
 
 
 
 
 
 

AGENDA 
REGULAR MEETING OF THE BIRMINGHAM PLANNING BOARD 

WEDNESDAY JANUARY 28, 2026 – 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 December 10, 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. 600 N. Old Woodward – Old World Pizza – Request for Special Land Use Permit Review for 
New Food & Drink Establishment on O2 (Office-Commercial) Zoning District). 

J. Site Plan & Design Reviews 
1. 600 N. Old Woodward – Old World Pizza – Request for Final Site Plan & Design Review for 

New Food & Drink Establishment on O2 (Office-Commercial) Zoning District). 
2. 325 S. Eton – District Lofts Phase 3 – Request for Final Site Plan & Design Review for Re-

Approval an Expired Site Plan for a New 4-Story Mixed-Use Building. 
K. Study Session 

1. Zoning Ordinance Update Project – Update 
L. Miscellaneous Business and Communications: 

1. Pre-Application Discussions 
i. 168 W. Maple – Teuta – Bistro & Outdoor Dining Plan 

2. Communications 
i. Project Updates 
ii. Meeting Times & New Agenda Software 

3. Administrative Approval Correspondence 
i. December 5, 2025 – January 23, 2026 

4. Draft Agenda – February 11, 2026 
5. Action List – 2026 
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
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Planning Board – Regular Meeting Minutes 
December 10, 2025 – 7:30 p.m.       

City Commission Room 205, 151 Martin Street, Birmingham, MI       
_________________________________________________ 

 
Minutes of the regular meeting of the City of Birmingham Planning Board held on December 10, 
2025. The meeting was convened at 7:30 p.m.  
 
A. Roll Call 
 
Present: Vice Chair Bryan Williams; Board Members Robin Boyle, Stuart Jeffares, Daniel  

Share, Janelle Whipple-Boyce; Alternate Board Members Duncan Currie, Nasseem 
Ramin 
 

Absent: Chair Scott Clein; Board Member Bert Koseck; Student Representatives Carter  
Anderson, Olivia Betanzos 

 
Staff:  Planning Director Dupuis; City Planner Aldred-Arens, City Planner Blizinski, City  

Transcriptionist Eichenhorn, Planning Intern Milia 
 
B. Approval Of The Minutes Of The Regular Planning Board Meeting of November 12, 
2025 
 

12-61-25 
 
Motion by Share 
Seconded by Whipple-Boyce to approve the minutes of November 12, 2025 as 
presented. 
 
Motion carried, 7-0. 
 
VOICE VOTE  
Yeas: Jeffares, Whipple-Boyce, Ramin, Currie, Share, Boyle, Williams 
Nays: None 
 
C. Chair’s Comments  
 
The Vice Chair welcomed everyone to the meeting and reviewed the meeting’s procedures.  
 
L. Miscellaneous Business and Communications 

1. Pre-Application Discussions 
i. 34952 Woodward  
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The Board chose to hear Item L1 before Item K1 as a courtesy to the applicants. 
 
The applicant team presented the proposal. 
 
Board consensus was that there would be interest in further reviewing the proposed project and 
that matters of parking, working with MDOT, accommodating the bus stop, the proposed double-
level amenity, unit sizes, and adjacent intersection traffic effects would need to be clarified.  
 
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 
K. Study Session 

1. Zoning Ordinance Update Project – Consultant Selection 
 
The Vice Chair introduced the second part of the consultant selection process. PD Dupuis 
presented staff findings regarding the consultant interviews and answered informational 
questions. 
 
Board members expressed the following views during discussion: 

● The present goal is to align the zoning ordinance with the 2040 Plan. It is not to create a 
new master plan. The City would benefit from national best practices in this regard. 

● Staff’s preference for Houseal Levine should be weighted heavily, since staff would be 
working extensively with the selected firm. 

● A majority of Board members felt Houseal Levine’s presentation paid specific attention to 
Birmingham’s needs, and a minority of Board members did not. There was also 
disagreement along the same lines as to whether Houseal Levine’s example projects were 
relevant enough to Birmingham’s conditions.  

● Houseal Levine aligned with the City’s budget for this process and described creative 
community engagement opportunities. Their presentation was enthusiastic, detailed, clear 
in scope and mission, and included awards won by the firm. Houseal Levine’s proposal 
included the creation of a story map, which would illustrate for the public the ordinance 
revision process. Houseal Levine described having skill with GIS and with aligning their 
work with the systems Birmingham already has in place. Euclid HL might also be a useful 
feature.  

● If the City proceeds with Houseal Levine, the Board would likely be able to work directly 
with the firm without requiring the creation of an additional ad hoc board. 

● Kendig Keast’s presentation focused more on the City’s specific needs and goals than on 
reiterating the firm’s resume. It also provided written, tailored information on how they 
would support Birmingham, and provided useful examples of ordinances written for similar 
municipalities. Kendig Keast’s example ordinances were clear and easy to follow. The 
information they provided at the presentation included their letterhead, which 
demonstrated their attention to detail. 
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● There was some concern about the number of projects the President of Kendig Keast was 
already involved in. The level of enthusiasm from leadership compared to Houseal Levine’s 
seemed to be less. That said, the firm has a good team with very good reviews. 

● McKenna’s example ordinances were also clear and easy to follow, which is an essential 
qualifier for this project. The information they provided at the presentation also included 
their letterhead, which demonstrated their attention to detail. 

● Those that did not rank Houseal Levine first still believed it would deliver a superlative 
product. 

● All of the submissions were exceptionally well done. 
 
For four Board members, Houseal Levine was the top choice, and for one Board member it was 
the second choice.  
 
For two Board members, Kendig Keast was the top choice, and for two Board members it was the 
second choice.  
 
For one Board member, McKenna was the second choice.  
 

12-62-25 
 
Motion by Currie 
Seconded by Boyle to recommend that the City Commission select Houseal Levine for 
the purposes of performing a comprehensive Zoning Ordinance Update for the City in 
accordance with the specifications contained within Houseal Levine’s response to the 
City’s Request for Proposals. 
 
Motion carried, 7-0. 
 
ROLL CALL VOTE  
Yeas: Jeffares, Whipple-Boyce, Ramin, Currie, Share, Boyle, Williams 
Nays: None 
 

2. Communications  
3. Administrative Approval Correspondence 
4. Draft Agenda 
5. Action List 
6. Other Business 

 
The Vice Chair thanked the staff for all of their work and wished them happy holidays. 
 

12-63-25 
 
Motion by Share 
Seconded by Whipple-Boyce to move that the rules of procedure for the two meetings 
in January be suspended such that either or both could be a meeting that considers 
both site plans and study sessions. 
 
Motion carried, 7-0. 
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ROLL CALL VOTE  
Yeas: Jeffares, Whipple-Boyce, Ramin, Currie, Share, Boyle, Williams 
Nays: None 
 
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 8:55 p.m. 
             
 

 
 

Nick Dupuis, Planning Director  Laura Eichenhorn, City Transcriptionist 
 



 

 
MEMORANDUM 
Planning Department 
 

 
DATE: January 28th, 2026 
 
TO: Nicholas Dupuis, Planning Director 
 
FROM: Leah Blizinski, City Planner 
 
SUBJECT:  600 N. Old Woodward Suites 101 & 203 – Old World Pizzeria – Special Land 
 Use Permit, Final Site Plan & Design Review 
 
 
INTRODUCTION:  
The applicant has submitted a Special Land Use Permit application for a food or drink 
establishment in the O2 (Office Commercial) zoning district at the north end of Downtown 
Birmingham. The necessity for a Special Land Use Permit is simple in that the O2 zoning district 
requires such for a food or drink establishment. There will be no liquor sales for on premise or 
off premise consumption at this juncture. The restaurant will have seating as well as carryout 
options. 
 
