
  

Notice:   Due to Building Security, public entrance during non-business hours is through the Police Department—Pierce St. Entrance only.  
Individuals with disabilities requiring assistance to enter the building should request aid via the intercom system at the parking lot entrance gate on Henrietta St. 
 
Persons with disabilities that may require assistance for effective participation in this public meeting should contact the City Clerk’s Office at the number (248) 530-1880, or (248) 644-5115 (for the 
hearing impaired) at least one day before the meeting to request help in mobility, visual, hearing, or other assistance.  
 
Las personas con incapacidad que requieren algún tipo de ayuda para la participación en esta sesión pública deben ponerse en contacto con la oficina del escribano de la ciudad en el número 
(248) 530-1800 o al (248) 644-5115 (para las personas con incapacidad auditiva) por lo menos un dia antes de la reunión para solicitar ayuda a la movilidad, visual, auditiva, o de otras asistencias. 
(Title VI of the Civil Rights Act of 1964). 

  REGULAR MEETING OF THE PLANNING BOARD 
WEDNESDAY, FEBRUARY 12, 2020 

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

 
 

 
A. Roll Call 
B. Review and Approval of the Minutes of the regular meeting of January 22, 2020 
C. Chairpersons’ Comments   
D. Review of the Agenda  

 
E. Study Session Items 

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

1. Review of Draft Master Plan Document – Section A. Vision 
 A.1 Premises (pages 1-26) 
 A.2 The Future City Sections (pages 28-82) 

 
F. Miscellaneous Business and Communications: 

a. Communications  
b. Administrative Approval Correspondence  
c. Draft Agenda for the next Regular Planning Board Meeting (February 27, 2020)  
d. Other Business  
e.  

G. Planning Division Action Items  
a. Staff Report on Previous Requests  
b. Additional Items from tonight's meeting 

 
H.   Adjournment 



 

 

CITY OF BIRMINGHAM 
REGULAR MEETING OF THE PLANNING BOARD 

WEDNESDAY, JANUARY 22, 2020 
City Commission Room 

151 Martin Street, Birmingham, Michigan 
 
Minutes of the regular meeting of the City of Birmingham Planning Board held on January 22, 
2020. Chairman Scott Clein convened the meeting at 7:30 p.m. 
 
A. ROLL CALL 
 
Present: Chairman Scott Clein; Board Members Bert Koseck, Daniel Share, Janelle  

Whipple-Boyce, Bryan Williams; Alternate Board Members Jason Emerine, 
Nasseem Ramin        
 

Absent: Board Member Robin Boyle, Stuart Jeffares 
  
Administration: Jana Ecker, Planning Director 
   Brooks Cowan, City Planner 

Nicholas Dupuis, City Planner  
 Laura Eichenhorn, Transcriptionist 

      
01-09-20 

 
B. Approval Of The Minutes Of The Regular Planning Board Meeting of January 8,   
    2020 
 
Motion by Mr. Share 
Seconded by Ms. Whipple-Boyce to approve the minutes of the Regular Planning 
Board Meeting of January 8, 2020 as submitted. 
 
Motion carried, 6-0. 
 
VOICE VOTE 
Yeas: Share, Clein, Whipple-Boyce, Koseck, Emerine, Ramin 
Nays: None  
Abstain: Williams 
 

01-10-20 
 

C. Chairperson’s Comments  
 
Chairman Clein explained standard Planning Board meeting procedures. 
 

01-11-20 
 
D. Approval Of The Agenda  
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There were no changes to the agenda. 
 

01-12-20 
 
E. Community Impact Study Review and Preliminary Site Plan Review 

 
1. 35001 Woodward (Parking lots & Hunter House) - Revised Community Impact 
Study Review to allow construction of a new 5 story mixed use building containing retail, 
office and residential uses  
 

Planning Director Ecker presented the item. She confirmed that 35001 Woodward is located in 
the Parking Assessment District (PAD). 
 
Motion by Mr. Williams 
Seconded by Mr. Share to accept for filing the memorandum from Assistant City 
Engineer Austin Fletcher dated January 22, 2020. 
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Williams, Share, Clein, Whipple-Boyce, Koseck, Emerine, Ramin 
Nays: None  
 
Kevin Biddison, architect for the project, commented on the fact that the 11 extra parking spaces 
could be used by the general public because the stairway and elevator accessing the residential 
areas of the building would be keycoded to prevent unauthorized entry. 
 
Kelly Cobb, owner of Hunter House Hamburgers, stated that the wait time on Hamilton will 
increase if the number of parking spots available to Hunter House decreases. 
 
Mr. Williams explained he had previously voted against the Community Impact Study (CIS) for 
this project due to concerns regarding potential congestion at Park and Maple stemming from an 
entrance to the site being located too close to Maple. He said that the current CIS corrected that 
issue. 
 
Motion by Mr. Share 
Seconded by Mr. Williams to accept the CIS as provided for the proposed development 
at 35001 and 35075 Woodward – with the following conditions:  
 
1) Provide copies of Phase I and II Environmental Assessments;  
2) Applicant must provide mitigation strategies for control of noise vibration and dust 
during construction;  
3) Applicant will be required to bury all utilities on the site; 
4) Applicant must distinguish an area for the separation and storage of recycling;  
5) Applicant must conform to the streetscape design as outlined in the new E. Maple 
streetscape project; and, 
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6) Applicant provide information on all life safety issues and Fire Dept. approval, as 
well as details on the proposed security system provided to and approved by the 
Police Department.  
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Williams, Share, Clein, Whipple-Boyce, Koseck, Emerine, Ramin 
Nays: None  
 
Mr. Biddison explained the trash receptacles would be stored and obscured behind the wall 
meaning they would only be visible to stationary observers, looking into the building at a certain 
angle, while the glass doors are rolled up to allow entry or egress.  
 
Ms. Whipple-Boyce shared concern regarding the fact that if one were to enter the garage in their 
vehicle and discover that the cluster of three parking spaces allotted to Hunter House were full, 
one would have to either reverse onto Hamilton or execute a multi-point turn to exit back onto 
the street. 
 
Mr. Share and Mr. Koseck shared concern regarding the parking layout on the site as well.  
 
Mr. Biddison stated that the eleven or twelve parking spaces being discussed as public spaces 
could also be executive or residential spaces, meaning they could be private instead and tied to 
an office or retail lease.  
 
Mr. Cobb spoke, saying:  

● Hunter House employees will continue parking in the parking deck, for which they are 
reimbursed, as opposed to parking in the three parking spaces in the garage off Hamilton.  

● According to the deed the developer is required to provide Hunter House with 14 parking 
spaces which shall also be located on Hunter House property. 

● If he were to enter the three-space section in the garage in his truck and discover those 
spots full, he would not be able to execute a turn that would allow him to leave given the 
insufficient space. 

● There have been a number of deed violations on the part of the developer in this process 
including not seeking Mr. Cobb’s approval of plans for the site before the plans’ submission 
to the City, not seeking Mr. Cobb’s approval for planning to build a non-hotel development, 
and proposing to leave a space for Hunter House that Mr. Cobb says would be unusable 
for operating the restaurant. 

● He proposed multiple compromises to the developer which would allow Hunter House to 
continue and for a development to be built on the lot, all of which were passed on by the 
developer.  

● If the developer and the Hunter House cannot reach an understanding, Mr. Cobb would 
pursue legal action. He said that legal action could result in a delay of the development 
for seven to ten years. Mr. Cobb said that the City, the developer, and himself should sit 
down together and try to reach an agreement amenable to all parties in order to avoid 
such a delay.  
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Chairman Clein said that in many respects he was in strong favor of the plan submitted for this 
site, including three stories of residential with units under 1,000 square feet, less reliance on 
office space, and well designed facades on most of the project. He continued that he sympathized 
with the Hunter House, which he said was being pulled from a park-and-go model to an urban 
center model. Chairman Clein said there were also aspects of the plan that gave him pause, 
including the functionality of the three parking space area in the garage and the Hunter House’s 
charge that their space as laid out in these plans would be unusable. He acknowledged that it is 
not within the Board’s purview to get involved in a dispute between two private parties. He stated 
that it is within the Board’s purview to make sure all elements of the plans are functional and 
adhere to ordinance, however, and that he was unclear if the three parking space area off of 
Hamilton met those requirements.  
 
Mr. Williams said he would not approve plans that include the three space parking area off of 
Hamilton because that layout creates more problems than it solves or propose a restaurant layout 
that would not comply with various laws, including health codes and ADA regulations. He 
concurred with the Chairman that the Board should not intervene in a matter between private 
parties, but knowing that the restaurant could not operate legally is a matter within the Board’s 
purview.  
 
Mr. Share also emphasized that the Board should not be involved in a dispute between two private 
parties. He said the Board has ruled on projects before that have resulted in legal action between 
two private parties subsequent to the approval. Mr. Share said he would consider moving forward 
on a preliminary site plan under those circumstances, but that this particular site plan was 
deficient under Article 7, section 7.27 of the Zoning Ordinance in a couple of respects including 
the three parking space area off of Hamilton and the parking designated for the public off of Park 
Street. He said that the parking off of Park Street could become hazardous unless there was a 
traffic flow plan presented.  
 
Mr. Koseck concurred with his colleagues’ previous comments that the dispute between the 
Hunter House and the developer is not within the Board’s purview. Continuing, he said that the 
plans are an improvement over previous plans submitted for the development, and that the 
building complies with ordinance. He stressed that the Board’s only present obligation regarding 
this development was to ensure that residential parking would be included onsite. Mr. Koseck 
suggested that if the development included an egress across from the loading dock, a vehicle 
could move straight through the garage from Hamilton onto Park Street if it saw no free parking 
spaces in the three space area off of Hamilton. In that design, it could also turn into the three 
parking space area if there were a vacant space. This would avoid the need for either a vehicle 
reversal onto Hamilton or a multi-point turn in the case of full spaces. Mr. Koseck said he would 
approve the plans if that possibility were present. 
 
Mr. Biddison confirmed that such a route through the garage would be possible. He stated he 
would need the owner to comment further on how the route would be designed.  
 
Ms. Whipple-Boyce said that from a Board perspective the site should not include the parking off 
of Hamilton because it is not required by ordinance and creates an unsafe situation. She said she 
understood the legal agreement between the developer and the Hunter House required 14 
spaces, but that was not the Board’s concern. She expressed great enthusiasm for the majority 
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of the project in general, and frustration that the contention between the developer and the 
Hunter House was resulting in poor design in certain areas. She conceded that Mr. Koseck’s 
proposal of being able to pass through from Hamilton onto Park would in theory solve the issue, 
but that the best outcome from a City perspective would be to eliminate the spaces off of 
Hamilton.  
 
Mr. Emerine said he was also very enthusiastic about most aspects of the project with the 
exception of the issues with the parking off of Hamilton. He said he could not support the plans 
without a resolution to the Hamilton parking issue which could include Mr. Koseck’s proposal of 
allowing entry off of Hamilton and egress onto Park.  
 
Mr. Share said he would offer an editorial comment to the developer and the Hunter House, 
recommending that the parties actually speak to one another and resolve their issues.   
 
Chairman Clein agreed, and said a future City Commission discussion of potential public land use 
by this development would prove very difficult if the issues between the Hunter House and the 
developer are not resolved. 
 
Motion by Mr. Williams 
Seconded by Mr. Koseck to schedule a special meeting of the Planning Board for the 
evening of February 27, 2020 at 7:30 p.m. to be held in the City Commission room.  
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Williams, Koseck, Share, Ramin, Whipple-Boyce, Clein, Emerine  
Nays: None  
 
Motion by Mr. Williams 
Seconded by Mr. Share to postpone consideration of the preliminary site plan for 
35001 Woodward to February 27, 2020.  
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Williams, Share, Whipple-Boyce, Clein, Emerine, Koseck, Ramin 
Nays: None  
 

01-13-20 
 
F. Special Land Use Permit Reviews  
 

1. 34350 Woodward (previously 835 Haynes, Fred Lavery Porsche) & 907 -  
911 Haynes (former Barda Salon Building) - Amendment of Special Land Use  
Permit at 34350 Woodward to include the property at 907-911 Haynes to allow demolition 
of the existing Barda Salon Building and construction of a surface parking lot  
on 907 – 911 Haynes to provide additional parking for the Porsche dealership at 34350  
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Woodward  
 

City Planner Cowan, Fred Lavery, owner, John Gardner, architect, and Rick Rattner, attorney, 
reviewed the item for the Board. 
 
Chairman Clein asked Mr. Rattner: 

● How the Board could support approval of this proposal when it does not seem to support 
the purpose of the Triangle District as required by ordinance; and, 

● Whether the Board’s approval of the proposal would amount to the expansion of a legal 
non-conforming use, which the Board is not permitted to do. 

 
Mr. Rattner said the proposal supports the Triangle District plans because the surface lot would 
function as a placeholder for the eventual Worth Street realignment. He said it would not be 
expanding a legal non-conformity because the lot combination would be allowed under a SLUP 
as an auxiliary use.  
 
Mr. Share noted that the combined lot could require a variance since the parking lot frontage 
would be greater than ordinance allows.  
 
After Board discussion, Planning Director Ecker received confirmation from the Board that they 
were requesting clarification from the Building Official and City Attorney regarding whether the 
Board has authority to consider granting the requests put forth by the applicant, what 
impediments exist to granting the requests, and what the remedies to the impediments could be. 
She said the remedies could include a variance if the City chose to allow more than 25% of the 
frontage to be parking, an expansion of an existing non-conformity because the lots will be 
combined, or some other factor in a lot combination that could affect the result. 
 
Motion by Mr. Share  
Seconded by Mr. Koseck to postpone consideration of the SLUP amendment for 34350 
pending a response from the City Attorney and/or Building Official regarding whether 
the Board has authority to consider granting these requests, what impediments exist 
to granting the requests, and what the remedies to the impediments could be. 
 
Mr. Rattner said it would be useful to know what effect an agreement with the City would have 
vis-a-vis resolving these problems. Mr. Rattner then stated that Mr. Lavery requested to withdraw 
his application for the SLUP amendment. 
 
The Board allowed Mr. Lavery to withdraw his request and accordingly took no action on the 
motion. 
 

 
01-14-20 

 
G. Final Site Plan & Design Reviews  
 

1. 34350 Woodward (previously 835 Haynes, Fred Lavery Porsche) & 907 -  
911 Haynes (former Barda Salon Building) - Final Site Plan & Design Review for  
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the entire site to allow demolition of the existing Barda Salon Building and construction  
of a surface parking lot on 907 – 911 Haynes to provide additional parking for the  
Porsche dealership at 34350 Woodward  
 

Matter withdrawn by the applicant during the Planning Board’s January 22, 2020 meeting. 
 

2. 501 S. Eton (Whistle Stop) - Final Site Plan & Design Review for construction of  
rear addition to the existing building and changes to existing building  
 

City Planner Dupuis, Elda Xhomaqi, owner and Jawan Matti, architect, presented the item. City 
Planner Dupuis confirmed that the Zoning Ordinance requires a formal agreement for shared 
parking to be approved by the Planning Board.  
 
Motion by Mr. Williams 
Seconded by Mr. Share to receive and file the memorandums from Assistant City 
Engineer Fletcher dated January 22, 2020 and from the Building Department dated 
January 21, 2020, and an email from Norman LePage to Planning Director Ecker and 
City Planner Dupuis dated January 22, 2020. 
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Williams, Share, Whipple-Boyce, Clein, Emerine, Koseck, Ramin 
Nays: None  
 
Mr. Koseck said the Whistle Stop could be positively improved if the windows were made more 
transparent from the exterior. 
 
Ms. Xhomaqi said she would consider updating the windows. 
 
Chairman Clein invited public comment. 
 
Karen Fithe said the landscaping in the neighborhood around Whistle Stop is rather lacking and 
asked that more effort be into the upkeep of the Arborvitaes near the entrance to the parking lot 
that the Whistle Stop shares with the Griffin Claw. She said that the Arborvitaes on Hazel Street 
are well maintained. She said there is no landscaping behind the Whistle Stop along the fencing 
of the condominium complex on Graten Street and that a line or Arborvitaes could be appropriate 
there as well. Ms. Fithe said she was also concerned that patrons of the Griffin Claw would 
congregate in the outdoor seating section of the Whistle Stop in the evening, contributing to noise 
in the neighborhood. She said pulling onto Eton from Hazel is difficult when large vehicles are 
parked in front of the Whistle Stop, which contributes to unsafe traffic conditions. Ms. Fithe 
concluded by saying she hoped that the freezers at the Whistle Stop will not be too noisy, as she 
said the Griffin Claw freezers are noisy enough to impact residential living.  
 
Chairman Clein invited Ms. Matti and Ms. Xhomaqi to reply to Ms. Fithe’s concerns. 
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Ms. Xhomaqi said that the outdoor seating would only be available in the summer, and not likely 
early in the morning. 
 
Ms. Matti noted that the freezer Whistle Stop would be installing would be much smaller than the 
one at Griffin Claw, so noise would not likely be an issue. She said Arborvitaes could be added in 
some of the areas Ms. Fithe suggested, and that the Whistle Stop could add a bicycle rack to help 
reduce the number of vehicles parking in front of the restaurant. 
 
Mr. Williams said that the City needs to consider putting a stop sign at Eton and Hazel in order to 
allow vehicles to exist Graten. He stressed that the lack of stop sign at that intersection is highly 
hazardous, and that he has been saying that for ten years.  
 
Ms. Whipple-Boyce expressed her enthusiasm for the project, and said she would not require that 
the applicant add landscaping to the back property line since it is an asphalt parking lot. She said 
that it would make sense to add landscaping to the area near the entrance to the parking lot, 
noting that an adjacent building had successfully grown ornamental tall grasses on a similar strip 
of land. She said that it would likely be possible to find plants that could withstand being located 
close to a parking lot. Ms. Whipple-Boyce said she would also like to see the Whistle Stop enter 
into a formal shared parking agreement with the owners of Griffin Claw. 
 
Chairman Clein expressed his support for the project. He encouraged Whistle Stop to be 
responsive to nearby residents’ concerns in order to ensure the restaurant’s continued success. 
Chairman Clein emphasized that the applicant can either enter into a formal parking agreement 
or pursue a variance from the Board of Zoning appeals.  
 
Mr. Williams pointed out that while normally the Planning Board would review a formal shared 
parking agreement, it should be acceptable to allow the Planning Division to approve an 
appropriate shared parking agreement for this item should one occur. 
 
Chairman Clein agreed. He invited the applicant to talk with Planning Director Ecker further to 
explore options for satisfying the parking requirements, including potentially counting adjacent 
street parking if approved by the City Commission to do so. For the benefit of the Board of Zoning 
Appeals, Chairman Clein stated that as long as relations remain amicable between the Whistle 
Stop and its neighbors he is happy to see the business continue with investments in the building.  
 
Motion by Ms. Whipple-Boyce 
Seconded by Mr. Williams to Motion to approve the Final Site Plan and Design Review 
for 501 S. Eton St. – Whistle Stop diner – with approval of the LED Litebars as 
architectural enhancements and with the following conditions:  
 
1. The applicant must provide 26 additional off-street parking spaces, enter into a 
written shared parking agreement with the adjacent property owner subject to 
review and approval by the Planning Division, or obtain a variance from the Board of 
Zoning Appeals;  
2. The applicant must revise the lighting proposals and photometric plan to not 
exceed 1.5 foot-candles at all property lines or obtain a variance from the Board of 
Zoning Appeals;  



 
Birmingham Planning Board Proceedings  
January 22, 2020 

 

8 
 

3. The applicant receive administrative approval from the Planning Division for the 
proposed tables and chairs to ensure they are constructed primarily of metal, wood, 
or material of comparable quality and submit new plans with outdoor dining hours 
and add a trash receptacle within the outdoor dining area;  
4. The applicant must provide details to the Planning Division and/or the Design 
Review Board for approval for all proposed signage;  
5. The applicant must submit material samples; and, 
6. Comply with the requests of the Planning Board and all City departments.  
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Whipple-Boyce, Williams, Share, Clein, Emerine, Koseck, Ramin 
Nays: None  
 

3. 1026 Canterbury Street (House) - Design Review to consider installation of solar  
panels on roof of single family home  
 

City Planner Dupuis presented the item.  
 
Mr. Williams noted a lot of foliage to the west of the house that would block solar panels on the 
side. He also observed that foliage in front of the home would not block the solar panels but 
would prevent the solar panels from being obtrusive to the across-the-street home.  
 
Motion by Mr. Williams 
Seconded by Mr. Koseck to approve the Design Plan for 1026 Canterbury based on 
the plans submitted. 
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Williams, Koseck, Share, Whipple-Boyce, Clein, Emerine, Ramin 
Nays: None  
 

4. 1800 Pine Street (House) - Design Review to consider installation of solar panels  
on roof of single family home  
 

City Planner Dupuis presented the item. 
 
Motion by Mr. Williams 
Seconded by Mr. Koseck to approve the Design Plan for 1800 Pine based on the plans 
submitted. 
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Williams, Koseck, Share, Whipple-Boyce, Clein, Emerine, Ramin 
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Nays: None  
 

01-15-20 
 
H. Pre-Application Discussion  
 

1. 219 Elm Street (existing chiropractic office)  
 

Motion by Mr. Williams 
Seconded by Ms. Whipple-Boyce to permit the January 22, 2020 Planning Board 
meeting to continue until 11:15 p.m. 
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Williams, Whipple-Boyce, Koseck, Share, Clein, Emerine, Ramin 
Nays: None  
 
Mark Highlen of Beztak presented the item. He explained the residents of Beztak’s five current 
sites are 75 and older. The proposed expansion into 219 Elm Street would be for residents 55 
and older seeking upscale apartments ranging from 1,140 square feet to 1,500 square feet in 
size. Mr. Highlen said they would be replacing the building at 219 Elm with a five-story building 
with stepped back upper floors, LEED certification, and the City’s required parking contribution. 
There would be a total of 27 parking spaces for 24 units.  
 
In response to Chairman Clein, Mr. Highlen stated he checked with the Planning and Building 
Departments to ensure ordinance compliance, and that at this time the project seemed like it 
would not require any variances. 

 
01-16-20 

 
I. Miscellaneous Business and Communications:  

 
a. Communications  
 
b. Administrative Approval Correspondence  
 

Planning Director Ecker explained that Joe Barbat, future owner of the Forefront Building, is 
looking to increase the number of residential units on the second and third floor while reducing 
the size of the units and keeping the overall footprint of the building the same. She clarified that 
this change would change the building’s parking requirements, leaving a shortfall of 13 spaces. 
There are no spaces on the street that could be counted towards meeting the parking 
requirement. The owners would have the option of entering into a formal shared parking 
agreement or pursuing a variance from the Board of Zoning Appeals. 
 
Mr. Barbat stated the project would be working with Tom Roberts Architects, and has a total of 
18 at-grade parking spaces within the building. Another 13 residential parking spaces would be 
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provided at the Pierce Street parking deck which is 400 feet away from the Forefront Building. 
The apartments would be between 600 square feet and 1,000 square feet in size, and the number 
of units in the building would increase from 10 to 30. He added there are another five parking 
spaces onsite which are used by retail during the day but could be used for residential parking in 
the evening when the retail businesses are closed. 
 
Planning Director Ecker clarified that while the draft master plan is looking at allowing spaces in  
the public parking decks to be counted towards a building’s parking requirements, at this time 
City ordinance does not allow parking deck spaces to be used to meet a building’s parking 
requirements. 
 
Motion by Mr. Williams 
Seconded by Ms. Whipple-Boyce to permit the January 22, 2020 Planning Board 
meeting to continue until 11:30 p.m. 
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Williams, Whipple-Boyce, Koseck, Share, Clein, Emerine, Ramin 
Nays: None  
 
Chairman Clein stated he liked the idea of smaller units and liked the idea of leveraging the 
parking decks for residential parking in the evenings. He said the Board could not likely make a 
full determination on the impact of specifically going from 10 to 30 units at the end of a meeting, 
but that moving towards smaller units was in-line with the City’s aims. 
 
In reply to Planning Director Ecker, the Board expressed consensus with Chairman Clein’s 
statement. 
 

c. Draft Agenda for the next Regular Planning Board Meeting (February 12,  
2020)  

 
d. Other Business  
 

Motion by Mr. Share 
Seconded by Mr. Koseck to hold a special meeting of the Planning Board on April 9, 
2020 at 7:30 p.m. in the City Commission room. 
 
