
 

  
 

Memorandum 
 

Date: March 3, 2026 

To: Downtown Design Review Committee 

From: Kristen Gundersen, Planning and Community Development Director 

Subject: 
108 W Front Street – Proposed changes – Replace front access door, replace 
side window, remove rear window and install overhead door access, install 
new signage on front of building 

____________________________________________________________________________________________ 

Background  

The one-story brick commercial building located at 108 W Front Street is in the D Downtown District.  
The irregularly shaped parcel was purchased by 2nd and Main Inc in September 2025.  The agent for 
the corporation is the property owner listed in the application. The property owner approached the 
City Commission regarding a boundary adjustment to create a rectangular parcel rather than a flag 
lot.  On March 23, 2026, the City Commission agreed to the boundary adjustment which will allow 
the creation of an outdoor patio at the rear of the building. 

A building permit for the interior remodel of the existing building was issued in December 2025.  The 
permit allows for the remodel and rehabilitation of the building from office space to food service.  
Work has been taking place at the property since the building permit was issued.   

While working on the building additional changes are now being proposed.  With the exception on the 
signage request, city staff cannot administratively approve the requests per Section 71-36.H.2 of the 
Unified Development Code (UDC) adopted in late 2025.  The applicant has completed the required 
application which includes the standards for review.  Following is a brief description of the proposed 
changes: 

1. Western elevation (facing post office) - removal and replacement of an existing window; 

2. North elevation (rear) - removal of an existing window and installation of an overhead door; 
replacement of an existing access door and removal of enclosed window space with new 
window and installation of a deck/patio and ADA ramp; 

3. North elevation (rear) - installation of an open, unenclosed patio at the rear of the building; 

4. Southern elevation (front) - removal and replacement of the existing access door; 

5. Painting of exterior of building; 

6. Installation of exterior wall sign facing West Front Street.  Based on Sections 71-36.G.2.a, b, and 
d city staff can approve the signage request and have suggested improved exhibits be provided 
clearly showing the signage will not cover the brick detail work associated with the recessed 
area located above the windows. 

 

 



 
 

 
 

Memorandum 
 

Standards for Review 

Section 71-36.H of the Unified Development Code does not specifically state the standards for 
review by the Committee.  There is a reference to the Downtown Design Standards.  This document 
was adopted by the City Commission in December 2007.  While preparing the application, staff 
incorporated the seven points associated with building design in addition to the five criteria that staff 
can review for administrative approval.  The Secretary of the Interior’s Standards for Rehabilitation 
ten points were not incorporated into the application.   

For this meeting, staff have attached the 2007 Design Review Standards along with the Section 71-
36.H of the Unified Development Code for review. 

Please note the 2007 Design Review Standards references changes to the previous Zoning Ordinance 
and the C-3 Central Business District.  This language is no longer valid.  The C-3 District is now called 
the D Downtown District and there were no changes to the boundaries. Going forward, the language 
found in the UDC is followed until it is modified by public hearing before the Planning Commission 
with recommendation made to the City Commission and adoption of an amending ordinance and 
two public hearings.   

With the adoption of the Unified Development Code, the vote of the Committee is not forwarded to 
the Planning Commission for final action.  However, the UDC does not reference an appeal process.   

Action 

Have the applicant review the application, ask questions and deliberate the request while reviewing 
the 2007 Design Review Standard before making a motion can be made and voted on.  If necessary, 
each individual request can be voted on separately. 

 

Attachments 

1. Location Map, Zoning Map and Site Photographs. 

2. 2007 Design Review Standards and Section 71-36.H of the Unified Development Code. 

3. Application with supplemental information 

4. Historical photographs and written documents provided by Committee member 

 



Location Map - 108 W Front Street 

83 ft



Zoning Map – 108 W Front Street 

Kristen Gundersen
Pencil



108 W Front Street 

 

View looking north from West Front Street 

 

View looking northeast from West Front Street 



 

View looking west from N. Oak Street 

 

View looking south from alley 
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Definitions 

City of Buchanan, Michigan 
Downtown Business District 
Building Design Standards 

A. Appearance. The outward aspect of a building structure or site visible to the public. 
B. Appropriate. Sympathetic, or fitting, to the context of the site and the whole 

community. 
C. Appurtenances. The visible, functional objects accessory to and part of the building. 
D. Architectural concept. The basic aesthetic idea of a building or group of buildings or 

structures, including the site and landscape development, which produces the 
architectural character. 