In the recent past, the subject site was home to Café Succo, a food and drink establishment 
operating under a Special Land Use Permit since 2013. Café Succo was a sit down juice bar and 
coffee shop and also did not offer liquor sales for on premise or off premise consumption. 
 
The proposed new restaurant, Old World Pizzeria, will serve pizza for takeout or eat-in with a 
modest amount of seating proposed. The proposal includes the kitchen in the basement, a kitchen 
and service counter on the first floor, seating for 8 (4 chairs and 4 tables, with seating for 4 on a 
bench along the front wall) in a dining area at the front of the first floor (N. Old Woodward side). 
There are no outdoor seats proposed at this time.  
 

1.0 Land Use and Zoning 
 

1.1 Existing Land Use – The subject site is currently a 2-story commercial building 
and is currently operating as a takeout and sit down food and drink 
establishment. 

 
1.2 Zoning – The subject site exists within the O2 (Office-Commercial) and D2 

(Downtown Overlay) zoning districts. 
 

1.3 Summary of Adjacent Land Use and Zoning –  
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 North South East West 

Existing 
Land Use Commercial Public 

Property 
Public 

Property 
Multiple 
Family 

Residential 
Existing 
Zoning 
District 

O2 – Office 
Commercial 

PP – Public 
Property 

PP – Public 
Property 

R6 – Multiple 
Family 

Residential 
Overlay 
Zoning 
District 

D2 D2 N/A N/A 

 
2.0 Setback and Height Requirements 

 
There are no changes to the bulk, height or placement and no issues associated with 
the proposed project. 
 

3.0 Screening and Landscaping 
 

3.1 Dumpster Screening – The applicant has stated that although there are no waste 
receptacles on site, they have secured dumpster privileges for the common 
dumpster in the rear public parking lot area.  

 
3.2 Parking Lot Screening – The proposed restaurant does not contain an off-street 

parking facility, thus the parking lot screening requirements are not applicable. 
 

3.3 Mechanical Equipment Screening – There are no changes proposed to the 
existing rooftop units, nor are any new rooftop or ground mounted mechanical 
units proposed.  

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

 
3.5 Streetscape – The subject site’s location in the north end of Downtown 

Birmingham and the public parking facility directly in front of the building create 
a poor environment for benches, bike racks or waste receptacles. The area 
across the parking facility and the boulevard on N. Old Woodward contain street 
trees and streetlights. 

 
4.0 Parking, Loading and Circulation 

 
4.1 Parking – The subject site is located within the former Parking Assessment 

District, thus no parking analysis is required for the commercial use proposed. 
 

4.2 Loading – Article 4, Section 4.24 does not require commercial uses between 0 
and 10,000 sq. ft. to provide any off-street loading facilities. The building is 1,425 
sq. ft. and thus does not require an off-street loading space. 
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4.3 Vehicular Circulation and Access – Vehicles access the site via a public parking 
facility directly adjacent to the site. There are no changes proposed in this 
regard. 

 
4.4 Pedestrian Circulation and Access – Pedestrian access to the building is located 

through a single door on the N. Old Woodward façade. No changes are proposed 
to the entrance. 

 
5.0 Lighting 

 
There are no new exterior light fixtures proposed as a part of this project. The building 
currently contains 2 gooseneck light fixtures over the front window. 

 
6.0 Design Review 

 
There are no exterior changes proposed to the building at this time.  
 

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 location, size and height of the building, walls and fences is not changing 
and therefore adequate landscaped open space so as to provide light, air and 
access to the persons occupying the structure will remain. 
 

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. 
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The location, size and height of the building, walls and fences is not changing 
and therefore there will be no interference with adequate light, air and access 
to adjacent lands and buildings. 
 

3. The location, size and height of the building, walls and fences shall be such that 
they will not hinder the reasonable development of adjoining property nor 
diminish the value thereof. 
 
The location, size and height of the building, walls and fences is not changing 
and 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, and its relation to streets, driveways and sidewalks does not 
interfere with and is not hazardous to vehicular and pedestrian traffic. None of 
the existing conditions with respect to these items is changing. 
 

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 development is extremely similar to what was previously existing 
on the site and is compatible with other uses and buildings in the neighborhood 
and will not be contrary to the spirit and purpose of the 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. 
 
The location, shape and size of required landscaped open space is not changing 
and is such as to provide adequate open space for the benefit of the inhabitants 
of the building and the surrounding neighborhood. 

 
Additionally, Article 7, Section 7.36 states that the City Commission shall not approve of 
any requests for a special land use permit unless it determines that the following 
standards are met: 
 

1. The use is consistent with and will promote the intent and purpose of this 
Zoning Ordinance. 
 
The pizzeria use is consistent with and will promote the intent and purpose of 
the 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. 
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A takeout pizza counter with limited eat-in space is compatible with adjacent 
use of land, the natural environment and the capabilities of public services and 
facilities affected by the land use. 
 

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

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

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

6. The use is in compliance with state and federal statutes. 
 
To the best of our knowledge, the use is in compliance with state and federal 
statutes. 

 
9.0 Recommendation 

 
Based on a review of the site plan submitted, the Planning Department finds that the 
proposed Special Land Use Permit, Final Site Plan and Design Review application meets 
the requirements of Article 7, section 7.27 and 7.36 of the Zoning Ordinance. Thus, the 
Planning Department recommends that the Planning Board recommend APPROVAL to 
the City Commission the Special Land Use Permit, Final Site Plan and Design Review for 
600 N. Old Woodward Suites 101 & 203 – Old World Pizzeria. 

 
10.0 Sample Motion Language for Special Land Use Permit 

 
Motion to adopt the findings of the Planning Department in the report dated January 
28, 2026 related to the approval criteria outlined in Article 7, Section 7.36 of the Zoning 
Ordinance and recommend that the City Commission APPROVE the Special Land Use 
Permit application for 600 N. Old Woodward Suites 101 & 203 – Old World Pizzeria. 

 
OR 

 
Motion to POSTPONE the Special Land Use Permit and Final Site Plan for 600 N. Old 
Woodward Suites 101 & 203 – Old World Pizzeria – pending receipt of the following: 
 
1.___________________________________________________________________ 
2.___________________________________________________________________ 
3.___________________________________________________________________ 
 

OR 
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Motion to recommend that the City Commission DENY the Special Land Use Permit 
and Final Site Plan for 600 N. Old Woodward Suites 101 & 203 – Old World Pizzeria – 
for the following reasons: 
 
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 January 
28, 2026 related to the approval criteria outlined in Article 7, Section 7.27 of the Zoning 
Ordinance and recommend that the City Commission APPROVE the Final Site Plan & 
Design Review application for 600 N. Old Woodward Suites 101 & 203 – Old World 
Pizzeria. 

 
OR 

 
Motion to POSTPONE the Final Site Plan & Design Review application for 600 N. Old 
Woodward Suites 101 & 203 – Old World Pizzeria – pending receipt of the following: 
 

1. _____________________________________________________________ 
2. _____________________________________________________________ 
3. _____________________________________________________________ 

 
OR 

 
Motion to adopt the findings of the Planning Department in the report dated January 
28, 2026 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 600 N. Old Woodward – Old World Pizzeria – for the following 
reasons: 
 

1. _____________________________________________________________ 
2. _____________________________________________________________ 
3. _____________________________________________________________ 

 
 
 
 

 
 



Old World Pizzeria
Coming Soon To Suite 203 and Suite 101 located at
600 N. Old Woodward in the Maplewood Office Park



Project Goals

• Bring Old World Pizzeria to Birmingham with the same scratch-
made dough, house recipes, and consistent guest experience.

