€ BIRMINGHAM

Agenda
Board of Zoning Appeals Regular Meeting
Tuesday, January 13, 2026 - 7:30 PM
151 Martin Street, Birmingham, MI
City Commission Room 205

1. CALL TO ORDER

2. ROLL CALL

3. ANNOUNCEMENTS

4. APPROVAL OF THE MINUTES

a) December 9, 2025 Minutes

5. APPEALS
Address Petitioner Appeal | Type/Reason

655 Hawthorne Nick Freund 25-31 Dimensional
236 Pleasant Victoria Pollcicchlo 26-01 Dimensional
952 Brookwood Taylor Calero 26-03 Dimensional
350 Shirley Jason Scott 26-04 Dimensional
550 S Glenhurst Mark Pytiak 26-05 Dimensional
6. CORRESPONDENCE

7. GENERAL BUSINESS

8. OPEN TO THE PUBLIC FOR MATTERS NOT ON THE AGENDA

9. ADJOURNMENT

City boards and committees meet in person, and most have a virtual option available to the public. Members
of the public may attend the Board of Zoning Appeals meeting in person at Birmingham City Hall or attend
virtually.

Link to Access Virtual Meeting: https://zoom.us/j/963 4319 8370
Telephone Meeting Access: 877 853 5247 US Toll-free
Meeting ID Code: 963 4319 8370

City Hall is open to the public during regular business hours, Monday through Friday from 8 a.m. — 5 p.m. The

Page 1 of 116


https://zoom.us/j/963%204319%208370

Police Department lobby entrance on the east side of City Hall on Pierce Street operates as the after-hours
public entrance.

Individuals requiring assistance to enter the building should request aid via the intercom system at the parking
lot entrance gate on Henrietta Street.

Persons who require mobility, visual, hearing, or other assistance for effective participation in this public
meeting should contact the City Clerk’s Office at (248) 530-1880, or (248) 644-3405 (TDD) at least one day
before the meeting to request help.

Las personas con incapacidad que requieren algun tipo de ayuda para la participacion en esta sesion publica
deben ponerse en contacto con la oficina del escribano de la ciudad en el nimero (248) 530-1800 o al (248)
644-3405 (para las personas con incapacidad auditiva) por lo menos un dia antes de la reunién para solicitar
ayuda a la movilidad, visual, auditiva, o de otras asistencias. (Title VI of the Civil Rights Act of 1964)

Title VI

Persons with disabilities that may require assistance for effective participation in this public meeting
should contact the City Clerk’s Office at the number (248) 530-1880, or (248) 644-3405 (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 algun tipo de ayuda para la participacion en esta sesion
publica deben ponerse en contacto con la oficina del escribano de la ciudad en el nimero (248) 530-
1800 o al (248) 644-3405 (para las personas con incapacidad auditiva) por lo menos un dia antes de
la reunion para solicitar ayuda a la movilidad, visual, auditiva, o deotras asistencias. (Title VI of the
Civil Rights Act of 1964)

The public entrance during non-business hours is through the police department at the Pierce Street
entrance only. Individuals requiring assistance entering the building should request aid via the
intercom system at the parking lot entrance gate on Henrietta Street

La entrada publica durante horas no habiles es a través del Departamento de policia en la entrada
de la calle Pierce solamente. Las personas que requieren asistencia entrando al edificio debe solicitar
ayudan a través del sistema de intercomunicacién en la puerta de entrada de estacionamiento en la
calle de Henrietta
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DRAFT

Birmingham Board Of Zoning Appeals Minutes
December 9, 2025
City Commission Room
151 Martin Street, Birmingham, Michigan

1. CALL TO ORDER AND PLEDGE OF ALLEGIANCE

Minutes of the regular meeting of the City of Birmingham Board of Zoning Appeals ("BZA") held on
December 11, 2025. The meeting was convened at 7:30 p.m.

2. ROLL CALL

Present: Chair Erik Morganroth; Board Members Kevin Hart, Carl Kona, Richard Lilley, John
Miller, Ron Reddy; Alternate Board Member Donald Rogers

Absent: Vice Chair Jason Canvasser; Alternate Board Member Susan Shacket

Staff: Building Official Zielke; City Planner Aldred-Arens, Planning Director Dupuis, City
Transcriptionist Eichenhorn, Assistant Building Official Erickson, Assistant Building
Official Morad

3. ANNOUNCEMENTS

Announcements may be found in the evening’s agenda packet.

4. APPROVAL OF THE MINUTES OF THE BZA MEETINGS OF OCTOBER 28, 2025

Motion by Lilley
Seconded by Kona to approve.

Motion carried, 7-0.

VOICE VOTE

Yeas: Rogers, Morganroth, Hart, Miller, Lilley, Kona, Reddy
Nays: None

5. APPEALS

1) 1061 Forest
Appeal 25-28
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DRAFT

Mr. Hart noted his recusal from this case due to a business relationship, and exited the room.

ABO Morad presented the item, explaining that the owner of the property known as 1061 Forest
was requesting the following variances to construct an addition on the rear of the home. The
proposed addition will be attached to the rear of the home and connected to the existing detached
garage:

A. Chapter 126, Article 2, Section 2.06.2 of the Zoning Ordinance requires a minimum
rear yard setback of 30.00 feet. The existing is 52.50 feet. The proposed is 9.80 feet.
Therefore, a variance of 20.20 feet is being requested.

B. Chapter 126, Article 4, Section 4.61(A) A corner lot which has on its side street an
abutting interior residential lot shall have a minimum setback from the side street equal to
the minimum front setback for the zoning district in which such building is located. A
covered porch and stairs is being proposed. The required setback is 29.50 feet the
proposed is 21.50 feet. Therefore, an 8.00 feet variance is being requested.

Staff answered questions from the Board.

John Van Brouck, representative for the appellant, reviewed the letter describing why these
variances were being sought. The letter was included in the evening’s agenda packet.

Board members raised the following points during discussion:
e It is generally expected that a design would remain within the building envelope when
creating a home with an attached garage.

Motion by Miller

Seconded by Reddy with regard to A. Appeal 25-28, Chapter 126, Article 2, Section
2.06.2 of the Zoning Ordinance requires a minimum rear yard setback of 30.00 feet.
The existing is 52.50 feet. The proposed is 9.80 feet. Therefore, a variance of 20.20
feet is being requested; and B. Chapter 126, Article 4, Section 4.61(A) A corner lot
which has on its side street an abutting interior residential lot shall have a minimum
setback from the side street equal to the minimum front setback for the zoning district
in which such building is located. A covered porch and stairs is being proposed. The
required setback is 29.50 feet the proposed is 21.50 feet. Therefore, an 8.00 feet
variance is being requested.

Mr. Miller moved to approve variances A and B and tied approval to the plans as
submitted. Due to the unique conditions of the lot and the structures that were
relocated on it, this would not set a precedent. The front and side yard designations
make it very challenging to improve this property. The provisions of the zoning
ordinance, if strictly applied, would unreasonably prevent the property owner from
using the property in a reasonable way. This would also result in an unnecessary
hardship. Granting these variances would still align with the spirit and intent of the
zoning ordinance. Since part of the home serves as the front for most purposes, adding
a porch to that area was a reasonable request. This would allow for substantial justice
to the property owner and the neighbors.
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DRAFT

The Chair thought it reasonable for the appellant to have a porch comparable to their
neighbors’ that would still meet front setback requirements, even though it would be
on the side of the home in this case. For the garage, different requirements exist for
attached and detached garages, and this proposal did not align with either
requirement. The desire to expand the home did not require attaching to a garage
located at a meaningful distance from the building envelope. If the home were built
new, an attached garage would not be permitted this near to the side yard. For these
reasons, the Chair could not support the motion.

Motion carried, 4-2.

ROLL CALL VOTE
Yeas: Miller, Lilley, Reddy, Rogers
Nays: Kona, Morganroth

2) 925 Larchlea
Appeal 25-29

ABO Erickson presented the item, explaining that the owner of the property known as 925 Larchlea
was requesting the following variance to construct an addition to the existing home:

A. Chapter 126, Article 2, Section 2.06.2 of the Zoning Ordinance requires that a
minimum total combined side yard setbacks to be 14.00 feet or 25% of the lot width,
whichever is larger. The required is 18.75 feet. The proposed is 13.90 feet. Therefore, a
variance of 4.85 feet is being requested

Staff answered questions from the Board.

Tammis Donaldson, architect, reviewed the letter describing why this variance was being sought.
The letter was included in the evening’s agenda packet.

Board members raised the following points during discussion:
e If the appellant were to build along the inset to conform with the setback, the roof below
would need to be redone. This would also require a variance.

Public Comment
Donna Klein opposed the proposed variance.

Motion by Hart

Seconded by Rogers with regard to Appeal 25-29, A. Chapter 126, Article 2, Section
2.06.2 of the Zoning Ordinance requires that a minimum total combined side yard
setbacks to be 14.00 feet or 25% of the lot width, whichever is larger. The required is
18.75 feet. The proposed is 13.90 feet. Therefore, a variance of 4.85 feet is being
requested.

Mr. Hart moved to approve the variance and tied approval to the plans as submitted.
He said the appellant explained the difficulties of the site and was cognizant not to
expand the footprint of the encroachment. If the second story was constructed to be
compliant with the setback the existing roof structure to the south would have to be
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DRAFT

reconstructed and would also require a variance. This proposal achieves substantial
justice for the neighborhood by not expanding the footprint beyond the extant
encroachment. It also keeps this older home viable.

Mr. Miller supported the motion, noting that this variance would bring this house into
alignment with the neighboring houses to the north and south, which both have
second floors above the garages. When this house was built in 1950, it was built
slightly out of alignment with the neighboring homes at the time.

The Chair supported the motion, concurring with his colleagues. He added that
allowing the variance creates symmetry without expanding the pre-existing non-
conformity. Requiring the second floor to be pulled back in order to comply to the
ordinance would look unusual and would not do justice to the homeowner.

Motion carried, 7-0.

ROLL CALL VOTE
Yeas: Kona, Morganroth, Hart, Miller, Lilley, Reddy, Rogers
Nays: None

3) 36977 Woodward
Appeal 25-30

CP Alred-Arens presented the item, explaining that the owner of the property known as 36977
Woodward was requesting the following variances to construct a new three story commercial
building:

A. Chapter 126, Article 2, Section 2.46.2 of the Zoning Ordinance requires that the
building facade shall be built to within 5.00 feet of the front lot line for a minimum of
75.00% of the street frontage length. The proposed building facade occupies 95.70 feet
or 61.15% of the street frontage. Therefore, a variance of 13.85% or 21.68 feet is
requested.

B. Chapter 126, Article 2, Section 4.46.4 of the Zoning Ordinance requires that the
maximum building height be no more than 42.00 feet and/or 4 stories. The proposed third
(3rd) story greenhouse structure reaches to 45.00 feet. Therefore, a variance of 3.00 feet
is requested.

Staff answered informational questions from the Board.

Jeff Klatt, architect for the appellant, reviewed the letter describing why these variances were
being sought. The letter was included in the evening’s agenda packet.

Board members raised the following points during discussion:
e Though an aesthetically-pleasing feature, the second variance request seemed to be more
of a preference for the appellant than a necessity.

e Flat detail, reducing the height of the glass area, and/or a shallower pitch might also reduce
or eliminate the need for the variance.
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DRAFT

e The variance request for the width might be appropriate given the challenges with the lot’s
shape and driveway.

e It was difficult to understand how lowering the peak of the glass greenhouse structure
would impact the HVAC or structural elements.

e The drawings seemed to indicate that the glass area would be taller than the adjacent
building area.

e Since the heights between floors and the overall height are presently somewhat flexible,
it seems it would be possible to create the glass peak at a maximum of 42 feet.

e The pitch of the glass does not need to be as steep as other materials would need to be
in order to prevent water movement and drainage.

e The new Birmingham RH Building has a similar glass feature that is less pitched.

e If the building is measured by the midpoint of the highest point of the roof, and the glass
element is considered part of a segmented the roof, the parameters of this request may
or may not change. It would be helpful to determine whether the height of the glass
feature might actually comply with the ordinance.

e If the glass element had been aligned with the front facade, it would likely have looked
architecturally and aesthetically inappropriate.

e The appellant could request that the width of the building be voted on tonight and that a
vote on the glass feature be postponed until engineering designs could provide more clarity
on the required heights and dimensions.

Motion by Kona

Seconded by Rogers with regard to Appeal 25-30, A. Chapter 126, Article 2, Section
2.46.2 of the Zoning Ordinance requires that the building facade shall be built to
within 5.00 feet of the front lot line for a minimum of 75.00% of the street frontage
length. The proposed building fagade occupies 95.70 feet or 61.15% of the street
frontage. Therefore, a variance of 13.85% or 21.68 feet is requested; and B. Chapter
126, Article 2, Section 4.46.4 of the Zoning Ordinance requires that the maximum
building height be no more than 42.00 feet and/or 4 stories. The proposed third (3rd)
story greenhouse structure reaches to 45.00 feet. Therefore, a variance of 3.00 feet is
requested.

Mr. Kona moved to approve variance A and to deny variance B. The unique shape of
the lot required special consideration. The lot has been vacant for approximately 60
years, and it was likely challenging to devise ways to develop the lot. It would be an
unnecessary hardship to deny variance A, would not be contrary to the spirit of the
ordinance to approve variance A, and granting variance A would do substantial justice
since it would allow a development on a previously vacant corner. For variance B, no
hardship necessitating the variance was demonstrated. The drawings, proposed
heights, and the overall height of the structure seemed to indicate that there would
be ways to eliminate the need for variance B which still achieving a similar space.
Denying variance B should not result in an unnecessary hardship since a similar space
could be created, should still align with the spirit and purpose of the ordinance, and
would not result in a substantial injustice.

Mr. Miller said variance B should be allowed as a minimal request that was

inconsequential to the intent of the ordinance. Variance B would allow the creation of
a reasonable and desirable feature for this gateway building. Allowing it would be a
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DRAFT

positive element for the City and for the neighborhood. He said he would support
variance A as well. For these reasons he could not support the present motion.

Mr. Hart said he did not support the present motion because he believed that the
height proposal compiled or nearly complied with the ordinance in spirit and in letter.
If one were to take the measurement from the midpoint of a gable, this would
probably be conforming or close to it. This is an important lot for the City as it is
located at an entrypoint. The ordina nce that would be varied from with variance B is
to avoid being disproportionately tall for adjacent buildings, but in this particular case
there are no adjacent buildings to the north or the west. This would be an exceptional
feature for this building and the building should be allowed to differentiate itself.

Motion carried, 4-3.

ROLL CALL VOTE
Yeas: Kona, Morganroth, Reddy, Rogers
Nays: Hart, Miller, Lilley

6. CORRESPONDENCE
Any submitted correspondence was provided to the Board and the relevant appellants.
7. GENERAL BUSINESS

8. OPEN TO THE PUBLIC FOR MATTERS NOT ON THE AGENDA
9. ADJOURNMENT

No further business being evident, the Board motioned to adjourn at 9:25 p.m.

/\3\”»\/

Jeff Zielke, Building Official Laura Eichenhorn, City Transcriptionist
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CASE DESCRIPTION

655 Hawthorne (25-31)
Hearing date: January 13, 2026

Appeal No. 25-31: The owner of the property known as 655 Hawthorne, requests the
following variance to construct an addition on the rear of the home:

A. Chapter 126, Article 4, Section 4.74(C) of the Zoning Ordinance requires that a
minimum distance between principal residential buildings on adjacent lots to be 14.00
feet or 25% of the lot width, whichever is larger. The required is 41.74 feet. The
proposed is 38.30 feet. Therefore, a variance of 3.44 feet is requested on the east
side.

