
 
 

 
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. Community Impact Studies 
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. 

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 
i. 35001 Woodward 

2. Communications 
i. Project Updates 

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
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City Of Birmingham 
Regular Meeting Of The Planning Board 

June 11, 2025 
City Commission Room 

151 Martin Street, Birmingham, Michigan 
 
Minutes of the regular meeting of the City of Birmingham Planning Board held on June 11, 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, Stuart  

Jeffares, Bert Koseck, Daniel Share, Janelle Whipple-Boyce; Alternate Board 
Members Duncan Currie (not voting), Nasseem Ramin (not voting) 
 

Absent: Student Representatives Carter Anderson, Olivia Betanzos 
 
Staff:  Planning Director Dupuis; City Planner Blizinski, City Transcriptionist Eichenhorn 
 
B. Approval Of The Minutes Of The Regular Planning Board Meeting of May 28, 2025 
 

06-38-25 
 
Motion by Share 
Seconded by Williams to move approval of May 28, 2025 with the two corrections 
noted. 
 
Motion carried, 7-0. 
 
VOICE VOTE  
Yeas: Koseck, Jeffares, 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 
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 

 
CP Blizinski presented the item and answered informational questions from the Board.  



Birmingham Planning Board Proceedings  
June 11, 2025

 

2 
 

 
Board comment was as follows: 

● These plans are lacking sufficient information, including information about dimensions, 
furniture, the parking layout, Dick O’Dow’s outdoor dining, and other items. All of this 
information should be added. 

● Moving the ADA space would result in conflict with the Public Right-of-Way Accessibility 
Guidelines, unless the applicant paid to move the ADA space when its outdoor dining deck 
was installed and removed every year. 

● The lack of comment from the City Engineer was troubling. 
● It also was questionable whether accessible spaces should be moved to accommodate 

dining decks at all. 
● Given that the road has been narrowed and the sidewalks expanded along Maple, it would 

be more appropriate to locate the outdoor dining on the sidewalk. There would still be 
more than adequate clear space for pedestrians. It would also be less expensive for the 
applicant, and possibly preferable for customers.  

● The applicant should work with staff to ensure any updated plans have all required 
information. 

● The applicant’s proposal of relocating the dining deck in the next parking space over could 
be explored. It would require the approval of the neighboring property owner, in this case, 
per the ordinance.  

● The Planning Board was supportive of Teuta, and would like to find plans that would be 
mutually beneficial. 

 
A representative for Teuta spoke on behalf of the request.  
 

06-39-25 
 
Motion by Wiliams 
Seconded by Koseck to postpone consideration of the 168 W. Maple, Teuta, Final Site 
Plan & Design Review request. 
 
Motion carried, 7-0. 
 
VOICE VOTE  
Yeas: Koseck, Jeffares, Williams, Clein, Whipple-Boyce, Share, Boyle 
Nays: None 
 

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

 
CP Blizinski presented the item. John Marusich, architect, was present on behalf of the request. 
Both answered informational questions from the Board.  
 

06-40-25 
 
Motion by Wiliams 
Seconded by Boyle 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 
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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. 
 
Motion carried, 7-0. 
 
VOICE VOTE  
Yeas: Koseck, Jeffares, Williams, Clein, Whipple-Boyce, Share, Boyle 
Nays: None 
 

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

 
PD Dupuis presented the item. Ping Ho, owner, and Pauline Knighton-Prueter, VP of Operations, 
were present on behalf of the request. All answered informational questions from the Board.  
 
Board comment was as follows: 

● The proposal would extend beyond one parking space, into the non-parking X space to 
the east. This may make it inappropriately challenging for any driver trying to park in the 
next parking space to the east. 

● If the applicant were willing to forego using the non-parking X space to the east, the table 
and chairs proposed for that area could be moved to an appropriate sidewalk location. 

● The Board would be amenable to approving the outdoor dining in the parking space 
presently, and allowing the moved furniture from the non-parking X space to be 
administratively approved. 

● The applicant should be mindful of the grade changes.  
 

06-41-25 
 
Motion by Share 
Seconded by Williams to adopt the findings of the Planning Department in the report 
dated 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/Design Review application 
for 283 Hamilton Row – Marrow – subject to the following conditions: 

1. The applicant revise the deck to eliminate the easternmost four-top table and 
the reduction of the deck accordingly; 

2. To the extent that any portion of the deck extends beyond the facade of the 
Marrow storefront, the applicant demonstrates the approval of the owner of 
the adjacent property; 

3. The applicant is authorized to seek administrative approval from the Planning 
Department of additional tables and chairs in compliance with the ordinance, 
either in the furnishing zone or adjacent to the building facade;  

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

 
Board comments were as follows: 

● The drawings and submission were excellent.  
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Motion carried, 7-0. 
 
VOICE VOTE  
Yeas: Koseck, Jeffares, Williams, Clein, Whipple-Boyce, Share, Boyle 
Nays: None 
 
K. Study Session 

1. Impervious Surface, Open Space & Lot Coverage – PUBLIC HEARING 
 
PD Dupuis presented the item. There was no public question or comment. 
 
Board comment was as follows: 

● The language seemed to reflect the Board’s feedback. 
● This matter was raised by a former Board member. There was hope expressed that these 

changes were more in-line with what said Board member had hoped to address in raising 
the issue. 

● While these changes were not perfect, they would increase opportunities for low-impact 
design within the City. The changes would also bring the City’s practices further into 
alignment with national stormwater management practices. 

 
06-42-25 

 
Motion by Williams 
Seconded by Share for the Planning Board to 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. 
 
Motion carried, 7-0. 
 
VOICE VOTE  
Yeas: Koseck, Jeffares, Williams, Clein, Whipple-Boyce, Share, Boyle 
Nays: None 

 
L. Miscellaneous Business and Communications 

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

 
The Board approved of the proposed agenda for the upcoming joint Planning Board-City 
Commission meeting. 
 