• Create a vibrant, family-friendly neighborhood destination that 
activates the street, supports walkability, and adds energy to the 
downtown dining mix.

• Invest long-term in the community through local hiring, strong 
operations, and a high-quality buildout that adds to the already 
exceptional scene of Birmingham.



Building Information

Formerly Café Succo
600 North Old Woodward Birmingham, MI



Former Café Succo



The Original

Old World Pizzeria





20” Round Pies





Proposed Plans















Concept Photo 3D Rendering



Concept Photo 3D RenderingConcept Photo 3D Rendering



Thank you!



 
MEMORANDUM 
Planning Department 
 

 
DATE:  January 28, 2026 
 
TO:  Planning Board Members 
 
FROM:  Lauren Milia, Planning and Sustainability Intern 
 
SUBJECT: 325 S. Eton Street – District Lofts Phase 3 – New Mixed Use Four Story Building 

– Final Site Plan & Design Review 
 
 
The applicant for 325 S. Eton Street is applying to complete Phase III for the District Lofts which 
is proposed to be a 4 story mixed-use building with first floor commercial space and 50 residential 
units. The subject site for the Phase 3 building currently consists of The Reserve banquet and 
dining hall just south of the intersection of S. Eton and E. Maple. The Reserve obtained a Final 
Site Plan and SLUP approval in 2003 as it exceeds 6,000 square feet and operates past 11pm.  
 
District Lofts Phase III is part of the Eton Condominium Properties which is 143,593 square feet 
and encompasses the triangular area from Villa Street to E. Maple, bound by S. Eton to the west 
and the railroad to the east. The entire property consists of five buildings including the Grand 
Trunk Railroad Depot currently occupied by Big Rock Chophouse, The Reserve, a three story 
private parking deck, District Lofts Building A, and District Lofts Building B.  
 
On September 9th, 2021 (Agenda – Minutes), the Planning Board accepted the CIS for District 
Lofts Phase III and approved the Preliminary Site Plan.  
 
On December 16, 2021 (Agenda – Minutes), the Planning Board approved the Final Site Plan and 
Design Review application for the new 4-story mixed use building with several approval 
conditions, most of which still apply today. 
 
Article 7, Sec. 7.28 of the Zoning Ordinance states that “Site Plan approval shall be valid for a 
period of one year from the date it is granted.” Thus, the original site plan approval has expired 
and the applicant is reapplying for Final Site Plan and Design Review. There have been no changes 
to the proposed plans from the 2021 approval. This report provides updates where necessary, 
and applies any new standards to any applicable section. 
 

https://cms7files1.revize.com/birmingham/September%209th,%202021%20Full%20Agenda%20-%20Reduced.pdf?t=202111171750250&t=202111171750250
https://cms7files1.revize.com/birmingham/PB%20Minutes%20(APPROVED)%20-%209-9-21.pdf?t=202111171750490&t=202111171750490
https://cms7files1.revize.com/birmingham/PB%20Agenda%20FULL%20-%2012-16-21.pdf?t=202112101702240&t=202112101702240
https://cms7files1.revize.com/birmingham/PB%20Minutes%20(APPROVED)%20-%2012-16-21.pdf?t=202201130855590&t=202201130855590
https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-429


1.0  Land Use and Zoning  
 

1.1  Existing Land Use – The existing land uses on the site include The Reserve banquet 
facility, the Big Rock restaurant, a 3-story parking deck, District Lofts Building A (2051 
Villa), and District Lofts Building B (375 S. Eton). 
  

1.2  Zoning – The northern portion of the property is zoned B-2B, General Business. The 
southern portion of the site is zoned MX, Mixed-Use. The proposed new building is 
entirely within the MX zone. The proposed uses appear to conform to the permitted 
uses of their respective Zoning Districts.  
 

1.3  Summary of Adjacent Land Use and Zoning - The following chart summarizes 
existing land use and zoning adjacent to and/or in the vicinity of the subject site. 

 
  

North 
 

South 
 

East  
 

West 
 

Existing 
Land Use Public Property  

Commercial, 
Live-work, 
Multi-family 

Railroad 
Commercial, 
Multi-family 
Residential 

Existing 
Zoning 
District 

PP Public 
Property 

MX - Mixed Use 
 MX 

B-1 – 
Neighborhood 
Business, R-6 – 
Multiple-Family 

Residential 

Overlay 
Zoning 
District 

N/A N/A N/A N/A 

 
 
 
2.0  Area, Setback, and Height Requirements 
 

The attached summary analysis provides the required and proposed bulk, area, and 
placement regulations for the proposed project. The applicant appears to satisfy the 
majority of the bulk, height, and placement requirements for the MX Zoning District, and 
is able to achieve the Floor Area Ratio requirement of the MX District by satisfying the 
FAR parking requirement in excess of the general parking standards.  

 
The applicant must submit complete floor plans indicating the number of 
bedrooms for all units in order to verify the minimum lot area per unit 
requirement. Units 101-105, 201, 301, and 401 do not currently have verifiable 
bedroom plans. 
 
Please see the attached Zoning Compliance Summary Sheet for detailed zoning 
compliance information. 



 
3.0     Screening and Landscaping  
 

3.1  Dumpster Screening – The site plan indicates that the applicant is not proposing 
any changes to the existing three dumpster locations across the various areas the 
site which have previously obtained site plan approval. The dumpsters located at 
the northeast and southeast portion of the parking structure will be for residential 
use, while the dumpster adjacent to Big Rock will remain for the restaurant. The 
current Reserve dumpster is intended to be used by the Phase III building tenants 
which consists of 6’ 6” enclosure with a painted metal frame and doors consisting 
of vertical wooden boards. All dumpsters appear to satisfy the screening 
requirements, and there are no trash rooms proposed within the Phase III building 
at this time.  

 
3.2  Parking Lot Screening –   The surface parking for Big Rock is adequately screened 

by a masonry screen wall from S. Eton Rd. The surface parking on the southeast 
corner of the property is also screened by a masonry wall from Villa Ave.  All other 
parking is screened within the parking structure located behind the District Loft 
Buildings. 

 
3.3  Mechanical Equipment Screening –The applicant has indicated a 5.5’ pre-finished 

metal mechanical screenwall on the rooftop. The applicant has also provided a 
rooftop plan indicating locations of rooftop mechanical units. Rooftop mechanical 
units are proposed to be 31’’ in height, therefore adequate rooftop screening is 
provided.  

 
  There are three ground mounted transformers located on the south side of the 

building which are screened by the building along with 30”-36” Hatfield Yew and 
30”-36” Koreanspice Viburnum. The applicant must provide dimensions of the 
electronic transformers to verify they are properly screened. 

 
3.4  Landscaping – A detailed landscape plan has been provided which shows extensive 

plantings surrounding the building and a remodeling of the central gathering 
space. The building frontage along Eton Street is lined with Dense Yew clipped 
evergreen hedges. The north elevation is proposed to have All Gold Japanese 
Forest Grass along the commercial space with four Tree Form Limelight Hydrangea 
dwarf flowering trees. The residential courtyards on the north elevation are 
proposed to have Emerald Green Arborvitae, Green Carpet Pachysandra 
groundcover, and Bobo Hydrangea and Pinky Winky Hydrangea for flowering 
shrubs. 

   
  The eastern elevation is also surrounded with Dense Yew clipped evergreen 

hedges and Tree Form Hydrangea. Hameln fountain grass is also proposed to wrap 
around the southeast corner into the pedestrian walkway between 325 & 375 S. 
Eton.  