Staff Notes: The applicant is seeking a variance to construct a rear yard addition to
the existing non-conforming home that was constructed in the 1940’s. Variances were
granted in both 1968 and 1987. See minutes attached.

This property is zoned R1 — Single family residential.

Andrew Erickson
Assistant Building Official
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CHAPTER 126 - ZONING

ARTICLE 8: ENFORCEMENT AND PENALTIES

8.01 The Board of Zoning Appeals

3. Variances.

a. The Board of Zoning Appeals shall hear and grant or deny requests for variances from the
strict application of the provisions of the Zoning Ordinance where there are practical
difficulties or unnecessary hardships in carrying out the strict letter of such chapter. In
granting a variance, the Board of Zoning Appeals may attach such conditions as it may
deem reasonably necessary to promote the spirit and intent of the Zoning Ordinance. The
Board of Zoning Appeals shall not grant any variance unless it first determines that:

i. Because of special conditions applicable to the property in question, the
provisions of the Zoning Ordinance, if strictly applied, unreasonably prevent
the property owner from using the property for a permitted purpose;

ii. Literal enforcement of the chapter will result in unnecessary hardship;

iii. The granting of the variance will not be contrary to the spirit and purpose of
the Zoning Ordinance nor contrary to the public health, safety and welfare;
and

iv. The granting of the variance will result in substantial justice to the property
owner, the owners of property in the area and the general public.

(EACH i-iv must be satisfied)
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CITY OF BIRMINGHAM
Community Development - Building Department
151 Martin Street, Birmingham, MI 48009
Community Development: 248-530-1850
Fax: 248-530-1290 / www.bhamgov.org
APPLICATION FOR THE BOARD OF ZONING APPEALS

Received Date: Hearing Date:
Received By: Appeal #: S
Type of Variance: Interpretation Dimensional Land Use = Sign B Admin Review
X

I. PROPERTY. INFORMATION:
Address: R ; "
i b S E;)'E‘Number. ilﬁ::;lzlnNot‘x‘mber.
Il. OWNER INFORMATION: t

Name:
Lawren Freund
e gg:emss: City: State: Zip code:

Bermengham ] 40012

Email:* :

...Tf_',...,... o Me.
lll. PETITIONER INFORMATION:

'.f;lame: Firm/Company Name:

Fround Fround and Assocates

Address: City: State: Zip code:
1750 Mapiaiawn Dr Troy - 48004

Email: Phone:

NG treunacm com 248-302- 7929

IV. GENERAL INFORMATION:

The Board of Zoning Appeals typically meets the second Tuesday of each month. COMPLETE digital applications along with supporting documents
must be submitted on or before the 12t day of the month preceding the next regular meeting. Please note that incomplete applications will not be
accepted.

To insure complete applications are provided, appellants must schedule a pre-application meeting with the Building Official, Assistant
Building Official and/or City Planner for a preliminary discussion of their request and the documents that will be required to be submitted.
Staff will explain how all requested variances must be highlighted on the survey, site plan and construction plans. Each variance request must be
clearly shown on the survey and plans including a table as shown in the example below. All dimensions to be shown in feet measured to the second
decimal point.

The BZA application fee is $750.00 for single family residential; $950.00 for all others. This amount includes a fee for a public notice sign which must
be posted at the property at least 15-days prior to the scheduled hearing date.

Variance Chart Example
Requested Variances Required Existing Proposed Variance Amount
Variance A, Front Setback 25.00 Feet 23.50 Feet 23.50 Feet 1.50 Feet
Variance B, Height 30.00 Feet 30.25 Feet 30.25 Feet 0.25 Feet
V. REQUIRED INFORMATION CHECKLIST: ;
Pl rovide the followin

Completed and signed application

Signed letter of practical difficulty and/or hardship

Certified survey

Building plans including existing and proposed floor plans and elevations

If appealing a board decision, provide a copy of the minutes from any previous Planning, HDC, or DRB board meeting

O 0 00 O0

VI. APPLICANT SIGNATURE

Owner hereby authorizes the petitioner designated below to act on behalf of the owner.

By signing this application, | agree to conform to all applicable laws of the City of Birmingham. All information submitted on this application is
accurate to the best of my knowledge. Changes to the plans are not allowed without approval from the Building Official or City Planner.

*By providing your email to the City, you agree to receive news and notifications from the City. If you do not wish to receive these messages, you may

unsubscribe at any time. —
Date: “‘/ 1’0 / 26

Signature of Owner;

Signature of Petltloner:j_z L/ (‘% W C/(/ pate: L1/ [0 (D025~

?'\

Revised 01/17/2024
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Lauren and Nicholas Freund November 10, 2025
963 Warwick St.
Birmingham, M| 48009

To the Board of Zoning Appeals:

We are attempting to add space to our historic home at 655 Hawthorne, a home in which
my grandparents lived from the early 1960’s until their deaths in 2022. My mom was raised
in this special home, and because | also grew up in Birmingham, | have been enjoying this
property since | was born. My husband and | hope to raise our three children in the same
beloved home where | celebrated a lifetime of holidays, birthdays, and spent countless
family dinners and overnights.

To create our “forever home,” Nick and | are endeavoring to maintain the aesthetic and tone
of the history of this special place, while also making more space for our large family and
bringing the house into this century. We have designed a house that maintains the existing
facade, and focuses on enlarging the back of the house toward the rear of our property.

Special Conditions Applicable to 655 Hawthorne

The property itself is unique — two pie-shaped lots on a curved corner - that present
unusual challenges. The original house is situated on an angle (in order to face the curved
street), as compared to the neighboring house which faces the street on a traditional
rectangular lot. Our property also has a fairly steep grade (a bonus growing up at the house
—agreat sledding hill!). These special conditions are not taken into consideration by the
governing ordinance, whose calculation is one-size-fits-all. Indeed, the property’s special
conditions cause the minimum required distance to a neighboring structure to be much
larger than should be required.

The Ordinance

The Zoning Ordinance in question, “Distance Between Buildings,” requires that each
residential lot shall provide a minimum distance between principal residential buildings on
adjacent lots of 14 feet or 25% of the total lot width, whichever is larger.

The Unnecessary Hardship

For our uniquely shaped property, the ordinance creates an unnecessary hardship by
requiring our structure to be further from the neighbor’s house than they are required to be
from ours. The way the “width” is calculated for the purpose of this ordinance for our
property is by dividing the cord, which is like the hypotenuse of our triangular lot (and not a
traditional width of a rectangular lot), by 0.25. The cord length is 166.96, yielding a required
distance to the neighbor’s house of 41.74 feet. (166.96 x 0.25 =41.74)
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However, our neighbor’s property, at 633 Hawthorne, using the same formula, must only be
25 feet from our proposed addition. (100 x 0.25 = 25)

Our current architectural plans place our proposed addition 38.3 feet from the neighbor’s.
To that end, we are seeking a variance of 3.44 feet for the distance between the two
structures. Accordingly, literal enforcement of the Zoning Ordinance will result in
unnecessary hardship, forcing us to build a further distance away from our neighbor than
they would need to from us.

Granting the Variance Maintains the Spirit and Purpose of the Ordinance

The granting of our variance request will not be contrary to the spirit and purpose of the
Ordinance. The homes are currently only 19.3 feet apart. Maintaining a distance of more
than 38 feet between the houses after the proposed addition is completed will not
encroach on the neighbor’s use or enjoyment of their property — the proposed addition is on
their garage side of their house and will be fully landscaped between properties. It will not
affect the property’s drainage, as both properties slope downhill to municipal property,
which includes the Rouge River.

The granting of the variance will result in substantial justice to our family and the neighbors,
as we will be greatly improving this historic home, bringing it up to code, and raising our

friendly family in the neighborhood.

Thank you for your consideration and support. We are eager to move forward with this
meaningful project!

Sincerely,

Lauren and Nick Freund
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GENERAL:

THIS BUILDING HAS BEEN DESIGNED IN ACCORDANCE WITH THE MICHIGAN RESIDENTIAL
CODE 2015. A COPY OF THE CODE BOOK SHOULD BE RETAINED BY THE BUILDER/ GENERAL
CONTRACTOR FOR REFERENCE BY THE ON SITE CONSTRUCTION PERSONAL. ALL
CONSTRUCTION SHALL CONFORM TO ALL REQUIREMENTS OF THE CURRENT CODE.

MECHANICAL SYSTEM DESIGN IS BY OTHERS. DESIGN AND INSTALLATION SHALL COMPLY
WITH CHAPTERS 12, 13. 14. 15, I. 11, 18, |. 20, 21, 22. 23, & 24 AND ALL OTHER
APPLICABLE CHAPTERS OF THE MICHIGAN RESIDENTIAL CODE 215.

PLUMBING SYSTEM DESIGN IS BY OTHERS. DESIGN AND INSTALLATION SHALL COMPLY
WITH CHAPTERS 25, 26, 21, 28, 29, 30, 31, 32t 33 AND ALL OTHER APPLICABLE CHAPTERS
OF THE MICHIGAN RESIDENTIAL CODE 2015.

ELECTRICAL SYSTEM DESIGN IS BY OTHERS. DESIGN AND INSTALLATION SHALL COMPLY
WITH CHAPTERS 34. 35, 36. 31, 38, 39, 40, 41, 42t 43 AND ALL OTHER APPLICABLE
CHAPTERS OF THE MICHIGAN RESIDENTIAL CODE 2015.

THESE NOTES ARE FOR GENERAL REFERENCE. WHERE CONFLICTS EXIST BETWEEN THESE
NOTES AND CURRENT CODES THE MORE STRINGENT REQUIREMENTS SHALL PREVAIL.
MATERIALS OR CONSTRUCTION PROCEDURES WHICH ARE PROHIBITED BY LAW OR SHALL
CAUSE A HARMFUL EFFECT TO THE NATURAL ENVIRONMENT OR TO THE HEALTH OF ANY
PERSON ON THE SITE DURING CONSTRUCTION AND/OR DURING OCCUPANCY SHALL NOT
BE USED IN THIS PROJECT.

ALL TRADES SHALL CONFORM WITH ALL APPLICABLE FEDERAL. STATE, LOCAL, AND OSHA
CODES, RULES AND REGULATIONS. IN CASE OF CONFLICT, THE MOST STRINGENT
REQUIREMENTS SHALL APPLY.

DIMENSIONS OF INTERIOR WALLS ON PLANS SHALL BE 3 1/2" (ROUGH STUD DIMENSIONS)
UNLESS OTHERWISE INDICATED.

MECHANICAL:

CATEGORY IV CONDENSING APPLIANCES SHALL HAVE AN AUXILIARY DRAIN PAN WHERE
DAMAGE TO ANY BUILDING COMPONENT WILL OCCUR AS A RESULT OF STOPPAGE IN THE
CONDENSATE DRAINAGE SYSTEM UNLESS COMPLYING WITH THE LISTED EXCEPTION OF
SECTION M 1411.3.2

AIR REMOVED BY EVERY MECHANICAL EXHAUST SYSTEM (INCLUDING BATH EXHAUSTS)
SHALL BE DISCHARGED TO THE OUTDOORS. AIR SHALL NOT BE EXHAUSTED INTO AN
ATTIC, SOFFIT, RIDGE VENT OR CRAWL SPACE.

ELECTRICAL:

BEDROOM OUTLETS - ALL BRANCH CIRCUITS THAT SUPPLY 120 VOLT. SINGLE PHASE, 15
AND 20 AMPERE OUTLETS INSTALLED IN BEDROOMS SHALL BE PROTECTED BY A
COMBINATION TYPE OR BRANCH/FEEDER TYPE ARC-FAULT CIRCUIT INTERRUPTER
INSTALLED TO PROVIDE PROTECTION OF THE BRANCH CIRCUIT UNLESS THE INSTALLATION
COMPLIES WITH ON OF THE EXCEPTIONS LISTED IN THE CODE.

CORRIDOR AND STAIRWAY LIGHTING:
ELECTRICAL CONTRACTOR SHALL PROVIDE FIXTURES WITH ADEQUATE ILLUMINATION TO
MEET THE REQUIRED FOOT CANDLE LEVELS AT FLOOR AND STAIR TREADS PER CODE.

EXTERIOR STAIRWAYS SHALL BE PROVIDED WITH AN ARTIFICIAL LIGHT SOURCE LOCATED
IN THE IMMEDIATE VICINITY OF THE TOP LANDING OF THE STAIRWAY

CONTRACTOR MAY PROVIDE ADDITIONAL FIXTURES NOT SHOWN OR RELOCATE FIXTURES
SHOWN ON THE PLAN TO MEET THESE REQUIREMENTS

THERE SHALL BE A WALL SWITCH AT EACH FLOOR LEVEL TO CONTROL THE LIGHTING
WHERE THE STAIRWAY HAS (6) OR MORE RISERS. THE ILLUMINATION OF EXTERIOR
STAIRWAYS SHALL BE CONTROLLED FROM INSIDE THE UNIT.

WINDOWS AND GLAZING:

ALL BASEMENTS GREATER THAN 200 S.F. SHALL HAVE AT LEAST ONE OPERABLE
EMERGENCY ESCAPE/RESCUE WINDOW OR EXTERIOR DOOR. GLAZING TO MEET
REQUIREMENTS OF SECTION R308 OF MICHIGAN RESIDENTIAL BUILDING CODE

ALL SLEEPING ROOMS SHALL HAVE A MINIMUM OF ONE(l) OPERABLE ESCAPE AND RESCUE
WINDOW MEETING THE REQUIREMENTS OF SECTION R-310. WINDOW CONTRACTOR SHALL
PROVIDE EGRESS HARDWARE NECESSARY TO ALLOW WINDOWS TO MEET APPLICABLE
EGRESS REQUIREMENTS.

WHERE THE OPENING OF OPERABLE WINDOWS ARE LOCATED MORE THAN 12" ABOVE THE
FINISHED GRADE OR SURFACE BELOW, THE LOWEST PART OF THE CLEAR OPENING OF THE
WINDOW SHALL BE A MIN. OF 24" ABOVE THE FINISHED FLOOR OF THE ROOM IN WHICH

THE WINDOW IS LOCATED UNLESS ONE OF THE LISTED EXCEPTIONS HAS BEEN MET
WINDOWS SHALL BE INSTALLED AND FLASHED IN ACCORDANCE WITH THE
MANUFACTURER'S WRITTEN INSTALLATION INSTRUCTIONS. WRITTEN INSTALLATION
INSTRUCTIONS SHALL BE PROVIDED BY THE MANUFACTURER FOR EACH WINDOW.
INSTALLATION INSTRUCTIONS SHALL NOT BE REMOVED UNTIL THE WINDOW INSTALLATION
HAS BEEN INSPECTED AND APPROVED BY THE BUILDING INSPECTOR.

FIXED GLASS SIZES SHOWN ARE FOR REFERENCE ONLY. GLAZING CONTRACTOR SHALL
FIELD MEASURE ALL ROUGH OPENINGS FOR FIXED GLASS PRIOR TO FABRICATION

OPERATING SASH ARE SHOWN FOR BASIC SIZING ONLY. FINAL SIZE FOR ROUGH OPENING
AND GLAZING SIZES SHALL BE PER SELECTED WINDOW MANUFACTURER'S STANDARDS

PROVIDE ALL REQUIRED SAFETY GLASS IN ACCORDANCE WITH ALL APPLICABLE CURRENT
BUILDING CODES.

GARAGE SEPARATIONS:

THE GARAGE SHALL BE SEPARATED FROM THE RESIDENCE AND ITS ATTIC AREA BY NOT
LESS THAN 5/8" TYPE 'X' GYP. BOARD APPLIED TO THE GARAGE SIDE. WHERE THE
SEPARATION IS A FLOOR/CEILING ASSEMBLY, THE STRUCTURE SUPPORTING THE
SEPARATION SHALL ALSO BE PROTECTED BY NOT LESS THAN 1/2" GYPSUM BOARD OR
EQUIVALENT.