E. Architectural feature. A prominent or significant part or element of a building, 
stmcture, or site. 

F. Architectural style. The characteristic form and detail, as of buildings of a particular 
historic period. 

G. Central Business District. The area designated on the adopted Buchanan Master Plan 
as the Central Business District. 

H. Character. The combination of traits which~ when considered together, distinguish 
specified land and/or development from other specified land and/or development. 
In assessing character, the following may be considered, along with any other 
expressly identified factors: 

1. Percentage of a lot(s) covered by structures and other impervious 
improvements 

n. Type or style of structure{s) 
m. Traffic flow and pattern, and the relationship of traffic to pedestrian 

and vehicular thoroughfares 
iv. Density of land use 
v. Intensity of uses 

I. External design.feature. The general arrangement of any portion of a building, sign, 
landscaping, or structure and including the kind, color, and texture of the 
materials of such portion and the types of roof, windows, doors, lights, attached 
or ground signs, or other fixtures appurtenant to such portions, as will be open to 
public view from any street, place, or way. 

J. Fenestration. The arrangement of windows and doors in a building. 
K. Graphic element. A letter, illustration, symbol, figure, insignia, or other device 

employed to express and illustrate a message or part thereof. 
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Design Guidelines 

Goals: 

• Preserve and protect existing historical structures 
• Prese·rve, protect, and reinforce the context of historic structures and land 

development patterns within the Downtown District by encouraging 
design, construction, and maintenance of all new buildings, additions, 
additions, and alterations to be in harmony with the character of existing 
historic architecture. 

• Encourage new buildings that, while reflecting the traditions and 
character ofhistoric buildings, are in themselves high quality designs 
which harmonize without imitating an earlier style or period. 

• Protect and enhance historic areas to attract residents and visitors and to 
serve as a support and stimulus to business and civic pride. 

• Insure that when rehabilitating a building, the property is returned to a 
state of utility through repair or alteration, which makes possible an 
efficient use, while preserving those portions and features of the property 
which are significant to its historic, architectural, and cultural values. 
The Secretary of the Interior's Standards for Rehabilitation and 
Guidelines for Rehabilitating Historic Buildings shall form the basis for 
review of proposed projects in the Downtown District. 

• Assist applicants by providing design guidelines and advice on general 
historic preservation approaches. 

Expectations: 

Fa9ade improvements will generally meet the recommended architectural 
improvements as outlined in the 1992 Downtown Development Plan (Camiros). 
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Architecture: 

• Different architectural styles are encouraged. Any style should be 
complimentary to its surroundings. 

• Architectural styles must be harmonious with existing architecture and 
respect the period of architecture representing the development of the 
City of Buchanan. 

• Architectural styles preceding establishment of the buildings in Buchanan 
shall be discouraged. 

Massing: 

• Fa9ade proportions (ratio of width to height) should be similar to those of 
surrounding buildings. 

• Large structures shall be developed using varied masses to create the 
appearance and character of smaller pedestrian-oriented structures. 

• Massing of new or additions to existing structures shall not be 
disproportional to adjacent structures or the majority of structures on the 
same block. 

Roofs: 

• Various types of roof forms are encouraged. Roof shapes shall be 
respectful of adjacent structures and not detract from or infringe upon 
significant features of existing properties. 

• Generally visible roof materials should give the appearance of seam 
metal, slate shingle, tile shingle, architecturally dimensioned fiberglass 
shingle, or painted corrugated metal. 
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Materials: 

• Materials and use of materials should be compatible with those used in 
adjacent structures as applicable. Integration of individual details and the 
design as a whole is encouraged. 

• Materials should give th.e appearance of brick, stucco, tile, and various 
stones if appropriate to the style of the structure. 

• Materials that give the appearance of vinyl siding, aluminum siding, 
plywood, pressboard siding, corrugated metal, and concrete masonry 
without an applied finish are generally inappropriate for downtown 
Buchanan. 

Doors and Windows: 

• Where appropriate, existing doors and window openings shall be 
retained. New openings in existing structures shall be proportional to 
established patterns of fenestration. If closure of existing openings is 
necessary, such work shall be accomplished without creating a major 
detraction from the original appearance of the building. 

• Height to width ratios of openings should be harmonious with the 
neighboring structures. 

• The pattern established by the relationship of openings and surrounding 
wall area should respect the neighboring structures. The percentage of 
glass to wall should approximate that of neighboring structures. 

• Replacement windows and doors should fit existing openings and be 
consistent with existing trim and other features of the structure. 
Replacements should duplicate the appearance of the original with 
respect to design, size, proportion, reflective qualities, and profile. 

• Windows and doors which have mullions should be of true divided light 
or equivalent, as opposed to snap-on. 