Motion carried, 7-0. 
 
VOICE VOTE 
Yeas: Share, Koseck, Williams, Whipple-Boyce, Clein, Emerine, Ramin 
Nays: None  
 
Please note: Per an email subsequent to this meeting, the date of the Planning Board’s April 
special meeting was moved to April 7, 2020, 7:30 p.m., in order to avoid a conflict with Passover.  
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01-17-20 
 

 
J. Planning Division Action Items  

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

01-18-20 
 

K. Adjournment 
 
No further business being evident, the Chairman adjourned the meeting at 11:20 p.m. 
             
             
             
 Jana L. Ecker 
             
             
             
 Planning Director 
 

 
 

          
 



MEMORANDUM 
Planning Department 

 
DATE:   February 6, 2020 
 
TO:   Planning Board  
 
FROM:  Jana L. Ecker, Planning Director 
    
SUBJECT: Review of Draft Master Plan  
 Section A. Vision (Premises and The Future City) 
 
 
Residents of Birmingham have recognized the value of planning since 1929, when Birmingham 
was still a village.  In 2020, as we continue to engage in comprehensive planning for Birmingham, 
we are again asking for input from our residents on the concepts and recommendations develop 
during the City-wide master planning effort over the past year.   
 
As public input is essential to success the City Commission and the Planning Board have scheduled 
a series of meetings on key aspects of the master plan draft.  Beginning this month with an 
overview of the City’s vision, five meetings will be held at the Planning Board meetings to solicit 
resident input as follows:   
 
Meeting Date Areas of Review 

February 12, 2020 Master Plan Premises 
The Future City (Vision) 

March 11, 2020 Neighborhood Components 
 

April 7, 2020 Neighborhood Plans 
 

May 13, 2020 
Mixed Use Districts 
Maple & Woodward 
Market North 

 
June 10, 2020 
 

Haynes Square 
South Woodward Gateway 
Rail District 

 
The first meeting seeks input around the overall vision for Birmingham, its downtown and 
commercial centers and its neighborhoods.  A summary of the sections to be reviewed and 
discussed at the Planning Board meeting on Wednesday, February 12, 2020 follows. 
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SECTION A. VISION 
 
A.1. Premises  
 
This first sub-section of the Vision portion of the draft Birmingham Plan provides an overview of 
the analysis, findings and public feedback over the past year during the City-wide master planning 
process.   
 
Essentially, the main premise is that “Life is good in Birmingham”.  Birmingham is a rare 
commodity in the region having preserved its historic downtown, enhanced other commercial 
districts and maintained its walkable neighborhoods to foster an environment that is offered in 
very few places in Metro Detroit.  Overall, residents enjoy a high quality of life, and share an 
optimistic view that Birmingham will enjoy continued success.   
 
With this success and the lack of similar urban environments in the region, demand for both 
residential and commercial space has continuously increased, raising housing prices, lease rates 
and parking concerns.  Thus, the Vision section demonstrates public consensus that Birmingham 
should continue to define and support its neighborhoods and mixed use districts with unique 
identities, yet assist all in functioning together as a mutually supportive system to bring people 
together and increase social interactions.   
 
The Vision section also states that as part of a larger region, Birmingham should cooperate with 
regional planning and regional initiatives for enhancement, and continue to lead by example with 
mixed use districts, vibrant neighborhoods, mobility innovation and sustainable practices.  Doing 
so will continue to build on Birmingham’s success and will improve the entire region and thus help 
alleviate the increased demand and pressure on Birmingham.   
 
Specific recommendations contained in the Vision section all revolve around building upon our 
success and supporting our current environment, such as: 
 

 Retaining age and family diversity throughout all portions of the City by allowing more 
diverse housing options to continue to attract all ages and family types to the City;  

 Investing in new parks for neighborhoods which lack them;  
 Investing in downtown and the mixed use districts to provide goods and services desired 

by residents and visitors;  
 Protecting the tree canopy throughout the City, and continuing to support narrow 

residential street standards that calm traffic and enhance neighborhoods; 
 Investing in multi-modal infrastructure to reduce traffic and parking pressure and meet 

the needs of all residents; 
 Improving the quality of the Rouge River watershed; 
 Reducing the environmental impact of homes, businesses, transportation systems and 

municipal operations; 
 Gathering input on public and private projects and plans from a City-wide constituency to 

ensure community wide input is provided;  and 
 Providing additional methods and options for residents to voice their opinion in regular 

decision making. 
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A.2. The Future City 
 
This second sub-section of the Vision portion of the draft Birmingham Plan provides an overview 
of the fundamental recommendations based on the premises outlined above.   
 
There are numerous structural and concept changes recommended for the City, particularly with 
regards to creating an official neighborhood map with boundaries and names to ensure that all 
residential areas within the City are located within a “Neighborhood Unit”.  Neighborhoods are 
defined, and areas within are designated low, medium and high intensity based on the fabric of 
the neighborhood, (neighborhood fabric, neighborhood seams, neighborhood destinations) which 
includes an assessment of housing, residential and “collector” streets, and major arteries.  These 
designations will assist in maintaining and strengthening the character and appeal of each 
neighborhood. 
 
Recommendations are also proposed around the establishment of three land-use categories for 
the commercial districts, including high-intensity mixed-use (Maple and Woodward), medium-
intensity mixed-use (Haynes Square) and low-intensity mixed use (Market North and the Rail 
District).  The plan recommends that the Zoning Ordinance be updated to incorporate these new 
land use categories for both residential and commercial areas. 
 
The Future City section also provides numerous recommendations for transportation related 
improvements, including but not limited to, the following: 
 

 The creation of a Neighborhood Loop bicycle boulevard coupled with pedestrian 
enhancements along the way; 

 The addition of an internal Birmingham bus circulator; 
 The addition of a connector to the Troy Transit Center; 
 Continued improvements of existing transit stops; 
 Adjustments to the Woodward and Old Woodward intersection to create Haynes Square; 
 Alignment changes to both Adams and Elm at their intersections with Woodward Avenue; 
 A complete intersection reconfiguration at Maple and Woodward to lower traffic speeds, 

enhance pedestrian crossing and connect the east and west sides of Birmingham; 
 Investment in public parking structures within the Triangle District / Haynes Square;  and 
 Revisions to the residential parking requirements in mixed use districts to encourage more 

housing in these areas by allowing residential users to park in the City’s public parking 
structures. 

 
With regards to parks and public spaces, the Future City section also recommends the addition 
of sidewalks, trails, seating and play equipment in all parks, as well as the addition of splash pads, 
public art, bicycle parking and maintenance kiosks and dog runs.  The draft master plan proposes 
that all parks improvements should promote community gardens and environmentally sustainable 
best practices, while engaging residents and neighborhood stakeholders in the design and 
selection of park elements.  The plan also recommends that Birmingham develop and implement 
a reforestation master plan for the Rouge River ecosystem in cooperation with Bloomfield and 
Beverly Hills to restore the ecosystem to a natural and sustainable condition. 
 
Many of the recommendations revolve around the issue of sustainability, including 
recommendations for the following environmental programs City-wide: 
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 Composting; 
 Increased availability of recycling bins and services; 
 Programs to encourage businesses to reduce use of plastics and Styrofoam;  and 
 Programs to reduce the environmental impact of City operations and buildings. 

 
Finally, the Future City section recommends an enhanced public participation process that 
includes quarterly public surveys regarding City decisions, the establishment of a civil jury system 
to encourage diverse input on key issues, as well as the establishment of a policy to assign 
decision making at the most local level appropriate. 
 
Attachments 
 
Please find attached the following documents that are designed to highlight the particular findings 
and recommendations contained in Section A – Vision of the first draft of The Birmingham Plan: 
 

 Summary of review process; 
 Detailed list of all recommendations in Section A – Vision of the draft plan; 
 Key illustrations from Section A – Vision of the draft plan;  and 
 A copy of the entirety of Section A – Vision from the first draft of The Birmingham Plan. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
****As a reminder for any members of the public who are unable to attend in person, all Planning 
Board meetings are broadcast on the BCTV government access channel and posted to the City’s 
website, and full information on the plan and the planning process can be found on the project’s 
website at www.thebirminghamplan.com.  The site includes relevant data, surveys and 
documents and an email communication option that allows residents to send comments directly 
to the planning team. 



Birmingham Master Plan 
Text for Posting/Newsletters/Promotional Materials 
2.3.20 
 
INTRO 
 
Residents of Birmingham have recognized the value of planning since 1929, when Birmingham 
was still a village.  The very first master plan was primarily concerned with land use and zoning, 
but subsequent plans reflected the changing landscape of Birmingham as downtown 
development, growing neighborhoods, parks and mass transit drew increased focus from 
planners and residents.  In 2020, as we engage in comprehensive planning for Birmingham, 
input from our residents is essential to success. 
 
The Planning Board has scheduled a series of meetings on key aspects of the master plan draft.  
Beginning in February with an overview of the City’s vision, five meetings will be held to solicit 
resident input.  We invite you to join us for one or all of the meetings.  If you are unable to 
attend in person, all Planning Board meetings are broadcast on the BCTV government access 
channel and posted to the City’s website.  You can get full information on the plan and the 
planning process at www.thebirminghamplan.com.  The site includes relevant data, surveys and 
documents and an email communication option that allows residents to send comments 
directly to the planning team.      Please make sure your voice is heard. 
 
 
THE FUTURE CITY – February 12, 2020 
 
The first meeting seeks input around the overall vision for Birmingham, its downtown and 
commercial centers and its neighborhoods.  A key concept is the establishment of the 
“Neighborhood Unit” as a structural guide for the City.  Neighborhoods are defined and areas 
within are designated low‐, medium‐ and high‐density based on the fabric of the neighborhood, 
which includes an assessment of housing, residential and “collector” streets, and major arteries.  
Planning will use the designations to maintain and strengthen the character and appeal of each 
neighborhood. 
 
The proposal also calls for discussion around the establishment of three land‐use categories 
high‐intensity mixed‐use (Maple and Woodward), medium‐intensity mixed‐use (Haynes Square) 
and low‐intensity mixed use (Market North and the Rail District).   
 
Transit proposals include a Neighborhood Loop bicycle boulevard, a potential internal 
Birmingham bus circulator and a connector to the Troy Transit Center.  Automobile traffic 
proposals under discussion include: adjustments to the Woodward and Old Woodward 
intersection at Haynes Square, adjustments to both Adams and Elm, and traffic interventions at 
Maple and Woodward.   
 



There are several proposals around parks and public spaces concerning splash pads, public art 
and dog runs.  The plan proposed that all parks improvements would promote environmentally 
sustainable best practices, while engaging residents and neighborhood stakeholders in the 
design and selection of park elements.  The plan also recommends that Birmingham develop 
and implement a master plan for the Rouge River ecosystem in cooperation with Bloomfield 
and Beverly Hills. 
 
Finally, the overall program outlines a selection of environmental programs including: 
composting, increased availability of recycling bins, and potential programs to encourage 
businesses to reduce use of plastics and Styrofoam. 
 
FULL DETAILS ARE AVAILABLE ON OUR WEBSITE AT www.thebirminghamplan.com. 
 
 
 
NEIGHBORHOOD COMPONENTS – MARCH 11,2020 
 
The Neighborhood Components discussion will focus on establishing standards and processes 
to maintain the unique character of each Birmingham neighborhood.  Proposals include aligning 
zoning districts and regulations, incentives to encourage additions to existing homes rather 
than new builds, increased setbacks and other requirements to ensure new construction better 
matches existing homes and new requirements around accessory dwelling units (ADU), multi‐
family units and cottage courts.   
 
Also included under neighborhood components are consistent parking permitting, evaluating 
open spaces, potential zoning for Neighborhood Commercial destinations to ensure alignment 
with the character of each neighborhood and establishing a City position of Neighborhood 
Coordinator to assist and support neighborhood associations. 
 
FULL DETAILS ARE AVAILABLE ON OUR WEBSITE AT www.thebirminghamplan.com. 
 
 
NEIGHBORHOOD PLANS – APRIL 7, 2020 
 
The Master Plan envisions each Birmingham neighborhood as a community with park and civic 
spaces and transit options designed to encourage connectivity within the neighborhood and 
with adjacent neighborhoods.  This meeting will discuss the neighborhood components 
outlined in the March meeting as they apply to individual neighborhoods.  Neighborhood 
components include a variety of topics such as zoning, commercial centers, lighting, parking, 
green spaces and street improvements.   
 
 The Neighborhood Plans discussion will consider each Birmingham neighborhood in the 
following order:  1) Quarton  2) Holy Name  3) The Ravines  4) Poppleton  5) Derby  6)  



Pembroke  7) Torry  8) Kenning  9) Pierce  10) Barnum  11) Crestview  12) Birmingham Farms  
13) Lincoln Hills  14) Linden  15) Seaholm. 
 
 FULL DETAILS ARE AVAILABLE ON OUR WEBSITE AT www.thebirminghamplan.com. 
 
 
 
DOWNTOWN MIXED‐USE DISTRICTS, MAPLE & WOODWARD, MARKET NORTH – MAY 13,2020 
 
Birmingham is fortunate to have several, vibrant mixed‐use districts in the City.  These districts 
enhance our quality of life, but growth and utilization must be carefully managed to ensure the 
district functions for all users.  In May, discussion will involve the two Downtown mixed‐use 
districts Maple & Woodward and Market North. 
 
Issues for discussion include: branding, signage and streetscape elements to clearly define the 
districts, new retail frontage and dining deck requirements, park improvements, expanded 
downtown housing with functional parking solutions and additional public parking solutions.  
Proposed plans also call for numerous new amenities such as café service in Shain and Booth 
Parks, a Farmers Market pavilion, additional public art and pedestrian safety and traffic‐calming 
measures. 
 
FULL DETAILS ARE AVAILABLE ON OUR WEBSITE AT www.thebirminghahplan.com. 
 
 
HAYNES SQUARE, SOUTH WOODWARD GATEWAY, RAIL DISTRICT – JUNE 10, 2020 
 

The three additional mixed‐use districts in the City – Haynes Square, Woodward Gateway and 
the Rail District – are still emerging and will benefit from intelligent planning and development. 
Residents will be asked to review funding recommendations and siting for additional public 
parking, zoning standards to encourage development at Adams Square, shared‐use alleys, 
potential access to the Troy Transit Center and the activation of the lower Rail District as an 
incubator for new and innovative businesses.  A number of amenities are outlined in the plan 
including creating a public square at Haynes Square, enhanced streetscape and landscape 
improvements, and new pedestrian walkways to improve walkability and connectivity to other 
mixed‐use districts. 
 
FULL DETAILS ARE AVAILABLE ON OUR WEBSITE AT www.thebirminghamplan.com. 
 
 
CLOSE 
 
All Planning Board meetings are broadcast on the BCTV government access channel and are 
available on the City’s website.  Please visit www.thebirminghamplan.com for complete 
information on the plan and planning process, and an email option that allows residents to 



provide comments directly to the planning team.  The City will likely host additional round‐table 
discussions and a multi‐day drop‐in clinic in the months ahead.  We encourage residents to 
attend the meetings whenever possible and we welcome your comments at any and all points 
of the process.  Please sign up for email alerts through the City’s Enotify system at 
www.bhamgov.org/enotify/.  



Summary of The Birmingham Plan 2040 (Draft) 

Recommendations for Section A Review – February 12, 2020 

The Future City (Vision)   
Adopt an official neighborhood map and names  A.2‐03 
Adopt official boundaries for each center   
Discuss and evaluate the appropriateness of policies and proposals based upon 
neighborhoods, centers, and their interactions 

 

See additional recommendations in Chapter B.1, Associations and Representation   
Adopt the Neighborhood Unit as a structural guide for neighborhoods.   A.2‐07 
Adopt the following Future Land Use categories:  
a. Neighborhood Fabric  
      i. Identified as low, medium, and high intensity, neighborhood fabric consists of 
single‐family housing within a narrow range of size and character, arranged in blocks 
bounded by low speed, pedestrian and bicyclist‐centric roads, lined with mature 
street trees. Neighborhoods may be mapped with a single fabric intensity, protecting 
its overall character.  
      ii. Low Intensity Fabric includes R1‐A and R1 zoning districts.  
      iii. Medium Intensity Fabric includes R1 and R2 zoning districts.  
      iv. High Intensity Fabric includes R2, R3, and R4 zoning districts.  
b. Neighborhood Seam  
     i.   Identified as low, medium, and high intensity, neighborhood seams consist of a 
variety of single‐family and multi‐family housing types, limited according to intensity, 
home‐based businesses, and some size‐limited businesses in high intensity seams. 
Neighborhood seams are located along the edges of neighborhoods, typically at 
collector and arterial roads like Lincoln, Fourteen Mile, Southfield, Maple, Cranbrook, 
and similar roads, and along the edges of mixed‐use districts where they meet 
neighborhoods. The intensity of Neighborhood Seams is directly related to the 
Neighborhood Fabric intensity and the size of the adjacent roadway. High Intensity 
Seams are very limited in application, only appropriate adjacent to mixed use centers 
and the intersections of major and Sectionline roads. 
    ii. Low Intensity Seams include the TZ‐1 zoning district, as amended in this plan.  
    iii. Medium Intensity Seams include the TZ‐2 zoning district, as amended and 
defined in this plan. 
    iv. High Intensity Seams include the TZ‐3 zoning district, as amended in this plan.  
c. Neighborhood Destination  
     i. A low intensity commercial center providing services, dining, and places to gather 
for surrounding neighborhoods. Neighborhood Destinations are limited in total 
square footage, the size of individual businesses, allowable business types, and the 
location and size of off‐street parking.  
     ii. A new zoning district is proposed for Neighborhood Destinations, to be 
completed in later drafts of the master plan. 

A.2‐07 

Define, sign, and market three distinct Downtown districts: Market North, Maple and 
Woodward, and Haynes Square.  

A.2‐13 



Summary of The Birmingham Plan 2040 (Draft) 

Recommendations for Section A Review – February 12, 2020 

Adopt the following land use categories:  
a. High intensity mixed‐use district (Maple and Woodward)  
b. Medium intensity mixed‐use district (Haynes Square)  
c. Low intensity mixed‐use district (Market North and the Rail District)  

 

Issue an RFP to overhaul the zoning code, focused on brevity, clarity, and graphics, 
aligning with the new Future Land Use categories. 

 

Collapse uses into the broadest categories possible, with detailed use specification 
only provided where absolutely necessary, and in limited areas.  

 

Combine the business, office, Downtown, Triangle, and mixed‐use districts into a 
single set of mixed use districts shared between all mixed‐use areas. Low intensity 
mixed‐use districts would only include the lower intensity mixed‐use zones, and high 
intensity mixed‐use districts the higher intensity zones.  

A.2‐15 

Consider zoning district modifications for residential districts following the character 
descriptions and analysis for the City’s neighborhoods, described in the next chapter 
of this plan.  

 

Ensure new zoning language is considered for simplicity and expediency, achieving 
regulatory goals in a manner clear to the general public 

 

Issue an RFP to design the Neighborhood Loop bicycle boulevard attributes, like 
signage and diverters, and pedestrian improvements, like complete sidewalks and 
crosswalks.  

 

Prioritize Neighborhood Loop improvements in the next Capital Improvement Plan 
cycle.  

A.2‐18 

Add benches along the loop where the loop crosses major roads, like Maple, schools, 
and parks, like Linden Park.  

 

Add bicycle destination signage along the loop and routes with bike lanes.   
Add bicycle parking and maintenance kiosks like those found in Shain Park to all 
parks.  

 

Establish a committee and plan a monthly event along the loop in the summertime 
which closes the route to traffic and organizes family friendly activities in parks along 
the route. This will require City funding, but over time it will help solidify social 
interactions in the community. As with many events of this type, the first few may see 
fewer participants, but over time participation should grow, provided it 

 

Study the potential of operating an internal Birmingham Circulator. This should not be 
a full scale bus, but would require zero entry opportunities. Autonomous circulators 
currently operating in places like Downtown Las Vegas are appropriate models. 

A.2‐20 

Improve bus stops with shelters along big Woodward.    
Improve bus stops with shelters along Old Woodward (completed in part with Phase 1 
streetscape). 

 

Improve bus stops with shelters along Maple, including stops outside of Downtown.    
Improve bus stops with shelters along Coolidge Hwy. 6. Improve bus stops with 
shelters along Adams Rd.  

 

Improve bus stops with shelters along 14 Mile Rd.    



Summary of The Birmingham Plan 2040 (Draft) 

Recommendations for Section A Review – February 12, 2020 

Invest in public parking within the Triangle District / Haynes Square to encourage 
development  

 

Adopt policy changes to encourage more housing in Downtown and the Triangle 
District / Haynes Square   

 

Secure a connection to the Troy Transit Center from the Rail District for pedestrians 
and cyclists  

 

Enhance and expand streetside bicycle parking with parking areas for micro‐mobility 
devices.  

 

Pilot a shared use street along Merrill Street first from Old Woodward to Shain Park, 
and in a later phase connecting to the Rouge River trail system through Martha 
Baldwin Park.  

 

Increase the number of streetside bicycle and micro‐mobility parking spaces 
throughout Downtown, especially near transit stops.  

 

Install or convert bicycle lane signage to mobility lane when alternative micro‐
mobility devices become prevalent.  

 

Install signage informing micro‐mobility users and cyclists of where they are and are 
not permitted to ride (e.g. not on sidewalks). 

 

Provide mobility education during summertime activities along the Neighborhood 
Loop. 

 

Pursue a speed reduction on Woodward to 35mph within Birmingham through 
legislative means. (short term)  

 

Move signage at Lincoln which obscures pedestrian countdown timers. (short term)   A.2‐22 
Add a signal for the Brown Street crosswalk along the northbound lanes of 
Woodward. (short term)  

A.2‐22 

Install ADA‐compliant ramps at intersections that are not in compliance. (short term)  A.2‐22 
Review pedestrian crossing times for MUTCD compliance, some may need to be 
lengthened. (short term)  

A.2‐22 

Continue enhanced median planting beyond Maple and Woodward. (short term)  A.2‐22 
Add a protected only left turn signal for northbound left turns to Old Woodward. This 
may be omitted if the Haynes Square street reconfiguration occurs quickly. (short 
term)  

 

Reconfigure the Woodward and Old Woodward intersection at Haynes Square as 
described in later Chapters. (mid‐term)  

A.2‐26 

Improve pedestrian and bicycle crossings along Woodward at 14 Mile, Emmons, 
Lincoln, Haynes, Brown, Maple, Oakland, and Oak. (mid‐term)  

A.2‐22 

Divert Adams traffic onto Haynes by angling Adams to intersect perpendicularly with 
Haynes, taking a portion of the parking lot of The Plant Station. (mid‐term)  

A.2‐26 

Adjust Adams to meet Woodward perpendicularly at Ruffner. (mid‐term)   A.2‐26 
Adjust Elm to meet Woodward perpendicularly per the Triangle District plan. (mid‐
term) 

A.2‐26 

Adjust Worth to meet Woodward perpendicularly per the Triangle District plan. (mid‐
term)  

A.2‐26 



Summary of The Birmingham Plan 2040 (Draft) 

Recommendations for Section A Review – February 12, 2020 

Study the traffic intervention proposed at Maple and Woodward in coordination with 
MDOT, including alternates. (mid‐term)  

 

Participate in a traffic study along Woodward, with MDOT, once I‐75 reopens fully to 
determine whether the road can be reduced to 3‐lanes in each direction. (mid‐term) 

 

Pending verification of potential lane reductions and an agreeable design, pursue the 
circle at Maple and Woodward. (long term)  

A.2‐24 

Pending verification of potential lane reductions, fund and implement restriping on 
Woodward, between 14 Mile and Oakland, potentially to Quarton, converting the 
outside lane to a buffered bicycle and transit lane. (long term) 

 

Invest in new facilities for Next. This should be located centrally, potentially part of a 
public parking investment in the Triangle District or in Barnum Park. Facilities should 
be combined with other community rooms as a broader community center. 

 

Revise parking requirements to allow housing in mixed‐use districts to park in shared 
garages (addressed in more detail in a later Chapter). 