OPENINGS FROM A PRIVATE GARAGE DIRECTLY INTO A ROOM USED FOR SLEEPING
PURPOSES SHALL NOT BE PERMITTED. OTHER OPENINGS BETWEEN THE GARAGE AND
RESIDENCE SHALL BE EQUIPPED WITH SOLID WOOD DOORS NOT LESS THAN 1 3/8" IN
THICKNESS, SOLID OR HONEYCOMB CORE STEEL DOORS NOT LESS THAN 1 3/8" THICK, OR
20-MINUTE FIRE-RATED DOORS.

DUCTS IN THE GARAGE AND DUCTS PENETRATING THE WALLS OR CEILING SEPARATING
THE DWELLING FROM THE GARAGE SHALL BE CONSTRUCTED OF A MINIMUM No. 26 GAUGE
SHEET STEEL OR OTHER APPROVED MATERIAL AND SHALL HAVE NO OPENING INTO THE
GARAGE.

DOORS:
ALL DOORS SHALL BE 6'-8" HIGH AT 8'-0" CEILINGS.

ALL DOORS SHALL BE 8'-0" HIGH AT 10'-0" CEILINGS UNLESS NOTED OTHERWISE. ALL
OTHER DOOR HEIGHTS SHALL BE COORDINATED W/ OWNER AND /OR GENERAL
CONTRACTOR

STAIRS:
ALL STAIRS SHALL CONFORM TO THE REQUIREMENTS OF SECTION R-311. ALL TREADS
SHALL HAVE A NOSING AS DESCRIBED BY SECTION R311.1.4.3

ENCLOSED ACCESSIBLE SPACE UNDER THE STAIR SHALL HAVE WALLS. UNDER STAIR
SURFACE AND ANY SOFFITS TO BE PROTECTED ON THE ENCLOSED SIDE WITH 1/2" GYPSUM
BOARD.

HANDRAILS SHALL HAVE A MINIMUM AND MAXIMUM HEIGHT OF 34" t 38" RESPECTIVELY
MEASURED VERTICALLY FROM THE NOSING OF THE STAIR. HANDRAIL(S) SHALL BE
CONTINUOUS THE FULL LENGTH OF THE STAIR, EXCEPT AS ALLOWED BY SECTION R-311.1.1.2

THE HANDGRIP PORTION OF THE HANDRAIL SHALL COMPLY WITH SECTION R311.1.7.3 FOR
TYPE 1 OR TYPE 2 HANDRAILS.

GUARD RAIL:

GUARD RAILS SHALL MEET THE FOLLOWING:

GUARD RAILS AT PORCHES, BALCONIES, OR RAISED FLOOR SURFACE WITH A HEIGHT
DIFFERENTIAL OF 30" OR MORE ABOVE THE FINISHED FLOOR OR GRADE SHALL BE A
MINIMUM OF 36" HIGH.

INTERIOR GUARD RAILS SHALL BE 36" HIGH MINIMUM.

SMOKE ALARMS:

EACH SLEEPING ROOM SHALL BE PROVIDED WITH A MINIMUM OF ONE(l) SMOKE ALARM
(LOCAL FIRE DEPARTMENT APPROVED AND UNDERWRITER'S LABORATORIES TESTED AND
LABELED) AND ONE SMOKE DETECTOR INSTALLED IN COMMON AREA (HALL OR CORRIDOR)
ADJACENT TO THE SLEEPING ROOMS ( WITHIN 10 FEET OF ALL BEDROOM DOORS. ALSO
PROVIDE A MINIMUM OF ONE () SMOKE ALARM ON EACH FLOOR. THE SMOKE ALARM IS TO BE
INSTALLED IN ACCORDANCE WITH ALL APPLICABLE CODES. THE SMOKE ALARM

SHALL BE WIRED IN SUCH A WAY THAT THE ACTIVATION OF ONE () ALARM WILL ACTIVATE
ALL THE ALARMS IN THE DWELLING UNIT. ALL SMOKE ALARMS SHALL BE EQUIPPED WITH A
BATTERY BACKUP.

CARBON MONOXIDE DETECTORS:

INSTALLATION OF AT LEAST () OPERATIONAL AND APPROVED CARBON MONOXIDE DEVICE
WITHIN EACH RESIDENCE. ONE DEVICE SHALL BE LOCATED OUTSIDE OF EACH SEPARATE
SLEEPING AREA IN THE VICINITY OF THE BEDROOMS WHICH MAY INCLUDE (1) DEVICE NEAR
ALL ADJACENT BEDROOMS: IN AREAS WITH IN THE DWELLING ADJACENT TO AN ATTACHED
GARAGE; AND IN AREAS ADJACENT TO ANY FUEL BURNING APPLIANCES. THEY SHALL BE
INSTALLED IN ACCORDANCE WITH THIS CODE AND THE MANUFACTURER'S INSTALLATION
INSTRUCTIONS.

SOILS:

PSF. IF ANY OTHER MATERIALS OR LOWER BEARING CAPACITY ARE ENCOUNTERED NOTIFY
THE STRUCTURAL ENGINEER FOR RE-EVALUATION OF FOOTING SIZES.

CONCRETE:
CONCRETE STRENGTH SHALL BE 3,000 PSI COMPRESSIVE STRENGTH AT 28 DAYS FOR ALL
FOOTINGS, THICKENED SLABS AND CONCRETE SLABS NOT EXPOSED TO THE WEATHER. ALL

WALL FRAMING:
WOOD WALL FRAMING SHALL COMPLY WITH CHAPTER EXCEPT WHERE MORE STRINGENT
REQUIREMENTS ARE NOTED ON DRAWINGS.

FRAMING ASSEMBLY FASTENERS SHALL BE INSTALLED PER TABLE R-602.3 (1) & (2).

SEE DETAILS AND CODE FOR ALLOWABLE NOTCHING AND BORING OF DIMENSIONAL
LUMBER. SECTION R-602.6 FOR WALL STUDS.

ROOFING:

SHINGLES & UNDERLAYMENT SHALL CONFORM TO ASTM D225. SHINGLES & UNDERLAYMENT
SHALL NOT BE INSTALLED ON ROOF SLOPES BELOW TWO UNITS VERTICAL IN 12 UNITS
HORIZONTAL (2:12). DOUBLE-LAYER UNDERLAYMENT SHALL BE REQUIRED ON ROOF SLOPES
BELOW FOUR UNITS VERTICAL IN 12 UNITS HORIZONTAL(4:12). SINGLE-LAYER

UNDERLAYMENT IS REQUIRED ON ALL OTHER ROOF SLOPES. ASPHALT SHINGLES SHALL BE
SECURED TO THE ROOF WITH NOT LESS THAN FOUR FASTENERS PER STRIP SHINGLE, OR NOT
LESS THAN TWO FASTENERS PER INDIVIDUAL SHINGLE. SHINGLE HEADLAP SHALL NOT BE LESS
THAN 2 INCHES (15 MM).

SEE MANUFACTURER'S SPECIFICATIONS FOR ALLOWABLE CUTTING AND BORING OF PRE-ENGINEERED

MATERIALS USED IN WALL FRAMING.

PROVIDE FIRE BLOCKING PER SECTION R-302.11

WALL COVERING MATERIALS SHALL COMPLY WITH CHAPTER 7

THE EXTERIOR WALL ENVELOPE SHALL BE CONSTRUCTED IN A MANNER THAT PREVENTS

THE ACCUMULATION OF WATER WITHIN THE WALL ASSEMBLY BY PROVIDING A WATER-RESISTANT

BARRIER BEHIND THE EXTERIOR VENEER PER SECTION R-703.2 AND SHALL
INCLUDE FL ASHINGS ALONG WITH A MEANS OF DRAINING WATER THAT ENTERS THE
ASSEMBLY TO THE EXTERIOR UNLESS ONE OF THE EXCEPTIONS LISTED IN SECTION R-703.1

WHEN SOIL TESTS ARE NOT PROVIDED, THE SOIL BEARING CAPACITY IS ASSUMED TO BE 3000 HAS BEEN MET. THE WATER-RESTIVE BARRIER SHALL COVER THE ENTIRE WALL AREA

INCLUDING ATTICS, GABLES AND SIMILAR WALL AREAS. THE WATER-RESISTIVE BARRIER
SHALL BE INSTALLED HORIZONTALLY IN SHINGLE FASHION WITH A MIN. LAP OF 6"

STUDS IN ALL WALLS SHALL BE SPACED AT 16" O.C. UNLESS OTHERWISE NOTED.

EXTERIOR WOOD FRAME WALLS OVER 9'-2" IN HEIGHT SHALL BE A MINIMUM OF 2x6

CONCRETE EXPOSED TO WEATHER SHALL BE 3500 PSI COMPRESSIVE STRENGTH WITH 6% = 1% ONSTRUCTION. ALL STUDS SHALL BE CONTINUOUS FROM FLOOR TO UNDERSIDE OF

ENTRAINED AIR. CONCRETE WORK AND PLACEMENT SHALL CONFORM TO THE LATEST
SPECIFICATION OF C.R.S.I. AND A.C.I.

ALL REINFORCING BARS, DOWELS AND TIES SHALL CONFORM TO A.S.T.M. A6I5 GRADE
REINFORCING STEEL SHALL BE CONTINUOUS AND SHALL HAVE MINIMUM LAP SPLICE PER
TABLE R611.5.4(1). ALL REINFORCING BARS SHALL BE DEFORMED

REMOVE ALL FILL AND ORGANIC MATERIALS FROM AREAS TO RECEIVE FLOOR SLABS.

BACKFILL SHALL NOT BE PLACED AGAINST WALL UNTIL THE WALL HAS SUFFICIENT
STRENGTH AND HAS BEEN ANCHORED TO THE FLOOR ABOVE OR PROPERLY BRACED.

ALL BLOCK SHALL BE TYPE N-I: MORTAR IS TO BE TYPE "S"; HORIZONTAL WIRE REINFORCING
SHALL BE AT 16" O.C. IN ALL MASONRY WALLS.

BRICK SHALL MEET ASTM C216 (SOLID UNITS) OR ASTM C652 (HOLLOW UNITS)

PROVIDE SILL PLATE ANCHOR BOLTS AT 6'-0" O.C. (MAX.) AND 12"(MAX.)/4"(MIN.) FROM END
OF SILL PLATES. ANCHOR BOLTS SHALL BE 1/2" DIAMETER (MIN.) AND SHALL EXTEND
15"(MIN.) INTO GROUTED CONCRETE BLOCK OR 8"(MIN.) INTO POURED IN-PLACE CONCRETE
FOUNDATION OR THROUGH GROUTED CONCRETE BLOCK PLUS 1" INTO POURED CONCRETE.

AS AN ALTERNATE FOR 1/2" RND SILL BOLTS PROVIDE CODE APPROVED MUDSILL STRAP
ANCHORS, SPACING PER MANUFACTURER'S SPECIFICATIONS
PROVIDE RIGID INSULATION AT ALL PERIMETER SLAB ON GRADE CONDITIONS.

FOUNDATION NOTES:
MINIMUM FOOTING DEPTH SHALL BE 3'-6" BELOW FINISHED GRADE. UNDER-FLOOR SPACE
SHALL COMPLY WITH SECTION R-403

SITE:
CIVIL ENGINEER OR SITE PLANNER SHALL COMPLY WITH SECTION R-403.1.1 FOR SLOPE
CLEARANCE FROM FOOTINGS.

SUMP PUMPS:

FLOOR OR ROOF FRAMING ABOVE. SEE FRAMING MATERIALS FOR MINIMUM STUD SIZES AND
GRADES.

ALL STRUCTURAL MULLIONS TO HAVE MINIMUM DOUBLE STUD CONSTRUCTION
CONTINUOUS FROM FLOOR TO UNDERSIDE OF FLOOR/ROOF FRAMING ABOVE. WINDOW
TRANSOM HEADERS SHALL SPAN BETWEEN CONTINUOUS STUDS WITH FLUSH HANGER
BRACKETS AS REQUIRED.

PROVIDE CONTINUOUS WALL STUDS FROM FLOOR TO UNDERSIDE OF ROOF FRAMING AT
ALL SLOPED CEILING CONDITIONS. (BALLOON CONSTRUCTION)

LOWER LEVEL (BASEMENT) EXTERIOR FRAME WALLS SHALL BE MINIMUM 2X6
FRAMING AT 16" O.C. WITH PRESSURE TREATED BASE PLATE. INTERIOR LOWER LEVEL
BEARING WALLS SHALL BE 2X6 FRAMING AT 16" O.C. WHEN CARRYING MORE THAN TWO(2)
FLOORS OR ONE (I) FLOOR AND ONE (l) ROOF.

GROUNDING ELECTRODE SYSTEM:
BUILDER TO PROVIDE AND COORDINATE CONCRETE ENCASED ELECTRODE PER M.R.C.
E3608.1.2

DIMENSIONAL LUMBER:

EXTERIOR - BEARING AND NON-BEARING WALLS:
8'-11/8" PLATE HEIGHT OR LESS: 2x4 SPRUCE-PINE-FIR #2 KD OR BETTER
9'-1 1/8" PLATE HEIGHT OR LESS: 2x4 SPRUCE-PINE-FIR #1 KD OR BETTER
16'-11/8" PLATE HEIGHT OR LESS: 2X6 HEM-FIR #2 KD OR BETTER
18'-8" PLATE HEIGHT OR LESS: 2x8 DOUGLAS FIR LARCH #2 KD OR BETTER

WALLS INTERIOR:
BEARING WALLS - SPRUCE-PINE-FIR #2 KD OR BETTER

NON-BEARING WALLS - SPRUCE-PINE-FIR, KILN DRIED, STUD GRADE OR BETTER.

HEADER: HEM-FIR #2 KO OR BETTER FIBER BENDING STRESS=850 P.S (SINGLE MEMBER)
ELASTICITY MODULUS=1,300,000 PSI

PROVIDE SUMP PUMPS IN BASEMENTS AS RECOMMENDED BY SOILS ENGINEER OR AS REQUIREDIST AND RAFTERS: HEM-FIR #2 KD OR BETTER: FIBER BENDING STRESS- 1,075 PSI

BY LOCAL CODE OFFICIAL. MINIMUM SIZE SHALL BE 18" IN DIAMETER AND 24" IN DEPTH.
PROVIDE A GAS-TIGHT REMOVABLE COVER.

DAMPPROOFING & WATERPROOFING:
DAMPPROOFING AND WATERPROOFING SHALL COMPLY WITH SECTION R-406

ALL CONCRETE AND MASONRY FOUNDATION WALLS THAT RETAIN EARTH AND ENCLOSE

HABITABLE OR USABLE SPACE SHALL BE DAMP'PROOFED OR WATERPROOFED FROM THE TOP

OF THE FOOTING TO THE GRADE LINE

MASONRY WALLS SHALL HAVE A MINIMUM OF 3/8" PORTLAND CEMENT PARGING APPLIED TO
THE EXTERIOR SIDE OF THE WALL PRIOR TO DAMPPROOFING WITH A BITUMINOUS COATING

IN AREAS WHERE A HIGH WATER TABLE OR OTHER SEVERE SOIL-WATER CONDITIONS ARE
KNOWN TO EXIST, EXTERIOR FOUNDATION WALLS SHALL BE WATERPROOFED.

PROVIDE VAPOR BARRIER UNDER ALL CONCRETE SLAB ON GRADE CONDITIONS AND AT ALL
ATTACHED GARAGE AREA CONCRETE SLABS PER CODE.

STEEL:

ALL STEEL COLUMNS AND EXTERIOR LINTELS SHALL BE SHOP COATED WITH RUST-INHIBITIVE

PAINT ON ALL SURFACES (INSIDE AND OUTSIDE) UNLESS MADE OF CORROSION-RESISTANT
STEEL.