 
  The southern elevation is lined with Emerald Green Arborvitae, Little Lime 

Hydrangea, and Little Quick Fire Hydrangea. A dog run with synthetic turf is 



proposed between the building and pedestrian pathway and will be lined with 
Hatfield Yew evergreens and Koreanspice viburnum. A new Presidential Gold 
Ginkgo surrounded by Koreanspice viburnum is also proposed for the southwest 
corner beside the dog run. 

 
  The applicant is also proposing the addition of a new gathering space central to 

the three residential buildings. The gathering space is proposed on what is now 
visitor parking for District Lofts which is adjacent to the parking deck. The existing 
fountain on the south side of the access drive at the Building B entrance is 
proposed to be moved across the access drive and be a focal point of the gathering 
space. There will be a grassy lawn with Green Carpet Pachysandra, Green Velvet 
Boxwood, Hatfield Yew, and Bobo Hydrangea surrounding the fountain. Resident 
space with a pergola, grill and firepit will be surrounded by Dense Yew, Presidential 
Gold Ginkgo, Little Quick Fire Hydrangea, and All Gold Japanese Forest Grass. The 
existing Pear trees will provide a buffer between the gathering space and the 
parking structure.  

 
Based on the goals of the Birmingham Green Healthy Climate Plan, the Planning 
Department recommends replacing non-native species with native alternatives. 
Dense Yew, Hatfield Yew, and Green Velvet Boxwood may be replaced with 
Inkberry holly (Ilex glabra). Green Carpet Pachysandra may be replaced with 
Northern barren strawberry (Waldsteinia fragarioides). Koreaspice viburnum may 
be replaced with flowering dogwood or native mock orange (Philadelphus lewisii). 
Removal of pear trees to be replaced with redbud or serviceberry is also 
recommended. 

 
3.5  Streetscape Elements – The current streetsape in front of the property contains 

only a 5 ft. sidewalk to the edge of the curb – no furnishing zone, greenspace, or 
other elements exist on public property. The applicant is proposing to run the 
public sidewalk through their property and provide a new greenbelt where the 
street trees and other streetscape elements would be located. The applicant has 
indicated an easement to accommodate the new 5 ft. sidewalk. Should the 
streetscape be constructed per the current site plans, the applicant would need to 
complete a formal public access easement agreement with the City for the sidewalk 
space prior to building plan approval.  

 
However, as noted in the Engineering Department comments below, another 
change that has happened between their previous approval and now is the 
evolution of the design of the Eton Road Resurfacing project that is currently slated 
for construction in 2027. As a part of the design, the curb adjacent to the subject 
property is planned to push out further, which would likely leave ample space for 
all of the public amenities (sidewalk, greenbelt, etc.) to exist on public property. 
Due to this preferred scenario, the applicant could either (1) continue to provide 
paved open space in the area that they are currently proposing or (2) adjust their 
site plans to reflect something new in the space. The applicant should work 
with the City to update their plans based on the new proposed design of 
Eton Road and adjust their plans if necessary. 

 

https://www.bhamgov.org/about_birmingham/city_government/sustainability_and_climate_action/birmingham_green__healthy_climate_plan.php


  One street tree is required for every 40 feet of street frontage, as per Article 4, 
Section 4.20(G) of the Zoning Ordinance. The updated landscaping plan indicates 
four (4) new Presidential Gold Ginkgo trees between the sidewalk and S. Eton 
Street. The applicant has previously planted trees in the right-of-way along Villa 
and S. Eton in front of Building A and Building B and has proposed to continue this 
provision.  

 
The Rail District Streetscape Standards adopted April 20, 2009 requires 
streetlights, benches, bike racks and trach receptacles of a specific style. The 
Reserve banquet facility was approved in 2003 and was not subject to the current 
streetscape standards at that time. The applicant is proposing five (5) new city-
standard light poles which satisfies the requirement of one street light per 40 feet 
of frontage requirement.  

 
The applicant has also indicated two new city-standard benches in front of the 
entrances for two of the first floor tenant spaces. The applicant has also proposed 
one (1) city-standard Rail District bike rack and one (1) city-standard Rail District 
trash receptacle at the southwest corner of the building near the walkway between 
325 and 375 S. Eton. 

 
Rail District streetscape elements have different designs than those used in in the 
Downtown or Triangle District. The applicant has installed proper street 
streetscape elements for the Rail District in front of Buildings A and B of District 
Lofts which must be continued in front of the Phase III building. The applicant 
is expected to provide the appropriate city standard elements and must 
provide specification sheets indicating the proper city standard Rail 
District street lights, benches, and bike racks that will be installed during 
permit review.   

  
4.0  Parking, Loading and Circulation  

 
4.1  Parking – In accordance with Article 4, Section 4.42 of the Zoning Ordinance, 

below are the following parking requirements for each building and the entire site 
of District Lofts, including the addition of Phase III. The applicant is also using 
additional parking provisions to satisfy the Floor Area Ratio requirements as per 
Article 2, Section 2.40 MX (Mixed Use): 

 
• The Big Rock Chophouse is 11,051 SF of restaurant use which requires 1 

space per 75 SF, totaling 148 spaces.  
• 2051 Villa (Building A) has 8,000 SF of office which required 1 space per 

300 SF (27), 7 one bedroom units requiring 1 space per unit (7), and 12 
two-bedroom units requiring 1.25 space per unit (15), totaling 49 parking 
spaces.  

• 375 S. Eton (Building B) has 10,400 SF of office (35), 7 one-bedroom units 
(7), and 11 two bedroom units (14), totaling 56 parking spaces.  

• 325 S. Eton (Phase III) is proposing 6,600 SF of office / retail (21), 47 one-
bedroom units (47) and 3 two-bedroom units (4), totaling 73 parking 
spaces.  



• The entire site area is 143,593 SF while the applicant has proposed a total 
gross floor area of 160,712 for all commercial and residential buildings. The 
proposed floor area exceeds a 100% Floor Area Ratio (FAR) by 17,119 SF. 
The MX zone permits an excess of 100% FAR, up to 150%, if one 
parking space is provided for every 300 SF in excess of the 100% 
FAR. Therefore an additional 57 spaces is required (17,119 SF / 
300 SF = 57 spaces). 
 
Big Rock Chop house    148 spaces 
2051 Villa (Building A)   49 spaces 
375 Eton Street (Building B)  56 spaces 
Phase III Building   73 spaces 
General Requirements   326 spaces 
 
17,119 SF over 100% FAR  57 spaces 
Total Required   383 spaces 

 
The entire subject property has a parking structure serving all buildings within its 
boundary along with surface parking spaces and below ground spaces beneath 
2051 Villa (A) and 375 S. Eton (B). Below are the following parking provisions on 
site: 
 
 Existing Parking Deck   262 spaces 
 Below ground spaces (A&B)  102 spaces 
 Surface lot facing RR   18 spaces 
 Big Rock surface    21 spaces 
 Total On-Site   403 spaces 

    
 

The applicant satisfies the parking requirement by 20 parking spaces on-site based 
on uses indicated in the submitted plans. There is an opportunity to request an 
additional 12 on-street parking spaces along Villa from City Commission, however 
the applicant does not intend to pursue such spaces at this time. Staff would 
like to note that the applicant has indicated 6,600 SF for the first floor 
commercial space with three tenant spaces as either an office or retail 
use. If these spaces are filled with uses such as a salon or restaurant, 
the parking requirement for the entire site will increase due to different 
parking requirements of the uses. An excess of 20 spaces may not be 
adequate for highly intensive parking uses such as a salon or restaurant 
in all three commercial spaces. 

