakeslee Building – Façade renovations, permitting 
• 34500 Woodward – Golling Fiat – Façade renovations, design development 
• 106 S. Old Woodward – O’Neal Building – Façade renovations, permitting 

 
• Historic Preservation Master Plan – In progress. 

 



 

 

 
MEMORANDUM 
Planning Department 
 

 
DATE:  June 16, 2024 
 
TO:  Jana L. Ecker, City Manager 
 
FROM: Nicholas Dupuis, Planning Director 
 
SUBJECT: Planning Board & City Commission Joint Meeting 
 
 

1. What to Expect from a Zoning Ordinance Update 
 
On May 19, 2025 (Agenda), the City Commission moved to adopt budget appropriations 
for the 2025-2026 Fiscal Year that included $200,000 to update the City’s Zoning 
Ordinance, which is the next logical progression of the Birmingham Plan 2040 (“2040 
Plan”). The Planning Board has been preparing for a Zoning Ordinance update for some 
time, predominantly through prioritizing the recommendations within the 2040 Plan, which 
were reviewed with the City Commission at a Joint meeting on June 10 2024 (Agenda – 
Minutes). The prioritization was subsequently formalized by the City Commission during 
their regular meeting on July 8, 2024 (Agenda – Minutes) where they assigned each 
prioritization matrix related to the Birmingham 2040 Plan to the corresponding 
board/commission and to authorized the Planning Board to provide oversight of the 
prioritization matrices, with the understanding that the Planning Board would provide 
annual updates to the City Commission of progress and any changes. 
 
Timeline 
Having been allocated funds through the budget process by the City Commission, the next 
step in the Zoning Ordinance update process is to develop and circulate a Request for 
Proposals (RFP). At this time, the Planning Board expects to be ready with an RFP in July 
2025, and would expect to have responses returned in August 2025. One received, the 
Planning Board and City Commission will begin the selection process that will include 
evaluations and interviews (if necessary), and will ultimately award a contract to the 
selected consultant. The Planning Board and City Commission can expect that a rough 
timeline of work will be submitted with RFP responses, but it can be assumed that much 
of the work will not fully begin until early 2026.   
 
 
 

https://cms7files1.revize.com/birmingham/20250519%20CC%20Packet%20Amended.pdf
https://cms7files1.revize.com/birmingham/20240610%20Joint%20Planning%20Board%20City%20Commission%20Agenda%20PACKET.pdf
https://cms7files1.revize.com/birmingham/20240610%20CC%20PB%20Joint%20Minutes%20Approved.pdf
https://cms7files1.revize.com/birmingham/20240708%20CC%20Packet%20Link.pdf
https://cms7files1.revize.com/birmingham/20240708%20Approved%20City%20Commission%20Minutes.pdf
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Public Process 
Much like the timeline of the Zoning Ordinance update, the public engagement process 
will be heavily defined in the RFP process and selection of a consultant. At a high level, 
though, it is important to note that the City should expect that this process will be flush 
with opportunities for the public to provide input at all stages of the project. It is expected 
that this will include not only open public meetings, but specific engagements designed 
to provide the public a multitude of different opportunities to provide input. 
 
Best Practices 
As stated in guidance issues by the Michigan Municipal League, a master plan serves as 
the basis for the zoning ordinance to ensure that existing and future development move 
the community towards its vision. The master plan establishes a vision and intent for 
policy, but the zoning ordinance includes the regulatory framework to achieve 
development goals and applies the force of law. Best practice suggests that once a new 
plan is adopted, it should be used as a tool to inform decisions made by the City regarding 
ordinance amendments, site plans or special land uses. Any zoning changes should have 
common intent and correlate with the vision for development. If the master plan and 
ordinance are implemented with shared intent, changes in the built environment will be 
required to adhere to regulations that support the community’s long-term goals. 
 
When updating a Zoning Ordinance, the City should also expect to pay close attention to 
state and federal influence on zoning based on rules and regulations at each level of 
government.  
 
Overall, best practices for a Zoning Ordinance rewrite suggest that the City should aim to 
develop a document that is: 
 

• Intuitive and logically organized 
• Clear, concise and engaging 
• Supplemented with graphics/illustrations 
• Modern and cross-referenced 

 
Questions: 
 

• Does the City Commission have any major considerations that they would like the 
Planning Board to consider during this process? 
 