5. Action List 
6. Other Business 
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The Board briefly discussed project updates and City street tree policy. 
 
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 25, 2025 
 
TO:  Planning Board Members 
 
FROM: Nick Dupuis, Planning Director 
 
SUBJECT:  479 S. Old Woodward – Special Land Use Permit, Final Site Plan & Design Review  
 
 
The subject site, 479 S. Old Woodward, is located at the south end of Downtown Birmingham in 
the B3 (Office-Residential) and D4 (Downtown Overlay) zoning districts. The site is currently 
under construction and is slated to be completed in 2026. The site is directly adjacent to the 
existing Birmingham Place mixed-use building to the north, and is across Hazel Street from the 
555 mixed-use building to the south. 
 
On June 24, 2020 (Agenda – Minutes), the Planning Board accepted the Community Impact Study 
and approved the Preliminary Site Plan for a new five story mixed-use building. 
 
On September 23, 2020 (Agenda – Minutes), the applicant obtained Final Site Plan & Design 
Review approval from the Planning Board. The approved plans had 50 residential units, two levels 
of underground parking for residents, and ground level parking for ground level retailers for a 
total of 84 parking spaces on-site. During the hearing, the applicant indicated they would be 
applying to be within the Parking Assessment District. The subject property has since been denied 
such admittance. It was determined that all assessments for public parking structures have been 
paid and a retroactive fee may not be assessed given the City’s 20-year timeline expiration from 
the initial assessment.    
 
On January 12, 2021 (Agenda – Minutes), the applicant obtained a variance to allow 7 parking 
spaces within 20 feet of the ground level building frontage along Hazel Street and to have two 
loading spaces less than 40 feet long (35 feet) facing Woodward Avenue. 
 
On August 25, 2021 (Agenda – Minutes), the Planning Board approved a request for a Final Site 
Plan extension. 
 
On September 28, 2022 (Agenda – Minutes), the applicant appeared before the Planning Board 
for a revised Final Site Plan. The applicant indicated they could not construct two levels of 

https://cms7files1.revize.com/birmingham/Document_Center/Agenda%20&%20Minutes/Planning%20Board/Packet/2020/Full%20Agenda%20-%20June%2024,%202020.pdf
https://cms7files1.revize.com/birmingham/Document_Center/Agenda%20&%20Minutes/Planning%20Board/Minutes/2020/6-24-20%20PB.pdf
https://cms7files1.revize.com/birmingham/Document_Center/Agenda%20&%20Minutes/Planning%20Board/Packet/2020/Planning%20Agenda%20FULL%20-%20September%2023,%202020.pdf
https://cms7files1.revize.com/birmingham/Document_Center/Agenda%20&%20Minutes/Planning%20Board/Meeting%20Notices/2020/PB%20-%20September%2023,%202020%20-%20Notice%20of%20Virtual%20Meeting.pdf
https://cms7files1.revize.com/birmingham/Boards%20and%20Committees%20Images/JANUARY%20COMPLETE.pdf
https://cms7files1.revize.com/birmingham/Document_Center/Agenda%20&%20Minutes/Board%20of%20Zoning%20Appeals/Minutes/2021/1_12%20BZA%20APPROVED-signed.pdf
https://cms7files1.revize.com/birmingham/Document_Center/Agenda%20&%20Minutes/Planning%20Board/Packet/2021/PB%20Agenda%20FULL%20-%208-25-21.pdf
https://cms7files1.revize.com/birmingham/8-25-21%20Approved.pdf
https://cms7files1.revize.com/birmingham/September%2028th,%202022%20Planning%20Board%20Agenda%20-%20FULL%20-%2009.23.22.pdf
https://cms7files1.revize.com/birmingham/PB%20Minutes%20(APPROVED-PROTECTED)%20-%209-28-22.pdf


underground parking and revised the site plan to include one level of underground parking and 
no ground level parking. The revised plans were 74 parking spaces short of the Zoning Ordinance 
requirement. The Planning Board moved to deny the Final Site Plan by a vote of 4-2. 
 
On November 8, 2022 (Agenda – Minutes), the applicant appeared before the Board of Zoning 
Appeals to request a variance of 74 parking spaces, claiming that they could not structurally 
provide two levels of underground parking. The applicant’s request was denied by a vote of 6-1. 
 
On September 28, 2022 (Agenda – Minutes), the applicant appeared before the Planning Board 
for an ordinance amendment to allow parking requirements of the D4 Overlay zoned properties 
outside of the former parking assessment districts to be waived through a SLUP. The applicant 
claimed they could not provide two levels of underground parking to accommodate required off-
street parking, and therefore needed a waiver of requirements. The Planning Board recommended 
approval of the ordinance amendment to the City Commission by a vote of 4-2. 

 
On December 5, 2022 (Agenda – Minutes), the applicant appeared before the City Commission 
for their ordinance amendment to allow parking requirements of D4 Overlay zoned properties 
outside of the former parking assessment districts to be waived through a SLUP. The City 
Commission approved the ordinance amendment by a vote of 5-2. Therefore, it is now possible 
for the applicant to have parking requirements waived by City Commission through the provisions 
of a SLUP. 
 
On January 25, 2023 (Agenda – Minutes), the applicant appeared before the Planning Board for 
Final Site Plan & SLUP review to request a waiver of 58 parking spaces. The proposed site plan 
and SLUP included ground level retail and restaurant, office on the second floor, and residential 
uses on floors three, four, and five. The site plan had one level of underground parking with 37 
parking spaces, creating a shortage of 58 spaces. The Planning Board moved to postpone the 
hearing and requested that the applicant amend the site plans to support a less intensive use and 
reduce the shortage of parking.   
 