 

Adopt zoning updates to enable Neighborhood Seams.    
Provide sidewalks, trails, and play equipment in all neighborhood parks.    
Add kid‐oriented splash pads to community parks.   
Encourage businesses with more informal gathering spaces.   
Pilot a shared use plaza at Bird and Woodward   
Adopt a neighborhood destination zoning district.  A.2‐34 
Rezone properties identified as neighborhood destinations on the Future Land Use 
Map to the neighborhood destination zoning district.  

 

Build a cafe in Booth Park.   A.2.‐39 
Build a model neighborhood destination at the northeastern corner of Lincoln and 
Eton. 

 

Install paved walkways and other necessary enhancements to enable universal access 
to designated parks (See Reference A).  

 

Install bicycle racks, civic art, park monument signage, seating, shaded areas, dog runs 
and way‐finding maps and signage in all city parks, open spaces, and nature 
preserves. Organize park neighborhoods and stakeholders to participate in the design 
and selection of these elements. 

 

Implement a community garden program to encourage flower or vegetable gardens in 
neighborhood parks. Provide an organizational platform to expedite the formation of 
garden clubs and to help individuals establish gardens near their homes. Install 
fencing, soil enrichments, sheds, water sources, and other necessary infrastructure for 
community gardens in designated parks (See Reference B). 

 

Improve park conditions and management to promote environmentally sustainable 
best practices. 

 

Add cafes to community parks and some neighborhood parks where neighborhood 
destinations are too remote. (See Reference C) 

 

Retain environmental scientists to inventory and analyze the Rouge corridor’s 
wildlife, ecology, natural systems, and pollution sources. 

 



Summary of The Birmingham Plan 2040 (Draft) 

Recommendations for Section A Review – February 12, 2020 

Develop and implement a reforestation master plan to restore the Rouge River 
ecosystem to its natural and sustainable conditions. Establish a phased enhancement 
timeframe to stabilize riverbanks, remove invasive species, reintroduce native 
groundcovers, wildflowers, understory and canopy tree species.  

 

Identify and mitigate potential pollution or chemical sources, including the existing 
Springdale snow storage dumping area. 

 

Install pedestrian linkages to the park’s surrounding neighborhoods and commercial 
districts.  

 

Purchase or secure easements of additional key properties to expand the park area 
and improve its walkability, for complete ecological restoration, and universal 
accessibility.  

 

Extend pedestrian linkages to Quarton Road.    
Work with Bloomfield and Beverly Hills to develop a Rouge River master plan and to 
expand walkway access.  

 

Establish a “Friends of the Rouge” foundation to oversee, build support, and raise 
funding for the park’s enhancements. Consider securing corporate or philanthropic 
funding in exchange for special recognition. 

 

Provide funding for city staff and resources to permanently preserve and manage the 
Rouge ecosystem.  

 

Install an environmentally sensitive, hard‐surfaced, and well‐lit pathway for 
pedestrians and cyclists along the Rouge River. Install bridges, ramps and other 
enhancements to enable access by all ages and abilities.  

A.2.‐43 
A.2.‐44 

Install bicycle racks, lighting, markers, seating, signage, and comfort stations.   
Implement an overlay building and zoning policy to ensure that private property 
construction, fencing, landscaping, lighting, etc., are compatible with the park’s 
ecology, its restoration master plan, and overall public welfare. 

 

Conduct public surveys on a quarterly basis regarding decisions being made in order 
to obtain a greater accuracy of public opinion.  

 

Establish a system by which residents are requested to attend meetings where 
important decisions are made, modeled on the civil jury system.  

 

Establish a subsidiarity policy by which decisions can be made at the most local level 
as is appropriate. 

 

Increase garage restrictions to provide greater setback from the building’s primary 
facade, ideally 15 feet, and a maximum width along street frontages of 3 bays to 
supplement the existing 50% width restriction.  

 

The requirement 4.82.A.1 and .2 should be applied to all zoning districts, requiring a 
pedestrian door facing the front lot line and restricting blank walls.  

 

Minimum facade glazing requirements should be added for residential districts, 
similar to 4.82.A.5, ensuring some windows face towards the street for public safety. 

 

Require adherence to LEED standards within the City’s mixed‐use districts.   
Consider increasing energy standards for new construction above those of the state 
energy code, ideally implementing 2030 District goals. 

 



Summary of The Birmingham Plan 2040 (Draft) 

Recommendations for Section A Review – February 12, 2020 

Investigate the potential to provide food waste compost service for homes and 
businesses.  

 

Increase the availability of recycling bins in public spaces like parks, public buildings, 
and along streets with high pedestrian traffic. 

 

Consider the best path towards business operations changes to reduce plastics and 
styrofoam, either through ordinance or first through a voluntary shopping district 
program which leads to a future ordinance. 

 

Adopt an action plan to reduce environmental impacts of municipal operations.   
 



Summary of The Birmingham Plan 2040 (Draft) 

Recommendations for Section A Review – February 12, 2020 

The Future City (Vision)   
Adopt an official neighborhood map and names  A.2‐03 
Adopt official boundaries for each center   
Discuss and evaluate the appropriateness of policies and proposals based upon 
neighborhoods, centers, and their interactions 

 

See additional recommendations in Chapter B.1, Associations and Representation   
Adopt the Neighborhood Unit as a structural guide for neighborhoods.   A.2‐07 
Adopt the following Future Land Use categories:  
a. Neighborhood Fabric  
      i. Identified as low, medium, and high intensity, neighborhood fabric consists of 
single‐family housing within a narrow range of size and character, arranged in blocks 
bounded by low speed, pedestrian and bicyclist‐centric roads, lined with mature 
street trees. Neighborhoods may be mapped with a single fabric intensity, protecting 
its overall character.  
      ii. Low Intensity Fabric includes R1‐A and R1 zoning districts.  
      iii. Medium Intensity Fabric includes R1 and R2 zoning districts.  
      iv. High Intensity Fabric includes R2, R3, and R4 zoning districts.  
b. Neighborhood Seam  
     i.   Identified as low, medium, and high intensity, neighborhood seams consist of a 
variety of single‐family and multi‐family housing types, limited according to intensity, 
home‐based businesses, and some size‐limited businesses in high intensity seams. 
Neighborhood seams are located along the edges of neighborhoods, typically at 
collector and arterial roads like Lincoln, Fourteen Mile, Southfield, Maple, Cranbrook, 
and similar roads, and along the edges of mixed‐use districts where they meet 
neighborhoods. The intensity of Neighborhood Seams is directly related to the 
Neighborhood Fabric intensity and the size of the adjacent roadway. High Intensity 
Seams are very limited in application, only appropriate adjacent to mixed use centers 
and the intersections of major and Sectionline roads. 
    ii. Low Intensity Seams include the TZ‐1 zoning district, as amended in this plan.  
    iii. Medium Intensity Seams include the TZ‐2 zoning district, as amended and 
defined in this plan. 
    iv. High Intensity Seams include the TZ‐3 zoning district, as amended in this plan.  
c. Neighborhood Destination  
     i. A low intensity commercial center providing services, dining, and places to gather 
for surrounding neighborhoods. Neighborhood Destinations are limited in total 
square footage, the size of individual businesses, allowable business types, and the 
location and size of off‐street parking.  
     ii. A new zoning district is proposed for Neighborhood Destinations, to be 
completed in later drafts of the master plan. 

A.2‐07 

Define, sign, and market three distinct Downtown districts: Market North, Maple and 
Woodward, and Haynes Square.  

A.2‐13 



Summary of The Birmingham Plan 2040 (Draft) 

Recommendations for Section A Review – February 12, 2020 

Adopt the following land use categories:  
a. High intensity mixed‐use district (Maple and Woodward)  
b. Medium intensity mixed‐use district (Haynes Square)  
c. Low intensity mixed‐use district (Market North and the Rail District)  

 

Issue an RFP to overhaul the zoning code, focused on brevity, clarity, and graphics, 
aligning with the new Future Land Use categories. 

 

Collapse uses into the broadest categories possible, with detailed use specification 
only provided where absolutely necessary, and in limited areas.  

 

Combine the business, office, Downtown, Triangle, and mixed‐use districts into a 
single set of mixed use districts shared between all mixed‐use areas. Low intensity 
mixed‐use districts would only include the lower intensity mixed‐use zones, and high 
intensity mixed‐use districts the higher intensity zones.  

A.2‐15 

Consider zoning district modifications for residential districts following the character 
descriptions and analysis for the City’s neighborhoods, described in the next chapter 
of this plan.  

 

Ensure new zoning language is considered for simplicity and expediency, achieving 
regulatory goals in a manner clear to the general public 

 

Issue an RFP to design the Neighborhood Loop bicycle boulevard attributes, like 
signage and diverters, and pedestrian improvements, like complete sidewalks and 
crosswalks.  

 

Prioritize Neighborhood Loop improvements in the next Capital Improvement Plan 
cycle.  

A.2‐18 

Add benches along the loop where the loop crosses major roads, like Maple, schools, 
and parks, like Linden Park.  

 

Add bicycle destination signage along the loop and routes with bike lanes.   
Add bicycle parking and maintenance kiosks like those found in Shain Park to all 
parks.  

 

Establish a committee and plan a monthly event along the loop in the summertime 
which closes the route to traffic and organizes family friendly activities in parks along 
the route. This will require City funding, but over time it will help solidify social 
interactions in the community. As with many events of this type, the first few may see 
fewer participants, but over time participation should grow, provided it 

 

Study the potential of operating an internal Birmingham Circulator. This should not be 
a full scale bus, but would require zero entry opportunities. Autonomous circulators 
currently operating in places like Downtown Las Vegas are appropriate models. 

A.2‐20 

Improve bus stops with shelters along big Woodward.    
Improve bus stops with shelters along Old Woodward (completed in part with Phase 1 
streetscape). 

 

Improve bus stops with shelters along Maple, including stops outside of Downtown.    
Improve bus stops with shelters along Coolidge Hwy. 6. Improve bus stops with 
shelters along Adams Rd.  

 

Improve bus stops with shelters along 14 Mile Rd.    



Summary of The Birmingham Plan 2040 (Draft) 

Recommendations for Section A Review – February 12, 2020 

Invest in public parking within the Triangle District / Haynes Square to encourage 
development  

 

Adopt policy changes to encourage more housing in Downtown and the Triangle 
District / Haynes Square   

 

Secure a connection to the Troy Transit Center from the Rail District for pedestrians 
and cyclists  

 

Enhance and expand streetside bicycle parking with parking areas for micro‐mobility 
devices.  

 

Pilot a shared use street along Merrill Street first from Old Woodward to Shain Park, 
and in a later phase connecting to the Rouge River trail system through Martha 
Baldwin Park.  

 

Increase the number of streetside bicycle and micro‐mobility parking spaces 
throughout Downtown, especially near transit stops.  

 

Install or convert bicycle lane signage to mobility lane when alternative micro‐
mobility devices become prevalent.  

 

Install signage informing micro‐mobility users and cyclists of where they are and are 
not permitted to ride (e.g. not on sidewalks). 

 

Provide mobility education during summertime activities along the Neighborhood 
Loop. 

 

Pursue a speed reduction on Woodward to 35mph within Birmingham through 
legislative means. (short term)  

 

Move signage at Lincoln which obscures pedestrian countdown timers. (short term)   A.2‐22 
Add a signal for the Brown Street crosswalk along the northbound lanes of 
Woodward. (short term)  

A.2‐22 

Install ADA‐compliant ramps at intersections that are not in compliance. (short term)  A.2‐22 
Review pedestrian crossing times for MUTCD compliance, some may need to be 
lengthened. (short term)  

A.2‐22 

Continue enhanced median planting beyond Maple and Woodward. (short term)  A.2‐22 
Add a protected only left turn signal for northbound left turns to Old Woodward. This 
may be omitted if the Haynes Square street reconfiguration occurs quickly. (short 
term)  

 

Reconfigure the Woodward and Old Woodward intersection at Haynes Square as 
described in later Chapters. (mid‐term)  

A.2‐26 

Improve pedestrian and bicycle crossings along Woodward at 14 Mile, Emmons, 
Lincoln, Haynes, Brown, Maple, Oakland, and Oak. (mid‐term)  

A.2‐22 

Divert Adams traffic onto Haynes by angling Adams to intersect perpendicularly with 
Haynes, taking a portion of the parking lot of The Plant Station. (mid‐term)  

A.2‐26 

Adjust Adams to meet Woodward perpendicularly at Ruffner. (mid‐term)   A.2‐26 
Adjust Elm to meet Woodward perpendicularly per the Triangle District plan. (mid‐
term) 

A.2‐26 

Adjust Worth to meet Woodward perpendicularly per the Triangle District plan. (mid‐
term)  

A.2‐26 



Summary of The Birmingham Plan 2040 (Draft) 

Recommendations for Section A Review – February 12, 2020 

Study the traffic intervention proposed at Maple and Woodward in coordination with 
MDOT, including alternates. (mid‐term)  

 

Participate in a traffic study along Woodward, with MDOT, once I‐75 reopens fully to 
determine whether the road can be reduced to 3‐lanes in each direction. (mid‐term) 

 

Pending verification of potential lane reductions and an agreeable design, pursue the 
circle at Maple and Woodward. (long term)  

A.2‐24 

Pending verification of potential lane reductions, fund and implement restriping on 
Woodward, between 14 Mile and Oakland, potentially to Quarton, converting the 
outside lane to a buffered bicycle and transit lane. (long term) 

 

Invest in new facilities for Next. This should be located centrally, potentially part of a 
public parking investment in the Triangle District or in Barnum Park. Facilities should 
be combined with other community rooms as a broader community center. 

 

Revise parking requirements to allow housing in mixed‐use districts to park in shared 
garages (addressed in more detail in a later Chapter). 

 

Adopt zoning updates to enable Neighborhood Seams.    
Provide sidewalks, trails, and play equipment in all neighborhood parks.    
Add kid‐oriented splash pads to community parks.   
Encourage businesses with more informal gathering spaces.   
Pilot a shared use plaza at Bird and Woodward   
Adopt a neighborhood destination zoning district.  A.2‐34 
Rezone properties identified as neighborhood destinations on the Future Land Use 
Map to the neighborhood destination zoning district.  

 

Build a cafe in Booth Park.   A.2.‐39 
Build a model neighborhood destination at the northeastern corner of Lincoln and 
Eton. 

 

Install paved walkways and other necessary enhancements to enable universal access 
to designated parks (See Reference A).  

 

Install bicycle racks, civic art, park monument signage, seating, shaded areas, dog runs 
and way‐finding maps and signage in all city parks, open spaces, and nature 
preserves. Organize park neighborhoods and stakeholders to participate in the design 
and selection of these elements. 

 

Implement a community garden program to encourage flower or vegetable gardens in 
neighborhood parks. Provide an organizational platform to expedite the formation of 
garden clubs and to help individuals establish gardens near their homes. Install 
fencing, soil enrichments, sheds, water sources, and other necessary infrastructure for 
community gardens in designated parks (See Reference B). 

 

Improve park conditions and management to promote environmentally sustainable 
best practices. 

 

Add cafes to community parks and some neighborhood parks where neighborhood 
destinations are too remote. (See Reference C) 

 

Retain environmental scientists to inventory and analyze the Rouge corridor’s 
wildlife, ecology, natural systems, and pollution sources. 

 



Summary of The Birmingham Plan 2040 (Draft) 

Recommendations for Section A Review – February 12, 2020 

Develop and implement a reforestation master plan to restore the Rouge River 
ecosystem to its natural and sustainable conditions. Establish a phased enhancement 
timeframe to stabilize riverbanks, remove invasive species, reintroduce native 
groundcovers, wildflowers, understory and canopy tree species.  

 

Identify and mitigate potential pollution or chemical sources, including the existing 
Springdale snow storage dumping area. 

 

Install pedestrian linkages to the park’s surrounding neighborhoods and commercial 
districts.  

 

Purchase or secure easements of additional key properties to expand the park area 
and improve its walkability, for complete ecological restoration, and universal 
accessibility.  

 

Extend pedestrian linkages to Quarton Road.    
Work with Bloomfield and Beverly Hills to develop a Rouge River master plan and to 
expand walkway access.  

 

Establish a “Friends of the Rouge” foundation to oversee, build support, and raise 
funding for the park’s enhancements. Consider securing corporate or philanthropic 
funding in exchange for special recognition. 

 

Provide funding for city staff and resources to permanently preserve and manage the 
Rouge ecosystem.  

 

Install an environmentally sensitive, hard‐surfaced, and well‐lit pathway for 
pedestrians and cyclists along the Rouge River. Install bridges, ramps and other 
enhancements to enable access by all ages and abilities.  

A.2.‐43 
A.2.‐44 

Install bicycle racks, lighting, markers, seating, signage, and comfort stations.   
Implement an overlay building and zoning policy to ensure that private property 
construction, fencing, landscaping, lighting, etc., are compatible with the park’s 
ecology, its restoration master plan, and overall public welfare. 

 

Conduct public surveys on a quarterly basis regarding decisions being made in order 
to obtain a greater accuracy of public opinion.  

 

Establish a system by which residents are requested to attend meetings where 
important decisions are made, modeled on the civil jury system.  

 

Establish a subsidiarity policy by which decisions can be made at the most local level 
as is appropriate. 

 

Increase garage restrictions to provide greater setback from the building’s primary 
facade, ideally 15 feet, and a maximum width along street frontages of 3 bays to 
supplement the existing 50% width restriction.  

 

The requirement 4.82.A.1 and .2 should be applied to all zoning districts, requiring a 
pedestrian door facing the front lot line and restricting blank walls.  

 

Minimum facade glazing requirements should be added for residential districts, 
similar to 4.82.A.5, ensuring some windows face towards the street for public safety. 

 

Require adherence to LEED standards within the City’s mixed‐use districts.   
Consider increasing energy standards for new construction above those of the state 
energy code, ideally implementing 2030 District goals. 

 



Summary of The Birmingham Plan 2040 (Draft) 

Recommendations for Section A Review – February 12, 2020 

Investigate the potential to provide food waste compost service for homes and 
businesses.  

 

Increase the availability of recycling bins in public spaces like parks, public buildings, 
and along streets with high pedestrian traffic. 

 

Consider the best path towards business operations changes to reduce plastics and 
styrofoam, either through ordinance or first through a voluntary shopping district 
program which leads to a future ordinance. 

 

Adopt an action plan to reduce environmental impacts of municipal operations.   
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A. Vision
Preamble

Preamble
Planning for the future of a successful City holds an intrigu-
ing set of challenges of which our interactions with the 
residents, workers, neighbors, and leaders in Birmingham 
bring forth. All too often the act of planning is encumbered 
by an obsession with the present and past. However, 
we’ve met with many people who look forward with hope; 
a successful future is in the hands of those with hope and 
optimism. Even among the hopeful, a broader concern 
for our deteriorating social connectivity rang clear. While 
Birmingham has long supported a series of close-knit 
communities within its borders, our greater culture has 
shifted towards increasing isolation. This comes not at 
the fault of individuals - who remain bright, engaged, 
loving and caring members of families and civic and social 
groups - but due in large part to changes in the structure 
of our regions and technology’s role in bridging social gaps 
created by our increasing physical isolation.

Structurally our regions have spread the fabric of our daily 
lives apart, few places as completely as Metropolitan 
Detroit. People have been spread further from each other, 
and from their workplaces, social spaces, entertainment, 
and the staples of daily life, forced to spend an increas-
ing amount of their time driving from place to place, often 
alone. In the early days of this change it didn’t seem so 
bad. But as our population grew, our orbits expanded 
along with relentless traffic congestion, leaving little time 
for family or friends, and especially little time for engag-
ing civically in our communities. Eventually technology 
stepped in to help, only to exacerbate the problem. Many 
people now move about the region not seeing each other 
as community members but as an inconvenience.

Birmingham is rare. It has been a place built heavily 
upon community, weaving together neighbors, schools, 
churches, civic clubs and institutions, and businesses. 
We heard a great deal of nostalgia for the City’s former 
social structures. For some residents, the loss of strong 
social spheres is manifest in the changing character of 
homes and business districts.  For others blame is placed 
on greater societal issues. We heard the loss expressed 
especially strongly from the City’s civic institutions which 

are trying to build and support community but feel that 
they are increasingly unknown as society has forgotten 
their critical role. Some feel that downtown’s more recent 
intensity of activity has further eroded its’ culture. Yet at 
the same time we heard a great deal of optimism from 
new and younger residents. They moved to Birmingham 
in order to find community, an increasingly rare opportu-
nity. We heard their hope for the kind of life others waxed 
nostalgic for. And in opposition to those who are nostal-
gic, invigoration from the increased activity of downtown 
and growth within neighborhoods. Those optimistic new 
residents believe that they can achieve this in Birmingham, 
though many also recognize how society overall creates 
a barrier, even here.

Birmingham is rare because it did not deconstruct itself 
like most historic places in Metropolitan Detroit.  Had other 
cities remained intact, Birmingham would be special, but 
not rare. As a rare place, it is desired after. Desire is mani-
fest in growth pressure which continually increases prop-
erty values. Many stories exist as a result. New residents 
are willing to pay for the lifestyle that Birmingham offers, 
many stretched thin to do so. Plenty of people desire to 
live in Birmingham but cannot afford it. Some residents 
prefer that the City become increasingly exclusive while 
others feel that it is antithetical to the community’s history. 
Many residents are dismayed that the demand to live in 
Birmingham has resulted in a significant number of demo-
litions while many people have purchased the resulting 
homes for the quality of life offered in the City and its 
neighborhoods. Some residents would like to downsize 
and remain in the community but can’t afford the move 
or can’t find the apartments and condos they desire. No 
single group is in the majority.

Birmingham is rare. It has been a place 
built heavily upon community, weaving 
together neighbors, schools, churches, 
civic clubs and institutions, and 
businesses. 
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Through conversations with residents and leaders we’ve 
been exposed to these divergent desires. When we’ve 
surveyed residents however, responses overall have been 
more optimistic for the City’s future than less. Younger 
residents show a clear and significant optimism and older 
residents an increasing pessimism. The demographics 
of survey respondents and their positions reflected that 
which we heard in person, exceptions noted. We find this 
situation to be prevalent everywhere, some would say its 
simply in our nature. To look to the future we must do so 
with a guarded optimism. Change and evolution are good 
but too much change too fast destabilizes. Similarly change 
that is too little and too slow also destabilizes.

A broader story also needs to be told, which af fects 
Birmingham and the surrounding region. This story is of 
change that is too little and too slow. The story is common 
to most US cities during the 1980’s. Following the social 
unrest of the 1960’s and 70’s and the severe economic 
recession of the 1970’s and early 80’s, many smaller cities 
locked themselves in. Change at that time was seen as 
detrimental and smaller cities wanted to avoid the fate of 
big cities which burned and depopulated. Across the coun-
try, zoning codes and plans were adopted which aimed to 
make the present condition permanent. Downtowns were 
strangled. Any non single-family housing was locked down. 
And businesses were removed from neighborhoods. At 
the same time, malls and sprawl were on the rise - alter-
natives to the unsafe city whose roots lay in the industrial 
revolution and were accelerated by World War 2. As a 
result, City values dropped and main streets shuttered. 
Those who tried to compete destroyed themselves trying, 
razing their main streets and downtowns, while other Cities 
went dormant. City populations became poorer and aged, 
schools declining as a result.

Rather than evolving, Cities spent much of the late 1980’s 
and 90’s slowly contracting. Change came in the late 1990’s 
and early 2000’s with a slight amount of renewed interest in 
city life that had been lost. As society increasingly spread 
out and became isolated, the situation in cities began to 
reverse as people sought after something they had lost. 
The hope and romance of sprawl turned to rejection and 
opposition for many who grew up there. Some cities were 

aware of the change early on, reinvesting in their down-
towns and main streets. Others remain unaware today. Yet 
even those cities that began to change early could only 
focus on their commercial districts.

With decades of stagnation and a lingering fear of non 
single-family housing, price pressure has surged as the 
supply of desirable places pales in comparison to demand. 
Within this unbalanced condition, another severe recession 
in 2008 halted housing construction and shut down the 
construction industry. Just prior to this recession, growth 
had begun to return to city neighborhoods and down-
towns more broadly. The recession further exacerbated 
the supply and demand imbalance at the same time that 
more of society became interested in cities. In reaction, 
some cities and states have taken the drastic measure of 
ending single-family zoning. That is the present, and the 
impact of this reaction is unknown.