THE COLUMNS SHALL BE RESTRAINED AT THE BOTTOM TO PREVENT LATERAL
DISPLACEMENT.

FLOOR FRAMING :
WOOD FLOOR FRAMING SHALL COMPLY WITH CHAPTER 5 EXCEPT WHERE MORE STRINGENT
REQUIREMENTS ARE NOTED ON DRAWINGS.

FRAMING ASSEMBLY FASTENERS SHALL BE INSTALLED PER TABLE R-602.3 (1) & (2).

SEE DETAILS AND CODE FOR ALLOWABLE NOTCHING AND BORING OF DIMENSIONAL LUMBER.
SECTION R-502.8 FOR JOIST.

(REPETITIVE MEMBER) ELASTICITY MODULUS=1,300,000 PSI

WALL PLATES, NON-STRUCTURAL BLOCKING: SF'RUCE-PINE-FIR, KILN DRIED, UTILITY
GRADE OR BETTER.

PERIMETER SILL PLATES: PRESSURE TREATMENT AWPM, LP-2. KILN DRIED TO 19%
MOISTURE CONTENT. SET PERIMETER SILL PLATES ON SILL SEALER.

FURRING TO BE SPRUCE-PINE-FIR. KILN DRIED, NO.3 OR BETTER.

ALL LUMBER GRADES AND STANDARDS BASED ON "NDS-1997" DESIGN SPECIFICATIONS
(2) 2x8 HEADERS TO BEAR ON (1) ONE JACK STUDS UNLESS NOTED OTHERWISE

(2) 2x10 HEADERS TO BEAR ON (2) TWO JACK STUDS UNLESS NOTED OTHERWISE

ALL PRE-ENGINEERED HEADERS TO BEAR ON THE REQUIRED NUMBER OF STUDS TO MATCH
WIDTH OF HEADER MATERIAL AT PERPENDICULAR WALLS AND ON A MINIMUM OF TWO (2)
JACK STUDS AT PARALLEL WALL CONDITION UNLESS NOTED OTHERWISE.

ALL PRE-ENGINEERED LUMBER HEADERS SHALL BE BUILT-UP FROM THE NUMBER OF
HEADERS INDICATED ON DRAWINGS. ALL MEMBERS SHALL BE SECURED WITH NAILS OR
BOLTS AS SPECIFIED BY THE MANUFACTURER FOR SIZES INDICATED.

ALL GIRDER TRUSSES TO BEAR ON (2) TWO STUDS MINIMUM OR AS REQUIRED TO MATCH
NUMBER OF TRUSS PLY'S UNLESS NOTED OTHERWISE ON THE DRAWINGS OR ON TRUSS
DESIGN DRAWINGS.

ALL STRUCTURAL HANGERS TO BE 'SIMPSON OR APPROVED EQUAL.

CARPENTER CONTRACTOR TO INSTALL NAIL SIZES & NUMBER REQ'D AS SPECIFIED BY
MANUFACTURER FOR EACH TYPE OF HANGER.

WALL SHEATHING:
PROVIDE STRUCTURAL GRADE OSB WALL SHEATHING FOR LATERAL BRACING OF EXTERIOR
WALL LOADS. WHEN NON-STRUCTURAL SHEATHING IS USED PROVIDE LET-IN DIAGONAL

SEE MANUFACTURER'S SPECIFICATIONS FOR ALLOWABLE CUTTING AND BORING OF PRE-ENGIBRAREIG OR OTHER APPROVED TYPE OF BRACING AT ALL EXTERIOR CORNERS OF

MATERIALS USED IN FLOOR FRAMING.
PROVIDE DRAFTSTOPPING PER SECTION R-302.12
BEARING WALLS:

PROVIDE 2X4 LADDER BLOCKING AT 16" O.C. ON 2X4 LEDGER BOARDS BETWEEN HEADER
JOISTS UNDER ALL BEARING PARTITIONS PARALLEL TO FLOOR FRAMING DIRECTION

PROVIDE SOLID BLOCKING UNDER ALL POINT LOAD CONDITIONS CONTINUOUS TO SOLID
BEARING AT HEADERS OR FOUNDATION

PROVIDE SOLID BLOCKING BETWEEN JOIST UNDER ALL BEARING WALLS PERPENDICULAR TO
FRAMING DIRECTION.

FLOOR FRAMING SPACED GREATER THAN 16" O.C. AT AREAS RECEIVING HARD TILE OR STONE

FINISH SHALL HAVE 2x4 LADDER BLOCKING @ 16" O.C. BETWEEN MEMBERS

ROOF-CEILING CONSTRUCTION:
WOOD ROOF FRAMING SHALL COMPLY WITH CHAPTER 8 EXCEPT WHERE MORE STRINGENT
REQUIREMENTS ARE NOTED ON DRAWINGS.

FRAMING ASSEMBLY FASTENERS SHALL BE INSTALLED PER TABLE R-602.3 (1) & (2). ROOF
TIE-DOWN REQUIREMENTS SHALL COMPLY WITH SECTION R-802.II.

ATTACHMENTS & FASTENERS USED WITH PRESERVATIVE TREATED LUMBER:
ALL NAILS, SCREWS. STAPLES. BOLTS, AND OTHER ATTACHMENT DEVICES SHALL BE HOT
DIPPED GALVANIZED (G90 OR GI85) OR STAINLESS STEEL (TYPE 304 OR 316).

ALL PLATES, CLIPS, STRAPS, OR OTHER ATTACHMENT DEVICES IN CONTACT WITH TREATED
MATERIALS SHALL BE HOT DIPPED GALVANIZED (G90 OR G185) OR STAINLESS STEEL (TYPE
304 OR 316).

STRUCTURE.

PRESERVATIVE TREATED LUMBER:

ALL TREATED LUMBER OR ENGINEERED LUMBER PRODUCTS TREATED FOR DECAY AND/OR
INSECT RESISTANCE SHALL COMPLY WITH ALL CURRENT STANDARDS FOR ENVIRONMENTAL
AND HUMAN OCCUPANT SAFETY. ALL MATERIALS SHALL BE TAGGED OR STAMPED
INDICATING COMPLIANCE. NO ARSENIC BASED TREATMENTS ARE ALLOWED.

PRE-ENGINEERED TRUSSES:
APPLICANT WHO IS SUBMITTING PLANS FOR PERMITS SHALL PROVIDE AT TIME OF
SUBMISSION ONE OF THE FOLLOWING:

a. TRUSS DESIGN DATA SHEET
b. COMPLETE TRUSS DESIGN DRAWINGS

BUILDER OR OWNER SHALL SUBMIT COMPLETE TRUSS DESIGN DRAWINGS PRIOR TO
INSTALLATION OF TRUSSES AS REQUIRED BY CODE.

IT 1S IMPORTANT FOR THE TRUSS DESIGNER/FABRICATOR TO TAKE GREAT CARE IN THE
BANDING, SHIPPING, AND DELIVERY PROCESS TO INSURE THE TRUSSES ARE NOT DAMAGED.
SEE HIB-91, PROVIDED BY TRUSS DESIGNER/FABRICATOR, FOR PROPER STORAGE METHODS
FOR TRUSSES PRIOR TO DELIVERY AND ERECTION.

FLASHING:

APPROVED CORROSION-RESISTANT FLASHING SHALL BE APPLIED SHINGLE- FASHION IN
SUCH A MANNER TO PREVENT ENTRY OF WATER INTO THE WALL CAVITY OR PENETRATION
OF WATER TO THE BUILDING STRUCTURAL COMPONENTS. THE FLASHING SHALL EXTEND
TO THE SURFACE OF THE EXTERIOR WALL FINISH. APPROVED CORROSION-RESISTANT
FLASHING SHALL BE INSTALLED WHERE REQUIRED BY CHAPTER 1 AND SECTION R-703.8

ALL TRANSITION FLASHING (ROOF TO WALL) SHALL LAP VERTICAL WALL FACE A MINIMUM
OF 8" UNLESS NOTED OTHERWISE.

PROVIDE FLASHING AT ALL EXTERIOR STEEL LINTEL CONDITIONS AND AT CONCEALED
STEEL LINTELS CARRYING EXPOSED BRICK.

PROVIDE EAVE FLASHING PER CODE.

ROOF PENETRATIONS:

ALL PLUMBING. MECHANICAL VENT STACKS AND FURNACE FLUES SHALL BE OFFSET TO REAR
ROOF LINES. FURNACE FLUES SHALL COMPLY WITH CODE FOR MINIMUM SLOPE AND NUMBER
OF TURNS ALLOWED FOR OFFSETS.

ALL OPEN VENT PIPES THAT EXTEND THROUGH A ROOF SHALL TERMINATE AT LEAST (1)
FOOT ABOVE THE ROOF OR (1) FOOT IF THE ROOF IF THE ROOF IS TO BE USED FOR ANY
PURPOSE OTHER THAN WEATHER PROTECTION

INSULATION:

GENERAL INSULATION NOTE: PROVIDE INSULATION AS REQUIRED IN 2009 MICHIGAN

UNIFORM ENERGY CODE. THIS PROJECT HAS BEEN DESIGNED FOR PRESCRIPTIVE COMPLIANCE.
SEE CALCULATIONS BY OTHERS FOR PERFOMANCE BASED COMPLIANCE.

PROVIDE RIGID INSULATION AT ALL EXPOSED PERIMETER SLAB ON GRADE CONDITIONS AS
REQUIRED TO MEET CURRENT ENERGY CODE REQUIREMENTS.

PROVIDE INSULATION AT ALL BOND CONDITIONS-SEE GENERAL INSULATION NOTE. PROVIDE
INSULATION AROUND ALL SKYLIGHT SHAFTS-SEE GENERAL INSULATION NOTE.

THERMAL INSULATION SHALL HAVE A VAPOR BARRIER, WITH A PERM RATING OF 1 OR LESS.
APPLIED TO THE WARM-IN-WINTER SIDE OF THE INSULATION OR THE INSULATION ITSELF
SHALL HAVE AN EQUIVALENT PERM RATING.

ALL INSULATION SHALL HAVE A FLAME SPREAD INDEX OF 25 OR LESS AND A SMOKE-DEVELOPED
INDEX NOT TO EXCEED 450.

INSULATION SHALL BE INSTALLED IN SUCH A MANNER AS TO ALLOW FREE AIR FLOW FROM
THE SOFFIT TO THE ROOF/ATTIC SPACE.

VENTILATION OF CONCEALED ROOF SPACES SHALL BE MAINTAINED.

COMBUSTIBLE INSULATION SHALL BE SEPARATED A MINIMUM OF 3" FROM RECESSED LIGHT
FIXTURES, FAN MOTORS, AND OTHER HEAT PRODUCING DEVICES UNLESS MEETING THE
EXCEPTION LISTED IN SECTION R 302.13.

RECESSED LIGHTING FIXTURES INSTALLED IN THE BUILDING THERMAL ENVELOPE SHALL BE
INSTALLED IN ACCORDANCE WITH THE MANUFACTURER'S INSTALLATION INSTRUCTIONS.

BACKER BEHIND TUB AND SHOWER WALLS:

"GREEN BOARD" IS NOT ALLOWED AS A BACKER MATERIAL BEHIND TILED TUB AND SHOWER
WALLS. ONLY CEMENT, FIBER-CEMENT OR GLASS MAT GYPSUM BACKERS MEETING THE
REQUIREMENTS OF SECTION 702.4.2 ARE ALLOWED.

DRYER VENTS:

THE MAXIMUM LENGTH FOR A DRYER VENT SHALL BE DETERMINED

BY ONE OF THE METHODS SPECIFIED IN SECTION MI502.4.4.1 OR MI502.4.4.2. WHEN THE
EXHAUST DUCT IS CONCEALED WITHIN THE BUILDING CONSTRUCTION THE EQUIVALENT
LENGTH OF THE EXHAUST DUCT SHALL BE IDENTIFIED ON A PERMANENT LABEL OR TAG AS
REQUIRED IN MI502.4.5. ALL DUCTS SHALL HAVE A SMOOTH INTERIOR FINISH AND SHALL
HAVE A MINIMUM NOMINAL SIZE OF 4" DIAMETER.

ATTIC ACCESS:
A READILY-ACCESSIBLE OPENING NOT LESS THAN 22"x30" SHALL BE PROVIDED TO ANY ATTIC
AREA HAVING A CLEAR HEIGHT OF OVER 30".

GUTTERS & DOWNSPOUTS:

PROVIDE GUTTERS AND DOWNSPOUTS FOR DRAINAGE OF ROOF WATER. DOWNSPOUTS ARE
TO BE LOCATED SO THE DISCHARGE WILL NOT SPILL ON OR FLOW ACROSS ANY PORCHES,
WALKS OR DRIVES OR CONNECT DOWNSPOUTS TO STORM SYSTEM

DOWNSPOUT LOCATIONS AND DOWNSPOUT DISCHARGE TYPES AND LOCATIONS TO BE
DETERMINED BY BUILDER BASED ON SITE CONDITIONS.

STONE AND MASONRY VENEER:

DATE:

ISSUED FOR:

STONE AND MASONRY VENEER:

08.26.22

DEMO

PERMIT

11. MASONRY ANCHOR SYSTEM DESIGN, TYPE, SIZE, AND LOCATION TO BE
INDICATED AND IMPLEMENTED BY GENERAL CONTRACTOR AND STONE

10.12.24

PERMIT

MASON BASED ON STANDARD PRACTICE, OTHERWISE GENERAL
CONTRACTOR AND STONE MASON SHALL DETERMINE TYPE, SIZE, AND

LOCATION OF ANCHORAGE SYSTEM FROM ENGINEERED ANALYSIS BY

OTHERS. ARCHITECT OF RECORD DOES NOT PROVIDE THIS SERVICE AS
PART OF THIS CONSTRUCTION DOCUMENTATION.

12. SELF-SUPPORTING STONE ARCHWAYS SHALL BE IMPLEMENTED BY

GENERAL CONTRACTOR AND STONE MASON BASED ON STANDARD PRACTICE

BASED ON KEYSTONE REQUIREMENT AND SIZE, ARCHWAY CURVE AND
ABUTMENTS, OTHERWISE GENERAL CONTRACTOR AND STONE MASON SHALL

DETERMINE SELF SUPPORTING ARCHWAY SYSTEM FROM ENGINEERED

ANALYSIS BY OTHERS. ARCHITECT OF RECORD DOES NOT PROVIDE THIS
SERVICE AS PART OF THIS CONSTRUCTION DOCUMENTATION.

14. PROVIDE WATERSTOPS AT STONE EXPANSION JOINTS AS REQUIRED.

15. EXPANSION JOINTS SHOULD BE PROVIDED AT ALL COLUMN OR PILASTER

LOCATIONS.

GENERAL NOTES TO CONTRACTOR

1. THIS PROJECT SHALL BE CONSTRUCTED IN CONFORMANCE WITH ALL
FEDERAL,

STATE AND LOCAL REGULATIONS AND BUILDING CODES AND

ORDINANCES.

2. THIS CONTRACTOR SHALL BE RESPONSIBLE TO OBTAIN ALL
ASSOCIATED PERMITS

FOR CONSTRUCTION AND SHALL DO ALL NECESSARY ITEMS FOR

PROCUREMENT OF
A CERTIFICATE OF OCCUPANCY. ANY COSTS DERIVED FROM OBTAINING

SAID

PERMITS SHALL BE BORNE BY THIS CONTRACTOR.

3. THIS CONTRACTOR SHALL SUPPLY, AND ASSIST OWNER IN APPLYING
FOR ANY

UTILITIES REQUIRED FOR THE COMPLETION OF THE WORK UNLESS
SPECIFIED IN

WRITING OTHERWISE, ALL COSTS ASSOCIATED WITH TEMPORARY
POWER, PHONE

OR GAS SHALL BE PART OF THIS CONTRACT.