 
4.2  Loading – In accordance with Article 4, section 4.21 of the Zoning Ordinance, two 

loading spaces are required for the proposed development, which must be 12’ by 
40’ in size, and must be screened with 6’ high screening in accordance with Article 
4, section 4.49.  In addition, in the MX district, the loading areas are only permitted 
within the rear open space.  The applicant shows 3 loading spaces on the plans at 
12’ by 40’ in size, two within the rear open space on the north side and south side 
of the parking structure and one in the parking spaces adjacent to the new 



development. The loading spaces appear to be screened by landscaping and 
buildings along Eton Street. 
 
It does not appear as though the applicant is proposing two new loading spaces 
for the development. Rather, it appears as though they are suggesting that one 
new loading space be designated and the other required loading space be 
absorbed by one of the two existing loading spaces. The new proposed loading 
space on the north side of the development in the parking area is not a preferred 
condition. The Planning Department would like to suggest that the new 
development would not need to provide two new loading areas for the new 
development, but rather demonstrate that two loading spaces are available for use 
on the broader site. The Planning Board may wish to discuss this 
determination.  

 
4.3 Vehicular Circulation and Access – The proposed development includes the 

removal of a curb cut facing S. Eton which currently provides access to The 
Reserve’s parking lot. District Lofts Phase III is proposing to build on top of The 
Reserve’s parking lot and eliminate automobile access to this area. Vehicular 
access to the subject site is available from Villa Road near the train tracks and 
from S. Eton Road between the proposed development and the existing Big Rock 
Chophouse. An access drive winds through the subject site, connecting the curb 
cuts on Villa Road and S. Eton. The access drive provides a vehicular connection 
to the four commercial buildings and the private parking structure. 
 
Another update from their 2021 approval is the installation of a crash gate along 
the current access drive that prevents through traffic from Villa to Eton on the site. 
When the permits were issued for the gate in 2025, the applicant explained that it 
had become a safety concern for the residents of the site when the new restaurant 
was opened. The new site plans do not reflect a gate. The Planning Board may 
wish to request that the applicant explain whether or not the gate would 
remain in the new site, and require them to update the plans 
accordingly. 
 
The site plan indicates a new gathering space in the central portion of the entire 
development. The existing fountain is being relocated from the south side of the 
access drive to the north side as a focal point of the gathering space. Existing 
parking spaces are being removed to accommodate space for the gathering area 
which the access drive wraps around. 

 
In regards to a review of the traffic study report, the City’s consulting firm Fleis & 
Vandenbrink had no concerns regarding the development which was reviewed and 
accepted by the Planning Board on Sept 9th, 2021 during the CIS review. 

 
4.4 Pedestrian Circulation and Access – The subject site has proposed ornamental 

brick pavers to delineate pedestrian crosswalks connecting the residential buildings 
to the gathering area, the parking deck, and Big Rock Chophouse – all on private 
property. Concrete pedestrian pathways also connect the S. Eton and Villa 



sidewalks to the interior portion of the property. The gathering area is accessible 
from public and private walkway connections.  

 
There are 3 doors facing S. Eton Street which provide pedestrian access to the 
proposed commercial space. A sidewalk also wraps around the northern elevation 
providing pedestrian access to the interior of the building and two ground floor 
residential units. A five foot sidewalk continues around the eastern elevation and 
provides pedestrian access to the residential lobby door and 3 additional ground 
level residential units. 

 
5.0  Lighting   

 
The photometric plan indicates a foot candle range of 0.1 to 1.9 for the parking lot 
circulation area between the Phase 3 building and Big Rock Chophouse, a ratio of 19:1 
which satisfies the Zoning Ordinance’s maximum foot candle ratio requirement of 20:1 for 
that area. However, Section 4, Article 4.21(F)(2) of the Zoning Ordinance requires that 
parking facility circulation areas have a minimum illumination level of two tenths (0.2) foot 
candles. Circulation area is defined in Article 9 of the Zoning Ordinance as areas within 
the perimeter of a site in which pedestrian or and/or vehicle movement takes place in 
order to access parking, buildings, or site amenities. The current photometric plan 
indicates foot candle values of 0.0 at the circulation area connecting the Phase 3 building 
to the parking structure. There currently appears to be a light at the pedestrian crosswalk 
connecting from the Phase 3 building to the parking structure however it is not included 
in the photometric plan. The applicant must submit a revised photometric plan 
indicating proper illuminance levels for the circulation area connecting the 
Phase III building to the parking structure. 
 
The photometric plan indicates two 1,814 lumen BEGA linear wall luminaires on the 
eastern elevation at the residential lobby entrance facing the access drive and gathering 
area. Two single head, 4,741 lumen BEGA pole top luminaire light fixtures are proposed 
on the northern elevation between the proposed building and the Big Rock parking lot. 
The photometric plan indicates that the two new single-head pole light fixtures will be 
replacing the existing two-head light fixtures that currently illuminate the parking lots at 
both Big Rock and the Reserve. The applicant has indicated the pole height for each is 12 
feet which satisfies the Zoning Ordinance requirement of 16 feet or less. 
 
The gathering area is proposed to have 4 BEGA drive-over in-ground floodlights. Three of 
the lights are proposed to be near the residential lobby on the western elevation to 
illuminate the entrance area. Four ground lights are proposed for the gathering space 
across the access drive to illuminate the pergola and fountain.  
 
The two wall luminaires at the residential lobby entrance and the drive-over in-ground 
floodlights are not full cut-off luminaires as required by the Zoning Ordinance, however 
the Planning Division considers the lights as an enhancement to the aesthetics of the 
building and the gathering area. Article 4.21(D)(1)(a)&(b) for general lighting standards 
allows for exceptions to cut-off luminaires be made if the luminaire is used for decorative 
enhancements and is neither obtrusive nor distracting. The proposed lights appear to be 



decorative enhancements that are neither obtrusive nor distracting, therefore the Planning 
Division recommends the Planning Board allow the proposed non full cut-off lights. 

 
6.0 Departmental Reports 
 

6.1  Engineering Department – Please see the attached Engineering Department 
comments dated January 23, 2026. 

 
6.2      Department of Public Services – The Department of Public Services has provided 

the following comment: 
 

1. DPS would require a tree permit for the proposed street trees and have the 
cultivar changed to Ginkgo biloba 'Princeton Sentry' to avoid conflicts with 
the building and traffic clearance (the proposed cultivar on the site plan 
can have up to a 40' width at maturity). 

6.3  Fire Department –The Fire Department indicated that the comments provided in 
2021 are still relevant for the current proposed site plan: 

1. The fire lane on the east side of the property shall provide proper turning 
radius for the Birmingham Fire Department's largest vehicle. Maintain 20 
feet of width for this lane. 

2. At the northeast side of the property, assure that a fire truck can turn 
into the lane without disruption of islands, structures or landscape. 

3. Full fire suppression required. 
4. Fire alarm system required. 
5. The fire department connection (FDC) shall be installed on the Eton 

Street side with a fire hydrant within 100 feet of the FDC. 
6. Fire pump installation required if water pressures are not sufficient for 

system installed. Back-up power system for this pump. Determination of 
this item at a later date when plans submitted and calculations made. 

7. Knox box required for this building. 
8. Emergency power shut off device installation Knox 4500 series box for 

fire department use. 

6.4  Police Department – The Police Department has not provided comments at this 
time, but had no concerns in the 2021 approval. 

 
6.5  Building Department – The Building Department has not provided and comments 

at this time. Any comments received will be supplied to the applicant in a timely 
manner. 