In all, this story is one of increasing reaction and instabil-
ity. Lack of change creates excessive pressure. Excessive 
change creates instability. Birmingham weathered these 
reactions rather mildly. While the City locked down zoning 
in the 1980’s, the downtown remained mostly intact. 
Birmingham began reviving its downtown ahead of many 
other cities. Yet the neighborhoods have seen more severe 
consequences with a construction boom leading into 
the 2008 recession, and a recent construction revival 
moving at a similar pace. The region has had a signifi-
cant impact on Birmingham’s neighborhoods, just as its 
lack of active downtowns has helped fuel Birmingham’s 
downtown success. Both represent milder cycles of pres-
sure and instability than in surrounding communities, yet 
impact the City significantly nonetheless.

Our proposals are not radical. Too often people want 
bold proposals from plans while others want to see noth-
ing changed. Just as Birmingham has progressed with 
cautious optimism in the past, it should continue today. 
Cities evolve, and Birmingham will continue to evolve as 

...we heard a great deal of optimism from 
new and younger residents.
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A. Vision 

it has throughout its history. These proposals are steps 
along the way of re-establishing the natural evolution of 
place which has been disrupted by policies at the local, 
regional, and national level. Some feel that future visions 
must be radical. Others that radical change is bad. We 
feel that it is visionary to be practical.

We also proceed with caution and humility. Birmingham’s 
present success includes a healthy dose of ignoring plan 
recommendations, especially its’ earlier plans. In 1929, the 
regional obsession with “superhighways” led to recom-
mendations including diverting Maple to the south, pass-
ing under Southfield Road and over Woodward. The 1963 
Plan called for a substantial one-way conversion of streets, 
bypassing Downtown, and removing cars from the Maple 
and Old Woodward intersection. Some of the loop road 
built from this plan was later removed by the 2016 Plan. 
Yet other important recommendations were not acted 
upon to their detriment, like the park proposed for the 
Torry neighborhood, north of Lincoln, in 1929 (See Figs. 
A.1-02 and A.2-03). It is with this view of our greater history, 
the region’s history, Birmingham’s history, and the pres-
ent trajectory at these levels that we put forth this Master 
Plan and its’ recommendations, aimed at improving the 
City’s neighborhoods and centers, and supporting a high 
quality of life for residents into the future.
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1. The Region is becoming poly-centric.

PRINCIPLES
1. Birmingham is part of a larger region which 

influences the City and the City influences 
in return.

2. Birmingham should cooperate with regional 
planning and initiatives, doing its part to 
complete natural and mobility systems that 
should pass through the community.

3. Birmingham should lead by example, 
demonstrating successful mixed-use 
districts, vibrant neighborhoods, inno-
vation in pedestrian and micro-mobility, 
and a focus on sustainable practices, all 
supported by a strong community spirit.
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DISCUSSION

Birmingham has always existed as part of a larger, regional 
system. It’s location along Woodward and regional rail 
emerged as a means of serving surrounding farming 
communities with goods and supplies. The City was reli-
ant upon its position between Detroit and Pontiac, and 
the needs of smaller communities in its environs. Little 
has changed from this perspective, as the City provides to 
the region and the region supports the City. However, the 
region has changed substantially through the centuries.

Poly-centricity is the notion that city-regions consist of more 
than one center, which are reliant upon each other for the 
overall success of the region. By distributing centers, much 
of the regional population can live near where they work, 
shop, and recreate. At one time, Metropolitan Detroit had 
been established in this format, supported by the inter-
urban streetcars and regional roads and rail. Following 
World War 2, the region changed, growing substantial 
areas of single family housing with relatively few centers 
for business and commerce among them. A portion of this 
growth came from natural population growth and in-migra-
tion, and much of it came from the depopulation in Detroit 
and Pontiac. Through this, the region has lost much of its 
poly-centricity as roadways were designed to move people 
in and out of Detroit quickly, and the interurban system 
was dismantled. While some major employers grew jobs 
outside of Detroit, they were created within isolated busi-
ness-parks, disconnected from other supporting indus-
tries, businesses, houses, and civic services.

Presently, poly-centricity is re-emerging, albeit slowly. Most 
cities in Metro-Detroit, including those nearby Birmingham, 
have planned to revive their downtowns and main streets, 
diversify their housing options, and to add downtowns and 
main streets where none have existed previously. Across 
the state, numerous cities are following the same path, 

hoping to see their dead malls converted to downtowns, or 
their tired commercial strips into main streets. The Metro-
Detroit region remains an economic powerhouse for the 
state, and as such is seeing more progress being made 
towards poly-centricity. Evidence is clear just south along 
Woodward in the revival of Royal Oak and Ferndale. Even 
areas more strictly suburban in format like West Bloomfield, 
Sterling Heights, and Southfield have put supportive plans 
and policy in place.

Birmingham is influenced by the regional condition, and 
in turn influences the region. Most direct is the region’s 
influence on Downtown Birmingham. Downtown supports 
much more than just Birmingham; it is a destination for 
jobs, commerce, and entertainment for people living many 
miles in any direction. As a result, Downtown’s success 
contributes to the community as both a place for services 
and activities and as a funding source for citywide capi-
tal improvements and City services. In turn, this comes 
at a cost of increased traffic congestion and the need 
for reinvestment in Downtown to maintain its’ success. 
Similarly, the City’s other mixed-use and commercial areas 
draw customers and employees from the wider region, yet 
contribute to Birmingham’s success.

Surrounding Birmingham are neighborhoods and districts 
which similarly support and rely upon Birmingham for their 
success. Beverly Hills, Bloomfield Hills, Clawson, Royal 
Oak, and Troy border Birmingham, providing services 
to the City’s residents while the City provides services 
to their residents. With the exception of the rail corridor, 
each city connects seamlessly and supports one another. 
Without Birmingham’s businesses and civic institutions, 
surrounding neighborhoods would have lower quality of 
life. Without the support of surrounding neighborhoods, 
Birmingham’s businesses and civic institutions would be 
less successful. When considering Birmingham’s future, 
its border should be a blurry line.

Leading by example will elevate pride in 
community and increase residents’ and 
the region’s quality of life.

Downtown supports much more than just 
Birmingham; it is a destination for jobs, 
commerce, and entertainment for people 
living many miles in any direction.
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Beyond access to services, neighborhoods are gener-
ally less impacted by the regional condition, however 
Birmingham’s neighborhoods have seen incredible price 
and growth pressure due to regional conditions. There 
are very few walkable neighborhoods with good schools 
that are proximate to a thriving downtown. The region had 
other such places historically, but nearly all have declined 
in either their school quality, downtown activity, walkability, 
or safety. Birmingham has retained all of these qualities, 
which in turn have made its’ neighborhoods sought after. 
The price and growth pressures are both threats to the 
City’s future, which will be discussed in more detail later.

Similar to the rare condition of Birmingham’s neighbor-
hoods, the Downtown is equally rare regionally. Demand for 
office space in a walkable downtown, with opportunities for 
lunch and high quality, nearby neighborhoods has heavily 
impacted the parking supply. And with its authenticity, not 
found in newly constructed mixed-use centers, demand 
for retail space in the Birmingham Shopping District has 
lead to increases in commercial rent. With higher rents, 
stores that offer services desired by nearby neighbors and 
reasonably priced restaurants are priced out.

Increased regional poly-centricity will help to alleviate 
some of the pressures affecting Birmingham. Increasing 
the number of neighborhoods that are safe, with good 
schools, walkable, with nearby active downtowns or main 
streets will help Birmingham sustain the quality of life and 
diversity of its neighborhoods. Increasing the number of 
mixed-use centers that are walkable and proximate to 
quality neighborhoods will help Birmingham’s Downtown 
and mixed-use districts balance between regional and 
local services. But the region has few examples of similar 
successful places.

Increased regional poly-centricity will 
help to alleviate some of the pressures 
affecting Birmingham.

Birmingham should lead by example. Continuing to invest 
in its neighborhoods and mixed-use districts establishes 
models for surrounding communities. Building progres-
sive pedestrian and bicycle infrastructure, and extending 
to surrounding communities encourages a regional focus 
on non-automotive mobility. Establishing a commitment 
to sustainability supports the activities that surrounding 
communities are already trying to gain support for. Leading 
by example will elevate pride in community and increase 
residents’ and the region’s quality of life.
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2. Birmingham should continue to define 
and support its neighborhoods and mixed-
use districts.

PRINCIPLES
1. Birmingham should have a legible and 

defined city structure.
2. Birmingham’s neighborhoods should have 

clear and celebrated identities.
3. Birmingham’s neighborhoods should 

increase in sociability and mobility.
4. Birmingham’s mixed-use districts should 

develop as neighborhoods that mix busi-
nesses and residences.

5. Birmingham’s mixed-use districts should 
have unique identities yet function together 
as a mutually supportive system.
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DISCUSSION

Birmingham’s early growth occurred incrementally, initially 
unplanned. By the time of the 1929 Plan, most of the City’s 
structure was already established, either constructed or 
recently platted. The 1929 aerial (See Fig. A-1.01) shows 
Downtown, the Ravines, and the present Barnum Park 
areas well defined, with Holy Name and Poppleton in 
early stages of development. Some cities are structured 
by a strong plan defined early in their history, like Detroit, 
New Orleans, and Savannah. Other cities grew unplanned 
but were re-designed after fires or natural disasters, like 
Chicago and San Francisco. The remainder of cities grew 
incrementally, influenced by topography and transpor-
tation systems, like Boston, Charleston, and Columbus. 
Birmingham followed the latter trajectory, growing incre-
mentally without significant influence from a city plan. Some 
aspects of Birmingham’s structure are the result of the 
Jeffersonian grid system which established the mile and 
half-mile roads. Others from mistakes like the mis-alignment 
of Woodward’s original trajectory when Detroit was first 

platted, an interesting tale which includes a bend at the 
Royal Oak tree. And lastly natural conditions like Maple’s 
deflection through Birmingham or Woodward’s bend to 
avoid curves in the Rouge River and its tributaries.

By the time the 1929 Plan arose, it was in reaction to the 
significant growth Birmingham had recently experienced, 
for which parks, playgrounds, and more major roadways 
had not been provided. Nearly all of the land had already 
been platted, the Village Planning Commission at the time 
recommending acquisition of platted properties to provide 
for these needs. While open spaces were proposed in 
certain areas, and playgrounds mainly at schools, very little 
focus was given to structuring neighborhoods or defining 
the extent of Downtown or other commercial districts.

Of the City plans following 1929, only the 1980 Plan 
addressed structural elements of neighborhoods and 
commercial districts. Interestingly, when describing neigh-
borhoods, the plan defined them by the roads that bound 
them rather than by a name. The scale used for many of 
the neighborhoods discussed by the 1980 Plan is similar 
to that which this plan has defined. Yet properly defining 
and controlling the extent of commercial districts and 
their effect on residential neighborhoods is clear. Through 
this process of defining residential areas and establish-
ing permanent extents to commercial areas, the 1980 
Plan began to identify a city structure, including recog-
nition of the positive role that neighborhood commercial 
centers play.

Decision making is encumbered without a clear city struc-
ture. While prior plans have dealt with issues pertinent 
to the success of the City and its neighborhoods, these 
plans have lacked the necessary descriptive language 
that clarifies where and why land uses should be allowed. 
Allocating parks is the clearest example. Today the Torry 
neighborhood, north of Lincoln, clearly lacks park space 
yet the 1929 Plan (See Fig. A-1.02) identified a large park 
for this neighborhood which was not acquired (See Fis. 
A.2-03 and B.1-57). The purpose for locating the park in 
1929 was in finding land yet to be fully platted and built 
upon. Today we can more clearly specify that the Torry 

Figure A.1-01. Aerial view of Birmingham in 1929.
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neighborhood needs park space, which is a more action-
able proposition. Similarly, the 1980 Plan makes park 
space recommendations based upon objective, numerical 
analysis. Yet acquiring land for the neighborhood’s future 
quality of life is an emotional appeal which requires a 
name and identity.

Defining the extent and characteristics of each neighbor-
hood and district is required for future decision making. 
Once mapped, neighborhoods clearly differ in overall 
character and adjacency. Aspects like block size and 
orientation, which affects walkability and the speed of 
traffic, can be analyzed at the neighborhood scale. And 
importantly, the interaction between mixed-use districts 
and neighborhoods of differing character is clarified.

At the outset of this plan, the City Commission clearly 
and repeatedly emphasized that it should focus on neigh-
borhoods. Through initial discussions with City staff and 
an investigation into historic mapping and neighborhood 
associations, the lack of a structured identity to neigh-
borhoods became clear. While many identify strongly 
with the present names of associations and their histo-
ries, far more people we surveyed responded that parks, 
schools, major roadways, and the distance to Downtown 
were defining factors of their mental neighborhood. Like 
the term region, neighborhood is rather amorphous, relat-
ing more to peoples’ varied daily experiences than to a 
physical boundary.

Figure A.1-02. 1929 Plan of Birmingham and Vicinity - the shaded areas indicate 
proposed future parkways.
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Defining the physical boundaries and characteristics of 
neighborhoods led us to rely upon the early 20th century 
concepts of the Neighborhood Unit (See Fig.’s A.1-03-
04), established during Birmingham’s first period of rapid 
growth. To support, or possibly challenge this notion, 
Professor Emily Talen from the University of Chicago was 
invited to discuss her recent book, Neighborhood. Emily 
helped to frame the context of the 1920’s Neighborhood 
Unit, its misuse and misapplication through the 1960’s, 
and its re-establishment as a measure of planning in the 
1990’s where walkability, sociability, and neighborhood 
quality of life emerged as concerns. Professor Talen also 
identif ied the way that larger roadway-derived seams 
between neighborhoods can either divide people or serve 
as a social lubricant when there are shared destinations. 
Lastly, among other interesting points, Emily discussed 
the need for age, income, and housing type diversity 
within neighborhoods, and the concept was misused in 
the 1960’s to segregate population groups.

As the City continues to invest in its’ 
future, decisions and analysis are best 
aided by consistent definition of neigh-
borhoods, districts, and corridors.

1920’s Neighborhood Unit TND Neighborhood Unit

To address issues of future neighborhood sociability, 
mobility, and housing diversity raised by the public, neigh-
borhood boundaries and the neighborhood unit provide 
a means of analysis. Neighborhoods should have a rela-
tively similar scale, except where natural features, major 
roadways, or City boundaries interrupt. They should have 
civic destinations within them, such as schools, parks, civic 
and religious institutions. And they should have access to 
neighborhood service destinations towards their edges. 
Neighborhoods have distinct edges, some of a higher inten-
sity and others of a lower intensity than the majority of the 
neighborhood fabric. And neighborhoods have a variety 
of housing options, even if they are within a narrow range.

Mixed-use districts also have consistent characteristics that 
differ from those of neighborhoods. However these districts 
should also be considered neighborhoods themselves. 
Ideally a mixed-use district includes a daytime population 
primarily of workers and shoppers, and a nighttime popu-
lation primarily of residents and diners. Whether a mixed-
use district includes a mix of population depends upon a 
definite district boundary. Downtown could theoretically 
have a significant residential population if the boundary 
were drawn far enough to the south. But Downtown in fact 
suffers from a lack of integrated residential population.

Figures A.1-03 & A.1-04. Neighborhood Units - The Lexicon of New Urbanism by DPZ.
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Similarly, district definition is needed between mixed-use 
areas of distinct character. Presently, Downtown extends 
into areas north and south which have a different char-
acter. When compared to the area around Maple and Old 
Woodward, the further areas may seem to underperform. 
In some cases that is true, but they are also of a charac-
ter distinct from Maple and Old Woodward. Together the 
districts function as a greater Downtown, and individually 
they should express their own character. This is similar to 
the way that Greektown, Bricktown, Fort/Cass, and other 
sub-districts of Downtown Detroit are distinct yet work 
together as a greater downtown.

Birmingham has been concerned with the success of its 
neighborhoods and mixed-use districts throughout its’ 
history. Many of the issues raised and policy written would 
benefit from clarifying the boundaries and characteristics 
of each. As the City continues to invest in its’ future, deci-
sions and analysis are best aided by consistent definition 
of neighborhoods, districts, and corridors.
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3. Birmingham should build upon its’ 
successes.

PRINCIPLES
1. Birmingham should retain its’ age and 

family diversity in order to support schools 
which play a key role in the City’s success.

2. Birmingham should invest in its existing 
parks and find opportunities for new parks 
for neighborhoods which lack them.

3. Birmingham should continue to invest 
in Downtown while also investing in the 
Triangle District to alleviate excess pres-
sures in Downtown and provide diverse 
experiences for residents and the region.

4. Birmingham should maintain its tree canopy 
and invest in its future resiliency to protect 
resident health, property values, and the 
environment.

5. Birmingham should maintain its narrow resi-
dential street standards which contribute to 
the safety of all roadway users and support 
the tree canopy.

6. Birmingham should invest in multi-modal 
infrastructure to support roadway users of 
all types and abilities, and to reduce traffic 
and parking pressure.

7. Birmingham should retain diversity in age 
and family composition to increase neigh-
borhood activity and sociability.

8. Birmingham should encourage and 
support high quality maintenance of resi-
dential, commercial, institutional, and City 
properties.

9. Birmingham should allow more diverse 
housing options in locations specifically 
chosen to enhance neighborhood character 
and identity.
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Figure A.1-05. City of Birmingham survey results (May 2019).
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DISCUSSION

Life is good in Birmingham.

Overwhelmingly, Birmingham residents are happy with life 
in the City (See Fig. A-1.05). And most feel that the City is 
improving. On a neighborhood basis, residents feel strongly 
about where they live and their quality of life. They feel that 
their neighborhoods are stable or improving, overwhelm-
ingly. Very few people overall feel that their neighborhoods 
are becoming worse. This is exceedingly rare.

A great deal of what makes Birmingham unique and 
successful comes from the pride and care of its’ resi-
dents. While many other communities have seen substan-
tial declines in their downtowns and neighborhoods from 
the 1960’s through the 1990’s, Birmingham saw relatively 
minor dips. Residents remained in the City and invested in 
their homes, neighborhoods, and local businesses. Why? 
The City has continued to offer a high quality of life, which 
builds community social ties, and engenders pride.
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Birmingham’s high quality of life comes from a number 
of relatively mundane characteristics. But the City differs 
from others in that it has retained all of these character-
istics while others have lost many. Just as quality of life 
has a positive feedback loop with resident pride and local 
investment, it also does with fiscal viability. The City is 
fiscally successful because it invests in itself, residents 
invest in the City, and overall that maintains a high quality 
of life. Elements key to that quality of life are:

1. School quality and locations

2. Park quality, access, and diversity

3. Downtown success and access

4. Tree canopy

5. Narrow streets

6. Walkability

7. Age diversity

8. Property maintenance

9. Housing diversity and quality

Individually each of these elements is rather mundane, but 
they work together to make places feel safe, comfortable, 
friendly, and relaxed - like home. While not an element 
above, good governance is and has been key to main-
taining these individual qualities and the City’s overall 
quality of life.

While schools are controlled by the school district, outside 
of the influence of City policy, they are a key compo-
nent of neighborhood success. Birmingham’s schools 
are a major draw for families. Across the country, very 
few school districts have remained active and successful 
within traditional, walkable neighborhoods and generally 
urban areas. In most places, new schools are sought after, 
which drives demand for housing in new areas. Over time 
the schools closer-in to regional centers drop in quality 
and attendance. Birmingham’s schools are rare. The City 

The City has continued to offer a high 
quality of life, which builds community 
social ties, and engenders pride.

Image A.1-06. Vibrant tree canopy in Birmingham. 
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does influence schools, however, by continuing to provide 
housing types, prices, and proximity to attract families. 
Continuing the current rate of property value increase is a 
threat to attracting new family residents and subsequently 
school quality.

Park quality, access, and diversity is a major draw for 
residents. The recently completed Parks Master Plan 
provides a guide to future improvements. However fund-
ing for parks maintenance and improvement needs to 
remain a high priority for City budgets. Additionally, there 
are a few neighborhoods which lack a neighborhood 
park (See Fig. B.1-57). Effort should be made to correct 
this. Birmingham has parks of many types, the charac-
teristics of each should be accentuated. In particular, the 
Rouge River trails through Linden Park, Baldwin Park, and 
Booth Park are a rare asset for the City, which should be 
protected and enhanced. 

The proximity of Downtown Birmingham to the City’s neigh-
borhoods is an increasingly desirable asset which many 
other cities have lost. Despite loud opposition to concern-
ing encroachment, most people we surveyed have little 
concern on the subject, vocally benefiting from access 
to Downtown’s businesses, services, and activities. But 
rather than grow in size towards the south, the Triangle 
District / Haynes Square can provide room for growth to the 
west. Success here will not happen without further invest-
ment from the City in public parking, street improvements, 
and public space. In both locations, growing Downtown 
residential population will help diversify businesses and 
retail price points, which we’ve heard have become out 
of touch with neighborhood needs. Parking and traffic 
will continue to be an issue as the region relies upon and 
supports Downtown. Investment in multi-modal options 
throughout the City may help reduce that impact, along 
with housing in Downtown which can reduce vehicle trips.

Birmingham’s tree canopy is impressive, even in newer 
portions of the City (See Img. A.1-06). Street trees and 
trees in public spaces support human wellbeing, encour-
age walking, and benefit the environment. Some of the 
City’s trees will soon begin to decline, and a warmer future 
climate may be appropriate for different species. The City 
has begun to proactively identify at risk trees and diversity 
species, which will require ongoing funding.

Narrow streets keep neighborhoods safe. While some resi-
dents dislike queuing along yield streets, overall they reduce 
vehicle speeds and provide more space for trees and 
sidewalks. A few streets are excessively narrow, however 
charming at the same time. But new streets should not 
be built wider. Some of the largest vehicles available are 
6.5 feet wide, yet most typical travel lanes are 10. In many 
cities, narrowing streets is difficult, and accepting yield 
streets nearly impossible. Where cities have widened 
streets, tree canopy has been lost, walkability decreased, 
and neighborhoods have declined. Birmingham already has 
narrow streets, and they contribute to public safety and 
beauty. Street size is an issue separate from the quality 
of maintenance, which is addressed elsewhere.

Walkability is a term that is now considered mundane, 
thankfully. Across the country it has taken decades to 
convince people that walking is good for their physical 
and mental health, socialization, and the environment. 
While Birmingham has pride in its’ walkability, there is 
room for improvement with more proximate destinations, 
access to other non-car modes of mobility, and sidewalks 
and crossings enhanced in a targeted manner throughout 
the community. While long time residents of Birmingham 
understand the value of walkability, it is still an uncommon 
asset elsewhere.

Age diversity has been lost in many cities where neigh-
borhood populations age over time. In the neighborhood’s 
hay day, it would have children playing free range and 
adults outside socializing. Over time, if the whole neigh-
borhood population grows older in their homes, vibrancy 
is decreased. Additionally, studies have found that chil-
dren benefit from access to older adults just as older 
adults benefit from access to children. Birmingham lacks 
sufficient housing opportunities for older adults who want 
to downsize, often into condos or accessory dwellings. 
A number of older adults we’ve interacted with hope to 

The proximity of Downtown Birmingham 
to the City’s neighborhoods is an 
increasingly desirable asset...
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Image A.1-07. Streetscape of mixed historic and contemporary homes.

Birmingham residents, businesses, and 
the City have successfully maintained a 
clean and pleasant City.

downsize and remain in Birmingham. Providing diverse 
housing options allows a neighborhood to remain diverse 
in age, and retain residents within the community.

Property maintenance expresses resident pride and 
care, which is contagious. Most neighborhoods that have 
declined elsewhere can be easily revived by painting and 
repairing houses, caring for landscapes, and improving tree 
canopy. Birmingham residents, businesses, and the City 
have successfully maintained a clean and pleasant City.

Housing quality is a contributor to a high quality of life, yet 
it is not at the top of the list. Diversity of housing contrib-
utes more substantially, yet both aspects are important. 
At one point, Birmingham’s housing quality declined, with 
new houses presenting garage doors to the sidewalk 

rather than their front doors (See Img. A.1-08). There are 
a few key rules to ensure housing contributes positively to 
street life and the neighborhoods overall. However, main-
taining a high quality of design is exceedingly difficult and 
controversial. Birmingham is a rare place that, in general, 
accepts individual expression and taste in peoples’ homes. 
While there are a few homes that stand vastly out of char-
acter, overall the variety is respectful. Yet there are many 
concerns about the scale of new housing, and its’ impact 
on neighborhood character.