4. DRAWINGS AND SPECIFICATIONS ARE SUPPLEMENTARY. ANYTHING
SHOWN IN
ONE SHALL BE CONSIDERED IN BOTH.

5.1T IS THE RESPONSIBILITY OF THIS CONTRACTOR TO COORDINATE
THE WORK OF

ALL TRADES. ANY CONFLICTING WORK BY SEPARATE TRADES
DISCOVERED IS TO BE

REPORTED TO THE ARCHITECT IMMEDIATELY PRIOR TO THE
INSTALLATION OF ANY

FREUND & ASS
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WORK.

6. PRIOR TO ANY EXCAVATION WORK, ALL UTILITY COMPANIES ARE TO
BE

NOTIFIED TO LOCATE UTILITIES ON SITE THAT MAY CONFLICT WITH
EXCAVATION

WORK.

7. ATHOROUGH REVIEW OF DIVISION 1 GENERAL REQUIREMENTS IS
REQUIRED TO

FAMILIARIZE THIS CONTRACTOR WITH WORK TO BE PERFORMED BY
OTHER

PARTIES. DIVISION 1 (ONE) ALSO GIVES MORE DETAIL ABOUT THIS
CONTRACT AND

SOME ADDITIONAL ITEMS (SUBMITTALS, ETC.) REQUIRED FOR A
COMPLETE JOB.

SEAL

8. ALL REQUIRED SHOP DRAWINGS AND LETTERS OF INTENT ARE TO
FOLLOW

CONSISTENT FORMAT AND CONTENT. ANY SUBMITTALS NOT
FOLLOWING THE

OUTLINED FORMAT AND PROCEDURE SHALL BE RETURNED FOR
CORRECTION AND

1. STONE AND MASONRY VENEER SHALL BE INSTALLED IN ACCORDANCE WITH CHAPTER 7 OF 2015 MICHIGANRESUBMITTAL.

RESIDENTIAL BUILDING CODE.

2. WEEP SCREEDS SHALL BE PLASTIC OR CORROSION RESISTANT AND BE A MINIMUM 0.019", NO. 26
GALVANIZED SHEET GAGE, WITH A MINIMUM VERTICAL ATTACHMENT FLANGE OF 3 1/2". WEEP SCREEDS
SHALL BE PROVIDED AT OR BELOW THE FOUNDATION PLATE LINE ON EXTERIOR STUD WALLS IN

9. GENERAL CONTRACTOR TO VERIFY ALL DIMENSIONS IN FIELD. ANY
DISCREPANCIES SHALL BE REPORTED TO THE ARCHITECT PRIOR TO THE
INSTALLATION OF ANY WORK.

ACCORDANCE WITH ASTM C 926. THE WEEP SCREED SHALL BE PLACED A MINIMUM OF 4 INCHES ABOVE THE1(0. BIDDERS / SUBCONTRACTORS ARE TO VISIT THE SITE AND

EARTH OR 2 INCHES ABOVE PAVED AREAS AND SHALL BE OF A TYPE THAT WILL ALLOW TRAPPED WATER TOFAMILIARIZE
DRAIN TO THE EXTERIOR OF THE BUILDING. THE WEATHER-RESISTANT BARRIER SHALL LAP THE ATTACHMENHEMSELVES WITH EXISTING CONDITIONS AND SATISFY THEMSELVES
FLANGE. THE EXTERIOR LATH SHALL COVER AND TERMINATE ON THE ATTACHMENT FLANGE OF THE WEEP AS TO THE

SCREED.

3. EXTERIOR VENEER SUPPORT. EXTERIOR MASONRY VENEERS SHALL NOT EXCEED 40 LBS./SQ. FT. PER 20090 SYSTEMS AND DEVICES REQUIRED BY STATE AND LOCAL CODES

MICHIGAN BUILDING CODE R703.7.2. WHEN MASONRY VENEER SUPPORTED BY WOOD OR COLD-FORMED

STEEL CONSTRUCTION ADJOINS MASONRY VENEER SUPPORTED BY THE FOUNDATION, THERE SHALL BE A INDICATED OR NOT ON CONTRACT DOCUMENTS. THE SUBMISSION OF A

MOVEMENT JOINT BETWEEN THE VENEER SUPPORTED BY THE WOOD OR COLD-FORMED STEEL

CONSTRUCTION AND THE VENEER SUPPORTED BY THE FOUNDATION. THE WOOD OR COLD-FORMED STEEL BE EVIDENCE THAT SUCH AN EXAMINATION AND COMPLIANCE WITH

CONSTRUCTION SUPPORTING THE MASONRY VENEER SHALL BE DESIGNED TO LIMIT THE DEFLECTION TO

1/600 OF THE SPAN FOR THE SUPPORTING MEMBERS. THE DESIGN OF THE WOOD OR COLD-FORMED STEEL CODES/REQUIREMENTS HAS BEEN MADE. LATER CLAIMS FOR LABOR,

CONSTRUCTION SHALL CONSIDER THE WEIGHT OF THE VENEER AND ANY OTHER LOADS.

4. STEEL ANGLES SUPPORTING EXTERIOR MASONRY SHALL BE A MINIMUM 6 INCHES BY 4 INCHES BY 5/16
INCH, WITH THE LONG LEG PLACED VERTICALLY, AND SHALL BE ANCHORED TO DOUBLE 2 INCHES BY 4
INCHES WOOD STUDS AT A MAXIMUM ON-CENTER SPACING OF 16 INCHES. ANCHORAGE OF THE STEEL

ANGLE AT EVERY DOUBLE STUD SPACING SHALL BE A MINIMUM OF TWO 7/16 INCH DIAMETER BY 4 INCH LAGw|LL NOT BE ALLOWED. ALL OF THE ABOVE SHALL BE PROVIDED AT THE
SCREWS. THE STEEL ANGLE SHALL HAVE A MINIMUM CLEARANCE TO UNDERLYING CONSTRUCTION OF 1/16 CONTRACTORS EXPENSE AS A RESULT.

INCH. A MINIMUM OF TWO-THIRDS THE WIDTH OF THE MASONRY VENEER THICKNESS SHALL BEAR ON THE
STEEL ANGLE. FLASHING AND WEEP HOLES SHALL BE LOCATED IN THE MASONRY VENEER WYTHE IN
ACCORDANCE WITH SECTION 703.7.2.1 OF THE 2009 MICHIGAN BUILDING CODE. THE MAXIMUM HEIGHT OF
MASONRY VENEER ABOVE STEEL ANGLE SUPPORT SHALL BE 12'-8". THE MINIMUM AIR SPACE BETWEEN
MASONRY VENEER AND WOOD BACKING SHALL BE 1".

5. SUPPORT OF EXTERIOR MASONRY VENEER BY ROOF CONSTRUCTION SHALL HAVE A STEEL ANGLE

PLACED DIRECTLY ON TOP OF THE ROOF CONSTRUCTION. THE ROOF SUPPORTING CONSTRUCTION FOR THEHESE

STEEL ANGLE SHALL CONSIST OF A MINIMUM OF THREE 2-INCH BY 6-INCH WOOD MEMBERS. THE WOOD

MEMBER ABUTTING THE VERTICAL WALL STUD CONSTRUCTION SHALL BE ANCHORED WITH A MINIMUM OF APPROVED BY

THREE 5/8 INCH DIAMETER BY 5-INCH LAG SCREWS TO EVERY WOOD STUD SPACING. A MINIMUM OF
TWO-THIRDS
THE WIDTH OF THE MASONRY VENEER THICKNESS SHALL BEAR ON THE STEEL ANGLE. FLASHING AND

WEEP HOLES SHALL BE LOCATED IN THE MASONRY VENEER IN ACCORDANCE WITH 2009 MICHIGAN BUILDINGONSTRUCTION

CODE.

THE MAXIMUM SLOPE OF THE ROOF CONSTRUCTION WITHOUT STEEL ANGLE STOPS SHALL BE 7:12. ROOF 14. PROVIDE SOUND ATTENUATION INSULATION IN WALL CAVITY OF ALL

CONSTRUCTION WITH SLOPES GREATER THAN 7:12 BUT NOT MORE THAN 12:12 SHALL HAVE STOPS OF
MINIMUM 3"X3"X1/4" STL. PLATE WELDED TO THE ANGLE @ 24" O.C. OR AS APPROVED BY THE BUILDING
OFFICIAL.

6. MASONRY VENEER SHALL NOT SUPPORT ANY VERTICAL LOAD OTHER THAN THE DEAD LOAD OF THE
VENEER ABOVE. VENEER ABOVE OPENINGS SHALL BE SUPPORTED ON LINTELS OF NON-COMBUSTABLE

MATERIALS. THE LINTELS SHALL HAVE LENGTH OF BEARING NOT LESS THAN 4 INCHES. STEEL LINTELS SHALL
BE SHOP COATED WITH A RUST-INHIBITIVE PAINT, EXCEPT FOR LINTELS MADE OF CORROSION-RESISTANT 16. ALL PERMANENT BRACING SHALL BE DESIGNED BY OTHERS AND

STEEL OR STEEL TREATED WITH COATINGS TO PROVIDE CORROSION RESISTANCE. CONSTRUCTION OF
OPENINGS SHALL COMPLY WITH 2015 MICHIGAN BUILDING CODE.

7. ALL LIMESTONE SHALL BE ANCHORED WITH STAINLESS STEEL WALL TIES BOLTED TO EA. STUD.
8. ALL FOND DU LAC STONE TO BE ANCHORED WITH 22GA. (MIN.) GALVANIZED WALL TIES.

9. MORTAR SHOULD BE BASED ON ASTM C-270, TYPE N OR S. WHITE CEMENT CONFORMING TO ASTM C-91
SHOULD BE USED WITH LIMESTONE. LIME SHOULD CONFORM TO ASTM C-207

10. DO NOT POUR CONCRETE AGAINST UPROTECTED STONEWORK. ALKALI FROM CONCRETE WILL STAIN THEND ON-SITE REQUIREMENTS.

STONE.

PROJECT:

NATURE AND SCOPE OF THE WORK. THE BASE BID SHALL REFLECT
MODIFICATIONS

WHETHER ADDRESS:

BID WILL 655 HAWTHORNE

GOVERNING

EQUIPMENT

OR MATERIALS REQUIRED, OR FOR DIFFICULTIES ENCOUNTERED WHICH
COuULD

HAVE BEEN FORESEEN HAD AN EXAMINATION AND CODE/REQUIREMENT
REVIEW

DRAWING TITLE:

11. ANY SHEET OF THE CONTRACT DOCUMENTS IS VOID UNLESS USED IN
CONJUNCTION W/ THE REST OF THE CONTRACT DOCUMENTS
(DRAWINGS &

SPECS).

12. ARCHITECT WILL NOT BE RESPONSIBLE FOR ANY DEVIATIONS FROM
DOCUMENT'S OR DEVIATIONS FOR SPECIFIED PRODUCTS UNLESS

FORBIDDEN WITHOUT SP
ARCHITECT AND OWNER.

655 HAWTHORNE

STREET

BIRMINGHAM, MI 48009

General Notes

THIS DRAWING IS CONDITIONALLY ISSUED AND
REPRODUCTION OR USE OF IT'S CONTENT IS

ECIFIC WRITTEN

PERMISSION PER NON-DISCLOSURE

AGGREMENT.

13.VERIFY WINDOW SIZES AND MANUFACTURER PRIOR TO ANY

DO NOT SCALE THIS PRINT.

BATHROOMS. USE FIGURED DIMENSIONS
ONLY.
15. READ AND FOLLOW ALL INSTRUCTIONS PROVIDED BY TRUSS
ENGINEER / DRAWN:
FABRICATOR FOR ERECTION, TEMPORARY, AND PERMANENT BRACING —_—
REQUIREMENTS AND FOR ALL REQUIRED BRACING LOCATIONS.
CHECKED:

INSTALLED AS
SPECIFIED.

PLOT DATE & TIM

E:

17. DO NO REMOVE ANY TEMPORARY BRACING UNTIL ROOF IS FULLY
SHEATHED

Sep 14, 2025 - 2:37pm

UNLESS ALLOWED BY THE TRUSS ENGINEER/FABRICATOR. DRAWN DATE :

18. READ AND FOLLOW ALL INSTRUCTIONS PROVIDED BY TRUSS

08.24.22

ENGINEER/FABRICATOR FOR INSTALLATION REQUIREMENTS, TRUSS

PROJECT NUMBER:

LOCATIONS,

22.HAW.01

SHEET NUMBER:

G-

19. GENERAL CONTRACTOR, CARPENTRY CONTRACTOR, AND TRUSS
ENGINEER/FABRICATOR TO HOLD ON-SITE PRE-ERECTION MEETING TO
DISCUSS

PROPER ERECTION PROCEDURES AND BRACING REQUIREMENTS.

101
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DEMOLITION GENERAL NOTES

DEMOLITION LEGEND

DATE:

ISSUED FOR:

DEMOLITION KEY NOTES

1.

ALL DEMOLITION SHALL BE COORDINATED WITH OWNER AND GENERAL CONTRACTOR.
OWNER HAS FIRST RIGHT OF REFUSAL OF ALL ITEMS REMOVED.

ALL DEBRIS TO BE REMOVED FROM THE SITE IN ACCORDANCE WITH ALL APPLICABLE
ORDINANCES AND THE REQUIREMENTS OF THE LANDLORD. EACH TRADE IS
RESPONSIBLE FOR REMOVING THEIR DEMOLITION DEBRIS FROM THE BUILDING INTO THE
DUMPSTER PROVIDED BY THE GENERAL CONTRACTOR.

MECHANICAL CONTRACTOR IS RESPONSIBLE FOR THE REMOVAL OF ALL MECHANICAL
DUCTWORK, CONTROLS, AND ASSOCIATED PIPING AS NEEDED FOR THE NEW SCOPE OF
WORK.

ELECTRICAL CONTRACTOR SHALL REMOVE ALL EXISTING UNUSED CONDUIT, WIRING,
AND ELECTRICAL FIXTURES. ELECTRICAL CONTRACTOR SHALL PROVIDE TEMP. POWER
AND LIGHTING AS REQUIRED.

ANY HAZARDOUS MATERIALS FOUND SHALL BE REPORTED TO THE OWNER, ARCHITECT,
AND GC IMMEDIATELY. DO NOT COMMENCE WORK UNTIL MITIGATION IS COMPLETE AND
CERTIFIED.

IT IS THE RESPONSIBILITY OF THE INDIVIDUAL TRADES TO MARK ITEMS THEY NEED TO
REMAIN BEFORE DEMOLITION BEGINS.

10.

11.

12.

EACH TRADE IS TO PROVIDE DUST CONTROL AND IS RESPONSIBLE FOR PROTECTING
ADJACENT SURFACES TO REMAIN AROUND DEMOLITION AREAS.

DASHED LINES DENOTE ITEMS TO BE REMOVED. DEMOLITION DRAWINGS ARE NOT
EXHAUSTIVE IN DETAIL, BUT GENERAL IN NATURE. CONTRACTOR SHALL FIELD VERIFY
EXISTING CONDITIONS BEFORE STARTING DEMOLITION. SEE LEGEND.

ALL DIMENSIONS SHALL BE VERIFIED IN THE FIELD.

THE PLUMBING CONTRACTOR IS RESPONSIBLE FOR THE REMOVAL OF ALL PLUMBING
RELATED SYSTEMS (PIPE, HANGERS, FIXTURES, EQUIPMENT, ETC.) AS REQUIRED TO
COMPLETE THE NEW WORK.

EXISTING MATERIALS TO REMAIN SHALL BE PROTECTED FROM DAMAGE AT ALL TIMES.
EXISTING BUILDING MATERIALS OR FINISHES THAT ARE DAMAGED SHALL BE REPAIRED
AND/OR REPLACED TO THE SATISFACTION OF THE OWNER AT NO ADDITIONAL COST.