2. Outdoor Dining Platforms 
 
As the City of Birmingham has enabled outdoor dining on public and private property for 
nearly three decades, the City has enjoyed a number of high quality outdoor dining 
facilities where people can enjoy a meal during the spring, summer and fall months. These 
outdoor dining facilities and the associated regulations help activate public space, foster 
economic development, safeguard the use of public property, and provide flexibility for 
current trends and future demands for outdoor dining.  
 
As the City has evolved, particularly Downtown, the number of food and drink 
establishments that contain outdoor dining facilities is significant. These outdoor dining 
facilities are not limited to full service restaurants or liquor license holders – many casual 
dining establishments are also taking advantage of the additional seating for their 
customers. Of particular concern are outdoor dining platforms, mostly due to their 
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relationship with the City’s public parking system. Of the 48 food and drink establishments 
that have a permitted outdoor dining facility, 15 (31%) are located on outdoor dining 
platforms. These existing outdoor dining platforms exist either wholly or partially in 25 on-
street parking spaces. At the time of this report, there are 3 more outdoor dining platforms 
in the process of site plan approval (3 parking spaces total). Each of these platforms is 
located in what would be considered the Downtown “core” and are all within a XXX sq. 
mile area of each other.  
 
At this point, the City of Birmingham does not have a cap on the number of outdoor dining 
platforms generally, nor any sort of metric to limit outdoor dining platforms at a street, 
block, or other similar level of analysis.  
 
Questions: 
 

• Does the City Commission wish to direct the Planning Board to study the number, 
density and locations of outdoor dining platforms Downtown? 

• If so, what are some major considerations that the City Commission feels should 
be taken into account? 

 





 
 

 
 
 

AGENDA 
REGULAR MEETING OF THE BIRMINGHAM PLANNING BOARD 

WEDNESDAY JUNE 25, 2025 – 7:30 PM 
151 MARTIN ST., CITY COMMISSION ROOM 205, BIRMINGHAM MI* 

 
 

A. Roll Call 
B. Review and Approval of the Minutes of the Regular Meeting of June 11, 2025 
C. Chairpersons’ Comments 
D. Review of the Agenda 
E. Meeting Open to the Public for Items Not on the Printed Agenda 
F. Unfinished Business 
G. Rezoning Applications 
H. Special Land Use Permits 

1. 479 S. Old Woodward – Birmingham Towers – Request for Special Land Use Permit to Modify 
Floor Plans and Seek Approval of a Parking Waiver Pursuant to Article 3, Section 3.04 (D)(3)(a) 
of the Zoning Ordinance. 

I. Community Impact Studies 
J. Site Plan & Design Reviews 

1. 479 S. Old Woodward – Birmingham Towers – Request for Final Site Plan & Design Review to 
Modify Floor Plans and Seek Approval of a Parking Waiver Pursuant to Article 3, Section 3.04 
(D)(3)(a) of the Zoning Ordinance. 

K. Study Session 
L. Miscellaneous Business and Communications: 

1. Pre-Application Discussions 
2. Communications 

i. Project Updates 
ii. 2025-2026 Budget – Zoning Ordinance Update 

3. Administrative Approval Correspondence 
i. June 6, 2025 – June 20, 2025 

4. Draft Agenda – July 9, 2025 
5. Action List – 2025 
6. Other Business 

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

N. Adjournment 
 

*Please note that board meetings will be conducted in person once again.  Members of the public can attend in person at Birmingham City Hall OR may 
attend virtually at: 
 
Link to Access Virtual Meeting: https://zoom.us/j/111656967 
Telephone Meeting Access: 877-853-5247 US Toll-Free 
Meeting ID Code: 111656967 
 
NOTICE: Due to Building security, public entrance during non-business hours is through the Police Department — Pierce St. Entrance 
only.  Individuals with disabilities requiring assistance to enter the building should request aid via the intercom system at the parking 
lot entrance gate on Henrietta St. 
 