On March 22, 2023 (Agenda – Minutes), the Planning Board moved to approve the Final Site Plan 
and Design Review for a modified site plan that contained retail and restaurant on the first floor, 
office on the second and third floor, and residential uses on the fourth and fifth floor. In addition, 
the site plans contained two levels of underground parking that would accommodate 64 spaces 
with ground level parking containing 12 spaces with 11 lifts, totaling 87 spaces for the site.  
 
On May 9, 2023 (Agenda – Minutes), the Board of Zoning Appeals moved to grant a variance of 
11 off-street parking spaces. The BZA also tied the variance to the plans.  
 
On March 26, 2025 (Agenda – Minutes), the Planning Board reviewed a new Final Site Plan & 
Design Review application to modify the previously approved floor plans. The newly proposed 
floor plans would contain commercial/retail uses on floors 1 and 2, office on floors 3 and 4, and 
residential on the 5th floor. Due to the change in floor plans, the required on-site parking changed 
considerably. Ultimately, the Planning Board moved to postpone the application seeking 
clarification regarding the parking strategy and neighboring ownership/access for the potential 
shared parking strategy that was proposed. 
 

https://cms7files1.revize.com/birmingham/NOVEMBER%20BZA%20COMPLETE.pdf
https://cms7files1.revize.com/birmingham/11_8_22%20BZA%20Approved.pdf
https://cms7files1.revize.com/birmingham/September%2028th,%202022%20Planning%20Board%20Agenda%20-%20FULL%20-%2009.23.22.pdf
https://cms7files1.revize.com/birmingham/PB%20Minutes%20(APPROVED-PROTECTED)%20-%209-28-22.pdf
https://cms7files1.revize.com/birmingham/Document_Center/Agenda%20&%20Minutes/City%20Commission/Full%20Agenda%20Packet/2022/20221205%20City%20Commission%20Agenda%20Packet.pdf
https://cms7files1.revize.com/birmingham/Document_Center/Agenda%20&%20Minutes/City%20Commission/Minutes/2022/20221205%20City%20Commission%20Regular%20Meeting%20Minutes%20SIGNED.pdf
https://cms7files1.revize.com/birmingham/PB%20Agenda%20FULL%20-%201-25-23.pdf
https://cms7files1.revize.com/birmingham/PB%20Minutes%20(APPROVED-PROTECTED)%20-%201-25-23.pdf
https://cms7files1.revize.com/birmingham/PB%20Agenda%20FULL%20(REDUCED)%20-%203-22-23.pdf
https://cms7files1.revize.com/birmingham/PB%20Minutes%20(APPROVED-PROTECTED)%20-%203-22-23.pdf
https://cms7files1.revize.com/birmingham/MAY%202023%20BZA%20COMPLETE%20-DIGITAL.pdf
https://cms7files1.revize.com/birmingham/5_9_23%20BZA%20Approved.pdf
https://cms7files1.revize.com/birmingham/Planning%20Board%20Agenda%20FULL%20-%203-26-25.pdf
https://cms7files1.revize.com/birmingham/PB%20Minutes%20(APPROVED-PROTECTED)%20-%2003-26-25.pdf


On May 28, 2025 (Agenda), the Planning Board moved to postpone consideration of a new 
application for Special Land Use Permit, Final Site Plan & Design Review to provide new notices 
to the community with more detail as to the nature of the hearing.  
 
At this time, the applicant has submitted a Special Land Use Permit, Final Site Plan and Design 
Review application request to continue to seek the modification of the approved floor plans. The 
proposed floor plans would contain commercial/retail uses on floors 1 and 2, office on floors 3 
and 4, and residential on the 5th floor. No other changes would occur to the façade or general 
site. Due to the change in floor plans, the required on-site parking has changed considerably. As 
a part of this site plan review, the applicant has submitted a petition seeking a waiver pursuant 
to Article 3, Section 3.04 (D)(3)(a). A detailed parking analysis is provided in the relevant section 
below. 
 

1.0 Land Use and Zoning 
 

1.1 Existing Land Use – The existing land use is commercial. 
 

1.2 Zoning – The subject site exists within the B3 (Office-Residential) and D4 
(Downtown Overlay) Zoning Districts. 

 
1.3 Summary of Adjacent Land Use and 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 Mixed-Use Mixed-Use Commercial Commercial 

Existing 
Zoning 
District 

B3 (Office-
Residential) 

B3 (Office-
Residential) 

B2 (General 
Business) 

B2B (General 
Business) 

Overlay 
Zoning 
District 

D5 D5 MU5 D2 

 
2.0 Setback, Bulk and Height Requirements 

 
There are no changes proposed to the setback, bulk, or height of the building. 

 
3.0 Screening and Landscaping 

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

conditions on site.  
 

3.2 Parking Lot Screening – There are no changes proposed to the on-site parking 
facilities. 

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

mechanical equipment on site. 

https://cms7files1.revize.com/birmingham/Planning%20Board%20Agenda%20FULL%20-%205-28-25.pdf


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

3.5 Streetscape – There are no changes proposed to any proposed streetscape 
elements on site. The Planning Department maintains that the applicant 
coordinates with City staff to provide the required city standard streetscape 
elements including street trees, tree grates, street lights, benches and bike racks 
 

4.0 Parking, Loading and Circulation 
 

4.1 Parking – The subject site contains a mix of commercial and residential uses that 
has shifted around a great deal during the different iterations of site plans that 
have been submitted to the City. The current proposal now contains commercial 
uses on floors 1-4 and residential units on the 5th floor, which is a departure from 
the previously approved plans that contained commercial/office uses on floors 
1-3 and residential units on the 4th and 5th floors. Overall, the proposed mix of 
uses is permitted with one important caveat – office use in the D4 zoning district 
is limited to a maximum of 2 stories when the Planning Board permits a 5th story: 
 

Article 3, Section 3.04 (C)(9) – “Office use is limited to one story, except: 
 

a. In any D3 Zone or D4 Zone, a two-story building dedicated to office 
use is permissible; and 

b. In a D4 Zone, two stories may be dedicated to office use when the 
Planning Board permits a fifth story.” 
 