DO NOT REMOVE ANY INDICATED OR NOTED STRUCTURAL ELEMENTS WITHOUT FIRST
OBSERVING THE EFFECT UPON THE STRUCTURAL INTEGRITY OF CONSTRUCTION TO

REMAIN. ANY QUESTIONABLE CONDITIONS SHALL BE BROUGHT TO THE ARCHITECT'S AND

CONSTRUCTION MANAGER'S ATTENTION IMMEDIATELY.

13.

14.

15.

16.

REMOVAL OF FLOOR AND WALL FINISHES SHALL INCLUDE REMOVAL OF ADHESIVE,
BACKING, FASTENING, ETC. ASSOCIATED WITH THE FINISHED MATERIAL TO BE REMOVED.
EXISTING SUBSTRATES TO REMAIN SHALL BE PATCHED AND REPAIRED FOR THE PROPER
INSTALLATION OF NEW FINISHES.

COORDINATE WITH CONSTRUCTION MANAGER ON ANY EXISTING ITEMS (E.G., MILLWORK,
VISUAL DISPLAY BOARDS, SHELVING, EQUIPMENT, ETC.) NOT SPECIFICALLY NOTED ON

EXISTING WALL TO REMAIN

EXISTING DOOR & FRAME
TO REMAIN

EXISTING PARTITION TO BE
REMOVED IN IT'S ENTIRETY

08.26.22

DEMO PERMIT

UNEXCAVATED

®© © 66 ® & 6

REMOVE EXISTING CARPETING, WALL BASE, ADHESIVE,
ETC. - TYPICAL THROUGHOUT AREA OF WORK - PREP
SURFACE FOR NEW FLOORING AS REQUIRED

REMOVE EXISTING TILE FLOORING, WALL BASE, ADHESIVE,
ETC. - PREP SURFACE FOR NEW FLOORING AS REQUIRED

REMOVE EXISTING HARDWOOD FLOORING, WALL BASE,

® © @00

® ® O

REMOVE EXISTING BORROWED LITE/ SIDE LITE
REMOVE EXISTING SHELVING

CUT IN NEW WINDOW OPENING IN EXISTING EXTERIOR
BRICK WALL - SEE ELEVATIONS - CONFIRM ROUGH
OPENING SIZE WITH WINDOW SUPPLIER

REMOVE EXISTING EXTERIOR WINDOWS

REMOVE PORTION OF EXISTING EXTERIOR BRICK WALL
AS REQUIRED

REMOVE EXISTING STOVE TOP AND RELATED EXHAUST
HOOD

REMOVE EXISTING HANDRAILS

THE DRAWINGS THAT THE OWNER MAY WISH TO SALVAGE. GIVE THE OWNER ADEQUATE OR AS NOTED ADHESIVE, ETC. - PREP SURFACE FOR NEW FLOORING AS
NOTICE AND TIME TO RESPOND PRIOR TO START OF DEMOLITION OPERATIONS. REQUIRED
EXISTING DOOR & FRAME H====,' REMOVE EXISTING DOOR/ FRAME/ HARDWARE
REMOVE MISCELLANEOUS WALL MOUNTED ACCESSORIES (E.G., SIGNAGE, MARKER TO BE REMOVED L
BOARDS, TACK BOARDS, CLOCKS, COAT HOOKS, ETC.). OWNER HAS RIGHT OF FIRST e REMOVE EXISTING PLUMBING FIXTURE - CUT AND CAP
REFUSAL. RETURN ITEMS TO OWNER IF REQUESTED. PATCH AND REPAIR GYP BD AT PLUMBING AS REQUIRED
REMOVED ANCHORS AND FINISH TO MATCH. REMOVE EXISTING MILLWORK
MAINTAIN INTEGRITY OF SMOKE AND FIRE BARRIERS DURING CONSTRUCTION.
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EMOLITION GENERAL NOTES

DEMOLITION LEGEND

DATE:

ISSUED FOR:

D

ALL DEMOLITION SHALL BE COORDINATED WITH OWNER AND GENERAL CONTRACTOR.
OWNER HAS FIRST RIGHT OF REFUSAL OF ALL ITEMS REMOVED.

ALL DEBRIS TO BE REMOVED FROM THE SITE IN ACCORDANCE WITH ALL APPLICABLE
ORDINANCES AND THE REQUIREMENTS OF THE LANDLORD. EACH TRADE IS
RESPONSIBLE FOR REMOVING THEIR DEMOLITION DEBRIS FROM THE BUILDING INTO THE
DUMPSTER PROVIDED BY THE GENERAL CONTRACTOR.

MECHANICAL CONTRACTOR IS RESPONSIBLE FOR THE REMOVAL OF ALL MECHANICAL
DUCTWORK, CONTROLS, AND ASSOCIATED PIPING AS NEEDED FOR THE NEW SCOPE OF
WORK.

ELECTRICAL CONTRACTOR SHALL REMOVE ALL EXISTING UNUSED CONDUIT, WIRING,
AND ELECTRICAL FIXTURES. ELECTRICAL CONTRACTOR SHALL PROVIDE TEMP. POWER
AND LIGHTING AS REQUIRED.

ANY HAZARDOUS MATERIALS FOUND SHALL BE REPORTED TO THE OWNER, ARCHITECT,
AND GC IMMEDIATELY. DO NOT COMMENCE WORK UNTIL MITIGATION IS COMPLETE AND
CERTIFIED.

IT IS THE RESPONSIBILITY OF THE INDIVIDUAL TRADES TO MARK ITEMS THEY NEED TO
REMAIN BEFORE DEMOLITION BEGINS.

10.

1.

12.

EACH TRADE IS TO PROVIDE DUST CONTROL AND IS RESPONSIBLE FOR PROTECTING
ADJACENT SURFACES TO REMAIN AROUND DEMOLITION AREAS.

DASHED LINES DENOTE ITEMS TO BE REMOVED. DEMOLITION DRAWINGS ARE NOT
EXHAUSTIVE IN DETAIL, BUT GENERAL IN NATURE. CONTRACTOR SHALL FIELD VERIFY
EXISTING CONDITIONS BEFORE STARTING DEMOLITION. SEE LEGEND.

ALL DIMENSIONS SHALL BE VERIFIED IN THE FIELD.

THE PLUMBING CONTRACTOR IS RESPONSIBLE FOR THE REMOVAL OF ALL PLUMBING
RELATED SYSTEMS (PIPE, HANGERS, FIXTURES, EQUIPMENT, ETC.) AS REQUIRED TO
COMPLETE THE NEW WORK.

EXISTING MATERIALS TO REMAIN SHALL BE PROTECTED FROM DAMAGE AT ALL TIMES.
EXISTING BUILDING MATERIALS OR FINISHES THAT ARE DAMAGED SHALL BE REPAIRED
AND/OR REPLACED TO THE SATISFACTION OF THE OWNER AT NO ADDITIONAL COST.

DO NOT REMOVE ANY INDICATED OR NOTED STRUCTURAL ELEMENTS WITHOUT FIRST
OBSERVING THE EFFECT UPON THE STRUCTURAL INTEGRITY OF CONSTRUCTION TO
REMAIN. ANY QUESTIONABLE CONDITIONS SHALL BE BROUGHT TO THE ARCHITECT'S AND
CONSTRUCTION MANAGER'S ATTENTION IMMEDIATELY.

13.

14.

15.

16.

REMOVAL OF FLOOR AND WALL FINISHES SHALL INCLUDE REMOVAL OF ADHESIVE,
BACKING, FASTENING, ETC. ASSOCIATED WITH THE FINISHED MATERIAL TO BE REMOVED.
EXISTING SUBSTRATES TO REMAIN SHALL BE PATCHED AND REPAIRED FOR THE PROPER
INSTALLATION OF NEW FINISHES.

COORDINATE WITH CONSTRUCTION MANAGER ON ANY EXISTING ITEMS (E.G., MILLWORK,
VISUAL DISPLAY BOARDS, SHELVING, EQUIPMENT, ETC.) NOT SPECIFICALLY NOTED ON
THE DRAWINGS THAT THE OWNER MAY WISH TO SALVAGE. GIVE THE OWNER ADEQUATE
NOTICE AND TIME TO RESPOND PRIOR TO START OF DEMOLITION OPERATIONS.

REMOVE MISCELLANEOUS WALL MOUNTED ACCESSORIES (E.G., SIGNAGE, MARKER
BOARDS, TACK BOARDS, CLOCKS, COAT HOOKS, ETC.). OWNER HAS RIGHT OF FIRST
REFUSAL. RETURN ITEMS TO OWNER IF REQUESTED. PATCH AND REPAIR GYP BD AT
REMOVED ANCHORS AND FINISH TO MATCH.

MAINTAIN INTEGRITY OF SMOKE AND FIRE BARRIERS DURING CONSTRUCTION.

DEMO FIRST FLOOR PLAN

SCALE: 1/4"=1'-0"

EXISTING WALL TO REMAIN

EXISTING DOOR & FRAME
TO REMAIN

EXISTING PARTITION TO BE
REMOVED IN IT'S ENTIRETY

OR AS NOTED

===
EXISTING DOOR & FRAME J
TO BE REMOVED /

DEMOLITION KEY NOTES

08.26.22

DEMO PERMIT

REMOVE EXISTING CARPETING, WALL BASE, ADHESIVE,
ETC. - TYPICAL THROUGHOUT AREA OF WORK - PREP
SURFACE FOR NEW FLOORING AS REQUIRED

REMOVE EXISTING TILE FLOORING, WALL BASE, ADHESIVE,
ETC. - PREP SURFACE FOR NEW FLOORING AS REQUIRED

REMOVE EXISTING HARDWOOD FLOORING, WALL BASE,
ADHESIVE, ETC. - PREP SURFACE FOR NEW FLOORING AS
REQUIRED

REMOVE EXISTING DOOR/ FRAME/ HARDWARE

REMOVE EXISTING PLUMBING FIXTURE - CUT AND CAP
PLUMBING AS REQUIRED

REMOVE EXISTING MILLWORK

®© © 6 ® & 6

® © @00

® ® O

REMOVE EXISTING BORROWED LITE/ SIDE LITE
REMOVE EXISTING SHELVING

CUT IN NEW WINDOW OPENING IN EXISTING EXTERIOR
BRICK WALL - SEE ELEVATIONS - CONFIRM ROUGH
OPENING SIZE WITH WINDOW SUPPLIER

REMOVE EXISTING EXTERIOR WINDOWS

REMOVE PORTION OF EXISTING EXTERIOR BRICK WALL
AS REQUIRED

REMOVE EXISTING STOVE TOP AND RELATED EXHAUST
HOOD

REMOVE EXISTING HANDRAILS
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DATE: ISSUED FOR:
08.26.22 | DEMO PERMIT
1. ALL DEMOLITION SHALL BE COORDINATED WITH OWNER AND GENERAL CONTRACTOR. EACH TRADE IS TO PROVIDE DUST CONTROL AND IS RESPONSIBLE FOR PROTECTING 13. REMOVAL OF FLOOR AND WALL FINISHES SHALL INCLUDE REMOVAL OF ADHESIVE, EXISTING WALL TO REMAIN REMOVE EXISTING CARPETING. WALL BASE. ADHESIVE (D  REMOVE EXISTING BORROWED LITE/ SIDE LITE
OWNER HAS FIRST RIGHT OF REFUSAL OF ALL ITEMS REMOVED. : , ,
ADJACENT SURFACES TO REMAIN AROUND DEMOLITION AREAS. BACKING, FASTENING, ETC. ASSOCIATED WITH THE FINISHED MATERIAL TO BE REMOVED. ETC. - TYPICAL THROUGHOUT AREA OF WORK - PREP
EXISTING SUBSTRATES TO REMAIN SHALL BE PATCHED AND REPAIRED FOR THE PROPER SURFACE FOR NEW FLOORING AS REQUIRED REMOVE EXISTING SHELVING
2. ALL DEBRIS TO BE REMOVED FROM THE SITE IN ACCORDANCE WITH ALL APPLICABLE DASHED LINES DENOTE ITEMS TO BE REMOVED. DEMOLITION DRAWINGS ARE NOT INSTALLATION OF NEW FINISHES. EXISTING DOOR & FRAME
ORDINANCES AND THE REQUIREMENTS OF THE LANDLORD. EACH TRADE IS EXHAUSTIVE IN DETAIL BUT GENERAL IN NATURE. CONTRACTOR SHALL FIELD VERIFY TO REMAIN ( REMOVEEXISTING TILE FLOORING, WALL BASE, ADHESIVE, (7  CUT IN NEW WINDOW OPENING IN EXISTING EXTERIOR
RESPONSIBLE FOR REMOVING THEIR DEMOLITION DEBRIS FROM THE BUILDING INTO THE EXISTING CONDITIONS BEFORE STARTING DEMOLITION. SEE LEGEND. 14. COORDINATE WITH CONSTRUCTION MANAGER ON ANY EXISTING ITEMS (E.G., MILLWORK, ETC. - PREP SURFACE FOR NEW FLOORING AS REQUIRED iy §
DUMPSTER PROVIDED BY THE GENERAL CONTRACTOR EXISTING PARTITION TO BE OPENING SIZE WITH WINDOW SUPPLIER
' VISUAL DISPLAY BOARDS, SHELVING, EQUIPMENT, ETC.) NOT SPECIFICALLY NOTED ON REMOVED IN IT'S ENTIRETY —z===== (3) REMOVE EXISTING HARDWOOD FLOORING, WALL BASE,
ALL DIMENSIONS SHALL BE VERIFIED IN THE FIELD. THE DRAWINGS THAT THE OWNER MAY WISH TO SALVAGE. GIVE THE OWNER ADEQUATE OR AS NOTED ADHESIVE, ETC. - PREP SURFACE FOR NEW FLOORING AS REMOVE EXISTING EXTERIOR WINDOWS
3. MECHANICAL CONTRACTOR IS RESPONSIBLE FOR THE REMOVAL OF ALL MECHANICAL NOTICE AND TIME TO RESPOND PRIOR TO START OF DEMOLITION OPERATIONS. REQUIRED EOVE PORTION OF EXISTING EXTERIOR BRICK WALL
DUCTWORK, CONTROLS, AND ASSOCIATED PIPING AS NEEDED FOR THE NEW SCOPE OF e
WORK - THE PLUMBING CONTRACTOR IS RESPONSIBLE FOR THE REMOVAL OF ALL PLUMBING EXISTING DOOR & FRAME =7 (4) REMOVE EXISTING DOOR/ FRAME/ HARDWARE @ as REQUIRED
: RELATED SYSTEMS (PIPE, HANGERS, FIXTURES, EQUIPMENT, ETC.) AS REQUIRED TO 15. REMOVE MISCELLANEOUS WALL MOUNTED ACCESSORIES (E.G., SIGNAGE, MARKER TO BE REMOVED L
COMPLETE THE NEW WORK. BOARDS, TACK BOARDS, CLOCKS, COAT HOOKS, ETC.). OWNER HAS RIGHT OF FIRST — (5) REMOVE EXISTING PLUMBING FIXTURE - CUT AND CAP (@ REMOVE EXISTING STOVE TOP AND RELATED EXHAUST
4. ELECTRICAL CONTRACTOR SHALL REMOVE ALL EXISTING UNUSED CONDUIT, WIRING, REFUSAL. RETURN ITEMS TO OWNER IF REQUESTED. PATCH AND REPAIR GYP BD AT PLUMBING AS REQUIRED HOOD
AND ELECTRICAL FIXTURES. ELECTRICAL CONTRACTOR SHALL PROVIDE TEMP. POWER
R 11. EXISTING MATERIALS TO REMAIN SHALL BE PROTECTED FROM DAMAGE AT ALL TIMES. REMOVED ANCHORS AND FINISH TO MATCH. (6) REMOVE EXISTING MILLWORK @ REMOVE EXISTING HANDRAILS
: EXISTING BUILDING MATERIALS OR FINISHES THAT ARE DAMAGED SHALL BE REPAIRED
AND/OR REPLACED TO THE SATISFACTION OF THE OWNER AT NO ADDITIONAL COST. 16. MAINTAIN INTEGRITY OF SMOKE AND FIRE BARRIERS DURING CONSTRUCTION.
5. ANY HAZARDOUS MATERIALS FOUND SHALL BE REPORTED TO THE OWNER, ARCHITECT,
AND GC IMMEDIATELY. DO NOT COMMENCE WORK UNTIL MITIGATION IS COMPLETE AND 12. DO NOT REMOVE ANY INDICATED OR NOTED STRUCTURAL ELEMENTS WITHOUT FIRST
CERTIFIED. OBSERVING THE EFFECT UPON THE STRUCTURAL INTEGRITY OF CONSTRUCTION TO
REMAIN. ANY QUESTIONABLE CONDITIONS SHALL BE BROUGHT TO THE ARCHITECT'S AND
6. ITIS THE RESPONSIBILITY OF THE INDIVIDUAL TRADES TO MARK ITEMS THEY NEED TO CONSTRUCTION MANAGER'S ATTENTION IMMEDIATELY.
REMAIN BEFORE DEMOLITION BEGINS.
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Required distance to adj. building for 633 Hawthorne:
100’ x 0.25 = 25 feet
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MINUTES OF THE BOARD OF ZONING APPEALS MEETING HELD MAY 14, 1968
AT 8:00 P .M.