• Glass should be clear or lightly tinted, allowing for two-way visibility. 
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Signs and Awnings: 

• Signs and awnings shall comply with the City of Buchanan Sign 
Ordinance. 

• Signage shall not detract from, destroy, or obscure the significance of 
prominent architectural features of buildings within the district. 

Demolition: 

• Approval of projects involving demolition shall give consideration to the 
contribution of the structure or parts of the structure to its immediate 
surroundings and to the overall character of the district, the historical 
importance of the building, and the building's structural condition. 
Demolition in part or whole shall be permitted if the demolition does not 
detract from the district, the structure is a hazard to the public health, 
safety, or welfare and is beyond repair, or the economic feasibility of 
repair is extreme. Documentation of economic feasibility shall be clearly 
illustrated in the application for review. 
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The Secretary of the Interior's Standards for Rehabilitation 

l. A property shall be used for its historic purpose or be placed in a new use that 
requires minimal change to the defining characteristics of the building and its site and 
environment. 

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

3. Each property shall be recognized as a physical record of its time, place, and use. 
Changes that create a false sense of historical development, such as adding 
conjectural features or architectural elements from other buildings, shall not be 
undertaken. 

4. Most properties change over time; those changes that have acquired historic 
significance in their own right shall be retained an.cl preserved. 

5. Distinctive features, finishes, and construction techniques or examples of 
craftsmanship that characterize a property shall be preserved. 

6. Distinctive historic features shall be repaired rather than replaced. Where the severity 
of deterioration requires replacement of a distinctive feature, the new feature shall 
match the old in design, color, texture, and other visual qualities and, where possible, 
materials. Replacement of missing features shall he substantiated by documentary, 
physical, or pictorial evidence. 

7. Chemical or physical treatments, such as sandblasting, that cause damage to historic 
materials should not be used. The surface cleaning of structures, if appropriate. shall 
be undertaken using the gentlest means possible. 

8. Significant archaeological resources affected by a project shall be protected and 
preserved. If such resources must be disturbed. mitigation measures shall be 
undertaken. 

9. New additions. exterior alterations, or related new construction shall not destroy 
historic materials that characterize the property. The new work shall be differentiated 
from the old and shall be compatible with the massing, size, scale, and architectural 
features to protect the historic integrity of the property and its environment. 

10. New additions and adjacent or related new construction shall be undertaken in such a 
manner that if removed in the future, the essential form and integrity of the historic 
property and its environment be unimpaired. 
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ARTICLE XI 

C - 3 CENTRAL BUSINESS DISTRICT 

Section 11 .04 -Alteration, Site, and Fa9ade Plan Required 

A. Prior to any exterior aesthetic or cosmetic alteration (siding, paint, windows, or any 
exterior work that does not require a building permit) on any building located in the C-3 
Central Business District, the building owner or occupant must obtain a Zoning 
Compliance Permit from the Zoning Administrator. The zoning Compliance Permit 
application shall include a building fa9ade plan pursuant to Article XXII, Section 22.03. 
The plan must contain schematics and photos or drawn rendering of the proposed 
alterations with applicable color sample attached. The Design Review Committee will 
determine if the applicant's plan conforms to the approved Downtown Design Standards. 
If not, the applicant will be required to amend the plan and resubmit the plan approval by 
the Design Review Committee. Failure to comply with the Downtown Design Standards 
will result in rejection of the applicant's plan and any alteration will be prohibited. 

B. Prior to the issuance of a building permit in the C-3 Central Business District for any new 
construction or for the remodeling of any existing building or structure which will involve 
the exterior fa9ade or other exterior surface in any way, the Zoning Administrator shall 
cause the application including a site and a fa9ade plan prepared pursuant to the 
provision of Article XXII, Section 22.05 to be submitted to the Design Review Committee 
for review and determination of compliance with the approved Downtown Design 
Standards for the Central Business District. The Design Review Committee shall notify 
the applicant concerning any features and colors inconsistent with the approved 
standards. Any proposed new construction or remodeling of any existing buildings found 
to be inconsistent with the standards for the district by the Design Review Committee 
shall be disqualified for any incentive offered by the City or Downtown Development 
Authority. The applicant's proposal shall be rejected and no building permit issued until 
the site and fa9ade plan are in conformance with the approved Downtown Design 
Standards and the plan approved by the Design Review Committee and the Plan 
Commission. 