 
8.0  Design Review 
 

In regards to the first floor, There are three proposed office / retail tenant spaces facing 
S. Eton Street, along with five residential units on the north and east side of the building. 
All three commercial spaces are less than 6,000 square feet, and therefore do 
not require SLUP approval. The ordinance requires a ceiling height of 12 feet measured 



from finished floor to finished ceiling for the 1st floor in the MX zone. The plans appear to 
satisfy this requirement from the exterior elevation, however interior plans have not been 
included in the final site plan review for verification. Building plans submitted must 
verify a first floor ceiling height of 12 feet measured from finished floor to 
finished ceiling.  
 
The applicant is proposing a cast stone veneer with a cast stone water table for the first 
floor material. The commercial space facing S. Eton will have clear insulated glass in a 
pre-finished anodized aluminum frame system. The applicant has indicated a glazing 
percentage of 84% for the west elevation frontage on S. Eton which satisfies the 70% 
minimum. The applicant has also indicated first floor glazing calculations of 48% for the 
east elevation, 60% for the south elevation, and 67% for the north elevation which 
satisfies the ordinance requirement of not less than 30%.  The applicant has indicated 
clear glass for the first floor by Cardinal Performance with a VLT of 82 which satisfies the 
Zoning Ordinance’s minimum of 80. 
 
The three commercial spaces on the first floor are proposed to have pre-finished metal 
awnings above each entrance. Staff would like to note that if future tenants wish to place 
signage on the awnings, the awning valance may be 9 inches maximum. The awnings 
project 4’2’’ from the building and do not encroach upon public property. 
 
The ground floor residential entrances face north and east and provide access to the main 
lobby, stairway, elevator, and fitness room. The east facing entryway is complimented by 
landscaping, bike racks, and brick pavers connecting to the common gathering area. The 
first floor residential units facing north are proposed to have 42” decorative site walls with 
metal gates. The three units facing east do not have outdoor patio walls and have 
landscaping beds immediately outside or their door.  
 
In regards to the upper stories, floors two and three are proposed to have a brick veneer 
exterior surrounding the majority of the building with a brick or cast stone water table 
between the third and fourth floor. The site plan indicates Savanah Clinker as the brick 
type. The center units on the second and third floor have a prefinished metal panel 
material instead of the brick and are inset from the western elevation. The dimensional 
and material change for the center units on floors two and three creates an enhanced 
architectural element to the central part of the building facing S. Eton Street.  
 
The fourth floor exterior is proposed to consist of pre-finished metal panels with pre-
finished metal awning and pre-finished metal coping at the rooftop. The applicant has 
indicated that the glazing for floors 2-4 is 35% which satisfies the Ordinance requirement 
of 50% maximum.  
 
Residential units on floors 2-4 have pre-engineered pre-finished metal balconies with an 
integral handrail. The balconies project 5’ from the building and do not encroach upon 
public property. 
 
 
 

 



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 location, size and height of the building, walls and fences is not changing and 
therefore adequate landscaped open space so as to provide light, air and access to 
the persons occupying the structure will remain. 

 
(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 is not changing and 
therefore there will be no interference with adequate light, air and access to adjacent 
lands and buildings. 

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

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

  

https://online.encodeplus.com/regs/birmingham-mi/doc-viewer.aspx#secid-429


(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, and its relation to streets, driveways and sidewalks does not interfere 
with and is not hazardous to vehicular and pedestrian traffic. None of the existing 
conditions with respect to these items is changing. 

 
(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 development is extremely similar to what was previously existing on 
the site and is compatible with other uses and buildings in the neighborhood and will 
not be contrary to the spirit and purpose of the 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. 
 
The location, shape and size of required landscaped open space is not changing and 
is such as to provide adequate open space for the benefit of the inhabitants of the 
building and the surrounding neighborhood. 

 
11.0 Recommendation 
 

Based on a review of the site plan submitted, the Planning Department finds that the 
proposed Final Site Plan and Design Review application meets the requirements of Article 
7, section 7.27 of the Zoning Ordinance. Thus, the Planning Department recommends that 
the Planning Board APPROVE the Final Site Plan and Design Review for 325 S. Eton 
Street with the following conditions: 

 
1. The applicant must work with the City to update their plans based on the new 

proposed design of Eton Road and adjust their plans if necessary. 
2. The applicant must submit complete floor plans indicating the number of 

bedrooms for all units in order to verify the minimum lot area per unit 
requirement is met. 

3. The applicant must submit a revised photometric plan indicating proper 
illuminance levels for the circulation area connecting the Phase 3 building to 
the parking structure. 

4. The applicant must indicate a first floor height of 12 feet measured from the 
finished floor to finished ceiling in the submitted building plans; 

5. The applicant must provide dimensions of the electronic transformers to verify 
they are properly screened; and 

6. 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 dated January 28, 
2026 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 325 S. Eton 
Street subject to the following conditions: 

 
1. The applicant must work with the City to update their plans based on the new 

proposed design of Eton Road and adjust their plans if necessary. 
2. The applicant must submit complete floor plans indicating the number of 

bedrooms for all units in order to verify the minimum lot area per unit 
requirement is met. 

3. The applicant must submit a revised photometric plan indicating proper 
illuminance levels for the circulation area connecting the Phase 3 building to 
the parking structure. 

4. The applicant must indicate a first floor height of 12 feet measured from the 
finished floor to finished ceiling in the submitted building plans; 

5. The applicant must provide dimensions of the electronic transformers to verify 
they are properly screened; and 

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

OR 
 

Motion to POSTPONE the Final Site Plan & Design Review application for 325 S. Eton 
Street for the following reasons: 

 
1. The applicant must work with the City to update their plans based on the new 

proposed design of Eton Road and adjust their plans if necessary. 
2. The applicant must submit complete floor plans indicating the number of 

bedrooms for all units in order to verify the minimum lot area per unit 
requirement is met. 

3. The applicant must submit a revised photometric plan indicating proper 
illuminance levels for the circulation area connecting the Phase 3 building to 
the parking structure. 

4. The applicant must indicate a first floor height of 12 feet measured from the 
finished floor to finished ceiling in the submitted building plans; 

5. The applicant must provide dimensions of the electronic transformers to verify 
they are properly screened; and 

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

OR 
 

Motion to DENY the Final Site Plan and Design Review for 325 S. Eton Street for the 
following reasons: 
 

1. ______________________________________________________________ 
2. ______________________________________________________________ 
3. ______________________________________________________________ 



Zoning Compliance Summary Sheet 
Final Site Plan & Design Review 

325 S. Eton – Eton Street Lofts – Phase III 
 
 
Existing Site: District Lofts – Mixed Use Buildings 
 
 Zoning:  MX, Mixed Use 
 Land Use: Loft building: residential/ retail  
 
Existing Land Use and Zoning of Adjacent Properties: 
 

 North South East 
 

West 
 

Existing 
Land Use 

Big Rock 
Restaurant, 

Public Property  

Commercial, 
Live-work, 
Residential 

District Lofts 
Parking Lot, 

Railroad 

Commercial, 
Multi-family 
Residential 

Existing 
Zoning 
District 

B-2B 
Neighborhood 

Business, 
PP Public 
Property 

MX - Mixed Use 
 

MX – Mixed 
Use, PP – 

Public Property 

B-1 – 
Neighborhood 
Business, R-6 – 
Multiple-Family 

Residential 

Overlay 
Zoning 
District 

N/A N/A N/A N/A 

 
Land Area:                          Existing: Site area  = 143,593 SF   
    Proposed: Same as existing  
 