The meeting was called {o order at 8:05 by the Chairman, Mr.
Mullen,

Present: Coley, Gare, Meyer, Miller, Mullen, Ring
Absent: Skxubb
Alsc Present: Mr. Howard C. Weber, Building O0fficial

The minutes of the meeting of April 9, 1968 were received.
Mr, Meyer requested that some minor c¢orrections be ade.

Moved by Mr. Miller,
decondod by Mx. Gare, that the ninutes oifi the Board of Zoning
Appeals meeting held April 9, 1968 be approved as coryxected.

Mir. Mullen briefly explained the functions of the Board of
doning Appeals to the audience, and staisd that the Board is only
able to grant variances on the basis of a hardship.

4ppeal #7-68 - Dr, Glenn B, Carpenter, 655 Hawthorne

Thiz appeal was adjourned from the meeting of April 9, 1968,
because of Dr. Carpenter’'s absence and alsoc because the Board needed
additional information. The appeal iz for the addition to a porch
on the side of Dr. Carpenter’'s residence,

With the use of a skeich, Mr. Veber explained that Mr. Willizm
T. Killeen, City Engineer, had at the Board's requesti, computed the
squave footage of the two loig in guestion and submitted his cal-
culations of approxzimately 9,250 zq.ft. for Lot 41 and §,000 sg.ft.
for Lot 4Z. MHe stated thai HMr. Killeen bad informed him that the
entire plat, as originally prepaved, wndoubtedly coatuing numerous
error; but that his calculations would probably be correct within
2 - 5%.

My, Veber explained tha% at the setback line the parcal
width is zpproximately 175 ft., which means that a winimum side
setback of 17.5 ft. must be waintained. The present porch is now
non~-conforming and the propogsed addition would increase it. 7The
addition wouid place the porch within 5 ft. of the lot line at the

nearest point.,
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Mr. Coley believed that platting should dominate and the set-
back should be based on one lot. Mr. Weber explained if this could
be done it would reduce the minimum setback to approximately 8 ft.

Mr, Ring questioned whether the vacant lot is a buildable lot.
It was explained that sufficient lot area would bave to be added
to Lot 42 in order to bring it up to 9,000 sq.ft. and that this
may reduce the other lot and make it unbuildable. However, if the
vacant lot was under a separate ownership it would be a buildable

lot,

Dr. Carpenter was present and submitted a letter from his
next door neighbor, Mr. Kenmnedy, in which he stated he had no
objection to Dr. Carpenter's additiomn. Dr. Curpenter pointed out
that Mr. Kennedy's driveway is adjacent to his lot. He further
stated that he felt he was being penzlized by owning the extra
lot and thereby requiring the larger minimum side setback.

The Board discussed possible ways that the lots could be
split in order to obtain the needed lot area to supply the side

setback.

Mr. Gare inquired about the date of Dr. Carpenter's lot survey
and mentioned his knowledge of the errors in the original plat., He
inguired if the house is entirely on Lot 42. Mr. Weber stated he
folt it was 2eccording to the mortgage survey and his own observation

of the site.

Mr, Ring asked Dr. Carpenter what he planned to do with the
vacant lot in the future. Dr. Carpenter stated he plans to maintain
both lots as one parcel and has no plan to sell the vacant parcel.

Mr. Mullen explained to Dr. Carpenter that he would abstain
from voting on this appeal because they are neighbors and friends,
and that it would take the remaining 5 Board members to grant the

variance.

Moved by Mr. Gare,
Seconded by Mr. Ring, that the variance be granted contingent

upon adequate ares from Lot 41 being added to Lot 42 to bring it up
to 9,000 sq.ft., and further that the side yard space on the west
side of the house be such to meet the requirements of the Zoning

Ordinance.

Yeas: Coley, Gare, Meyer, Miller, Ring
Abstsined: Mullen, for reasons noted apove

Appeal granted.
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living together serving a community service, i.e., security and
companionship along with meal service.

Following discussion between the Board and the appellants, it was
determined that further information should be submitted regarding
the total parking spaces required for employees, loading zone
problems, egress onto Adams Road, etc. The Board felt an
adjournment to provide these items would be in the best interest
of everyone concerned.

Motion by Sights
Seconded by Conlin to adjourn to date to provide further

information as follows: (1) entrance and exit from the building
onto Adams Road; (2) measurement of 18' on south side; (3)
increase length of loading space; (4) can the Board place the

congregate care restrictions on the variance.

Yeas: Conlin, Mullen, Mayer, Girard, Sights

Nays: None

Motion carried - adjourned tc October 13, 1987

Amended Appeal 87-42 (Adjourned from August 22, 1987) Mr. and
Mrs. Glenn Carpenter owners of the property known as 655

Hawthorne, Birmingham, are requesting a variance in order to
construct an addition to their existing garage.

Section 5.160, Chapter 39, Birmingham City Code, requires the
front setback to be 32.5’ with 13.8’ proposed, or a variance of
18.7' required.

Mrs. Carpenter appeared and stated they wish to increase the size
of their garage from one car to two car. If the variance is
granted, all of the setbacks in that area will be approximately
the same. The proposed addition is the only practical way to
increase the size of the garage both architecturally and
financially.

Motion by Sights

Seconded by Mayer to grant a variance of 18.7’ in order to
construct an addition to the existing garage at the residence.
The reason is it is continuous with the existing building and
there would be no other way to provide a larger garage without
doing this. This motion is tied to the plans as submitted.

Yeas: Mullen, Mayer, Girard, Sights

Nays: Conlin

Motion carries - variance granted.
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CASE DESCRIPTION

236 Pleasant (26-01)
Hearing date: January 13, 2026

Appeal No. 26-01: The owner of the property known as 236 Pleasant, requests the
following variance to construct an addition to the existing home:

A. Chapter 126, Article 4, Section 4.74(C) of the Zoning Ordinance requires that a
minimum distance between principal residential buildings on adjacent lots to be
14.00 feet or 25% of the lot width, whichever is larger. The required is 14.00 feet.
The proposed is 11.20 feet. Therefore, a variance of 2.80 feet is requested on the
north side.

Staff Notes: The applicant is requesting a variance to construct a rear addition on the
existing non-conforming home that was constructed in the 1940’s.

This property is zoned R1-A Single family residential.

Andrew Erickson
Assistant Building Official
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CHAPTER 126 - ZONING

ARTICLE 8: ENFORCEMENT AND PENALTIES

8.01 The Board of Zoning Appeals

3. Variances.

a. The Board of Zoning Appeals shall hear and grant or deny requests for variances from the
strict application of the provisions of the Zoning Ordinance where there are practical
difficulties or unnecessary hardships in carrying out the strict letter of such chapter. In
granting a variance, the Board of Zoning Appeals may attach such conditions as it may
deem reasonably necessary to promote the spirit and intent of the Zoning Ordinance. The
Board of Zoning Appeals shall not grant any variance unless it first determines that:

i. Because of special conditions applicable to the property in question, the
provisions of the Zoning Ordinance, if strictly applied, unreasonably prevent
the property owner from using the property for a permitted purpose;

ii. Literal enforcement of the chapter will result in unnecessary hardship;

iii. The granting of the variance will not be contrary to the spirit and purpose of
the Zoning Ordinance nor contrary to the public health, safety and welfare;
and

iv. The granting of the variance will result in substantial justice to the property
owner, the owners of property in the area and the general public.

(EACH i-iv must be satisfied)
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236 PLEASANT MAP

1669 W MAFLE RD

160 PLEASANT AVE

230 PLEASANT AVE

236 PLEASANT AVE

270 PLEASANT AVE

312 PLEASANT AVE

206 PLEASANT AVE

15 JUE sgald

236 Pleasant

1589 W MAFLERD

B . Miles

00.0®008 0.016 0.024 0.032
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CITY OF BIRMINGHAM
Community Development - Building Department
151 Martin Street, Blrmingham, Ml 48009
Community Development: 248-530-1850
Fax: 248-530-1290 / www.bhamgov.org

APPLICATION FOR THE BOARD OF ZONING APPEALS

Received Date: Hearlng Date:
Recelved By: Appeal #:
Type of Variance: u Interpretation D{menlsional n Land Use n Sign Admin Review
mensiona

I. PROPERTY INFORMATION:

Address: Lot Number: Sidwell Number:
236 Pleasant Strest a5 08-19-35-201-010

. OWNER INFORMATION:

Name:
Victorla Policicchio

Address:

City:
236 Pisasant Strest Birmingham

MSItate: I 4g‘l)&,code:

Email:* Phone:

Iik. PETITIONER INFORMATION:

Name: Firm/Company Name:
Victoria Policlcchlo

A s £ g | Bpoode

Email; Phone:
vickipolicicchio@gmeil.com 2433766266

V. GENERAL INFORMATION:

The Board of Zoning Appeals typically meets the second Tuesday of each manth. COMPLETE digital applications along with supporting documents
must be submitted on or before the 12 day of the month preceding the next regular meeting. Please note that incomplete applications will not be
accepted.

To insure complete applications are provided, appellants must schedule a pre-application meeting with the Bullding Official, Assistant
Building Officlal and/or City Planner for a preliminary discussion of their request and the documents that will be required to be submitted.
Staff will explain how all requested variances must be highlighted on the survey, site plan and construction plans. Each variance request must be
clearly shown on the survey and plans including a table as shown in the example below. All dimensions to be shown in feet measured to the second
decimal point.

The BZA application fee is $750.00 for single family residential; $950.00 for all others. This amount includes a fee for a public notice sign which must

be posted at the property at least 15-days prior to the scheduled hearing date.

Varlance Chart Example
Requested Variances Required Existing Proposed Varlance Amount
Variance A, Front Setback 25.00 Feet 23.50 Feet 23.50 Feet 1.50 Feet
Variance B, Height 30.00 Feet 30.25 Feet 30.25 Feet 0.25 Feet

V. REQUIRED INFORMATION CHECKLIST:

Signed letter of practical difficulty and/or hardship

Certified survey

Building plans including existing and proposed floor plans and elevations

If appealing a board decision, provide a copy of the minutes from any previous Planning, HDC, or DRB board meeting

O O 000

VI. APPLICANT SIGNATURE

Owner hereby authorizes the petitioner designated below to act on behalf of the owner.

By signing this application, | agree to conform to atl applicable laws of the City of Birmingham. All information submitted on this application is
accurate to the best of my knowledge. Changes to the plans are not allowed without approval from the Building Official or City Planner.

*By providing your email to the City, you agree to receive news and notific from the City. If you do not wish to receive these messages, you may
unsubscribe at any time. -;-:-.& N A (
Signature of Owner?_ S— — N Date: | \ _))D &‘S

T B

Signature of Petlthnf'#-'{iz;*&‘f'h_—ﬂs Date: \ ‘ / 50/ %

N




CITY OF BIRMINGHAM
BOARD OF ZONING APPEALS
RULES OF PROCEDURE

ARTICLE I - Appeals

TN LT

Appeals may be filed under the following conditions:

A property owner may appeal for variance, modification or adjustment of the requirements
of the Zoning Ordinance.

A property owner may appeal for variance, modification or adjustment of the requirements
of the Sign Ordinance.

Any aggrieved party may appeal the decision of the Planning Board and/or the Building
Official in accordance with the City of Birmingham Zoning Ordinance, Article Eight,
Section 8.01 (D) Appeals. If an appellant requests a review of any determination of the
Building Official, a complete statement setting forth the facts and reasons for the
disagreement with the Building Official's determination shall include the principal point,
or points on the decision, order or section of the ordinance appealed from, on which the
appeal is based.

Procedures of the Board of Zoning Appeals (BZA) are as follows:

Regular BZA meetings, which are open to the public, shall be held on the second Tuesday
of the month at 7:30 P.M. provided there are pending appeals. There will be a maximum
of seven appeals heard at the regular meeting which are taken in the order received. If an
appeal is received on time after the initial seven appeals have been scheduled, it will be

scheduled to the next regular meeting.

All applications for appeal shall be submitted to the Community Development Department
on or before the 12" day of the month preceding the next regular meeting. If the 12% falls
on a Saturday, Sunday, or legal holiday, the next working day shall be considered the last
day of acceptance.

All property owners and occupants within 300 feet of the subject property will be given
written notice of a hearing by the City of Birmingham.

See the application form for specific requirements. If the application is incomplete, the
BZA may refuse to hear the appeal. The Building Official or City Planner may require the
applicant to provide additional information as is deemed essential to fully advise the Board
in reference to the appeal. Refusal or failure to comply shall be grounds for dismissal of
the appeal at the discretion of the Board.

In variance requests, applicants must provide a statement that clearly sets forth all special
conditions that may have contributed to a practical difficulty that is preventing a reasonable
use of the property.
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6. Where the Birmingham Zoning Ordinance requires site plan approval of a project by the
City Planning Board before the issuance of a building permit, applicants must obtain
preliminary site plan approval by the Planning Board before appeal to the BZA for a
variance request. If such appeal is granted by the BZA, the applicant must seek final site
plan and design review approval from the Planning Board before applying for a building
permit.

7. An aggrieved party may appeal a Planning Board decision. Such appeal must be made
within 30 days of the date of the decision. The BZA, in its discretion, may grant additional
time in exceptional circurmstances.

8. Appeals from a decision of the Building Official shall be made within 30 days of the date
of the order, denial of permit, or requirement or determination contested. The BZA, in its
discretion, may grant additional time in exceptional circumstances.

9. An appeal stays all proceedings in accordance with Act #110, Public Acts of 2006, Article
VI, Section 125.3604 (3).

C. The order of hearings shall be:

1. Presentation of official records of the case by the Building Official or City Planner as
presented on the application form.

2. Applicant's presentation of his/her case—the applicant or his/her representative must be
present at the appeal hearing.

3. Interested parties' comments and view on the appeal.
4. Rebuttal by applicant.

5. The BZA may make a decision on the matter or request additional information.
D. Motions and Voting

1. A motion is made to either grant or deny a petitioner's request
a) For a motion to grant or deny a non-use variance request, the motion must receive
four (4) affirmative votes to be approved.
b) For a motion to grant or deny a use variance request, the motion must receive five
(5) affirmative votes to be approved.
¢) For a motion to grant or deny an appeal of a decision or order by an administrative
official or board, the motion must receive four (4) affirmative votes to be approved.