Approved by Plan Commission 11 -13-2007 
Approved by City Commission 12-10-2007 



 

302 Redbud Trail North  
Buchanan, MI  49107 

Tel: (269) 695-3844 
Fax: (269) 695-4330 

 

 
www.cityofbuchanan.com 

 

Downtown Design Review Application 
Please print legibly. All portions must be completed. Do not leave any section blank, use N/A.  
Incomplete forms will be returned.  If additional space is needed, please use additional sheets of 
paper. Return to the Planning and Community Development at City Hall. 

Property Information 

Property Address: _______________________________________________________________ 

Tenant Name: __________________________________________________________________ 

Property Code Number(s) (Tax Number): 11-58-_______________________________________ 

Description of proposed work: _____________________________________________________ 

_____________________________________________________________________________ 

_____________________________________________________________________________ 

_____________________________________________________________________________ 

_____________________________________________________________________________ 

 

Applicant Information 

In case the applicant is not the property owner, written permission from the property owner is 
required. 

Applicant: ____________________________________________________________________ 

Contact Person: ________________________________________________________________ 

Mailing Address: ________________________________________________________________ 

City: __________________________ State: _______________ Zip Code: ___________ 

Telephone Number: ____________________ Emergency Number: ____________________ 

E-mail Address: _________________________________________________________________ 

Tenant Name: _________________________________________________________________ 

Contact Person: ________________________________________________________________ 

Mailing Address: ________________________________________________________________ 

City: __________________________ State: ________________ Zip Code: ___________ 

Telephone: ____________________ E-mail Address: ___________________________________ 

108 West Front Street

Dustin Jankoviak

7250-0003-01-5

-Install Signage front of building

-Painting of building exterior

-Rear "clearview" overhead door 8� x 10�

-Replace both exterior door units with energy efficient 36'' wide

-Install updated energy efficient windows

Dan Carlson

Dan Carlson

408 West Front St

Buchanan MI 49107

269-903-8865

abandonedrelik@gmail.com

Brick & Bloom

Dustin Jankoviak

816 Totomee lane

Niles MI

269-362-7434
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Name of Property Owner/Management Company: ___________________________________ 

Contact Person: ________________________________________________________________ 

Mailing Address: ________________________________________________________________ 

City: ______________________ State: ________________ Zip Code: ________________ 

Telephone: _____________________ E-mail Address: _____________________________ 

Architect or Design Professional: _________________________________________________ 

Mailing Address: ________________________________________________________________ 

City: ______________________ State: ________________ Zip Code: ________________ 

Telephone: _____________________ E-mail Address: _____________________________ 

Site Information 

Type of work proposed: Exterior building alteration: ____ New construction/addition: _____ 

Current use of property (office, retail): ________________________________________________ 

What are the dimensions of the property? _____________________________________________ 

What is the overall length of the building facing the street? ________________________________ 

What is the width of the tenant space facing the street? ___________________________________ 

What is the height of the building? ____________________________________________ 

Building Design Standards – Downtown Design Standards 2007  

Prior to answering the following statements, please review the Downtown Design Standards 
document dated 2005 – 2007 consisting of definitions, design guideline goals and expectations, 
seven key design categories and the Secretary of the Interior’s Standards for Rehabilitation. 

In some instances, the categories may not apply, please why the statement does not apply, for 
example “no change to the existing roof line.” 

If additional written comments are needed, please use additional sheets of paper. 

 

1. Architecture: Explain how the design is complimentary, harmonious and respects the period 

architecture. 

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________ 

Brick and Bloom

Dustin Jankoviak

816 Totomee lane

Niles MI

269-362-7434

600 W. Cermark Rd. Unit 3C

Chicago IL 60616

847-763-1692

x

Assembly

74'10'' x 30'

30'

N/A

15'6''

The architectural changes/modifications are more in an effort to afford

easier accessibility than actually changing the look or historic value of

the building.  The doors will be in like kind to what we see in many of

the historic downtown buildings in Buchanan.  Single LOW E glass panel with

proportunate rail and style dimensions, with larger lower rail.

Kevin Barker
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2. Massing: Explain how the modified or new façade proportions have been designed to be 

similar to surrounding buildings. 

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________ 

3. Roofs: Explain how the roof is respectful of adjacent buildings and does not detract from the 

building. 

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________ 

4. Materials. Explain and provide detailed information regarding exterior façade materials. 
Materials having the appearance of aluminum, pressboard or vinyl siding, plywood, concrete 
masonry without an applied finish are generally inappropriate. 
________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________ 

5. Doors and Windows.  Explain how new openings are proportional and harmonious with the 
surrounding buildings. Replacement of doors and windows should maintain original opening 
size and be consistent with original material found on the building at time of construction. 
________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________ 

6. Signs and Awnings. Explain how the sign or awning comply with the regulations found in the 
Unified Development Ordinance (zoning ordinance) and do not detract from significant 
architectural details on the building. 
________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________ 

This building is in close proximity to a variety of buildings.  Including

the Ross Sanders House, Post office, ATT building, and the old teen

center building.  Painted brick, natural brick and stone, warehouse

style buildings as well as some residential.