The Planning Department has discussed this provision extensively with 
the applicant and suggests that the Planning Board require the 
applicant confirm that they understand the provision above and that 
the building may only contain two floors of office use at any time. 
 
Similar to previously approved plans, the off-street parking facility for the site is 
spread across three levels: ground level parking (21 spaces, 10 of which contain 
lifts that double the capacity), and two underground levels (67 spaces) for a total 
of 88 off-street parking spaces provided. 

 
Article 3, section 3.04(D)(5) states that off-street parking contained in the first 
story shall not be permitted within 20 feet of any building facade on a frontage 
line or between the building facade and the frontage line. In January of 2021, 
the applicant obtained a dimensional variance of 20 feet for the proposed parking 
spaces along the Hazel Street frontage. Given that a substantial change to the 
site plan’s location of ground level parking has not been made, the variance still 
stands. 
 
The Planning Department would like to note that Article 4, section 4.50(D) of the 
Zoning Ordinance allows developments in the B3 Zoning District to reduce their 
parking when office, restaurant and residential uses are within the same 
building: 

https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-385
https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-385
https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-187


“Office, Residential and Restaurant Parking: Where there is combined 
within a single building, an office use, a residential use and a commercial 
restaurant, up to 40% of the parking supplied to meet the requirement for 
office use may also be used to meet the requirement for residential use 
and up to 30% of the remaining parking requirement for office use may be 
used to meet the requirement for the commercial restaurant.” 
 

The Planning Department would also like to note that if the applicant wishes to 
count on-street parking spaces in their parking requirements, they must obtain 
approval from City Commission to do so. Below is the parking breakdown for off-
street parking requirements from Article 4, Section 4.46 (Table A) of the Zoning 
Ordinance for the proposed site plan amendment: 

 
479 S. OLD WOODWARD – BIRMINGHAM TOWER 

TABLE A REQUIREMENTS  

Retail/Commercial  1 per 300 sq. ft. 20,906 sq. ft. 70 spaces 

Lobby 1 per 550 sq. ft. 526 sq. ft. 1 spaces 

Office 1 per 300 sq. ft. 31,695 sq. ft. 106 spaces 

Restaurant 1 per 75 sq. ft. 1,047 sq. ft. 14 spaces 

Residential 1 per 2 or less rooms 1 units 1 spaces 

Residential 1.25 per 3 or more 
rooms 5 units 6 spaces 

TOTAL - - 198 

MIXED USE PARKING REDUCTIONS FOR B3 ZONE  

Office & Residential  40% reduction of office 
spaces 106 spaces -42 spaces 

Office, Restaurant & 
Residential 

30% reduction of 
remaining office spaces 64 spaces -19 spaces 

TOTALS 

Total Required - - 137 spaces 

Provided On-Site - - 88 spaces 

On-Street* - - 2 spaces 

Difference - - -49 spaces 

With On-Street*   -47 spaces 
*Requires City Commission Approval 

 

https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-183


The applicant is required to provide a total of 137 off-street parking spaces for 
the proposed development. The applicant is proposing 88 parking spaces on-
site, therefore creating a shortage of 49 parking spaces.  
 
In addition to the other variances received, the applicant also obtained a variance 
for 11 parking spaces in 2023, which brought them into conformance with the 
Zoning Ordinance. Due to the substantial increase in deficient spaces, the 
variance would no longer apply to this property as a part of this site plan. 

 
As a matter of record, the applicant has previously pursued a Special Land Use 
Permit (SLUP) for the subject site in order to request that City Commission waive 
the required parking spaces, but the applicant adjusted their approach mid-
application. Such a waiver is enabled by Article 3, Section 3.04(D)(3)(a) stating 
the following: 
 

“For all nonresidential uses in the D4 Zone located outside of the former 
parking assessment district, the off-street parking requirements of Article 
4 may be reduced or eliminated under the provisions of a Special Land Use 
Permit.” 

 
The applicant has indicated that pursuing a waiver of required parking spaces 
from City Commission through a SLUP is now their preference at this time. As 
determined during the ordinance amendment process that enabled this waiver, 
the subject site is the only site that has access to this provision. 
 
In summary, the applicant’s proposed site plan is short 49 off-street 
parking spaces. In order to resolve the parking shortage, the applicant 
has suggested that they wish to seek approval from the Planning Board 
and City Commission to utilize the provision in Article 3, Section 
3.04(D)(3)(a) of the Zoning Ordinance to seek a waiver for the full 49-
space deficit based on the new use composition of the building. 
 
Should the Planning Board and/or City Commission determine that this 
is not an appropriate application of the above provision, the applicant 
would be required to either revise the site plans to provide 137 off-
street parking spaces on site or obtain a variance of 49 off-street 
parking spaces from the Board of Zoning Appeals. 

 
4.2 Loading – There are no changes proposed to the loading conditions on site. 

The applicant obtained a variance for two loading spaces less than 40 feet in 
length in 2021 thereby satisfying the loading requirements. Given that a 
substantial change to the site plan’s location and/or size of off-street loading 
facilities has not been made, the variance still stands. 

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

access to the site. Vehicles will enter the facility via a single curb cut on Hazel, 
which will provide them access to the ground level and/or lower level parking 
facilities. 

https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-385
https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-137
https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-137


 
4.4 Pedestrian Circulation and Access – There are no changes proposed to 

pedestrian circulation or access to the site. 
 

5.0 Lighting 
 
There are no changes proposed to the lighting conditions on site. 