Birmingham’s housing is diverse within the narrow range of 
housing generally permitted between 1950 and today. Like 
most places, its plans and policies have made most non 
single-family housing illegal. Many people have expressed 
support for new, small apartments, townhouses, cottages, 
and accessory dwellings. Yet as it typically occurs, when 
they are asked where that housing should go, few viable 
options emerge. This subject is extremely sensitive. This 
plan identif ies limited locations along with key design 
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restrictions which would allow increased housing diver-
sity. It does not propose more intense housing within 
neighborhoods, rather at edges along larger roads, and 
controlled in intensity. In the recent past, the City has 
accepted the idea of housing diversity with Transition 
Zones, yet avoided selecting locations. As a result, there 
is fear that these zones could land anywhere. Within the 
Future Land Use Map, this plan clearly identifies loca-
tions, not without some controversy, and criteria for where 
increased housing diversity should occur. As the legal 
justification for zoning decisions, the plan preserves the 
vast majority of neighborhoods as single-family at their 
current intensity. While a difficult subject, the City needs 
to be resolute in supporting this approach to allow aging 
in community, reasonably priced housing, and retain age 
and family diversity.

Beyond elements contributing to its’ high quality of life, 
Birmingham is not without problems. We heard the most 
complaints, in person and through surveys, concerning 
pressures from the outside due to speeding and traffic 

congestion, and historic maintenance issues with roads 
and stormwater. Common were also complaints concerning 
the size and character of new housing, and the speed of 
growth and change within neighborhoods. Some of these 
items have a regional aspect - traffic and the speed of 
growth. Woodward is also a significant concern, whose 
source is regional. Others are more local - maintenance and 
new housing character. Everyone agrees that the quality 
of road and stormwater maintenance is a significant prob-
lem, and out of character with the community overall. But 
housing character is a difficult and mixed issue. Overall, 
addressing these and other community concerns is also 
important to maintaining the City’s success.

Providing diverse housing options allows 
a neighborhood to remain diverse in 
age, and retain residents within the 
community.

Image A.1-08. Newly built home with garage facing sidewalk.
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4. Birmingham should focus on its’ future 
resilience.

PRINCIPLES
1. Birmingham should provide more housing 

options to retain its age and family diversity 
and ensure an enduring social ecosystem.

2. Birmingham should provide space to incu-
bate less established civic organizations 
and support its’ older adult population.

3. Birmingham should encourage and support 
a diverse business environment of estab-
lished, young, and emerging companies 
and sole proprietors.

4. Birmingham should provide space to 
support businesses of different sizes and 
price points throughout its mixed-use 
districts.

5. Birmingham should locate recreational, 
civic, and commercial destinations within 
walking distance of most homes to support 
community physical and social health.

6. Birmingham should provide places for 
people to live, work, recreate, relax, and be 
entertained, within relatively close proximity 
to each other.

7. Birmingham should improve the quality of 
the Rouge River watershed.

8. Birmingham should support and invest in its 
citywide tree canopy.

9. Birmingham should reduce the broader 
environmental impact of its homes, busi-
nesses, transportation systems, and munic-
ipal operations.

10. Birmingham should gather input from a 
citywide constituency in addition to those 
who normally show up in opposition to 
change.

11. Birmingham should provide more ways for 
residents to voice their opinions in regular 
decision making.
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DISCUSSION

Resilience is an important quality for any community to 
possess. As the world changes, Cities need to withstand 
those changes and emerge strong. Birmingham has fared 
well in this regard throughout its’ history, despite the disas-
trous blows many cities have endured through the 20th 
Century. Resilience is derived from social, physical, envi-
ronmental, and governmental systems. Each of these 
areas influences the other; a healthy and resilient commu-
nity must understand the balance and interaction of its 
systems, that decisions and initiatives should be weighed 
by their impact in all of these areas.

Social. Ultimately, cities are social ecosystems for people. 
Cities thrive where people build roots and interconnec-
tions, the physical social network. Neighborhood social 
networks build, support, and retain a high quality of life. 
Citywide social networks build, support, and retain civic 

services such as schools, parks, libraries and historical 
resources, support organizations for seniors, impover-
ished residents, and others, extracurricular educational, 
skills, health development, and community building activ-
ities. Business social networks build innovation and local 
economies. Each scale of physical social network needs 
a means for people to observe each other in the city, 
places for them to meet and interact, and support struc-
tures which help them develop. For instance, people who 
enjoy observing nature need places to do so alone and 
together, and an advocacy organization for ecological 
preservation. Similarly, business innovation needs space 
for creative and driven people to interact, and buildings 
with inexpensive rent or shared facilities where they can 
incubate new ventures.

A key component of all three social realms is diversity. 
When cities become too narrow in their diversity of age, 
race, family structure, background, experience, civic insti-
tutions, and businesses, they eventually decline. Residents 
have discussed the needs of the older adult population 
extensively, many of which are not currently being provided 
for. Discussed less frequently are the needs of middle 
aged and younger populations. While many point to the 

Image A.1-09. Residents biking in Birmingham. 

Cities thrive where people build roots 
and interconnections, the physical social 
network. 
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size of the baby boomer population, they tend to ignore 
that the millennial population is larger. Focusing too much 
on one group over another is a distraction of the present; 
cities need to provide for and retain a population that is 
diverse in age. This brings forth difficult issues of hous-
ing types that are missing in much of the community and 
increasing prices. Similarly, businesses must be diverse 
in their sizes, areas of focus, and age. Cities need well 
established businesses along with new and innovative 
businesses. To achieve this, buildings are needed which 
differ in the size of space provided, rental cost, and loca-
tion in the community, and zoning needs to allow for a 
broad and ever-changing range of business types. Just 
as diversity is important for natural systems, human social 
systems are derived from natural systems, which thrive 
with diversity and decline without it.

Physical. As places where people exist in physical space, 
cities must be supportive of peoples’ physical needs and 
abilities, and provide the spaces necessary for physical 
social networks to thrive. At a basic level, people need 
food, shelter, exercise, and access to nature. To exist as 
a broader society, people need access to a marketplace 
and places to gather. While food and shelter are often 

discussed, exercise and access to nature have only more 
recently been studied. The form of a city significantly influ-
ences one’s likelihood of daily exercise. If much of a day’s 
trips can occur by walking and biking, then on average 
people are physically healthier (See Img. A.1-09). When 
a city maintains a vibrant tree canopy, parks, and natural 
areas, combined with opportunities to walk, people are 
mentally healthier. At the broader societal level, people need 
a marketplace for jobs and to acquire goods. Ideally this 
should be near to where they live to achieve the physical 
and mental advantages of walking and nature. And places 
to gather are also key social requirements, which should 
be varied in type and distributed throughout the commu-
nity, typically in the form of plazas, parks, and preserves, 
but also in the form of cafes, markets, and social clubs.

Environmental. Care for the environment and it will care 
for you in return. Since the industrial revolution, cities have 
done a poor job of caring for the natural environment upon 
which they are built. Eventually those natural systems react 
in a way that makes places less hospitable. Foremost, 
Birmingham straddles the Rouge River and has a direct 
relationship with the watershed. The river and watershed 
are important for the region and for peoples’ daily life in 

Image A.1-10. Birmingham Hometown Parade (May 2019).
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the City. Similarly, caring for the City’s soils, water quality, 
and street design and maintenance impacts the health and 
longevity of street trees. In addition to elements of mental 
health, street trees clean the air of pollutants and keep 
the City cool during the hot months. Beyond the immedi-
ate environment of Birmingham, choices made within the 
City have a broader impact. Buildings can use less energy 
or generate their own, driving can be reduced, recycling 
opportunities can be expanded, composting opportuni-
ties can be added, and choices being made concerning 
material use in homes, businesses, and municipal oper-
ations can be less impactful. Overall, caring for the City’s 
local environment and lessening its impact on the broader 
environment will in turn support the City’s future health.

Governmental. All of these other aspects of resilience 
rely upon good governance. Yet in a dynamic City, and a 
distracted society, governance is difficult. Too often diffi-
cult decisions are put off and important ones not made to 
avoid conflict. And as part of this ethos, new and innovative 
ideas are also pushed aside. Those in office are not the 
only ones to blame; moreover it is society’s disconnection 
from their civic life that causes this condition. Rather than 
regularly voicing their desires for the City’s future, those 
who support change don’t get involved while those who 
oppose it show up in force and ferocity. In the leadup to the 
master plan’s charrette process, the digital survey of resi-
dents painted a very different picture in some regards than 
what was heard in person, representing nearly 10 times 
the number of people. Some of these opinions supported 
work that the Planning Board and City Commission have 
considered in the past but had not fully committed to. 
This is a key point where the physical and social structure 
of the City should better support its’ governance. When 
working well, broad participation helps a city remain resil-
ient. When working poorly, the loud voice of the minority 
weakens a city’s ability to adapt to the future.

...caring for the City’s local environment 
and lessening its impact on the broader 
environment will in turn support the City’s 
future health.
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A.2. The Future City
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Figure A.2-01. Future Land Use Map.
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Future City structure
Throughout its’ history, Birmingham has grown and evolved without 
stepping back to establish a clear physical structure and vision. To 
establish and maintain a future vision for the City, this plan (See Fig. 
A-2.01) first clarifies and solidifies Birmingham’s physical structure and 
attributes. While this act may appear insubstantial, a City’s structure is 
directly linked to decision making concerning growth, circulation, parks, 
activities, and investments in the community. This is not only pertinent 
to the City overall, but in deciding what character or type of improve-
ment may be appropriate for one area of the City and not for another.

The City’s structure is embedded in the Future Land Use Map (FLUM). 
This map serves as the basis for decisions concerning zoning - where 
dif ferent uses and intensities are appropriate throughout the City. 
Because the FLUM is derived from the structure, decisions concern-
ing land use category allocation are made more clearly and precisely. 
While some states limit a city’s opportunity to define land use catego-
ries, Michigan is quite lenient. As a result, the FLUM is able to avoid 
common pitfalls where land use categories correspond too closely with 
zoning districts. This Future Land Use Map aims to identify, sustain, 
and strengthen Birmingham’s neighborhoods and mixed-use districts.
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Neighborhoods and Centers

OBSERVATIONS

Cities are made up of neighborhoods and centers, some 
including corridors as well. Neighborhoods and centers are 
individually distinct, each with their own characteristics, 
and function together collectively as a city. Birmingham’s 
structure has not been formally established and as a result 
decisions that are influenced by place character or the 
interaction between centers and neighborhoods are diffi-
cult to explain and justify. With a lack of clear structure, 
neighborhood associations are inconsistent in size and 
level of activity, and many newer residents are unaware 
of the associations.

DISCUSSION

Birmingham initially developed in an unplanned fash-
ion, receiving its first master plan in 1929 once nearly 
all of it was platted or built upon. This is discussed at 
greater length in Premise #2. The master plan of 1980 
dealt extensively with the interface between the downtown 
and major roads with the City’s neighborhoods. In that 
plan, it identified parts of the City by their bounding roads 
such as the Forest-Chestnut-Hazel Residential Area and 
the Woodward-Fourteen Mile-Pierce-Lincoln Residential 
Area. The plan was speaking of neighborhoods but with-
out the name. Business districts were more easily identi-
fied by name, but their boundaries not clearly set, like the 
southern boundary of Downtown.

Centers occur in various intensities, from Downtown at 
the high end to small neighborhood markets at the low 
end. The term center is often used in planning to describe 
places where people will gather from surrounding areas. 
Downtown gathers people from Birmingham, surround-
ing communities, and the region overall. Neighborhood 
markets gather people from directly surrounding neigh-
borhoods. Like the primarily residential neighborhoods, 
Birmingham’s centers need more clear definition and a 

This Future Land Use Map aims to iden-
tify, sustain, and strengthen Birmingham’s 
neighborhoods and mixed-use districts.

language to specify their different intensities in order to 
clarify discussions of appropriateness.

A number of issues that the City has tried to address 
recently beg stronger neighborhood boundaries. Foremost 
is commercial encroachment and transition zones. While 
the concept of transition zones that buffer between higher 
intensity uses and roads and single family neighborhood 
fabric is rational, there are few structural clues in the City 
concerning where and to what extent transitions may be 
appropriate. The issue of new housing in neighborhoods 
has a surprisingly similar issue. Once a neighborhood is 
defined, its overall character can better be verbalized, 
compared to that of other neighborhoods within the City. 
New residential infill may be in character with some neigh-
borhoods and not with others. Providing definition and 
boundaries clarifies discussions of appropriateness.

At the outset of the master plan, we attempted to identify 
neighborhoods based on records of associations and their 
boundaries (A-2.02). Upon further discussions and investi-
gation, it became clear that some associations have been 
active while others have dissolved over time. The present 
set of associations closely resembles clusters of houses 
of a similar size and character, and the City’s original 
subdivisions. As a result, the associations are all differ-
ent sizes and many areas have no established or historic 
association. During early public engagement, established 
neighborhood associations were invited to participate in 
round-table discussions. A small percentage of participants 
indicated that they attended at the invitation of their neigh-
borhood association, with Poppleton turning out the most 
participants. Following the round-table discussions, the 
plan’s first survey asked a number of questions concerning 
neighborhood associations, with further questions in the 
second survey. Through these surveys we learned that for 
the most part, the associations as currently established 
don’t always align with what people perceive as their 
neighborhoods. When asked directly about restructuring 
associations, there is strong support with the exception 
of the northeast portion of the City. However the north-
east portion would see little change through restructur-
ing. As an approach to restructuring associations based 
upon a traditional neighborhood structure was formed, 
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we discussed the ideas in person during the charrette 
process, drop-in clinic, and with the Presidents’ Council 
of neighborhood associations. All of these interactions 
were generally supportive of the concept and the maps 
drawn and presented here (See Fig. A.2-03).

Using the Neighborhood Unit as a guide, discussed in the 
following section, a neighborhood map and City structure 
map were developed (See Fig. A.2-04). These have been 
further detailed, creating the Future Land Use Map.

          

    

DO YOU SUPPORT RESTRUCTURING NEIGHBORHOOD ASSOCIATION BOUNDARIES?

Figure A.2-04. Survey results (May 2019).
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Major Roads

Neighborhood Boundary
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RECOMMENDATIONS

1. Adopt an official neighborhood map and names 
(See Fig. A.2-03).

2. Adopt official boundaries for each center (See 
Figure A.2-04).

3. Discuss and evaluate the appropriateness of poli-
cies and proposals based upon neighborhoods, 
centers, and their interactions.

4. See additional recommendations in Chapter B.1, 
Associations and Representation.
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Neighborhood Destinations, Seams, and 
Fabric

OBSERVATIONS

Neighborhoods have a diverse fabric consisting of a variety 
of housing types, have distinct edges, and contain or are 
influenced by shared commercial, civic, and recreational 
destinations. Lacking clear definition, the appropriate 
location for housing diversity, parks, and neighborhood 
commercial destinations cannot be objectively determined.

DISCUSSION

The neighborhood unit of the 1920’s discussed previ-
ously in the preamble and Premise #2 provides the build-
ing blocks of an ideal neighborhood structure. As also 
previously discussed, neighborhoods should be clearly 
defined so decisions concerning character, infill, larger 
and smaller homes, parks, and commercial destinations 
have clear and objective standards. Since the majority of 
Birmingham was constructed around the period that the 
1920’s Neighborhood Unit was established, it provides a 
timely reference for Birmingham’s neighborhoods, many 
of which already resemble the diagram or did previously.

As Professor Emily Talen discussed, the Neighborhood Unit 
has been more recently revived and adjusted to account 
for the growth of neighborhoods which followed the model. 
Famously, Chicago provides some of the clearest exam-
ples due in part to studies and competitions held by the 
Chicago City Club in and around 1918 ( See Fig.’s A.2-05-
06). The more recent model, as illustrated in The Lexicon 
of the New Urbanism, illustrates how the Neighborhood 
Unit functions in a gridded city fabric. The 1920’s diagram 
clearly resembles the Kenning neighborhood, while the 
1990’s diagram resembles most other neighborhoods, 
such as Quarton, Poppleton, and Crestview.

Figure A.2-05. Plan for Development of a 
Quarter-Section within the limits of the City 
of Chicago - Competition Plan: Second Prize 
Plan by Arthur C. Comey

Figure A.2-06. Plan for Development of a 
Quarter-Section within the limits of the City of 
Chicago - Competition Plan: Third Prize Plan 
by Albert Lilienberg & Mrs.Ingrid Lilienberg

Neighborhoods have a diverse fabric 
consisting of a variety of housing types, 
have distinct edges, and contain or are 
influenced by shared commercial, civic, 
and recreational destinations.

  Neighborhood Fabric

  Neighborhood Seam
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Broadly, these models identify three distinct subsets of a 
neighborhood: the destination, the edge, and the fabric. 
Neighborhoods include commercial, recreational, and civic 
destinations, which promote sociability. Neighborhood 
edges were more astutely described by Professor Talen 
as seams where neighborhoods meet. These tend to be 
located along higher speed roads or natural features, 
where housing intensity may increase by the roads and 
decrease by the natural features. The remaining major-
ity of the neighborhood is its fabric. As Professor Talen 
warned, too frequently there is a tendency to limit neigh-
borhoods to one type of housing, but that removes the 
diversity needed for neighborhood longevity. The fabric 
is diverse, within a limited range. Most housing diversity 
occurs towards the edges with larger roads.

The Future Land Use Map identif ies the categories of 
Neighborhood Seam, Neighborhood Destination, and 
Neighborhood Fabric to support this structure, in addition 
to the two other destinations of Parks and Civic Institutions. 
Further detail is provided in the following chapter.

RECOMMENDATIONS

1. Adopt the Neighborhood Unit as a structural guide 
for neighborhoods.

2. Adopt the following Future Land Use categories:

a. Neighborhood Fabric

i.  Identified as low, medium, and high intensity, 
neighborhood fabric consists of single-fam-
ily housing within a narrow range of size and 
character, arranged in blocks bounded by low 
speed, pedestrian and bicyclist-centric roads, 
lined with mature street trees. Neighborhoods 
may be mapped with a single fabric intensity, 
protecting its overall character.

ii.  Low Intensity Fabric includes R1-A and R1 
zoning districts.

iii.  Medium Intensity Fabric includes R1 and R2 
zoning districts.

iv.  High Intensity Fabric includes R2, R3, and R4 
zoning districts.

b. Neighborhood Seam

i.   Identified as low, medium, and high intensity, 
neighborhood seams consist of a variety of 
single-family and multi-family housing types, 
limited according to intensity, home-based busi-
nesses, and some size-limited businesses in 
high intensity seams. Neighborhood seams are 
located along the edges of neighborhoods, typi-
cally at collector and arterial roads like Lincoln, 
Fourteen Mile, Southfield, Maple, Cranbrook, 
and similar roads, and along the edges of 
mixed-use districts where they meet neighbor-
hoods. The intensity of Neighborhood Seams 
is directly related to the Neighborhood Fabric 
intensity and the size of the adjacent roadway. 
High Intensity Seams are very limited in appli-
cation, only appropriate adjacent to mixed-
use centers and the intersections of major and 
Sectionline roads.

Neighborhoods include commercial, 
recreational, and civic destinations, which 
promote sociability.

Figure A.2-07. neighborhood structure.

  Commercial Destination 

  Recreational Destination

  Neighborhood Fabric

  Neighborhood Seam
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ii.  Low Intensity Seams include the TZ-1 zoning 
district, as amended in this plan.

iii. Medium Intensity Seams include the TZ-2 zoning 
district, as amended and defined in this plan.

iv. High Intensity Seams include the TZ-3 zoning 
district, as amended in this plan.

c. Neighborhood Destination

i.  A low intensity commercial center provid-
ing services, dining, and places to gather for 
surrounding neighborhoods. Neighborhood 
Destinations are limited in total square foot-
age, the size of individual businesses, allowable 
business types, and the location and size of 
off-street parking.

ii.  A new zoning district is proposed for 
Neighborhood Destinations, to be completed in 
later drafts of the master plan.

Future	Land	Use:	1:400

Municipal	Boundary

Downtown	Neighborhood

Neighborhood	Boundaries

Parks

Parks	and	Open	Space

Building	Footprints

Neighborhood	Boundaries

Centers

Neighborhoods
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Figure A.2-08. Typical main street length superimposed 
on Maple and Woodward.
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area around Maple and Old Woodward. However, a major 
issue is readily apparent from a planning perspective: Old 
Woodward is too long to sustain a consistent main street. 
Most traditional main streets, and shopping malls which 
have modeled themselves from traditional main streets, 
are ¼ mile in length. This is the distance from Willits to 
Brown, the most active section of Old Woodward, and 
Bates to Park, the most active section of Maple (See Figure 
A.2-08). Beyond this distance, activity and retail quality 
declines. But once downtowns are successful enough, 
they can expand beyond this distance by establishing 
additional districts.

Larger downtowns contain multiple districts with their own 
distinct character. For instance, Downtown Detroit contains 
Bricktown, Greektown, Hudson, and other smaller districts. 
Together they make up the greater downtown, but they 
each have an individual character. Similarly yet at a more 
relatable scale, Ann Arbor has a downtown district along 
Main Street and a university district along State Street. 
Both are distinct yet interconnected.

North to south, Downtown Birmingham includes three 
distinct districts. At the center, Maple and Woodward, 
Downtown is at its most intense and successful. This is 
referred to as the 100% corner. Maple and Woodward is 
clearly the center of an identifiable district. No distinction 
is made between Woodward and Old Woodward, for a 
reason discussed later.

To the north, walking along Old Woodward from Maple, 
the topography and building scale clearly changes after 
Oakland, becoming clearly distinct by Euclid. North of 
Euclid is a distinct Downtown sub-district which would 
benefit from recognizing its’ distinct character. This Market 
North area (See Fig A.2-09) is now most clearly defined 
by the Farmers’ Market and Booth Park, as well as a scale 
that is less intense than Maple and Woodward. Presently 
zoned for 4 story buildings, some under construction and 
some in the pipeline, the Market North area is growing 
and should establish a character of its own, part of the 
greater Downtown, yet distinct.

Mixed-use Districts

OBSERVATIONS

Birmingham’s mixed-use districts are defined circum-
stantially by their areas of historic growth and the division 
caused by Woodward. However, the Downtown area in 
particular contains multiple sub-districts which require 
their own character and definition to become active and 
competitive.

DISCUSSION

This discussion does not focus on the Rail District, which is 
already well defined by its boundaries at Eton, Maple, the 
railroad, and Lincoln. However there is some use to spec-
ify differences between the lower and upper rail district, 
which have different physical aspects, adjacencies, and 
business interests.

Consideration for boundaries and characteristic differences 
between Downtown’s sub-districts arose from a number of 
discussions concerning the south Old Woodward business 
area. Most people wonder why it is less successful than the 

1,320’
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To the south, walking along Old Woodward from Maple, 
the street activity clearly changes after Brown. Some see 
the area south of Brown as less successful, others see it 
as providing services that are needed yet not appropri-
ate at Maple and Woodward. Reasons aside, this area is 
different and requires an identity. But the area is heavily 
constrained by the intersection of Woodward and Old 
Woodward. This condition led us to reconsider Woodward’s 
role in dividing the community.

Up to now, Downtown Birmingham has been considered 
as only west of Woodward. This perpetuates the mental 
divide that Woodward cuts through the community (Fig. 
A.2-10). When reviewing the Triangle District plans, the 
housing along Forest, Chestnut, and Hazel appear as a 
strange anomaly, which has a significant impact on the 
district’s zoning which retreats intensity from those resi-
dences (Figure A.2-11). As such, the Triangle District is an 
odd district, attempting to line Woodward with the height 
that it deserves given the roadway’s intensity. But taking a 
mental step back to consider Downtown and the Triangle 

District together, as interdependent areas paints a different 
picture. The northern portion of the Triangle District, north 
of Chestnut, relates to the main, Maple and Woodward 
district of Downtown. This is why we describe the area as 
Maple and Woodward, because both Woodwards should 
be included in the district’s center (Fig. A.2-12). Kroger 
and the new All Seasons should be considered as part 
of Maple and Woodward, which spans big Woodward, 
providing part of this district on the east and west.