Persons with disabilities that may require assistance for effective participation in this public meeting should contact the City Clerk’s 
Office at the number (248) 530-1880, or 248-644-3405 (TDD) 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) 644-3405 (para las personas con incapacidad 
auditiva) por lo menos un dia antes de la reunión para solicitar ayuda a la movilidad, visual, auditiva, o de otras asistencias. (Title VI of 
the Civil Rights Act of 1964). 
 

https://zoom.us/j/111656967


 
 

 
 
 
 
 

AGENDA 
REGULAR MEETING OF THE BIRMINGHAM PLANNING BOARD 

WEDNESDAY JULY 9, 2025 – 7:30 PM  
151 MARTIN ST., CITY COMMISSION ROOM 205, BIRMINGHAM MI* 

 
 

A. Roll Call 
B. Review and Approval of the Minutes of the Regular Meeting of June 25, 2025 
C. Chairpersons’ Comments 
D. Review of the Agenda 
E. Meeting Open to the Public for Items Not on the Printed Agenda 
F. Unfinished Business 
G. Rezoning Applications 
H. Community Impact Studies 
I. Special Land Use Permits 
J. Site Plan & Design Reviews 
K. Study Session 

1. Triangle District Bonus Height Requirements Phase 2 – Study Session 
2. Childcare Ordinance – Study Session  

L. Miscellaneous Business and Communications: 
1. Pre-Application Discussions 
2. Communications 

i. Project Updates 
3. Administrative Approval Correspondence 

i. June 20, 2025 – July 4, 2025 
4. Draft Agenda – July 23, 2025 
5. Action List – 2025 
6. Other Business 

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

N. Adjournment 
 

*Please note that board meetings will be conducted in person once again.  Members of the public can attend in person at Birmingham City Hall OR may 
attend virtually at: 
 
Link to Access Virtual Meeting: https://zoom.us/j/111656967 
Telephone Meeting Access: 877-853-5247 US Toll-Free 
Meeting ID Code: 111656967 
 
NOTICE: Due to Building security, public entrance during non-business hours is through the Police Department — Pierce St. Entrance 
only.  Individuals with disabilities requiring assistance to enter the building should request aid via the intercom system at the parking 
lot entrance gate on Henrietta St. 
 
Persons with disabilities that may require assistance for effective participation in this public meeting should contact the City Clerk’s 
Office at the number (248) 530-1880, or 248-644-3405 (TDD) at least one day before the meeting to request help in mobility, visual, 
hearing, or other assistance.  
 
Las personas con incapacidad que requieren algún tipo de ayuda para la participación en esta sesión pública deben ponerse en 
contacto con la oficina del escribano de la ciudad en el número (248) 530-1800 o al (248) 644-5115 (para las personas con incapacidad 
auditiva) por lo menos un dia antes de la reunión para solicitar ayuda a la movilidad, visual, auditiva, o de otras asistencias. (Title VI of 
the Civil Rights Act of 1964). 
 

https://zoom.us/j/111656967


Updated 4/2/25 
 
Planning Board Action List – 2025 

 

Topic General Goals City Commission 
Directive? 2040 Plan Quarter 

Status 
In Progress Complete 

Comprehensive Zoning 
Ordinance Update  

Update the Zoning Ordinance 
based on recommendations of the 
2040 Plan. 

☐ ☒ Ongoing ☐ ☐ 

Triangle District Bonus Height 
Requirements 

Create a new list of bonus height 
provisions for the Triangle District ☐ ☐ 1st (January-March) ☒ ☐ 

Impervious Surface, Open Space 
& Lot Coverage 

Review and improve standards for 
impervious surfaces and ensure 
consistency with open space and 
lot coverage goals 

☐ ☐ 1st (January-March) ☒ ☐ 

Public Project Review Process 
Develop a comprehensive set of 
guidelines for the review of public 
development projects 

☐ ☐ 2nd (April-June) ☐ ☐ 

“Create a Woodward Safety and 
Beautification Plan.” 

Begin to address the Woodward 
divide. ☐ ☒ 3rd (July-September) ☐ ☐ 

Ordinance Enforcement Maintain a vibrant community. ☐ ☐ 4th (October-December) ☐ ☐ 
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