Minimum Lot Area   Required:  1,500 SF  per one bedroom 
Per Unit:      2,000 SF per two bedroom 
          2,500 SF per three or more bedroom    
            
    Proposed: District Loft Phase 3 Total = 76,500 SF 
          47 x 1 bedroom (70,500 SF) 
          3 x 2 bedroom (6,000 SF) 
      Building A (Villa) = 34,500 SF 
          7 x 1 bedroom (10,500 SF) 
           12 x 2 bedroom (24,000 SF) 
      Building B (Eton) = 32,500 SF 
          7 x 1 bedroom (10,500 SF) 
          11 x 2 bedroom (22,000) 
      143,500 SF Minimum Lot Area Required  
     
      143,593 SF Lot Area Provided 

 



Zoning Compliance Summary for Final Site Plan & Design Review 
Eton Street Lofts – Phase 3 
Page 2 of 3 
 

       
       
 
Minimum Floor Area  Required: 400 SF (efficiency) 
Per Unit:     600 SF (one bedroom) 
      800 SF (two bedroom) 
      1,000 SF (three or more bedroom) 
     
    Proposed: 47 x 1 bedroom from 598 SF to 992 SF (Phase 3) 
      3 x 2 bedroom of 1,164 SF (Phase 3)   
 
Maximum Total  
Floor Area                           Required: 100%, except that the maximum usable floor area 

may be increased up to 150% by providing 1 parking 
space for every 300 square feet over the maximum 
100% FAR.     

      
Proposed: 56,100 SF - Phase III Building  
 47,275 SF - Building B (375 S. Eton) 
 46,286 SF - Building A (2051 Villa) 
 11,051 SF - Big Rock 
 160,712 SF Total 
  

The applicant exceeds 100% of the Floor Area Ratio 
by 17,119 square feet (160,712 – 143,593), which 
requires an additional 57 parking spaces (1 per 300 
SF) in the MX Zone. The applicant has 415 parking 
spaces total. After factoring in the required 57 parking 
spaces required for the FAR, the applicant has 20 
parking spaces in excess of their total requirement, 
therefore satisfying the Ordinance. 

       
Minimum Open Space: Required:   N/A 
    Proposed:   N/A 
 
Maximum Lot Coverage: Required: N/A 
    Proposed: N/A 
 
Front Setback:   Required:    0 ft. minimum 
    Proposed:    6.5 feet to building 
      1.5 feet to balconies 
 
Side Setbacks:   Required: 0 ft. minimum 

0 ft. for residential stories with walls facing side lot 
lines which do not contain 20 foot minimum 
separation between adjacent buildings that contain 
windows. 

    Proposed:       > 100 feet 
 
Rear Setback:  Required:  10 ft. 

Proposed:  >100 ft.  
 



Zoning Compliance Summary for Final Site Plan & Design Review 
Eton Street Lofts – Phase 3 
Page 3 of 3 
 

Max. Bldg. Height:             Permitted:  45’ for flat roofs, 50’ including mechanical & 4 stories 
       Proposed: 49.5’ including mechanical & 4 stories  
 
Minimum Eave Height: Required: 18’ along Eton Street 
    Proposed: 44’  
 
First Floor Ceiling:  Required: 12 ft. minimum clearance - finished floor to  
       finished ceiling  
    Proposed: 12 feet  
 
Front Entry:   Required: Principal pedestrian entrance on frontage line,                           
      Planning Board may adjust.  
                                             Proposed: three tenant spaces have principal pedestrian 

entrance on the frontage line Eton Street. 
 
Parking:    Required: Big Rock Chop House    148 spaces 

2051 Villa (Building A)   49 spaces 
375 Eton Street (Building B)  56 spaces 
Phase III Building   72 spaces 
General Requirements   326 spaces 
 
17,119 SF over 100% FAR  57 spaces 
Total     383 spaces 

    
  Proposed: Existing Parking Deck   262 spaces 
    Below ground spaces   102 spaces 
    Surface lot facing RR   18 spaces 
    Big Rock surface    21 spaces 
    Total Provided On Site  403 spaces 

 
The site plan submitted counted 12 on-street spaces 
along Villa for total of 415. City Commission must 
approve the inclusion of such spaces in order to be 
included in formal total. 

    
     
Loading Area:  Required: 20,001 – 50,000 ft2 commercial – 2 
      Must be located in rear open space per s. 4.23 
      LD-03 
    Proposed: 2, located in rear open space (existing) 
 
Streetscape:   Required: 1 street tree per 40 feet of linear frontage 
      1 street light every 40 feet 
                                             Proposed:  4 Presidential Gold Ghinkos 
 5 City Standard Rail District Lightpoles  
 
Screening: 
   
 Parking:  Required: Minimum 32” high masonry wall with stone cap 



Zoning Compliance Summary for Final Site Plan & Design Review 
Eton Street Lofts – Phase 3 
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    Proposed: Existing parking structure screened entirely by 
building, staggered planting beds and landscaping. 
Existing screenwalls along S. Eton in front of Big Rock 
and Villa adjacent to railroad.  

 
 AC/Mech. units: Required: Screening to compliment the building 
    Proposed: 5.5’ rooftop metal panels screening 3’ rooftop HVAC 

units 
 
 Elect. Transformer: Required: Fully screened from public view 
    Proposed: 30”-36” Hatfield Yew and 30”-36” Koreansice 

Viburnum to screen 2 ground transformers.  
  
 Dumpster:  Required: 6’ high capped masonry wall with wooden gates 
    Proposed: Existing screening and gates on north and south ends 

of the parking structure. 
 



 

 
MEMORANDUM 
Engineering Department  
 

 

DATE:  January 23, 2026  

 
TO:  Nicholas J. Dupuis, Planning Director  
 
FROM: Melissa A. Coatta, City Engineer  
 

SUBJECT:  Preliminary Site Plan Review – 325 S. Eton (District Lofts Phase 3) 
 

 
The Engineering Department has completed a review of the Preliminary Site Plan dated November 
18, 2025, with respect to conformance with City ordinances and engineering standards. A 
previous review was completed by the Department in 2021 and is attached.  These comments 
from 2021 still remain, and the following are additional comments:   
 
GENERAL:  

• Coordination needs to occur with the City's upcoming project on S. Eton.  The east side 

of the curb will be moved approximately 5’-6’ to the west in front of this property.  This 

will allow the sidewalk, street lights, street trees, and benches to be located in the right-

of-way, and no easement will be required.  Coordination also needs to occur for the 

driveway approach and with construction logistics with the S. Eton project and this project.   

 

STORM WATER RUNOFF:  
• For the proposed site development, the Engineering Department has made the 

determination that the proposed construction site is the "affected area" with respect to 
the City's Storm Water Runoff Ordinance for parcels greater than 0.50 acres (Chapter 114, 
Article III, Division 4, Sec 114-271 to 114-274) since construction is occurring on more 
than one parcel.  Therefore, stormwater needs to meet the Oakland County Standard for 
Post-Construction Storm Water Runoff. 

 

Soil Erosion and Sedimentation Control: 

• Provide soil erosion and sedimentation control details. A soil erosion is not required, but 

must still comply with the requirements of Part 91 during any construction-related activity. 

 
PERMIT FOR CONSTRUCTION: 
City Permits:  

• Water and Sewer Permit for taps and connections to the City’s sewer and water.  
• Special Treatment for any plantings, irrigation, etc., in the City's right of way.  
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MEMORANDUM 
 

Engineering Department 
 
DATE:  September 3, 2021  
 
TO:  Brooks Cowen, Planner 
 
FROM: James J. Surhigh, Consulting City Engineer  
 
SUBJECT: Preliminary Site Plan Review – 325 S. Eton (District Lofts Ph. 3)  
 
 
The Engineering Department has completed a review of the Preliminary Site Plan submittal, which 

includes a set of plans dated 6/30/21 and the Community Impact Study (CIS) dated 7/2/21, with 

respect to conformance with City ordinances and engineering standards, and has the following 

comments: 

 

GENERAL: 

• Confirm that the proposed changes to the condominium plans have been recorded. 