Spanning Woodward mentally makes the most significant 
impact south of Brown where the west side is constrained 
just at the point that the east side, the southern Triangle 
District, is at its widest and most substantial. This Haynes 
Square area, centered on Haynes Street, is cohesive when 
it spans Woodward. Later proposals in following master 
plan chapters detail how traffic modifications can create 
a public space, Haynes Square, which gives the district a 
focus and identity. With its own identity, Haynes Square 
can go from being the fringes of Downtown Birmingham, 
to a distinct and important sub-district of Downtown.

North of Euclid is a distinct Downtown 
sub-district which would benefit from 
recognizing its’ distinct character. 

Figure A.2-09. Market North.

Figure A.2-10. Woodward divide.
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C community use 
D2 3-story development

D3 4-story development

D4 5-story development

D5 special land use

P parking structures  

Downtown overlay 

ASF-3 SFR 3-story development

R2 MFR 2-story development

MU-3 MFR 5-story development

MU-5 SF 6-story development

MU-7 9-story development

Triangle overlay

Figure A.2-11. Existing Downtown and Triangle District Overlay Zones. Zoning.
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Taking a step back from current perceptions, Downtown 
and the Triangle District should both be considered part 
of the greater Downtown area. Further consideration finds 
a key means of bridging the Woodward divide is to erase 
the divide from how Downtown’s districts are defined. And 
finally, the northern and southern portions of Downtown 
are in need of their own identities yet part of the greater 
Downtown. The result is three districts - Market North, 
Maple and Woodward, and Haynes Square - (See Fig. 
A.2-13) which erase the Woodward divide and provide 
distinct character for greater Downtown Birmingham’s 
three districts.

RECOMMENDATIONS

1. Define, sign, and market three distinct Downtown 
districts: Market North, Maple and Woodward, and 
Haynes Square.

2. Adopt the following land use categories:

a. High intensity mixed-use district (Maple and 
Woodward)

i. To be defined in following drafts

b. Medium intensity mixed-use district (Haynes 
Square)

i. To be defined in following drafts

c. Low intensity mixed-use district (Market North and 
the Rail District)

i. To be defined in following drafts

Figure A.2-12. Maple and Woodward district. Figure A.2-13. Three districts of downtown.
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Zoning

OBSERVATIONS

Birmingham’s Zoning Ordinance is difficult to understand 
and has been adapted for recent districts, like Downtown 
and the Triangle District, through overlays which are essen-
tially a patchwork over code elements that no longer func-
tion for the City’s goals.

DISCUSSION

Birmingham’s Zoning Code is due for an overhaul. While 
it is certainly better than many other codes for cities of a 
similar size across the country, the code no longer aligns 
with best practices. Zoning codes should be legible and 
comprehensible for residents and professionals alike, 
including graphic exhibits to clarify text-based concepts. 
Zones should be minimized (See Fig. A.2-14), combining 

Max allowable heights: Max allowable heights:

Figure A.2-15. Future potential massing in Triangle district and Downtown.

those which may be very similar but in different parts of the 
city (See Fig. A.2-15), like the Downtown Overlay, Triangle 
District Overlay, and the Mixed-use district established for 
the Rail District. Ideally the residential districts should also 
be examined for their appropriateness and some collapsed, 
especially towards the higher end - R6 through R8. The 
existing Business and Office districts should be converted 
to the appropriate mixed-use district.

Clarity and simplicity in zoning helps residents under-
stand the implication of the zoning code, which it other-
wise opaque to most. Additionally, collapsing zones and 
standards can simplify the review process and make new 
revisions easier to implement.

D2 3-story development - 56’

D3 4-story development - 68’

D4 5-story development - 80’

MU-3 MFR 5-story development - 60’

MU-5 SF 6-story development - 82’

MU-7 9-story development - 118’
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Figure A.2-14. Zoning Districts. 

Triangle overlay
 

ASF-3 SFR 3-story development

R2 MFR 2-story development

MU-3 MFR 5-story development

MU-5 SF 6-story development

MU-7 9-story development

R1 Single Family Residential

R1-A Single Family Residential

R2 Single Family Residential

R3 Single Family Residential

R4 Single Family Residential

R5 Single Family Residential

R6 Single Family Residential

R7 Single Family Residential

R8 Single Family Residential

TZ1 Attached Single-Family

TZ3 Mixed-Use

X Mixed-Use

B-1 Neighborhood Business

B-2 General Business

B-2B General Business

B-3 Office-Residential

B-4 Business-Residential

0-2 Office Commerical

0-1 Office

P Parking

PP Public Property
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The Future Land Use Map of this master plan recommends 
structures for neighborhoods and mixed-use districts which 
would benefit from adjusted zoning, particularly for the 
mixed-use districts, neighborhood seams and destinations. 
Along with these, use categories should be collapsed to 
the broadest categories practicable. Overlays remain a 
useful tool, but they are best used to apply more stringent 
standards for an area, rather than overriding the majority 
of the code. At Maple and Woodward, for instance, the 
overlay is a good means of limiting ground floor office uses, 
which may be appropriate in other mixed-use districts.

RECOMMENDATIONS

1. Issue an RFP to overhaul the zoning code, focused 
on brevity, clarity, and graphics, aligning with the 
new Future Land Use categories.

2. Collapse uses into the broadest categories possi-
ble, with detailed use specification only provided 
where absolutely necessary, and in limited areas.

3. Combine the business, office, Downtown, Triangle, 
and mixed-use districts into a single set of mixed-
use districts shared between all mixed-use areas. 
Low intensity mixed-use districts would only include 
the lower intensity mixed-use zones, and high inten-
sity mixed-use districts the higher intensity zones.

4. Consider zoning district modifications for residen-
tial districts following the character descriptions and 
analysis for the City’s neighborhoods, described in 
the next chapter of this plan.

5. Ensure new zoning language is considered for 
simplicity and expediency, achieving regulatory 
goals in a manner clear to the general public.

 

ASF-3 SFR 3-story development

R2 MFR 2-story development

MU-3 MFR 5-story development

MU-5 SF 6-story development

MU-7 9-story development
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Figure A.2-16. Future Transportation Plan: Transit, Cycling, and Micro-mobility.
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Future City Transportation
The Future Transportation Plan (See Fig. A.2-16) includes 
and builds upon the 2013 Multi-modal Plan with adjust-
ments to account for the Future Land Use Map’s neigh-
borhood structure. The citywide view is presented in this 
section, with detailed views in the next chapters, where 
they are more easily understood for each neighborhood 
and mixed-use district. This plan focuses primarily on 
pedestrian and bicycle infrastructure, secondarily on tran-
sit, and lastly on personal vehicles.

Much of the congestion that Birmingham experiences is 
due to the larger region, which the City has little direct 
opportunity to influence. Residents have voiced concern 
that traffic congestion reduces their quality of life, and it 
is particularly bad crossing Woodward and along Adams. 
While a few recommendations are provided to deal with 
this issue, cut-through traffic in particular, providing viable 
alternatives for getting around the City without a personal 
vehicle is the most effective strategy. We also stand at the 
cusp of automotive change, with autonomous vehicles  
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Figure A.2-17. Future Transportation Plan: Cycling.
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on the horizon. However, their widespread application is 
not likely to occur until the later years of this plan’s life. At 
present there is only speculation concerning their impact 
and opportunities. To remain effective and conservative, 
this plan anticipates their adoption to parallel present 
usage patterns. In an optimistic future, these vehicles 
will reduce the amount of roadway necessary for cars 
and reduce parking. And in an alternative view they will 
increase congestion.

With a focus on pedestrians and bicyclists, the Future 
Transportation Plan intends to increase access and socia-
bility across the City. A citywide circulator, driven or auton-
omous, is an important consideration to accommodate 
residents with dif f iculties walking. It would also tie-in 
directly with regional transit, should future investments 
come to fruition. Together pedestrian, bicycle, and circula-
tor would benefit from the Neighborhood Loop proposed, 
creating a viable internal circulation system for the City 
with minimal changes.
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Figure A.2-18. Future Transportation Plan: Pedestrian Mobility.
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The Neighborhood Loop

OBSERVATIONS

Presently, the City’s transportation structure runs primar-
ily between neighborhoods which is efficient for cars and 
long-distance movements, but less convenient and safe 
for walkers and cyclists. Additionally, many neighborhoods 
experience cut-through traffic when congestion is high 
on major roads.

DISCUSSION

This plan is heavily focused on increasing neighborhood 
sociability. To jump-start increased sociability, this plan 
proposes a Neighborhood Loop (See Fig. A.2-18), which 
is a pedestrian and bicycle priority route through most of 
Birmingham’s neighborhoods, avoiding larger roads where 
possible. Some portions of the loop exist in the 2013 plan. 
This plan recommends that improvements occur first along 
the loop and then elsewhere as in the 2013 plan. The loop 
is also an opportunity for a future internal circulator for 
the City, to provide mobility options for those who cannot 
walk long distances or cycle.

The loop is intended to be a bicycle boulevard system 
which also focuses on pedestrian accommodations and 
comfort. Bicycle boulevards are routes that are designed 
for bicycle access while discouraging through access for 
cars. As such, the loop can serve to reduce cut-through 
traffic by diverting cars to provide better bike access. 
Pedestrian accommodations include sufficient sidewalks, 
marked crosswalks, shading, and benches.

Beyond physical accommodations, the Neighborhood 
Loop is intended to be a social concentrator for the City’s 
neighborhoods. Once established, at least by signage, 
activities should be planned along the loop to encourage 
pedestrian and cyclist use, especially families. During the 
summer, a monthly program should close the loop to traffic 
one day per month, and parks along the path programmed 
with family-friendly activities. Where the Hometown Parade 
brings people to Downtown, activities along the loop are 
intended to connect neighbors with each other and get 
residents walking and riding through other neighborhoods 
they don’t normally experience. Additionally, the loop is 

Neighborhood Loop - Figure A.2-18. 
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intended to make pedestrians and cyclists more visible 
throughout the City, especially across the major road-
ways. The culture of Metro-Detroit is heavily car centric 
and while many people walk and bike in Birmingham, the 
broader culture pervades. We’ve observed cyclists of all 
types - families, cautious riders, commuters - through-
out the community, but their presence and needs are not 
widely known.

Bicycle destination signage is currently lacking throughout 
the City. While the 2013 Multi-modal Plan recommended 
signage, this plan establishes a number of more clear 
destinations with neighborhood boundaries and multiple 
downtown districts. Signage should be installed along 
the Neighborhood Loop and other routes with bike lanes 
initially. Signage may be expanded to secondary connec-
tions and routes at a later time. Bicycle signage provides 
significant wayfinding assistance to riders who may be 
unsure of how to use the bike network.

RECOMMENDATIONS

1. Issue an RFP to design the Neighborhood Loop 
bicycle boulevard attributes, like signage and divert-
ers, and pedestrian improvements, like complete 
sidewalks and crosswalks.

2. Prioritize Neighborhood Loop improvements in the 
next Capital Improvement Plan cycle.

3. Add benches along the loop where the loop crosses 
major roads, like Maple, schools, and parks, like 
Linden Park.

4. Add bicycle destination signage along the loop and 
routes with bike lanes.

5. Add bicycle parking and maintenance kiosks like 
those found in Shaine Park to all parks. 

6. Establish a committee and plan a monthly event 
along the loop in the summertime which closes the 
route to traffic and organizes family friendly activ-
ities in parks along the route. This will require City 
funding, but over time it will help solidify social 
interactions in the community. As with many events 
of this type, the first few may see fewer participants, 
but over time participation should grow, provided it 

...the Neighborhood Loop is intended to 
be a social concentrator for the City’s 
neighborhoods.

Image A.2-19. 
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Figure A.2-20. Future Transportation Plan: Transit.
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is well advertised and occurs regularly.

Regional Transit

OBSERVATIONS

Transit ridership is increasing nationwide among younger 
demographics, as the percentage of teens getting drivers 
licenses is dropping. Regional transit in Metro-Detroit has 
a difficult history yet efforts continue. The City is already 
90% of the way to being transit supportive, with few steps 
remaining.

DISCUSSION

Regional transit will increase in importance as long as 
the transit authorities invest in the system, and residents 
support that investment. As one of a number of Cities and 
mixed-use centers along Woodward, Birmingham would 
benefit significantly from improved bus or rail along the 
corridor. For the Downtown areas, this would reduce the 
parking needs for employees, provide greater employee 
access, and bring more customers to businesses. For 
residents, it would connect them to other experiences  
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in the region as well as job centers. While this has been 
projected for decades, there is still hope that it will occur.

To support transit, Birmingham has relatively little work 
to do, already having a well established downtown along 
Woodward. Most significantly, Birmingham needs to add 
residents to Downtown, which is proposed in greater 
detail in following chapters. Residents Downtown would 
also be located along the regional transit corridor, more 
readily users of that service and able to reduce car depen-
dency as a result. The Rail District also needs to secure a 
connection to the Troy Transit Center and add residents 
and businesses. This is also discussed in later chapters. 
Physically the City needs to improve transit stops to be 
covered and include real-time information, along with 
nearby long-term covered bike parking.

For Birmingham, regional transportation will mean relatively 
little for residents who are further from Downtown with-
out an internal circulator. A circulator would also improve 
access around the City to residents who have dif ficul-
ties walking and biking during the winter months. Transit 
systems vary in type, flexibility, access, and frequency. In 
sprawling suburban areas, no transit system can be effec-
tive. But in a place structured by walkable neighborhoods, 
transit can effectively stop at one or two places within 
a neighborhood (See Fig. A.2-20), retaining a frequent 

schedule. A circulator within Birmingham should run 
along the Neighborhood Loop, with a few diversions to 
high-frequency destinations like Seaholm. Overall this 
would provide greater access to residents and reduce 
some parking issues Downtown and also at Seaholm.

RECOMMENDATIONS

1. Study the potential of operating an internal 
Birmingham Circulator. This should not be a full 
scale bus, but would require zero entry opportuni-
ties. Autonomous circulators currently operating in 
places like Downtown Las Vegas are appropriate 
models.

2. Improve bus stops with shelters along big 
Woodward.

3. Improve bus stops with shelters along Old 
Woodward (completed in part with Phase 1 
streetscape).

4. Improve bus stops with shelters along Maple, 
including stops outside of Downtown.

5. Improve bus stops with shelters along Coolidge 
Hwy.

6. Improve bus stops with shelters along Adams Rd.

7. Improve bus stops with shelters along 14 Mile Rd.

8. Invest in public parking within the Triangle District / 
Haynes Square to encourage development (detailed 
in a later Chapter).

9. Adopt policy changes to encourage more housing in 
Downtown and the Triangle District / Haynes Square 
(detailed in a later Chapter).

10. Secure a connection to the Troy Transit Center 
from the Rail District for pedestrians and cyclists 
(detailed in a later Chapter).

Changing Image and Role of Mobility

OBSERVATIONS

Across the country and even in Metro-Detroit, mobility 
has evolved from a relatively singular focus on personal 
automobiles to a wide variety of solutions. Birmingham 
has considered some technologies yet needs a strategy 
as options increase.

DISCUSSION

To support transit, Birmingham has rela-
tively little work to do, already having 
a well established downtown along 
Woodward. 
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The present is an exciting and frustrating time where 
new mobility options are being rapidly developed. Some 
of these are likely to gain traction, like electric scooters, 
while others may fade away. Preparing for unknown future 
mobility devices is dif ficult to predict but important to 
allow for increased access throughout the City, which may 
reduce traffic congestion. While these new mobility options 
provide benefits for travelers, they should be adopted 
carefully to mitigate concerns such as safety issues and a 
clear understanding and respect for the rules of the road. 
Safety and rule following are issues that are paramount 
for drivers as well, many of whom ignore pedestrian and 
cyclist rights at intersections and crosswalks.

Improved practices in bicycle facility design, such as 
protected bike lanes (e.g. separated bike lanes or cycle 
tracks), buffered bike lanes, bike boulevards, and various 
intersection design treatments have increased the acces-
sibility of biking for many people. These improvements 
increase the comfort and safety of biking, expanding 
mobility choices and increasing ridership. Implementing 
these facilities in Birmingham will allow bikes to be used 
for more trips such as commuting, trips to entertainment, 
and for recreation. The City has begun to implement a 
few bike facilities, including piloting a cycle track along 
Eton through the Rail District. But there remains a long 
way to go in order to achieve the goals of the 2013 Multi-
modal Plan, which increases with importance every year.

Respect for rules of the road and safety concerns are inter-
related issues, where following rules is a major component 
of overall safety. Riders of bicycles, scooters, and other 
modes must be aware of where they are expected and 
allowed to ride, whether safety equipment is required, and 
how right-of-way is determined. In addition to awareness, 
the City should understand that most frequently violations 
occur where people feel that it is unsafe or very incon-
venient to ride where directed. But equally importantly, 
drivers need to respect the rights of other roadway users, 
including pedestrians, bikes, and other emerging modes. 
The infamous Metro-Detroit car culture and prevalence of 
high-speed roads in the region have a significant impact 
on other roadways users throughout Birmingham and 
especially Downtown where pedestrians should dominate. 

Numerous times during the plan process, members of the 
consulting team were endangered while in crosswalks by 
aggressive drivers Downtown, while following proper rules 
for pedestrians.

Within neighborhoods, accommodation for new mobility 
modes is relatively easy. The recommended Neighborhood 
Loop, consisting of a series of bicycle boulevards, provides 
safe and convenient access for multiple modes, beyond 
bikes. The greatest issue properly organizing traffic and 
managing speeds to ensure that interactions between 
drivers and vulnerable users are predictable and safe.

Within Mixed-use Districts, accommodation for new mobil-
ity modes should be considered more carefully. On streets 
with larger volumes of car traffic, improved bicycle accom-
modations such as protected bike lanes are more neces-
sary to ensure comfort and safety for riders of all ages. 
However, with width of many streets in Birmingham cannot 
accommodate both bike lands and on-street parking. 
These mixed-use districts often also experience the high-
est parking usage rates, making removing parking for bike 
lanes more difficult. Studies have shown that commercial 
streets which remove some on-street parking in favor of 
improved bicycle infrastructure saw an increase in sales 
as travelers were slowed and the street was made more 
welcoming. Dif f icult decisions must be made in these 
districts concerning where to prioritize alternative mobility  
options or where to maintain vehicle operations.

Another recommended initiative is to convert key streets 
to shared-use streets where materials, signage, and the 
street edge are not designed to accommodate any single 
user group over another. Presently all streets are designed 
to accommodate cars ahead of any other user. Shared-
use streets are streets where the sidewalk and main travel 
space are integrated by removing curbs and carefully 
choosing materials. This integration results in a more 
multi-modal space where pedestrians, bicyclists, cars, 
and other travelers share space without clear boundar-
ies. These shared use spaces have been used historically 
in the design of European streets and have replicated in 
the US, notably recently in Chicago along Argyle Street. 
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Merrill Street is an excellent location to pilot a shared 
use street in Birmingham, connecting Old Woodward 
with Shain Park and the Library, potentially extending to 
Martha Baldwin Park and the Rouge River trail network. 
With success, Worth Street in Haynes Square / the Triangle 
District could pilot the form as a future main street, along 
with Cole Street in the Rail District. Over time a series of 
shared use streets should be assembled, better accom-
modating a changing mobility outlook. Proposals along the 
South Woodward Gateway discussed in a later Chapter 
implements this strategy within the existing alley.

Mobility innovation has also come to bikes themselves in 
the form of electric bikes. These e-bikes allow new users 
to move to bicycles who could not previously: those unable 
to put forth the effort to pedal due to health conditions or 
physical abilities, people living further from Birmingham 
who want to bike there, and families where hauling one 
or more kids on a bike is no longer a burden. These have 
come online in recent years, tracking with an increase in 
ridership.

RECOMMENDATIONS

1. Enhance and expand streetside bicycle parking with 
parking areas for micro-mobility devices.

2. Pilot a shared use street along Merrill Street first 
from Old Woodward to Shain Park, and in a later 
phase connecting to the Rouge River trail system 
through Martha Baldwin Park.

3. Increase the number of streetside bicycle and 
micro-mobility parking spaces throughout 

Downtown, especially near transit stops.

4. Install or convert bicycle lane signage to mobil-
ity lane when alternative micro-mobility devices 
become prevalent.

5. Install signage informing micro-mobility users and 
cyclists of where they are and are not permitted to 
ride (e.g. not on sidewalks).

6. Provide mobility education during summertime 
activities along the Neighborhood Loop.

Connecting the City
OBSERVATIONS

Woodward divides Birmingham physically and mentally. 
Crossing Woodward as a pedestrian or cyclist is dangerous 
and inconvenient, causing more people to drive than other-
wise necessary. Woodward’s current design is dangerous 
for all roadway users.
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DISCUSSION  

Woodward is an extremely fast, high volume, and divisive 
roadway for the community. While it provides regional 
connections that support Downtown activities, Woodward 
divides the City’s neighborhoods. Particularly for older 
adults and children, Woodward can be an impenetrable 
barrier to mobility.

A complete street plan for Woodward has been produced 
by the Woodward Avenue Action Association, and has been 
well supported but not yet implemented. The state depart-
ment of transportation (MDOT) indicated that their current 
preference for major roadways such as Woodward is to 
provide greater accommodation for pedestrians, cyclists, 
and transit, and to stitch together those communities 
historically divided by state routes. However, implement-
ing those changes are currently well beyond the depart-
ment’s ability to fund directly. Funding aside, they are likely 
to support City-led initiatives to improve crossings and 
the character of Woodward. In the short term, small key 
changes to Woodward should be targeted, especially with 
a focus on pedestrian and bicyclists at crossings. In the 
long term, larger changes should be studied and advocated 
for at the county and state levels. The simplest changes 
to have a significant impact are to improve key crossings 
by providing sufficient crosswalk time at signals, better 
signage, more substantial crosswalk and bike lane strip-
ing, pedestrian activated signals, and pedestrian refuges. 
Presently, there are too few crossings, and most of those 
that exist are uncomfortable for pedestrians and cyclists.

An initial set of key crossings is selected from those major 
Sectionline and Quartersection roads, crossings necessary 
to implement the Neighborhood Loop, and crossings that 
already exist but are insufficient. These include: Sectionline 
crossings at 14 Mile and Maple, Quartersection crossings 
at Lincoln and Oak, Neighborhood Loop crossings at 
Emmons and Oak, and existing crossings at Brown and 
Oakland. Additionally, the intersection of Old Woodward 
and Woodward is proposed for redevelopment, as detailed 
further in a later Chapter. Development of this intersection 
would include adding a crossing at Haynes St.

The Woodward crossing at Maple occupies what should be 
the heart of Downtown’s central district. In order to span 
the notion of Downtown across Woodward, an elliptical 
traffic circle is proposed. This is intended to better accom-
modate pedestrian and bicycle crossings; the expanded 
central area can include seating and structures that are 
not break-away where those people crossing may wait for 
the following signal cycle. This circle serves as a marker 
along Woodward for the center of Birmingham, with 

Figure A.2-21. Neighborhood Loop Crossing at Emmons.

Notoriously, Woodward has been an 
extremely fast, high volume, and destruc-
tive roadway for the community.
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Woodward passing through the City rather than passing 
it by. However this intervention would cause decreased 
traffic performance, especially for trucks, a trade-off that 
must be weighed. Over time the adjustment may discourage 
through movement along Maple, but overall this proposal 
requires more analysis including updated traffic counts 
and a feasibility study for the proposed roadway geome-
tries. At present, with four lanes of traffic in each direction 
along Woodward, the circle will not function. However, 
MDOT indicated that once I-75 reopens fully, that they 
believe Woodward will be able to be reduced to three 
lanes of traffic in each direction. This change may bring 
the circle’s design to sufficient compliance. The circle’s 
large internal area should be designed as a civic space, 
like many such circles in Washington DC. Currently cross-
ing Woodward at Maple is dif f icult to do in one signal 
phase. All but the fastest-walking pedestrians are forced 
to cross each direction of Woodward separately. Adding 
this circle intersection would increase the total crossing 
distance and split the crossing into two phases for all 
pedestrians. However, this proposal would make up for 
this by making the time in the median of Woodward as 
pleasant as possible. Already a backed-up intersection, 

this proposal requires careful consideration. There are 
long-term advantages to improving pedestrian crossings 
and creating a symbol for the City. But this comes at the 
cost of some further inconvenience, a situation that has 
been dealt with along Maple in the past.