 
6.0 Design Review 

 
There are no changes proposed to the building façade or other design elements on 
site.  
 
However, it is unclear with the change at the 4th level whether or not the approved 
balconies will remain as an amenity for the office user, or if they will be removed from 
the plan. Generally, the Planning Board should require the applicant to confirm 
that no changes are being made to the exterior of the building as a part of 
this proposal. 
 

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. 
 

• There are no proposed changes to the location, size or height of the 
building. The building is being built in accordance with the Zoning 
Ordinance, which permits zero lot line development. Thus, there is no 
required open space or landscaping for this development. However, the 
building fronts three streets and contains glazing and/or balconies for its 



users. In addition, the building contains a rooftop amenity for the residential 
tenants that may be used as open space for recreating. 

 
(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 proposed changes to the location, size or height of the 
building. The location, size and height of the building conforms with the 
standards of the Zoning Ordinance and provides neighboring buildings with 
access to adequate light. 

 
(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 proposed changes to the location, size or height of the 
building. The proposed development will not hinder the reasonable 
development of adjoining property and should increase 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. 
 

• There are no proposed changes to the location, size or height of the 
building. The site plan contains a single curb cut for vehicular access along 
Hazel, which is preferred over Old Woodward and Woodward which would 
create more hazardous conditions. Pedestrians have access to clear and 
obvious entry points to the building and adequate space to circulate around 
the building. 

 
(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. 
 

• This development will remain compatible with other uses and buildings in the 
neighborhood and will not be contrary to the spirit and purpose of this 
chapter. However, the parking deficiency on the site would be considered 
incompatible and may be detrimental to the surrounding neighborhood. 

 
(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. 
 

• This property is not required to provide landscaped open space. 
 

 
 
 



In addition, Article 7, Section 7.36 requires applications for a Special Land Use Permit to 
meet the following criteria: 

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

Ordinance. 
 

• The proposed mixture of commercial/retail, office, and residential uses is 
consistent with and will promote the intent and purpose of this Zoning 
Ordinance. 

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

the capabilities of public services and facilities affected by the land use. 
 

• Generally, in Birmingham’s Downtown, this mixture of uses is compatible 
with adjacent uses of land and the natural environment of the area. There is 
a consideration to be had, though, regarding the capabilities of public 
services and facilities affected by the land use. To be more specific, the 
shortage of 49 off-street parking spaces will need to be absorbed by the 
City’s parking system. The closest public parking facility, the Park St. Garage 
is roughly 709 ft. away from door to door. The second closest, the Pierce St. 
Garage, is roughly 933 ft. away from door to door. Thus, it can reasonably 
be assumed that the majority of the deficit will be serviced by Birmingham’s 
on-street parking.  

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

 
• This use is consistent with the public health, safety and welfare of the city. 

Similar to the previous standard, mixed-use developments have been long 
established in Birmingham’s Downtown and other commercial areas in the 
City and is expected to continue.  

 
(4) The use is in compliance with all other requirements of this Zoning Ordinance. 

 
• Although the building uses proposed are compatible with the related zoning 

districts, the requirements for the associated parking requirements of the 
prospective uses have not been met at this time. 

 
(5) The use will not be injurious to the surrounding neighborhood. 

 
• The proposed mix of uses themselves are not expected to be injurious to the 

surrounding Downtown neighborhood, but the associated parking deficit will 
likely cause the surrounding area to experience increased parking shortages 
at certain times of the day.  

 
(6) The use is in compliance with state and federal statutes. 

 
• Top the best of our knowledge, the uses proposed are in compliance with 

state and federal statutes at this time. 



9.0 Recommendation 
 

Based on a review of the site plan submitted and the approval criteria of Article 7, 
Sections 7.27 and 7.36, the Planning Department recommends that the Planning Board 
recommend that the City Commission DENY the Special Land Use Permit, Final Site Plan 
& Design Review application for 479 S. Old Woodward – Birmingham Tower. The 
Planning Department does not believe that the criteria outlined in sections 7.27 and 7.36 
have been met, and considers the parking deficiency too great to be accommodated by 
the existing public parking system. At this time, there are several outstanding issues 
related to the site plan: 

 
1. The building may not contain more than 2 floors of office at any time per the 

requirements of Article 3, Section 3.04 (C)(9) of the Zoning Ordinance; 
2. The applicant understands that any changes to the building façade or design 

must be approved by the Planning Department or Planning Board; 
3. The applicant must submit clear written legal evidence in the form of deeds, 

leases or contracts that establish any shared parking with the Birmingham Place 
development at 411 S. Old Woodward; 

4. The applicant would be required to either (1) revise the site plans to provide 137 
off-street parking spaces, (2) seek a Special Land Use Permit and associated 
waiver for 49 off-street parking spaces or (3) obtain a variance of 49 off-street 
parking spaces from the Board of Zoning Appeals. 

 
10.0 Sample Motion Language for Special Land Use Permit 

 
Motion to adopt the findings of the Planning Department in the report dated June 25, 
2025 related to the approval criteria outlined in Article 7, Section 7.36 of the Zoning 
Ordinance and recommend that the City Commission DENY the Special Land Use Permit 
application for 479 S. Old Woodward – Birmingham Tower – for the following reasons: 
 

1. _____________________________________________________________ 
2. _____________________________________________________________ 
3. _____________________________________________________________ 

 
OR 

 
Motion to adopt the findings of the Planning Department in the report dated June 25, 
2025 related to the approval criteria outlined in Article 7, Section 7.36 of the Zoning 
Ordinance and APPROVE the Special Land Use Permit application for 479 S. Old 
Woodward – Birmingham Tower – subject to the following conditions: 

 
1. The building may not contain more than 2 floors of office at any time per the 

requirements of Article 3, Section 3.04 (C)(9) of the Zoning Ordinance; 
2. The applicant understands that any changes to the building façade or design 

must be approved by the Planning Department or Planning Board; 
3. The applicant must comply with the requests of all City Departments; and 
4. The applicant understands that site plan approval shall be valid for a period of 

one year from the date it is granted. Upon request, the appropriate reviewing 



body may grant an extension of not in excess of one year to the applicant prior 
to the expiration date in accordance with Article 7, Section 7.28 of the Zoning 
Ordinance. 