• Elevations on design plans shall be based on the City’s datum, not NAVD88 as indicated 

on the plans. 

 

SEWER: 

• An existing 18” combined sewer crosses the proposed building footprint and will need to 

be relocated.  In the previous phase, a similar situation existed, and a portion of this sewer 

was replaced with a 21” sewer at a slightly flatter slope to maintain overall sewer capacity.  

The same approach will be required in the current phase, and the proposed 15” sewer 

should be revised to 21” accordingly. 

• The existing easement must be vacated, and new 20-ft wide easement provided along 

the proposed alignment. 

• There is an existing 10” sewer crossing the site (extended east from Yosemite) that is in 

close proximity to the proposed sewer and water main.  It appears that this sewer serves 

the Big Rock restaurant.  It may be possible to install a new manhole just east of the 

proposed water main to avoid the conflicts, and the portion of the sewer between the new 

manhole and the existing on Eton can be abandoned.  Further investigation by the 

applicant would be required to confirm the location of the existing sanitary service. 

• Plans indicate the existing 6” sanitary service will be re-used.  Confirm that 6” size is 

appropriate for the proposed building use. 

• Plans do not indicate how roof drainage will be handled.  Note that City Ordinance 

prohibits downspouts from being directly connected to the sewer system. 

 

STORM WATER RUNOFF: 

• For the proposed site development, I have made the determination that the proposed 

construction site on Unit 2 is considered the "affected area" with respect to City's Storm 

Water Runoff Ordinance (Chapter 114, Article III, Division 4, Sec 114-271 to 114-274).  
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Therefore, the allowable runoff from the site for a 10-year storm event is 1.0 cfs/acre, or 

0.2 cfs, whichever is greater. 

• Provide calculations for required storm water detention, and show how the excess storm 

water will be detained and released at the allowable discharge rate. 

 

WATER SYSTEM: 

• Proposed water main is shown with a new tap to the existing 12” water main on Eton.  

The proposed water main must be located at least 10 feet from any sewer.  The proposed 

water main must be shown in profile. 

• The existing water main easement must be vacated, and a new 12-ft wide easement 

provided along the new alignment. 

• The existing tap to the 12” water main on Eton must be properly abandoned. 

• Show the proposed water service for domestic supply and fire suppression on the plans. 

 

PERMITS FOR CONSTRUCTION: 

• EGLE Permit for Water System Construction 

• Right-of-Way Permit for any excavations or work in Eton St. right-of-way 

• Street Obstruction Permit for any temporary traffic interference on Eton, or for pedestrian 

traffic interference on public sidewalks. 

• Sidewalk/Drive Approach Permit for any pavement installed in the public right-of-way. 
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Statistics

Description Symbol Avg Max Min Max/Min Avg/Min Avg/Max

SITE 0.2 fc 11.9 fc 0.0 fc N/A N/A 0.0:1

General Note
1.  SEE SCHEDULE FOR LUMINAIRE MOUNTING HEIGHT.
2.  CALCULATIONS ARE SHOWN IN FOOTCANDLES AT: 0' - 0"
3.  LIGHTING ALTERNATES REQUIRE NEW PHOTOMETRIC CALCULATION AND
RESUBMISSION TO CITY FOR APPROVAL.

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

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

UNLESS EXEMPT, PROJECT MUST COMPLY WITH LIGHTING CONTROLS REQUIRMENTS
DEFINED IN ASHRAE 90.1 2013. FOR SPECIFIC INFORMATION CONTACT GBA
CONTROLS GROUP AT ASG@GASSERBUSH.COM OR 734-266-6705.

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

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

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

Schedule

Symbol Label Quantity Manufacturer Catalog Number Description Lamp
Lumens

Per
Lamp

Light Loss
Factor Wattage MH

WP
2 BEGA

Converted by
LUMCat V
14.11.2016 /
H.R.

24 506 K3 LED 1815 0.9 22 7'

A
3 BEGA

Converted by
LUMCat V
30.08.2016 /
M.S.

99 519 K3 LED  31,5W 4742 0.9 37 12'

B
7 BEGA

Converted by
LUMCat V
02.05.2017 /
H.R.

77 814 K4 LED  3,9W 125 0.9 5 GRADE
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MEMORANDUM 
Planning Department  
 

 
DATE:  January 26, 2026 
 
TO:  Planning Board Members 
 
FROM:  Nicholas Dupuis, Planning Director 
 
SUBJECT: 168 W. Maple – Teuta – Pre-Application Discussion  
 
 
A pre-application discussion has been requested to gather feedback from the Planning Board on 
a new proposal for an outdoor dining facility at the existing Teuta restaurant. On November 10, 
2025 (Agenda – Minutes), the City Commission moved Teuta forward to apply for a Special Land 
Use Permit to become a bistro. As a bistro, the Zoning Ordinance requires outdoor dining to be 
provided.  
 
The applicant recently came before the Planning Board with a proposal for an outdoor dining 
platform that was unsuccessful. At this time, the applicant has adjusted their proposal to include 
a recess in the building and an additional facility in the furnishing zone. Any feedback provided 
by the Planning Board is intended to be used to improve the eventual formal request as well as 
to provide the Planning Board with a preview of the proposal. 

https://cms7files1.revize.com/birmingham/20251110%20CC%20Packet.pdf?t=202511061631100&t=202511061631100
https://cms7files1.revize.com/birmingham/20251110%20CC%20APPROVED%20MINUTES.pdf?t=202512021052440&t=202512021052440


01/23/2026 -- 11:47 AM -- Scale 1 : 96



01/23/2026 -- 11:37 AM -- Scale 1 : 48



 
MEMORANDUM 
Planning Department 
 

 
DATE:  January 28, 2026 
 
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 

• 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 
• 320 Martin – Birmingham Post Office – Under construction  
• 34350 Woodward – Fred Lavery Porsche – Under construction 
• 479 S. Old Woodward – Birmingham Tower – Under construction 
• 370 E. Brown – Under construction 

City Commission 

• 298 S. Old Woodward – Daxton – Public Hearing reset for February 9, 2026.  
• 36977 Woodward – InvestWise – Approved on December 10, 2025. 

 

Ordinance Amendments/Master Planning 

• -  

Non-Planning Board Projects 

• Historic Preservation Master Plan – COMPLETE 



 
 

 
 
 
 
 

AGENDA 
REGULAR MEETING OF THE BIRMINGHAM PLANNING BOARD 

WEDNESDAY FEBRUARY 11, 2026 – 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 January 28, 2026 
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. Zoning Ordinance Update Project 
L. Miscellaneous Business and Communications: 

1. Pre-Application Discussions 
2. Communications 

i. Project Updates 
3. Administrative Approval Correspondence 

i. January 23, 2026 – February 6, 2026 
4. Draft Agenda – February 25, 2026 
5. Action List – 2026 
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 FEBRUARY 25, 2026 – 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 February 11, 2026 
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. Zoning Ordinance Update Project 
L. Miscellaneous Business and Communications: 

1. Pre-Application Discussions 
2. Communications 

i. Project Updates 
3. Administrative Approval Correspondence 

i. February 6, 2026 – February 20, 2026 
4. Draft Agenda – March 11, 2026 
5. Action List – 2026 
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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