Apart from the Maple intersection, should Woodward be 
justifiably reduced to three lanes in each direction, recon-
figuring the roadway still remains prohibitively expensive. 
However, as a lower cost option, the City could re-stripe 
the outside travel lane, currently 11.5 feet to the face of 
curb, to a substantial protected bicycle lane. Within the 
11.5 feet of width, the lane could provide a 7.5 foot bike 
lane with a 4 foot buffer or barrier along the adjacent travel 
lane. A barrier would be necessary for safety and comfort.

Woodward’s speed perpetuates the 
City’s disconnection, creates dangerous 
conditions accessing businesses along 
the corridor, and threatens the safety of 
all roadway users. 

Image A.2-23. Intersection at Woodward and Worth Street.
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Woodward’s high travel speeds perpetuate the City’s 
east-west disconnection, create dangerous conditions 
accessing businesses along the corridor, and threaten 
the safety of all roadway users. Overall the Woodward 
corridor varies in its speed and context along its trajec-
tory, from a low speed urban context in downtown Detroit 
to a high-speed highway-like context in Bloomfield Hills, 
before slowing down again at Pontiac. Along its trajectory, 
Woodward’s speed and design changes in a number of 
contexts. Through Ferndale, the posted speed is 35 mph 
and on-street parking is permitted. Birmingham presents 
a more urban context to Woodward than Ferndale, which 

Figure  A.2-24. Elliptical traffic circle proposed at Woodward crossing at Maple.

should warrant lower speeds, however the large clear 
zone and curb separation gives visual clues to drivers that 
Woodward is a high-speed roadway. Unfortunately MDOT 
is forced by state law to use the 85th Percentile Rule when 
attempting to lower speeds, which measures the typical 
speed actually traveled on the roadway and can result in 
increased posted speeds instead. Changing the speed 
along Woodward may be accomplished through legislative 
means, but is unlikely to be successful following existing 
requirements imposed upon the DOT.

Traffic problems caused by Woodward spill into surround-
ing streets in a few key locations. Due to Woodward’s 
angle, Adams, Worth, and Elm streets intersect at obtuse 
angles in the northbound direction allowing soft-right 
turns at high speeds. When streets intersect at extreme 

Crossing Woodward as a pedestrian or 
cyclist is dangerous and inconvenient, 
causing more people to drive than other-
wise necessary.
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angles, pedestrian crossing distances increase and vehicle 
speeds increase, leading to safety and operational issues. 
Additionally, these intersections occur close to east-west 
streets: Ruffner, Lincoln, and Haynes, further complicat-
ing operations there. Elm and Worth should be realigned 
to intersect Woodward perpendicularly, as shown in the 
Triangle District Plan.

The intersection of Adams with Woodward is especially 
complicated due to its traffic volume and existing median 
breaks, making it particularly dangerous for pedestrians. 
To address this issue, when the Haynes Square intersec-
tion redevelopment occurs, traffic along Adams should 
be rerouted to access Woodward at Haynes, which is 
already a near-perpendicular intersection. Additionally, the 
median break on Woodward at southbound Adams closed. 
The Haynes Square intersection would allow southbound 
Adams traffic to turn left onto Woodward at a new traffic 
signal. This will reduce traffic at Adams and Lincoln. At 
the Woodward intersection, Adams should be realigned 
to intersect perpendicularly, as is proposed for Elm and 

Image A.2-25. Intersection at Woodward and Adams Rd.

Worth. Where Adams meets Haynes, the street should 
turn to the left slightly, to intersect perpendicularly with 
Haynes, which may also be accomplished through signage 
encouraging southbound Adams traffic to use Haynes for 
Woodward access. Additionally, this movement will help 
provide momentum to future retail in the Haynes Square 
/ Triangle District area. To accommodate this, Haynes 
between Woodward and Adams should receive a streets-
cape redevelopment similar to Maple through Downtown, 
which has the same width.

RECOMMENDATIONS

1. Pursue a speed reduction on Woodward to 35mph 
within Birmingham through legislative means. (short 
term)

2. Move signage at Lincoln which obscures pedestrian 
countdown timers. (short term)

3. Add a signal for the Brown Street crosswalk along 
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Figure  A.2-26. Intersection redevelopment to alleviate traffic issues at Adams and Lincoln.
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the northbound lanes of Woodward. (short term)

4. Install ADA-compliant ramps at intersections that 
are not in compliance. (short term)

5. Review pedestrian crossing times for MUTCD 
compliance, some may need to be lengthened. 
(short term)

6. Continue enhanced median planting beyond Maple 
and Woodward. (short term)

7. Add a protected only left turn signal for northbound 
left turns to Old Woodward. This may be omitted 
if the Haynes Square street reconfiguration occurs 
quickly. (short term)

8. Reconfigure the Woodward and Old Woodward 
intersection at Haynes Square as described in later 
Chapters. (mid-term)

9. Improve pedestrian and bicycle crossings along 
Woodward at 14 Mile, Emmons, Lincoln, Haynes, 
Brown, Maple, Oakland, and Oak. (mid-term)

10. Divert Adams traffic onto Haynes by angling Adams 
to intersect perpendicularly with Haynes, taking 
a portion of the parking lot of The Plant Station. 
(mid-term)

11. Adjust Adams to meet Woodward perpendicularly at 
Ruffner. (mid-term)

12. Adjust Elm to meet Woodward perpendicularly per 
the Triangle District plan. (mid-term)

13. Adjust Worth to meet Woodward perpendicularly 
per the Triangle District plan. (mid-term)

14. Study the traffic intervention proposed at Maple 
and Woodward in coordination with MDOT, 
including alternates. (mid-term)

15. Participate in a traffic study along Woodward, 
with MDOT, once I-75 reopens fully to determine 
whether the road can be reduced to 3-lanes in 
each direction. (mid-term)

16. Pending verification of potential lane reductions 
and an agreeable design, pursue the circle at 
Maple and Woodward. (long term)

17. Pending verification of potential lane reductions, 
fund and implement restriping on Woodward, 
between 14 Mile and Oakland, potentially to 
Quarton, converting the outside lane to a buff-
ered bicycle and transit lane. (long term)

Future City Resilience
Discussed at length in Premise #3, resilience is an 
impor tant qual ity for any community to possess. 
Resilience is derived from social, physical, environmen-
tal, and governmental systems, all aimed at sustaining 
a City’s success and quality of life into the future. This 
section addresses aspects of the master plan related to 
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Birmingham’s population is surprisingly 
diverse in age both overall and in its 
distribution across the City

...housing types and cost are import-
ant in retaining both younger and older 
demographics.

the City’s resilience from a broad perspective, with greater 
detail provided in the following Chapters.

The Role of Population Diversity
OBSERVATIONS

Birmingham’s population is surprisingly diverse in age 
both overall and in its distribution across the City (See Fig. 
A.2-28). As regional growth pressure continues, promoting 
and retaining population diversity is necessary to support 
the future of area schools and a functional social structure.

DISCUSSION  

As discussed in Premise #3, when cities become too 
narrow in their diversity of age, race, family structure, back-
ground, experience, civic institutions, and businesses, they 
eventually decline. Many Birmingham residents discussed 
the availability of appropriate housing types and cost of 
housing as a barrier to purchasing and aging within the 
City. While this does not represent all residents, many 
of whom indicated that available housing works well for 
them, housing types and cost are important in retaining 
both younger and older demographics.

These issues affect both the younger and older demo-
graphic groups. Younger people are often interested in 
rentals or in establishing their equity through a lower-cost 
entry product in the market. They also tend to be interested 
in housing near active areas. Older people are often inter-
ested in housing that is smaller, single-level, and without 
a yard, adjusting their housing situation to reflect evolving 
needs. Cost is also an issue, with most older adults living 
on a fixed income.

Housing type limitations affect housing cost, however they 
aren’t the only cost drivers. Overall, Birmingham has a 
small percentage of smaller homes, townhomes, and small 

multi-family buildings (See Fig. A.2-29). While some react 
aggressively against broadening housing types, the small 
multi-family building recently constructed at St. James 
Park has been well received, due in part to its limited size 
(See Img. A.2-30). Smaller units and multi-family housing 
spreads the initial cost of land across multiple units, which 
reduces the cost of individual units. In addition to current 
prohibition of housing type variety, minimum lot area per 
unit requirements negate any cost efficiencies gained by 
building smaller units. Regulatory adjustments should be 
made to allow for greater diversity, with limitations on size 
and appropriate locations throughout the community.

Much though not all of the need for housing type diversity 
can be provided within Downtown’s 3 districts and the Rail 
District. These areas are currently zoned for mixed-use, 
which can provide a significant amount of multi-family hous-
ing within current zoning. However, parking management 
is manipulating the market, discussed in more detail in a 
later Chapter. Regulatory changes are needed to allow the 
market to react, providing the needed housing. Residential 
units in these districts need the ability to park in shared 
structures, and the City needs to invest in structured park-
ing to encourage the construction of needed housing.

Beyond housing, population diversity is supported by civic 
amenities and opportunities for activity. Younger children 
need safe and convenient access to parks which have 
diverse play equipment. The number of kids playing at 
Booth Park in astounding, including teenagers gathering 
at the play equipment. Young families also need complete 
sidewalks of sufficient width to fit strollers, along with safe 
crosswalks. Young adults need places to gather where 



A.2. The Future City
A. Vision

The Birmingham Plan | Draft 09/23/19 63

0 - 20%

20 - 40%

< 5

18 - 24

45 - 64

5 - 17

25 - 44

64 +

Figure A.2-28. Age Groups.

Source: Urban Footprint and the US Census 2016 Planning Database (PDB) - a database of U.S. housing, demographic, socioeconomic and operational statistics 
based on select 2010 Decennial Census and select 2010-2014 5-year American Community Survey (ACS) estimates. Data here is provided at the census block group 
level of geography. 
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Image A.2-30. Small multi-family building recently constructed at St. James Park.

they won’t be kicked out, both in public spaces and in 
civic establishments or businesses. Early adults need 
places to socialize that are informal, like the new addi-
tion to Dick O’ Dow’s, away from too many kids. While 
young families also need informal places to socialize where 
kids are welcome, like the Grif f in Claw. Both of these 
groups, as well as middle aged adults, look for opportu-
nities to exercise in the community as well, through trails 
and running groups as well as fitness clubs. Both are also 
interested in informal outdoor spaces on public property 
and at businesses. The tables and chairs in Shain Park 
are a successful example, as is the proposal to create an 
informal plaza at Bird and Woodward. The middle aged 
adult crowd also looks for more formal places to socialize, 
along with smaller, informal places nearer to their homes.

Older adults look for a lot of things, the group representing 
a lifetime of interests and experience. In addition to some 
of the things mentioned for younger crowds - parks, trails, 
spaces to socialize over food and drink - older adults look 
for social spaces of learning and activity, like that provided 
by Next (See Img.’s A.2-31-32). While Next’s programs 
and staff are great, we heard quite often that their facil-
ities are insufficient, and that surrounding communities 
boast substantial seniors facilities. Beyond the senior 
focus, we also heard that some younger adults use Next’s 
facilities and that they have attempted to broaden their 
appeal. Improved facilities for Next would contribute to 
both older and younger adult populations. To capitalize on 
its’ potential, such facilities should be located closer-in to 
the community’s center, potentially part of a public parking 
facility in Haynes Square / the Triangle District.

Overall, the City must provide housing and activities for 
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people of all ages in order to retain population diversity. 
As previously discussed, schools are also an important 
component to continue attracting families. They are best 
supported, given their independent structure, by ensuring 
the population remains diverse in age.

RECOMMENDATIONS

1. Invest in new facilities for Next. This should be 
located centrally, potentially part of a public park-
ing investment in the Triangle District or in Barnum 
Park. Facilities should be combined with other 
community rooms as a broader community center.

2. Revise parking requirements to allow housing 
in mixed-use districts to park in shared garages 
(addressed in more detail in a later Chapter).

3. Adopt zoning updates to enable Neighborhood 
Seams.

4. Provide sidewalks, trails, and play equipment in all 
neighborhood parks.

5. Add kid-oriented splash pads to community parks.

6. Encourage businesses with more informal gathering 
spaces.

7. Pilot a shared use plaza at Bird and Woodward.

Images A.2-31 & A.2-32. Seniors at Next’s facilities.
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Birmingham’s natural areas, parks, recre-
ational facilities, and schoolyards are 
vital resources for its neighborhoods and 
surrounding communities. 

The Role of Neighborhood Destinations
OBSERVATIONS

Walkable neighborhoods and districts have resurged in 
popularity. While Birmingham is more walkable than most 
cities in Metro-Detroit, accessing daily destinations still 
require a car. City structure and the distribution of daily 
destinations is the greatest determinant of the transporta-
tion mode people will choose and its impact on sociability 
and the environment.

DISCUSSION  

Most reasons to focus on neighborhood structure have 
been addressed already in this master plan. This section 
addresses the impacts of highly functional neighborhoods. 
Comparisons between the neighborhoods of Birmingham 
with immediately surrounding communities are stark - 
Birmingham’s neighborhoods are more consistent, cohe-
sive, and complete. But there is still room for improvement 
in the City’s neighborhoods. Housing character and qual-
ity is generally unmatched, with little change needed. The 
most significant modifications concern accommodating 
nearby, daily destinations, means of accessing the City’s 
mixed-use districts more easily, and accommodations 
provided at neighborhood parks.

Residents near Downtown have easy access to activi-
ties and report fewer problems with parking and mobility. 
Residents further from Downtown still value the destina-
tion but experience more frustration accessing by car. And 
we’ve heard from residents who feel that Birmignham’s 
Downtown does not provide the services they need on a 
regular basis - markets, reasonably priced dining, clean-
ers, and cafes. Due to the regional draw of Downtown, 
its price point is too high to provide normal neighborhood 
services, and its location in inconvenient regarding driving 
and parking. Historically, the City had a number of smaller, 
neighborhood businesses that provided more frequent 
offerings to nearby residents. In the country’s period of 
car-fueled expansion, many such neighborhood destina-
tions have been lost. Birmingham retains a few which serve 
as models - Maple and Chesterfield, Maple and Eton, and 
14 Mile and Southfield. Small, neighborhood commercial 

Images A.2-33. Intersection at the Northeast corner of Lincoln and Eton.
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Figure A.2-34. Propsed Neighborhood Destinations.
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centers like these serve as regular, nearby destinations for 
residents and social connectors as a result. More discus-
sion is provided on this subject in later Chapters.

Parks, civic institutions, and commercial destinations create 
common and nearby destinations that most residents can 
walk to on a regular basis. With meaningful destinations, 
more neighborhood residents will use sidewalks, interact-
ing with neighbors. In the 2016 Plan, a cafe was proposed 
for Booth Park. Observing intense activity in Booth Park 
from kids of all ages further supports the need for a place 
where parents and caregivers can get a snack, juice, wine 
or beer. The community’s most successful parks should be 
places where residents wish to spend much of their day. 
Over time, nearby destinations, recreational and social, 
repair the social fabric of neighborhoods. Environmental 
impact is also reduced by converting trips that would 
otherwise be by car to walking and biking. Overall, this 
type of environment is highly desirable, rare in most cities, 
and especially rare in Metro-Detroit.

RECOMMENDATIONS  

1. Adopt a neighborhood destination zoning district.

2. Rezone properties identified as neighborhood desti-
nations on the Future Land Use Map to the neigh-
borhood destination zoning district.

3. Build a cafe in Booth Park.

4. Build a model neighborhood destination at the 
northeastern corner of Lincoln and Eton.
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Many neighborhoods are identified by 
their parks, which are often located near 
the center of a neighborhood or along its 
edge.

The Role of Parks
OBSERVATIONS

Birmingham’s natural areas, parks, recreational facilities, 
and schoolyards are vital resources for its neighborhoods 
and surrounding communities. The City’s parks and open 
spaces offer residents recreational and social experi-
ences both essential and enriching to modern urban living. 
However, some of these parks lack the basic features 
required for easy access and enjoyment by those with 
limited mobility, and sufficient facilities to address neigh-
borhood recreational and social needs (See Img. A-2.35).  

DISCUSSION  

Many neighborhoods are identified by their parks, which 
are often located near the center of a neighborhood or 
along its edge. Parks offer neutral areas for chance encoun-
ters and planned meetings of neighbors which are key in 
supporting the social fabric of the City. However, many 
residents expressed dismay about the lack of a sense of 
community and that they would like to know more of their 
neighbors better.

A middle-aged Barnum Park couple shared that they knew 
only two people on their block after living in their home for 
over five years. They urged the proposed citywide plan to 
include enhancements and management practices that 
promote greater socialization among neighbors. Parks 
play a vital role in this. At issue is the excessive territorial-
ity of some residents regarding their neighborhood parks, 
who try to limit their use and access by nonresidents. For 
instance, some residents have expressed serious frustra-
tion that dog runs have been excluded from neighborhood 
parks. The single run at Lincoln Hills Golf Course is an 
insult to residents who would like to socialize with their 
dogs. Dog owners often establish a stronger social bond 
and fabric than other residents as they are constantly 
walking neighborhood streets.

Image A.2.-35. St. James Park with lack of pedestrian 
facilities.

Image A.2.-36. Barnum Park with pedestrian facilities.
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Figure A.2.-39. Downtown 2016 Plan - Proposal of 
Pavillion at Booth Park.

Image A.2.-38. Kids playing in Booth Park.

Community parks like Shain, Booth and Quarton Lake 
are popular destinations for people living in and around 
Birmingham. In both neighborhood and community parks, 
cafés, community gardens, dog runs, playgrounds, plazas, 
seating clusters, and walkways offer places for neighbors 
to socialize.

RECOMMENDATIONS 

1. Install paved walkways and other necessary 
enhancements to enable universal access to desig-
nated parks (See Reference A).

2. Install bicycle racks, civic art, park monument 
signage, seating, shaded areas, dog runs and 
way-finding maps and signage in all city parks, 
open spaces, and nature preserves. Organize park 
neighborhoods and stakeholders to participate in 
the design and selection of these elements.  

Image A.2.-37. Playgrounds at a Pembroke park.
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Image A.2.-41. Reference B - Community Garden - 
Community gardens provide education and sociability. 
Photo: USDA

Image A.2.-42. Reference C - Cafe in Park - Campus 
Martius park is activated by a number of activities, 
including cafes. Photo: PPS

Image A.2.-40. Reference A - Path in nature.

3. Implement a community garden program to encour-
age flower or vegetable gardens in neighborhood 
parks. Provide an organizational platform to expe-
dite the formation of garden clubs and to help indi-
viduals establish gardens near their homes. Install 
fencing, soil enrichments, sheds, water sources, 
and other necessary infrastructure for community 
gardens in designated parks (See Reference B).

4. Improve park conditions and management to 
promote environmentally sustainable best practices.

5. Add cafes to community parks and some neighbor-
hood parks where neighborhood destinations are 
too remote. (See Reference C)
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The Role of Natural Areas
OBSERVATIONS

Birmingham’s 2.5 mile long segment of the Rouge River 
occupies a unique place in southeast Michigan’s geogra-
phy. Birmingham’s Linden and Quarton Lake park 50-acre 
network combined with the Springdale and Lincoln Hills 
golf courses comprise one of the few remaining vestiges 
of natural riverfront in an otherwise predominantly urban 
region. Much of the river has been piped and paved over 
south of Birmingham. Birmingham’s Rouge River front-
age represents an extraordinary opportunity to link eight 
of the city’s neighborhoods while offering access to rich, 
natural ecological systems with habitats for diverse wild-
life species.

DISCUSSION  

The Rouge River frontage has been recognized as an 
important walkway by the City and Oakland County since 
the 1920s, part of a planned but not fully executed regional 
park system. The park area is an asset to the City, includ-
ing diverse wildlife habitats and ecosystems, including 
wooded uplands, prair ies, and wetlands. The Rouge 

borders Barnum, Holy Name, Linden, Ravines, Poppleton, 
Quarton, Seaholm, and West Crestview neighborhoods 
as well as the Downtown district. Approximately 10,000 
(48%) of Birmingham’s residents live within a five-minute 
walk of the Rouge parks and 11,500 employees work 
within a five-minute walk of the Rouge. A midday walk in 
the summertime along the Rouge trail includes workers, 
joggers, families enjoying opportunities to get near the 
river, and diverse wildlife. Many people use the park and 
recent studies have shown that access to trees, wildlife, 
and naturalistic settings is important for mental health.

However, the Rouge River natural areas require better 
management, maintenance, and accommodations for 
the diverse set of users who value it. The park’s natu-
ral ecosystem is challenged by invasive plant species, 
minimal forest management, landscape chemical runoff, 
and roadway storm-water runoff. Active management of 

Image A.2.-43. Rouge Walk.

The Rouge River frontage has been 
recognized as an important walkway by 
the City and Oakland County since the 
1920s...
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Birmingham’s Rouge River frontage 
represents an extraordinary opportunity 
to link eight of the city’s neighborhoods...

the area is needed, along with stormwater management 
interventions to clean water before it enters the Rouge.

The Rouge’s relatively flat topography is ideal for pedes-
trians and cyclists of all ability levels. However the condi-
tion of trails and access severely limit its use. The existing 
woodchip and crushed-stone hiking trails are unstable 
surfaces and sections of the existing Rouge trail traverse 
steep grades or waterlogged soils. In fact, the Rouge 
hiking trail is often entirely unusable during heavy rain 
or freezing conditions. Where the river comes close to 
property lines, the trail often becomes steep and difficult 
to traverse. A properly designed paved and lighted walk-
way could provide an easy alternative to West Maple’s 
steep hill between Baldwin and Southfield Road, as well 
as link Linden, Seaholm, Quarton and Beverly Hills resi-
dents directly to Booth Park and the North Woodward-
Market District’s restaurants and shops. And due to the 
trail’s trajectory, much of the park is completely inacces-
sible. Additionally, many of the trail heads are unmarked 
and hidden.

Numerous attempts to expand pedestrian access and 
usage of the Rouge ecosystem have been thwarted by 
adjacent property owners seeking to maintain it as a nature 
preserve for their own enjoyment and to protect their 
privacy. But the river trail is of both community-wide and 
regional importance. Access and accommodations are 
necessary for the health of all Birmingham residents.

Many sections of the Rouge trail lack benches, bicycle 
racks, lighting, wayfinding maps, educational placards, 
and other basic pedestrian and cyclist amenities. The trail 
should be accessible to all users. Benches are conve-
nient for the enjoyment of the natural area, but also for 
many older adults who need places to rest along long 
walks. Lighting and forest management are important 
for security. Regular surveillance of the trail is dif ficult 
for the police and public due to insufficient access, and 
emergency response vehicles have limited or no access 
to many segments of the trial.

The needs of pedestrians and cyclists are often aligned, 
but in the natural areas, multiple facilities are merited. By 
adding pedestrian and bike bridges at key locations, much 

Image A.2.-44. Rouge Walk.
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more of the natural area would be accessible, and the trail 
able to avoid steep areas. Opening up access to the far side 
of the river would allow for a paved pedestrian and bicycle 
trail, along with a smaller pedestrian walkway that may 
be more naturalistic in design and access the river more 
intimately. Care is needed in designing upgraded trails. 
Presently the wider portions of the trail, through Linden 
Park, are approximately 8 feet wide. AASHTO’s minimum 
size for a multi-use trail is 10 feet wide. The design of trails 
should endeavor to remain as narrow as practical for the 
effective use of the facility, in order to minimize the visual 
and actual impact on the natural area.

RECOMMENDATIONS

1. Retain environmental scientists to inventory and 
analyze the Rouge corridor’s wildlife, ecology, natu-
ral systems, and pollution sources.

2. Develop and implement a reforestation master plan 
to restore the Rouge River ecosystem to its natu-
ral and sustainable conditions. Establish a phased 
enhancement timeframe to stabilize riverbanks, 
remove invasive species, reintroduce native ground-
covers, wildflowers, understory and canopy tree 
species.

3. Identify and mitigate potential pollution or chemi-
cal sources, including the existing Springdale snow 
storage dumping area.