5. ________________________________________________________________ 
6. ________________________________________________________________ 

 
OR 

 
Motion to POSTPONE the Special Land Use Permit application for 479 S. Old Woodward 
– Birmingham Tower – pending receipt of the following: 
 

1. _____________________________________________________________ 
2. _____________________________________________________________ 
3. _____________________________________________________________ 

 
11.0 Sample Motion Language for Final Site Plan & Design Review 

 
Motion to adopt the findings of the Planning Department in the report dated June 25, 
2025 related to the approval criteria outlined in Article 7, Section 7.27 of the Zoning 
Ordinance and recommend that the City Commission DENY the Final Site Plan & Design 
Review application for 479 S. Old Woodward – Birmingham Tower – for the following 
reasons: 
 

1. _____________________________________________________________ 
2. _____________________________________________________________ 
3. _____________________________________________________________ 

 
OR 

 
Motion to adopt the findings of the Planning Department in the report dated June 25, 
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 479 S. Old 
Woodward – Birmingham Tower – subject to the following conditions: 

 
1. The building may not contain more than 2 floors of office at any time per the 

requirements of Article 3, Section 3.04 (C)(9) of the Zoning Ordinance; 
2. The applicant understands that any changes to the building façade or design 

must be approved by the Planning Department or Planning Board; 
3. The applicant must comply with the requests of all City Departments; and 
4. The applicant understands that site plan approval shall be valid for a period of 

one year from the date it is granted. Upon request, the appropriate reviewing 
body may grant an extension of not in excess of one year to the applicant prior 
to the expiration date in accordance with Article 7, Section 7.28 of the Zoning 
Ordinance. 

5. ________________________________________________________________ 
6. ________________________________________________________________ 

 
 



OR 
 
Motion to POSTPONE the Final Site Plan & Design Review application for 479 S. Old 
Woodward – Birmingham Tower – pending receipt of the following: 
 

1. _____________________________________________________________ 
2. _____________________________________________________________ 
3. _____________________________________________________________ 
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J. Patrick Howe 
(248) 835-2068 

jphowe@jphowe.com 
 

BIRMINGHAM THEATER BUILDING 
231 S. Old Woodward Ave., Suite 217 

Birmingham, Michigan 48009 

 

 

May 21, 2025 

VIA EMAIL ONLY 

 

Birmingham Planning Board & City Commission 

c/o Mr. Nicholas Dupuis 

Planning Director 

City of Birmingham 

151 Martin St. 

Birmingham, Michigan 48009 

 

RE: Application for Final Site Plan Design Review to Modify Use of Floors 2 and 4 

of Subject Building 

Application for Special Land Use Permit to Reduce Parking Requirements for 

Non-Residential Uses Pursuant to Section 3.04(D)(3)(a) of the Birmingham 

Zoning Ordinance 

  Applicant: Birmingham Tower Partners LLC 

  Address: 479 S. Old Woodward Ave., Birmingham, Michigan 48009 

 

Dear Members of the Birmingham Planning Board & City Commission, 

 

This firm represents Birmingham Tower Partners LLC, which is in the process of 

constructing a five-story mixed-use building at 479 S. Old Woodward Ave.  This project has been 

before both the Planning Board and City Commission a number of times for various applications 

and requests.  We are hopeful that the request before you to modify the use of floors 2 and 4, and 

to reduce the parking requirements for non-residential uses, will be the final approvals required 

for the project to move forward without further delay.  At the outset of this request, it is critically 

important to express three points: 

 

1. There are no changes proposed to the exterior features of the building, all of which 

have been approved by the City; 

 

2. There are no changes to the on-site parking spaces provided for the building, which 

will remain at 88 parking spaces (plus 2 on-street parking spaces if approved by the 

City Commission); and 

 
3. The Applicant is not proposing a shared parking arrangement with any parties. 

 
With these three points in mind, we ask that both the Planning Board and City Commission 

limit its focus to the following specific requests: 

 

1. Change floor 2 from Office to Retail/Commercial use;  

 

2. Change floor 4 from Residential to Office use; and  

mailto:jphowe@jphowe.com
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3. Reduce parking requirements for non-residential uses from 130 parking spaces to 81 

parking spaces (plus 2 on-street parking spaces if approved by the City Commission). 

 

The subject building is currently approved for the following uses: 

 

Fifth Floor  Residential 

Fourth Floor  Residential 

Third Floor   Office 

Second Floor  Office 

First Floor   Retail 

 

The Applicant is now requesting the following use modifications for Floors 2 and 4: 

 

Fifth Floor  Residential [NO CHANGE] 

Fourth Floor  Office 

Third Floor   Office [NO CHANGE] 

Second Floor  Retail/Commercial 

First Floor   Retail [NO CHANGE] 

 

It is the Applicant’s intention at this time for Floors 3 and 4 to be occupied by an office 

tenant, and Floor 2 to be occupied by a retail and/or commercial tenant, as permitted under the 

Zoning Ordinance.  So why are these use modifications required?  We submit, and will elaborate 

in more detail at the public hearings on this matter, that these modifications are required to meet 

current market demands, and ensure the long term vitality of the building.  Since this building was 

originally conceived in 2022, nearly 200 multifamily dwelling units have been built or approved 

in the City of Birmingham.  May of these units are highly amenitized, and offer on-site resident 

services that just can’t be provided at a building that sits on less than ½ acre of land.  At the same 

time, the City of Birmingham is ever evolving into a highly sought after destination retail 

environment, attracting national and international tenants, and customers from throughout the 

metropolitan area and greater Midwest region.  This surge of retail activity is evident from various 

recent and forthcoming openings of specialty retailers in downtown Birmingham.  As opposed to 

fighting this challenging dynamic of increased multifamily housing supply, and limited 

commercial space for retailers looking to plant a flag in Birmingham, we are seeking to slightly 

modify the uses in the building to welcome these residential and commercial trends.  This is the 

right move for the building, and will be the right move for downtown Birmingham and its residents. 