NA

Black painted aluminum frame doors, rot resistent jambs...historic in

appearance, size and scale.  Clear view black aluminum frame overhead door

Steel and masonry opening…Anderson 400 series replacement windows 

aluminum clad exterior, wood painted interiors.

New Door openings are proposed to be widened to 36'' keeping the

original historic heights and widths in brick.  Overhead door at rear will serve as an

access point to a future deck/patio as well as to get larger equipment

Pre-existing awning has been removed, and a sign is being proposed

to be added to the architectural brick embellishments just above the

historic transom glass.

Into the building.  (Non-Primary facade)
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7. Demolition.  Explain why the building or a portion of the building needs to be demolished. 
________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________ 

Administrative Approvals.  Section 71-36.H Downtown Applications. If the following criteria are 
met, city staff may approve the request.  

H.2.a The work does not involve the addition or removal of architectural features that 
define the character of the building, including but not limited to cornices, transoms, storefront 
configurations, or decorative masonry.  

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________ 

b. The work is consistent with the City of Buchanan Downtown Design Standards, 
including any applicable design guidance or previously issued staff interpretations. 

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________ 

c. The work is located on a non-primary façade or is minimally visible from the public 
right-of-way, unless the proposed materials and design match the existing conditions. 

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________ 

 

 

Demolition that has occurred and brick repair has been in an effort to

further preserve the historic qualities of the building.

All decorative masonry to remain including transom details, we would be

adding a transom back in above rear door that has been boarded shut.

Wall mounted AC unit to be removed and window opened back up east of doorway

Overhead door locagted to the west closest to the PO

Original brick openings and have been preserved, where necessary lintels

will be repaired/replaced

The proposed windows for the west side facing PO as well as the rear have

previosly approved for other historic buildings downtown.  201 East Front

Second story rectangular Anderson 400 series windows&consistent in size

and scale to the original historic windows.

Rear exit door, replacement windows and overhead door (non primary facade)
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d. The work is limited to repainting, signage, awning replacement, lighting, window or 
door replacement of the same size and material, or similar minor treatments. 

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________ 

e. The proposal does not require interpretation of discretionary design guidance or 
involve requests for exception to adopted standards. 

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________

________________________________________________________________________ 

Supplemental Information 

Site Plan.  Required if expanding the existing or decreasing the overall square footage of the 
building or adding an awning, information drawn to scale and with dimensions, containing the 
following information: 

a. North arrow identified.  
b. Property lines or boundaries of the parcel in question.  
c. Footprint of the existing and/or proposed building with distances to parcel lot lines.  
d. Show all other major property improvements which could affect the design such as parking 

lots, driveways, landscape area, signage or awnings.  There is a thirty (30) foot clear site 
line for items more than 30” in above grade as measured by the intersection of the streets 
and line drawing between the two street lines. See Figure 71-B Clear Site Lines of the 
Unified Development Ordinance. 

e. Show location and description of any easements located on the property. 

Exterior Facade Drawings must be drawn to scale with dimensions, containing the following: 

a. Show the dimensions of the width and height of the building on facades visible. 
b. Show existing and proposed improvements to visible facades. 
c. Show the dimensions of existing and proposed windows and doors. 
d. Show the dimensions from grade to the top of all signs. 
e. Show placement of any proposed signage and/or exterior lighting with distances from 

ground to bottom of improvement and overall height of improvement. 
f. For new or expanded buildings include the outline and window placement of adjacent 

buildings where changes are taking place. 
g. Include photographs of the adjacent buildings. 
h. Include accurate information regarding proposed colors to be used. 
i. Superimpose the proposed improvements onto the building 

  

With exception of the overhead door, and the double window that is currently

boarded shut, all other openings for windows/doors will remain the same without

There are no design changes to primary facade, the changes at rear do not

require interpretation of discretionary design guidance

masonry/cosmetic modification









Rendering – 108 W Front Street 
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108 W Front Street – Proposed site plan with new deck and ramp at rear of building and 
depicting boundary adjustment to be completed 

 



Brick and Bloom Proposed Rear ElevationBrick and Bloom Existing Rear Elevation

Proposed changes to rear of building.  Windows to left of door are currently boarded up
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Proposed New Deck at Rear of Building - Extending approximately 24 feet from rear of building and including ADA ramp 
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