4. Install pedestrian linkages to the park’s surrounding 
neighborhoods and commercial districts.

5. Purchase or secure easements of additional key 
properties to expand the park area and improve its 
walkability, for complete ecological restoration, and 
universal accessibility.

6. Extend pedestrian linkages to Quarton Road. 

7. Work with Bloomfield and Beverly Hills to develop 
a Rouge River master plan and to expand walkway 
access.

8. Establish a “Friends of the Rouge” foundation to 
oversee, build support, and raise funding for the 
park’s enhancements. Consider securing corpo-
rate or philanthropic funding in exchange for special 
recognition.

9. Provide funding for city staff and resources to 
permanently preserve and manage the Rouge 
ecosystem.

10. Install an environmentally sensitive, hard-surfaced, 
and well-lit pathway for pedestrians and cyclists 
along the Rouge River. Install bridges, ramps and 
other enhancements to enable access by all ages 
and abilities.

11. Install bicycle racks, lighting, markers, seating, 
signage, and comfort stations. 

12. Implement an overlay building and zoning policy to 
ensure that private property construction, fenc-
ing, landscaping, lighting, etc., are compatible with 
the park’s ecology, its restoration master plan, and 
overall public welfare. 

ACKNOWLEDGEMENT

It is acknowledged that this proposal to expand access 
to the Rouge area and to restore its natural ecology may 
seem unreasonable and, undoubtedly, will be challenged 
by numerous well-meaning individuals. One might ask: 
Why alter such a beautiful natural setting and build paved 
walkways? Why make the river easily accessible to so 
many? Some residents will object to having strangers 
walking near their backyards, foreseeing both a loss 
of privacy and declining property values. During one of 
the focus-group meetings, a pleasant couple observed, 
“We don’t need to make the park accessible for disabled 
people because Birmingham doesn’t have many…I haven’t 
seen any handicapped people near Booth Park…”  

These enhancements may incite deep-seated emotions 
that render their implementation unworkable within the 
current climate of political divisiveness and excessive, at 
times abusive, social media critique. However, the benefits 
of restoring the river’s ecology and improving its access, 
especially for the young and old, profoundly outweighs 
any potential adverse impacts. When completed, the 
improved Rouge park system will enhance the quality of 
life for the entire community and foster the stewardship 
necessary for its long-term preservation and enjoyment.
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Effective decision-making is necessary 
for the City’s continued evolution and 
resilience.

The Role of Policy and Decision-making
OBSERVATIONS

It has been difficult and time consuming at the level the 
City to arrive at decisions for any but the least controver-
sial issues. Effective decision-making is necessary for the 
City’s continued evolution and resilience.

DISCUSSION  

Decision-making is often at a standstill in Birmingham. The 
reason is that all issues are decided at the highest possi-
ble level which is the Commission. Another is that only the 
immediate neighbors, who reside within 300 feet of the 
issue, are notified to attend. These specialized cohorts 
severely distort what should be a representative democ-
racy that takes into account the community as a whole. In 
addition, those who speak in opposition at meetings are 
disorganized and repetitive, which wastes a great deal of 
time of both the elected officials and the citizens who are 
present. This discourages both from further participation.

Cities must continue to evolve, dealing often with complex 
and controversial issues. The act of not making decisions 
which are important for the City’s future because they are 

unpopular is a threat to the City’s future success. While 
we heard from some people who feel that any change is 
bad, nostalgic for the City’s past, we also heard from many 
people who are optimistic for change and the future. The 
latter group tends to be relatively younger, though not 
entirely, and are often unable to attend meetings or keep 
up with the City’s decision-making queue (Fig. A.3-45). 
Some expressed a desire for change to happen as soon as 
possible, tired of Birmingham’s slow and cautious evolution.

Reform is needed in order to better determine the impact 
of decisions on the community as a whole, not just imme-
diate neighbors or those who are ideologically opposed 
to change. To achieve this, a version of the “The Civil Jury 
System” used in Perth, Australia should be considered. 
This consists of two areas of reform parts: organizing 
participation according to the issue, and organizing the 
meeting protocol.

 

          

   

WHAT IS YOUR AGE?

Figure A.2.-45. Age Distribution survey results (May 2019).
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Each neighborhood should organize and periodically 
convene a Neighborhood Council to make decisions 
regarding issues affecting the neighborhood. This is not 
directly associated with the regular informative role that 
neighborhood associations play, but an official process, 
though it should include those active in the association. 
The Council’s decisions should be advisory to the Planning 
Board and City Commission. Board and Commission 
meetings should be organized and supported by dedi-
cated City staff in outreach towards the following cohorts:

 

1. Immediate Neighbors (within 300 ft of the issue in 
question)

2. Residents within the Pedestrian Shed (within 1500 ft 
of the issue in question)

3. Neighborhood Council Delegates

4. The City as a Whole (Birmingham residents, busi-
ness owners, etc.)

 

Each of the cohorts above should designate and brief three 
speakers to represent them at Board and Commission 
meetings, in addition to the Neighborhood Counci l 
Delegates. These speakers may present up to five minutes, 
and remain available for questions by the Board and 
Commission. While this system requires greater lead-up 
to decision-making, it properly informs the process.

Yet clearly not all decisions need to be made with such 
broad representation. The goal of reform is to move towards 
a system of Subsidiarity, which is the theory that a deci-
sion is to be made at the most local - or lowest - level that 
can competently make it. Some decisions can be made 
by immediate neighbors, and some by the neighborhood. 
Part of subsidiarity is allowing decision-making to occur 
at levels lower than the Board or Commission.

The Subsidiarity System

• Parking decisions are to be made by the “Immediate 
Neighbors”.

• Decisions regarding the Neighborhood Destinations  
are to be made by the “Pedestrian Shed” or 
neighborhood.

• Civic Art and Park matters are to be decided at the 
“Pedestrian Shed” or neighborhood level.

• Housing decisions are to be made at the Board and 
Commission level.

• Decisions regarding the three commercial districts 
shall be made at the Board and Commission level.

To supplement decision-making and active recruiting of 
representation, the City should take advantage of polling 

The survey outcomes were very informa-
tive and helpful - most people are gener-
ally in support of change. 

          

    

Figure A.2.-46. Location survey results (May 2019).
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technology on a regular basis. Prior to and during the 
design charrette, a survey was conducted which attracted 
far more responses than the number of people who 
attended charrette meetings and presentations. From a 
location and age diversity standpoint (Fig. A.2-46), the 
survey was far more representative, including people 
from nearly all age groups and from across the City (Fig. 
A.2-47). The survey outcomes were very informative and 
helpful - most people are generally in support of change. 
Some issues are clearly common, like traffic congestion 
and speed. And some quite divided, like the character of 
new housing. On a regular basis, once per quarter, the City 
should survey residents concerning topics that are being 
decided. While this is not a means of decision-making 
directly, it should inform City leaders of resident prefer-
ences. Using a regular schedule for surveys, participation 
will increase over time, especially as it affects and assists 
decision-making.

RECOMMENDATIONS 

1. Conduct public surveys on a quarterly basis regard-
ing decisions being made in order to obtain a 
greater accuracy of public opinion.

2. Establish a system by which residents are 
requested to attend meetings where important deci-
sions are made, modeled on the civil jury system.

3. Establish a subsidiarity policy by which deci-
sions can be made at the most local level as is 

appropriate.

          

        

Figure A.2.-47. Location survey results (May 2019).

WHAT IS YOUR AGE?:

Northwest

Outer Southwest

Inner Southwest

Northeast

Southeast

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Under 18 18-24 25-34 35-44 45-54 55-64 65-74 65-74

%

%

%

%

%

22.73 20.2 7.617.724.4

26.604 14.89 8.521.2821.28

15.610.3 21.3 8.923.119.8

1010.6 20.6 5.628.118.7

1217 19 52319
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Buildings and their site design contribute 
to the quality and activity along streets, 
affecting walkability and the success of 
commercial areas

Pedestrian comfort along streets is heav-
ily influenced by building design

The Role of Buildings and Their Uses
OBSERVATIONS

Buildings and their site design contribute to the quality 
and activity along streets, affecting walkability and the 
success of commercial areas. Building design and business 
practices also contribute to the City’s local and regional 
environmental impact.

DISCUSSION  

Buildings frame the City’s most pervasive public space, 
its streets. Pedestrian comfort along streets is heavily 
influenced by building design, second only to the City’s 
tree canopy. Buildings with windows and entries along 
streets, and interior activities that are visible, encourage 
pedestrian activity or street life. In neighborhoods, street 
life contributes to sociability. In commercial areas, street 
life is vital for business success.

Presently, zoning requirements address most of the issues 
necessary to support active streets, though they are limited 
to only a few districts, like MX and the TZs. As described 
in a previous section, the code is also very dif ficult to 
navigate. In addition to overall code recommendations, a 
few small adjustments should be made to further ensure 
that buildings support active streets.

Buildings and the uses within them, the majority of peoples’ 
daily lives, are also contributors to the overall environ-
mental impact of the City. Most of this plan addresses the 
way people get to and from buildings, and other sections 
address building character, here we want to discuss energy, 
recycling, and composting.

Elsewhere in the country, building energy use and produc-
tion is moving slowly towards neutrality, with some states 
far ahead of others. Michigan has residential and commer-
cial energy codes which comply with federal mandates, 

yet leave room for improvement. Detroit and Grand Rapids 
have adopted 2030 Districts with district goals of reaching 
net zero energy usage by 2050. With a significant amount 
of new construction in Birmingham, there is room to incen-
tivize movement towards net zero and use of LEED stan-
dards within the City’s mixed-use districts.

Recycling and composting have been targets of recent 
policies across the country, aimed at reducing the use 
of plastics and styrofoam, and reduce the volume of 
compostable waste in landfills. For residences, recycling 
programs have been available for some time, but municipal 
compost has not. Currently yard waste compost is collected 
in the fall, which may be able to expand to food scraps, 
which is especially important for restaurant and grocery 
store waste. Composting potential should be investigated. 
Concerning normal recycling, commercial standards should 
be considered along with a greater number of recycling 
bins in City parks and public spaces. Many area busi-
nesses use plastic utensils and styrofoam carryout, along 
with plastic bags. All of these could be reduced or elimi-
nated either through ordinance or through a Birmingham 
Shopping District program. Around the country, legisla-
tion that bans plastic and styrofoam carryout and plastic 
bags is becoming common. Straws have been included 
in a few municipalities as well. Overall there is a cost to 
businesses to comply, which is more easily absorbed at 
higher price points. If ordinance language were pursued, 
which is the more impactful option, it may be rolled out 
first in the Maple and Woodward district, where the price 
point is higher, and later through other districts which have 
lower price points. An alternative approach is to establish 
a voluntary program through the shopping district, where 
businesses that comply are recognized with a window 
display, encouraging other businesses to similarly comply. 
This is less impactful being voluntary, but a viable option 
nonetheless. The voluntary district program could also be 
used as a pilot program before adopting an ordinance.
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In impact, the City should lead by example. Municipal 
buildings and operational choices should align with envi-
ronmental goals. New buildings should meet LEED stan-
dards. Recycling should be a focus within and around 
municipal properties. Plastic and styrofoam bottles and 
containers should not be purchased by the City. Municipal 
fleet fuel efficiency standards can be increased. And the 
City may require its contractors to adopt similar policies.

RECOMMENDATIONS  

1. Increase garage restrictions to provide greater 
setback from the building’s primary facade, ideally 
15 feet, and a maximum width along street front-
ages of 3 bays to supplement the existing 50% 
width restriction.

2. The requirement 4.82.A.1 and .2 should be applied 
to all zoning districts, requiring a pedestrian door 
facing the front lot line and restricting blank walls.

3. Minimum facade glazing requirements should be 
added for residential districts, similar to 4.82.A.5, 
ensuring some windows face towards the street for 
public safety.

4. Require adherence to LEED standards within the 
City’s mixed-use districts.

5. Consider increasing energy standards for new 
construction above those of the state energy code, 
ideally implementing 2030 District goals.

6. Investigate the potential to provide food waste 
compost service for homes and businesses.

7. Increase the availability of recycling bins in public 
spaces like parks, public buildings, and along 
streets with high pedestrian traffic.

8. Consider the best path towards business opera-
tions changes to reduce plastics and styrofoam, 
either through ordinance or first through a voluntary 
shopping district program which leads to a future 
ordinance.

9. Adopt an action plan to reduce environmental 
impacts of municipal operations.
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February 6, 2020 
 
Planning Board Members 
City of Birmingham 
151 Martin St. 
Birmingham, MI  48012 
 

1st Draft Master Plan Workshop, February 12, 2020 Planning Board Meeting 

 

Dear Planning Board Members, 

Enclosed you will find the brief presentation our team has assembled concerning the 

first two sections of the DRAFT Birmingham Plan first draft dated September 23, 2019 

– the Master Plan Premises and The Future City (Vision).  After a restatement of the 

four plan premises and associated principles, we have included a brief snapshot of 

public input concerning those same premises and principles.  Please note that the 

input noted in the presentation is not exhaustive, nor comprehensive, but is rather 

meant to provide a brief understanding of the types of input we received and how it 

relates to the premises; we are happy to provide more detail in a manner that suits 

your needs. 

We understand that the Planning Board will be working through the sections assigned 

to each of the workshops and propose to assist in that working session by doing the 

following: 

1. Gibbs and McKenna will deliver a brief presentation on the plan sections and 

public input concerning same; 

2. The Planning Board will discuss the plan content providing direction to our team to 

document areas in which the sections might be revised, reworked, and/or edited 

down for clarity or consistency; 

3. As these public meetings are additional opportunities for City leaders to receive 

public input, we assume that the meeting attendees will be asked for comment at 

some point during the meeting; 
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4. The planning team will keep detailed notes on the meeting to use during our plan 

revision process; 

5. If there are areas that require follow-up or additional discussion, we will note them 

in a meeting summary memorandum to the City and keep them in a 

comprehensive list of matters yet to be addressed / finalized. 

There is yet much work to do, many ideas to vet, and meaningful input to receive; we 

look forward to continuing to work with residents and elected and appointed officials in 

preparing The Birmingham Plan.   

Finally, if the format we suggest above is found to be not effective during the February 

meeting, we will make adjustments.  Please let us know if you have any questions; 

thank you.  

Regards, 

 

Matthew Lambert 

Cc: Jana Ecker, Planning Director  

 Bob Gibbs, Gibbs Planning Group 

 Sarah Traxler, McKenna 
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Vision
BASED ON FOUR PREMISES

1. Regional Polycentricity
2. Supporting Neighborhoods and Districts
3. Building on Success
4. Focus on Future Resilience
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1. Region



1. Region

Birmingham Should:
1. Understand Regional Interrelationships
2. Cooperate with Regional Planning 

a.  Natural Systems 
b.  Mobility Networks
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1. Region

Birmingham Should:
1. Be Part of the Region’s Influences
2. Cooperate with Regional Planning 

a.  Natural Systems 
c.  Mobility Networks

3.    Lead by Example:
a.  Successful Mixed-Use Districts
b.  Vibrant Neighborhoods
c.  Pedestrian & Micro-Mobility
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1. Region

Birmingham Should:
1. Be Part of the Region’s Influences
2. Cooperate with Regional Planning 

a.  Natural Systems 
c.  Mobility Networks

3.    Lead by Example:
a.  Successful Mixed-Use
b.  Vibrant Neighborhoods
c.  Pedestrian & Micro-Mobility

4. Advance Sustainable Practices
5. Support Regionalism with Strong Community 

Spirit
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2. Neighborhoods



2. Neighborhoods
Neighborhoods Should:
1. Have Legible & Defined Structure
2. Have Clear & Celebrated Identities
3. Increased Sociability & Mobility
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2. Neighborhoods
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2. Neighborhoods

Neighborhoods Should:
1. Have Legible & Defined Structure
2. Have Clear & Celebrated Identities
3. Increased Sociability & Mobility

Mixed-Use Districts Should:
1. Evolve Into Neighborhoods 
2. Include Businesses & Residential 
3. Develop Unique Identities
4. Function Together with Supportive Systems
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3. Building on Success



3. Building on Successes

1.   Age & Family Diversity
2.   Parks: Existing & New

The Birmingham Plan · Future City Vision · February 12, 2020  DPZ GIBBS MCKENNA



3. Building on Successes

1.   Age & Family Diversity
2.   Parks: Existing & New
3.   Downtown & Triangle District Investments
4.   Trees – Natural Systems
5.   Narrow, Safe Streets
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3. Building on Successes

1.   Age & Family Diversity
2.   Parks: Existing & New
3.   Downtown & Triangle District
4.   Trees – Natural Systems
5.   Safe Streets
6.   Multi-Modal Infrastructure
7.   Maintenance: Public & Private Structures
8.   Housing Diversity – Specific Locations
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4. Future Resilience



4. Future Resilience

Birmingham should:
1.  Expand Housing Options
2.  Incubate Civic Organizations
3.  Expand Business Diversity

The Birmingham Plan · Future City Vision · February 12, 2020  DPZ GIBBS MCKENNA



4. Future Resilience

Birmingham should:
1.  Expand Housing Options
2.  Incubate Civic Organizations
3.  Expand Business Diversity
4.  Expand Walkable Destinations: Civic-Commercial
5.  Expand Mixed-Use: Live-Work - Recreational
6.  Improve River Rouge Watershed
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4. Future Resilience

Birmingham should:
1.  Expand Housing Options
2.  Incubate Civic Organizations
3.  Expand Business Diversity
4.  Expand Walkable Destinations: Civic-Commercial
5.  Expand Mixed-Use: Live-Work - Recreational
6.  Improve River Rouge Watershed
7.  Maintain Tree Canopy – Natural Systems
8.  Reduce Environmental Impacts 
9.  Seek City-Wide Input
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Civic Destinations
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Neighborhood Destinations
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Civic Destinations
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Civic Destinations



Engagement Snapshot



Methods Thus Far
MEETINGS

1. Interviews
2. Roundtable Discussions
3. Week-Long Charrette
4. Three-Day Drop-In Clinic
5. Commission and Planning Board

The Birmingham Plan · Future City Vision February 12, 2020   DPZ GIBBS MCKENNA

SURVEYS AND OPEN-ENDED SOLICITATION

1. Three Online / Hard Copy Surveys
2. Comment Submittal on Website

TheBirminghamPlan.com

http://thebirminghamplan.com/


Public Input On Premise 1

“The region is becoming poly-centric”
• Desire increased housing attainability
• Desire ability to relocate within Birmingham
• Participants want local links to regional 

systems
• Environmental / ecological sustainability 

leadership a consistent theme
• Desire better regional transit
• Desire regional bicycle network
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Public Input on Premise 2
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“Birmingham should continue to define 
and support its neighborhoods and 
mixed-use districts”

Neighborhoods
• Consistent feeling that social fabric has 

eroded
• Proposed neighborhood boundaries mostly 

accurate (many don’t associate with 
existing boundaries)

• Desire more clarity concerning 
neighborhood association roles

• Concern regarding infill housing 
development

• Concern regarding unimproved streets and 
flooding



Public Input on Premise 2
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“Birmingham should continue to define 
and support its neighborhoods and 
mixed-use districts”

Mixed-Use Districts
• Desire for more local resident-focused 

retail offerings
• Consistently supported 
• Some intensity concerns (congestion in 

Lower Rail, for ex.)
• Further study required for Triangle District 

public parking investment
• Majority surveyed believe City should 

intensify or stay at current intensity, rather 
than reduce in intensity



Public Input on Premise 3
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“Birmingham should build upon its’ 
successes”

• 98% of survey respondents think Birmingham is a 
great (74%) or decent (24%) place in which to live

• Strong majority of survey respondents feel 
neighborhoods getting better or not changing

• Age and family diversity broadly supported
• Parks supported
• More diverse housing options supported under 

specific circumstances, conditions
• Streets perceived to be safe (97%)



Public Input on Premise 4
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“Birmingham should focus on its’ future 
resilience”

• Desire to retain age and family diversity to 
support schools and other services

• Lead service lines, unimproved streets are 
funding priorities

• More input, specific proposal needed on senior 
center investment

• Great majority of survey respondents supported 
greater leadership by City on sustainability 

• Residents want their input to be channeled 
through greater publicity of engagement 
opportunities and at neighborhood association 
level
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Survey #3 Results



Respondents

Mostly older age brackets Mostly non-family households Mostly long-term residents



Funding Priorities

#2 Unimproved Streets

#3 Parks

#4 Infrastructure Maint.

#5 Public Parking

#6 Pedestrians

#7 Rouge Trails & Nature

#9 Haynes Square

#8 Maple & Woodward

#10 Downtown Streets

#11 Triangle District Streets

#12 Rail District Streets

#13 Senior Center

#14 Farmers Market

#15 Civic Events

#16 Cyclists

#17 Energy Efficiency

#1 Lead Service Lines



Senior Center Investment
Aggregate

By Age By District

Support increases by age with many undecided. 
A more specific cost proposal is needed.



Senior Center Location
Aggregate

By District

While there is a preference for its current location, 
data generally shows that people prefer a senior 
center be located nearby.



Neighborhood
Boundary Accuracy

Aggregate

By District

Generally the neighborhood boundaries are 
drawn accurately, with not that many feeling 
these boundaries should not be redefined. A 
few require a second look, having fewer 
responses of overall accuracy, including 
Derby, Torry, and Barnum. Additionally some 
name-related comments were received.



Regulating
Housing Character

Aggregate Degree of Regulation

Aggregate Scope of Regulation

Generally pro-
adjustments to 
regulation with a 
preference for 
specific scope (by 
neighborhood). 
This is reflected in 
response analysis 
of the degree of 
regulation sorted 
by neighborhood.



Accessory
Dwelling Units

Aggregate Scope of Allowance

Aggregate Location, in my neighborhood?

Generally pro-ADU 
with a preference of 
by-neighborhood 
regulation. Still 
quite a few 
undecided in their 
own neighborhood. 
May require design 
standards or a pilot 
program.



Larger Homes
Aggregate

Split opinion as to 
whether larger 
homes should be 
allowed at all, 
anywhere, or limited 
to specific locations.



Growth Accommodation
Aggregate

By District

Most respondents support accommodating 
growth between downtown and neighborhood 
seams. Support is for somewhat less growth 
than has been projected.

All None



Neighborhood Seam
Accuracy

Aggregate

By District

Generally the 
neighborhood seam 
locations are drawn 
accurately, with some 
minor refinements to 
consider. A few 
require a second look, 
having somewhat 
fewer responses of 
overall accuracy, 
including Derby, 
Kenning, and 
Birmingham Farms.



Directing Growth to
Neighborhood Seams

Aggregate

By District

There is generally support for growth within 
neighborhood seams, but only along with 
specific design standards to ensure 
compatibility with the surrounding 
neighborhood. This reflects numerous 
discussions in person.



Commercial
Destination Accuracy

Aggregate

By District

Generally the 
neighborhood 
boundaries are drawn 
accurately, with not that 
many feeling these 
boundaries should not 
be redefined. A few 
require a second look, 
having fewer responses 
of overall accuracy, 
including Derby, Torry, 
and Barnum. 
Additionally some 
name-related comments 
were received.



Incentives for
Neighborhood Retail
Whether the City should provide incentives 
for neighborhood-serving retail services 
resulted in a significant number of undecided 
responses. The question may require further 
study by the Planning Board to consider the 
types of incentives that may be offered, and 
determining support for various options via 
topic-specific polling.



Neighborhood
Parking Rules

Aggregate

By District

There is generally 
support for changes 
to parking rules within 
neighborhoods. 
Overall people are 
split between the 
proposed options, 
with some more clear 
results on a per-
neighborhood basis.



Selling Neighborhood
Permits

Aggregate

By District

Around 48% of respondents do not want to 
sell neighborhood parking space permits in 
areas of high spill-over. Some comments 
suggested that more should be spent on 
parking facilities, along with higher support for 
spending on parking facilities. Given the 
undecided responses, this strategy may be a 
consideration to revisit in the future after 
other investments in municipal parking.



Triangle District Parking
Aggregate

By District

General support to invest in public parking 
within the Triangle District, however the 
amount of investment needs to be further 
studied. At a minimum, there is support for 
investment to encourage private development 
in the district, but less support for full public 
parking investment.



Decision Making
Generally the feedback suggests that change 
is desired. This question allowed multiple 
options to be selected, with the majority 
preferring regular resident polling and 
information sharing through neighborhood 
associations.
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