 

The impact that these use modifications will have on the building and surrounding area are 

very minor.  There are absolutely no changes to the exterior features of the building, all of which 

have been approved by the City.  Further, there will be no reduction in the on-site parking spaces 

provided for the building, which will remain at 88 parking spaces (plus 2 on-street parking spaces 

if approved by the City Commission).  The only impact that these use modifications will have on 

the project is the Applicant’s ability to strictly comply with the City’s on-site parking requirements.  

The current approved mix of uses for the building requires 99 parking spaces.  The Board of Zoning 

Appeals previously granted a parking variance of 11 spaces, which authorized the current approved 
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mix of uses to move forward with 88 on-site parking spaces.  The proposed modified mix of uses 

before requires 137 parking spaces, leaving a deficiency of 49 parking spaces (which will be 

reduced to 47 parking spaces if 2 on-street parking spaces are approved by the City Commission).  

In 2023, the City Commission amended the Zoning Ordinance to authorize a reduction in parking 

requirements for non-residential uses in the D4 Zone.  Section 3.04(D)(3)(a) of the Zoning 

Ordinance provides that: 

 

For all non-residential uses in the D4 Zone located outside the former parking 

assessment district, the off-street parking requirements of Article 4 may be 

reduced or eliminated under the provisions of a Special Land Use Permit. 

 

In addition to the Applicant’s request for a modified site plan to change the uses of Floors 

2 and 4, we are requesting the City Commission to reduce the parking requirements for non-

residential uses within the building from 130 non-residential parking spaces to 81 non-residential 

parking spaces.  This will result in 7 parking spaces being dedicated to residential users, and the 

remaining 81 parking spaces being shared by all other non-residential users of the building.  We 

submit, and will elaborate in more detail at the public hearings on this matter, that: (i) the proposed 

modifications to the site plan meet the requirements set forth in Section 7.27(D) of the Zoning 

Ordinance, and (ii) a reduction in parking requirements for non-residential users under Section 

3.04(D)(3)(a) of the Zoning Ordinance is appropriate for the following reasons: 

 

1. The prior businesses on this site had a similar deficiency of on-site parking, and 

operated for many years without negatively impacting the health, safety and 

welfare of the City and its residents.  

 

The subject site was formerly occupied by a bank branch with drive through and a 

Chinese restaurant.  The bank branch was 4,325 sf and the restaurant was 3,038 sf.  The 

site provided 9 off-street parking spaces, which is illustrated on the site plan attached 

as Exhibit A.  Applying the City’s current on-site parking requirements, the property 

previously had a parking deficiency of 46 on-site parking spaces, which is calculated 

as follows: 

 

Bank Branch 

4,325 sf (1 space per 300 sf)  14.5 parking spaces required 

     9 parking spaces provided 

Restaurant      

3,038 sf (1 space per 75 sf)  40.5 parking spaces required 

     0 parking spaces provided 

 

OVERALL    55 parking spaces required 

     9 parking spaces provided 

 

DEFICIENCY   46 parking space deficiency 
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The parking deficiency that previously existed is nearly identical to the parking 

deficiency presented by the proposed modified uses for the building.  The prior bank 

and restaurant operated with this parking deficiency for many years, and for this reason, 

a reduction in the parking requirements for non-residential uses in the proposed 

building is appropriate. 

 

2. The parking demands of a retail/commercial user on 2 floors and an office user 

on 2 floors, rarely overlap. 

 

In today’s ever changing office environment, it is rare for an office to be completely 

full at any given time.  The Zoning Ordinance parking requirements have not been 

adjusted to accommodate this new reality.  Furthermore, the hours that the retail and/or 

commercial business that would occupy the 1st and 2nd floors will have high parking 

demands during the evenings and on weekends, mostly outside of normal office hours.  

Accordingly, the parking needs of the office users and retail/commercial users will not 

significantly overlap, and ample parking will be available on-site for these two uses to 

co-exist.  For this reason, a reduction in the parking requirements for non-residential 

uses in the proposed building is appropriate. 

 

3. The building is located in the immediate vicinity of the former parking assessment 

district, is on the only D4 zoned parcel located outside of the former parking 

assessment district, and the parking requirements for the building should be 

reduced. 

 

Section 3.04(D)(1) of the Zoning Ordinance provides that “all nonresidential uses 

located within the parking assessment district, parking on the site shall not be 

required, provided such site is in full compliance with the requirements of the parking 

assessment district.”  The subject building is located in the immediate vicinity of the 

former parking assessment district (see Exhibit B).  While it has been established that 

there is no opportunity to reopen the former parking assessment district and add the 

subject building to this district, we submit that some flexibility should be afforded to 

the subject building given its proximity to various nearby public parking decks.  

Specifically, the Peabody Parking Garage is a 1 minute, 58 second walk from the 

subject building, and the Pierce Parking Garage is a 2 minute 43 second walk from the 

subject building (see Exhibit C).  These two public parking garages will be utilized by 

workers, tenants and customers of the subject building, and for this reason, a reduction 

in the parking requirements for non-residential uses in the proposed building is 

appropriate. 

 
4. There is ample off-street parking available in the nearby public parking decks to 

supplement the on-site parking available at the building. 

 

To the extent additional parking spaces are required to meet the needs of workers, 

tenants and customers of the subject building, there is ample available parking available 

in the two closest public parking garages.  Specifically, the Peabody Garage, which is 
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a 1 minute, 58 second walk from the building, has over 50 parking spaces available at 

its peak times during the day, and over 100 parking spaces available beginning at 5:00 

PM each evening and on weekends (see Exhibit D).  The Pierce Garage, which is a 2 

minute 43 second walk from the subject building, has over 200 parking spaces available 

at its peak times during the day, and over 300 parking spaces available beginning at 

5:00 PM each evening and on weekends (see Exhibit E).  For these reasons, a reduction 

in the parking requirements for non-residential uses in the proposed building is 

appropriate. 

 

5. The Special Land Use Permit requirements set forth in Section 7.36(A) of the 

Zoning Ordinance are met. 

 

We submit that the proposal to reduce the parking requirements for non-residential uses 

under Section 3.04(D)(3)(a) of the Zoning Ordinance satisfies the approval criteria for 

a Special Land Use Permit set forth in Section 7.36(A) of the Zoning Ordinance. 

Specifically:  

 

(1) The parking plan for the building is consistent with and will promote the intent 

and purpose of this Zoning Ordinance, and there is ample on-site and nearby 

off-site public parking to serve the needs of the workers, tenants and customers 

of the subject building. 

 

(2) The parking plan for the building will be compatible with adjacent uses of land, 

the natural environment, and the capabilities of public services and facilities 

affected by the parking of workers, tenants and customers of the subject 

building. 

 

(3) The parking plan is consistent with the public health, safety and welfare of the 

city, and the on-site and nearby public off-site parking will ensure that the 

parking does not negatively impact the public health, safety and welfare of the 

city. 

 

(4) Given that the on-site and nearby off-site public parking provides sufficient 

parking for the subject building, the project is in compliance with all other 

requirements of the Zoning Ordinance. 

 

(5) Given the availability of on-site and nearby off-site public parking, the parking 

of vehicles for the workers, tenants and customers of the subject building will 

not be injurious to the surrounding neighborhood. 

 

(6) The parking plan, to the extent applicable, is in compliance with state and 

federal statutes. 

 

 We acknowledge the significant and extensive work that the City has gone through to help 

facilitate the development of this important piece of property within the S. Old Woodward Ave. 
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district.  We sincerely appreciate those efforts, and hope that we can work together to slightly 

modify the uses of this building and implement the Applicant’s parking plan.  Please feel free to 

contact me if you have any questions or concerns regarding this matter, and the information 

provided herein.  We look forward to appearing with our client at the upcoming public hearings. 

 

Very truly yours, 

 

JPHOWE, PLLC 

 
J. Patrick Howe 

 

cc: Doraid Markus (via email) 
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EXHIBIT A 
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EXHIBIT B 

 

 
 

       479 S. Old Woodward Ave. 

 

 

 

 

 

 

 



Birmingham Tower Partners, LLC 

479 S. Old Woodward Ave. 

Birmingham, Michigan 48009 

 

EXHIBIT C 

 
Walking Distance to Peabody Parking Garage from Building 

 

Walking Distance to Pierce Parking Garage from Building 

 

 

 

 

 



Birmingham Tower Partners, LLC 

479 S. Old Woodward Ave. 

Birmingham, Michigan 48009 

 

EXHIBIT D 
PEABODY PARKING GARAGE 

Available Parking Spaces: 437  

 

 

Source:  Aaron Ford, Birmingham Parking Systems Manager 



Birmingham Tower Partners, LLC 

479 S. Old Woodward Ave. 

Birmingham, Michigan 48009 

 

EXHIBIT E 
PIERCE PARKING GARAGE 

Available Parking Spaces:  706  

 

 

Source:  Aaron Ford, Birmingham Parking Systems Manager 























































 

 
MEMORANDUM 
Planning Department  
 

 
DATE: June 25, 2025 
 
TO:  Planning Board Members 
 
FROM: Nicholas Dupuis, Planning Director 
 
SUBJECT:  35001 Woodward – The Maple – Pre-Application Discussion  
 
 
A pre-application discussion has been requested to gather feedback on a proposal to revise the 
floor plans at the building planned at 35001 Woodward. The change would alter the parking 
requirements, and the applicant would be proposing to remove a level of parking as a part of this 
request. 
 
A high-level review suggests that the building as proposed in this pre-application discussion would 
require 36 off-street parking spaces for the residential units. The single level of undercount 
parking in the attached plans contains 47 off-street parking spaces. 
 
At this time, the applicant is only requesting feedback from the Planning Board as to whether or 
not this change may be approved administratively. The Planning Department has no additional 
requests.  
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MEMORANDUM 
Planning Department 
 

 
DATE:  June 25, 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 
• 163 W. Maple – Origins Café – Final Inspections 

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 for June 9, 2025. Board of 
Zoning Appeals granted both requested variances on May 13, 2025 

• 298 S. Old Woodward – Daxton – Public Hearing Planned for July 28, 2025. Board of 
Zoning Appeals granted variance on June 10, 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. 

 



 
 

 
 
 
 
 

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


 
 

 
 
 

AGENDA 
REGULAR MEETING OF THE BIRMINGHAM PLANNING BOARD 

WEDNESDAY JULY 23, 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 July 9, 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 
I. Community Impact Studies 
J. Site Plan & Design Reviews 
K. Study Session 
L. Miscellaneous Business and Communications: 

1. Pre-Application Discussions 
2. Communications 

i. Project Updates 
3. Administrative Approval Correspondence 

i. July 4, 2025 – July 18, 2025 
4. Draft Agenda – August 13, 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


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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