2. When a motion made is to approve or deny a petitioner's request and if there is a tie vote,
then the vote results in no action by the board and the petitioner shall be given an
opportunity to have his or her request heard the next regularly scheduled meeting when all
the members are present.
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3. When there are less than seven (7) members of the board present for a meeting, then a
petitioner requesting a use variance shall be given an opportunity at the beginning of the
meeting to elect to have it heard at the next regularly scheduled meeting.

4. When there are less than six (6) members present for a meeting, then all petitioners shall
be given an opportunity at the beginning of the meeting to elect to have the request heard
at the next regularly scheduled meeting.

ARTICLE I - Results of an Appeal

A. The Board may reverse, affirm, vary or modify any order, requirement, decision or
determination as in its opinion should be made, and to that end, shall have all the powers
of the officer from whom the appeal has been taken.

B. The decisions of the Board shall not become final until the expiration of five (5) days from
the date of entry of such orders or unless the Board shall find that giving the order
immediate effect is necessary for the preservation of property and/or personal rights and
shall so certify on the record.

C. Whenever any variation or modification of the Zoning Ordinance is authorized by

resolution of the BZA, a Certificate of Survey must be submitted to the Community
Development Department with the building permit application. A building permit must be
obtained within one year of the approval date.

D. Failure of the appellant, or his representative, to appear for his appeal hearing will result in
the appeal being adjourned to the next regular meeting. If, after notice, the appellant fails
to appear for the second time, it will result in an automatic withdrawal of the appeal. The
appellant may reapply to the BZA.

E. Any applicant may, with the consent of the Board, withdraw his application at any time
before final action.

F. Any decision of the Board favorable to the applicant is tied to the plans submitted,
including any modifications approved by the Board at the hearing and agreed to by the
applicant, and shall remain valid only as long as the information or data provided by the
applicant is found to be correct and the conditions upon which the resolution was based are
maintained.

A, No rehearing of any decision of the Board shall be considered unless new evidence is
submitted which could not reasonably have been presented at the previous hearing or unless there
has been a material change of facts or law.

ey

Page 55 of 116



B. Application or rehearing of a case shall be in writing and subject to the same rules as an
original hearing, clearly stating the new evidence to be presented as the basis of an appeal for
rehearing.

I certify that I have read and understand the above rules of procedure for the City of Birmingham
Board of Zoning Appeals.

@n&tnu_rgp%gﬂﬁcant
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LETTER OF PRACTICAL DIFFICULTY AND HARDSHIP

TO: City of Birmingham Board of Zoning Appeals
RE: Application for Dimensional Variance — 236 Pleasant Street
DATE: November 30, 2025

Dear Members of the Board of Zoning Appeals:

| respectfully request a dimensional variance to permit the construction of a rear addition
to my home at 236 Pleasant Street. This request is necessitated by practical difficulties
created by the unique circumstances of my property, which was constructed in 1938—
decades before current zoning requirements were established. | make this request with
the support of the Birmingham Master Plan 2040.

NATURE OF THE REQUEST

| seek a variance from current lot width requirements to allow construction of a rear
addition that will extend the existing footprint of my home toward the backyard. The
proposed addition will follow the existing building line on the North side but will not affect
the South side.

PRACTICAL DIFFICULTIES JUSTIFYING THE VARIANCE
1. Unique Property Circumstances Not Shared by Neighbors

My home was constructed in 1938, making it a legal pre-existing nonconforming
structure. The practical difficulty arises from the unique circumstance that my property
predates current zoning standards by nearly a century. Unlike newer construction in the
neighborhood, my home's original footprint was established when different dimensional
requirements applied.

2. The Need for Variance is Not Self-Created

The dimensional nonconformity exists due to the home's 1938 construction date, not from
any action | have taken. The proposed addition merely extends the existing building line
toward the rear yard—I| am not creating or exacerbating the existing nonconformity.

3. Minimum Variance Necessary

The requested variance is the minimum necessary to allow reasonable use of my
property. The addition follows the existing home's footprint rather than expanding the
width, and the actual construction area fully complies with current five-foot setback
requirements from my neighbor's property. The requested variance is to overcome an 8.6
sq ft area of the northeast corner of my home that does not comply with current
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ordinances. The rest of the home is within the current zoning allowances. My house, and
both my abutting neighbors’ houses are all built on an angle, creating the noncompliant
portion that renders a spacing between houses of 4.8 feet solely at the northeast corner,
whereas the rest of the property measures at 5.33 feet.

4. No Feasible Alternative Design

The proposed addition design is dictated by the structural realities of my home, and those
constraints make any alternative addition designs either impossible or prohibitively risky to
the home's integrity. The practical difficulty is compounded by these unique structural
circumstances that limit design flexibility and necessitate the current approach.

5. Compliance with Spirit of Ordinance and Public Safety
The variance aligns with the spirit of the zoning ordinance while securing public safety:

¢ NoImpact on Adjacent Properties: The addition would maintain a proper setback.
The existing nonconforming area remains unchanged, ensuring no additional impact
on neighboring properties' light, air, or property values. In fact, the home would
mirror my northside neighbor’s addition, therefore it would not negatively impact
them at all.

« Drainage Considerations: The existing drainage system will be extended only a few
feet in the same area. There have been no historical water problems, and the
addition will not alter drainage patterns or create new issues for neighbors.

e Shared Driveway: While | share a driveway with my southern neighbor that doesn't
meet current spacing requirements, the proposed addition is located on the
opposite side of the home and will have no impact on this existing arrangement. Itis
worth noting that the walls of my home do comply on the south side, but the
fireplace portion of the wall does not.

6. Demonstrates Good Faith Compliance

To show my commitment to compliance where possible, | will relocate my existing city-
approved generator to ensure it meets the five-foot setback requirement from the home.

7. Birmingham Master Plan 2040

Granting this variance directly supports the vision outlined in the Birmingham Master Plan
2040, which encourages additions to existing homes as a means of meeting evolving
market demands while preserving neighborhood character. The Master Plan recognizes
that older homes, like mine, often lack features such as additional bathrooms, larger
kitchens, and modern amenities that today’s families need. Rather than resorting to
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demolition and new construction—which the Plan identifies as wasteful and disruptive to
the community fabric—my proposed addition represents a thoughtful renovation that
maximizes the utility of my property without eroding the established character of the
neighborhood. By approving this variance, the Board would be advancing the Plan’s
recommendations to facilitate reasonable, context-sensitive improvements through
policies such as streamlined approvals and increased flexibility for ground-level additions.
This approach not only benefits individual homeowners but also strengthens neighborhood
stability and aligns with the City’s long-term goals for sustainable, resident-focused
development.

CONCLUSION

This variance request addresses practical difficulties created by my home's 1938
construction date and unique structural constraints—circumstances that cannot be
remedied through strict ordinance compliance. The combination of pre-existing
nonconformity and structural limitations creates a situation where the requested variance
is the only viable path to make reasonable use of my property for its permitted residential
purpose.

In Birmingham's current real estate market, maximizing the utility of existing residential
properties serves the community's interest in maintaining neighborhood stability and
allowing longtime residents to adapt their homes to changing needs without displacement,
as highlighted in the Birmingham Master Plan 2040.

The proposed addition represents thoughtful development that respects both my property
rights and my neighbors' interests while maintaining the essential character of our
neighborhood.

| respectfully request that you grant this variance.

Sincerely,

Victoria Policicchio
Property Owner

(attachment below)
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Attachment:

Ch 3. Retain Neighborhood Quality

Retain Housing Character

Retain Housing Character

The value of properties in Birmingham has nsen such that the
cost of purchasing and demolishing existing homes iz viable.
Some parts of the City have already been significantly rebuilt
and the trend iz moving into other neighborhoods. Many resi-
dents feel that the scale of new homes are overwhelming and
out of character with their neighborhoods, the result of both
trends in building larger homesz and a lack of coordination
between the exizting housing character and zoning stan-
dardz. While the City has implemented progressive design
standards for garage placement and overall construction
management, many of the new houses are, in fact, over-
zized for their lotz and often negatively impact surrounding
households. Except in histone districts, new houses are not
evaluated for the appropriateness of their architectural design
or building materiale by a review board or committes. New
house plans are only reviewed for comphance with building
codes and required site engineenng regulations.

Houze design and conzumer preferences have changed
zince Birmingham's neighborhoode were first developed. The
onginal prewar housges were uzually modestly designed and
downplayed the home-owners wealth or lack thereof. Large
houses and manors were broken up into a aeries of amaller
volumes which effectively dizguized their overall volume
and, with commensurate architectural detailz, gave them the
appearance of matching the scale of neighboring houses.
Mozt of Birmingham's original houses were constructed
with quality craftemanship and designed with architectural
maszing and details intended to blend into the neighbor-
hood rather than command attention. Following trends in

T
=T

Frgure 40. Historic home with a sign marketing demolition for a larger home.

62

today’s housing market, many new homes are designed to
gtand out and be noticed, rather than harmonize with and
complement neighboring houses.

Additions to existing homes should be encouraged az a way
to accommodate changes that the market desires without
ercding neighborhood character. Often the driver of new
construction is mafket demand for additicnal bathrooma,
a master suite, closst apace, larger kitchens, and larger
garages, which tend to be lacking in older homes. While it
iz often easier to tear down an exigting home and build a
new one, thiz iz a destructive process that creates significant
waste and impacts neighborhood character. Renovation and
addition could be encouraged through a number of policies
zuch aa: a fast-tracked approval process (requiring a slowing
down of new construction approvals), waived fess for review
and inspection, and increased lot coverage allowances at
the ground level (not second story). While additions and
renovation cannot be required, they may be encouraged.

Leveraging historic districts iz another means of controlling
the pace of democlitions, providing review of the scale and
character of new housing, and encouraging renovation.
Expanding existing historic districts and landmarks, and
establishing new districts would provide oversight of new
congtruction and renovation in many areas of the city. The
Historic Digtrict Commiazion (HDC) ehould actively study
and establizh new histonc districts and landmarks through-
out the city. Additionally, HDC review authaority should be
strengthened in consideration of demalitionz and renovations.

Lastly, light intensity and color iz an often overlooked gual-
ity of Birmingham's neighborhood
strests. Some new homes have been
built with lighting that iz too intense,
degrading the calm character of
Birmingham's neighborhood fabric.
Lighting should be subdued gener-
ally, avoid apillover onto neighboring
properties, and be onented down-
ward not cutward. Lurninaires should
be shielded to eliminate glare and
limited in individual intensity. Multipls
bulbs of lower intenaity can provide
the same light coverage without
glare or hot epots. Color tempera-
ture iz also keenly important. Light
that iz towards the blue end of the
spectrum, higher color temperature,
dizrupta natural human cycles when
uzed at nighttime. Caolor temperaturs
should not exceed 3500 Kelvin after
dusk. Currently the Zoning Ordinance
uzes llluminating Enginesring Socisty
of North Amenca (IESNA) standards

The Birmingharm Plan | 08/05/23
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SHINGLES ON
ICE-WATER

SHIELD OVER 5/8"

RESIDENCE ADDITION

236 PLEASANT ST., BRMINGHAM, M. 48009

PROJECT INFORMATION:

THE PROPOSED ADDITION 1S AN EXTENSION TO THE MAIN LEVEL CONSISTING OF 18] SQUARE FEET.
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MICHIGAN 2021 RESIDENTIAL BUILDING CODE
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GENERAL CONTRACTOR:

POLICICCHIO BUILDING CORP.
PHONE: (313) 819-1164 (734) 479-4450

FAX: (248) 792-6911

EMAILL: John@pbcconstruction.com

GENERAL NOTES:

. CONTRACTOR TO VERIFY ALL EXISTING CONDITIONS PRIOR TO STARTING
WORK AND REFPORT ALL CONDITIONS INCLUDING DIMENSION DISCREPANCIES
TO THE ARCHITECT.

2. ALL UORK TO BE IN ACCORDANCE WITH THE 2215 MICHIGAN RESIDENTIAL
CODE. ALL STATE AND LOCAL CODES, GOVERNING BODIES INCLUDING THE
STATE OF MICHIGAN.

3. ALL UORK SHALL COMPLY WITH THE STANDARDS AS PUBLISHED BY THE
TRADES RESFPECTIVE ASSOCIATION FOR MANUFACTURER AND INSTALLATION
OF PRODUCTS USED IN CONJUNCTION WITH THIS PRODUCT.

4. CONTRACTOR MUST MAINTAIN A CLEAN AND ORDERLY PROJECT SITE. ALL
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CASE DESCRIPTION

952 Brookwood (26-03)
Hearing date: January 13, 2026

Appeal No. 26-03: The owner of the property known as 952 Brookwood, requests the
following variance to construct a covered patio on the rear of the house:

A. Chapter 126, Article 4, Section 4.74(C) of the Zoning Ordinance requires that a
minimum distance between principal residential buildings on adjacent lots to be
14.00 feet or 25% of the lot width, whichever is larger. The required is 39.37 feet.
The proposed is 27.40 feet. Therefore, a variance of 11.97 feet is requested on the
east side.

Staff Notes: The applicant is seeking a variance to construct a pergola to an existing
patio. The existing non-conforming home was built in 1950. A Variance was granted in
2005. See minutes attached.

This property is zoned R1 — Single family residential.

Andrew Erickson
Assistant Building Official
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CHAPTER 126 - ZONING

ARTICLE 8: ENFORCEMENT AND PENALTIES

8.01 The Board of Zoning Appeals

3. Variances.

a. The Board of Zoning Appeals shall hear and grant or deny requests for variances from the
strict application of the provisions of the Zoning Ordinance where there are practical
difficulties or unnecessary hardships in carrying out the strict letter of such chapter. In
granting a variance, the Board of Zoning Appeals may attach such conditions as it may
deem reasonably necessary to promote the spirit and intent of the Zoning Ordinance. The
Board of Zoning Appeals shall not grant any variance unless it first determines that:

i. Because of special conditions applicable to the property in question, the
provisions of the Zoning Ordinance, if strictly applied, unreasonably prevent
the property owner from using the property for a permitted purpose;

ii. Literal enforcement of the chapter will result in unnecessary hardship;

iii. The granting of the variance will not be contrary to the spirit and purpose of
the Zoning Ordinance nor contrary to the public health, safety and welfare;
and

iv. The granting of the variance will result in substantial justice to the property
owner, the owners of property in the area and the general public.

(EACH i-iv must be satisfied)
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CITY OF BIRMINGHAM
Community Development - Building Department
151 Martin Street, Birmingham, Ml 48009
Community Development: 248-530-1850
Fax: 248-530-1290 / www.bhamgov.org
APPLICATION FOR THE BOARD OF ZONING APPEALS
Application Date: _______ Hearing Date:

Received By: T Appeal #:

Type of Variance: Interpretation QWI nTand Use u Sign n Admin Review

|. PROPERTY INFORMATION:

Address: . Lot Number: Sidwell Number:
A5 (0ol woed
1I. OWNER INFORMATION:

Name: T{’ o, (S5h, P

Address: ¢ g& &ﬁﬁl’t' l»vo.; h) City: &;rw\‘,,\,.) Narm States, Zip code: ut Yy 4
Email:* %'SI’LGPLL Dh%[flc (o ™ " Phone: 2 w y §Oé _753(43\
11l. PETITIONER INFORMATION:

Name: Tﬂwlur‘ Cq[er‘p Firm/Company Name: g,i}-—‘,cﬂ'ah— Oe+@; -

Address: 205 OCJV{,‘,, [3”_/( n') gu. ka.-City: QF&MFL& State:/(,lt Zip code: Llc}) 4.0
el e Lekign @ Ky w&h—de’*@'* G5 Fhone! QUY T4y 6634

IV. GENERAL INFORMATION:

The Board of Zoning Appeals typically meets the second Tuesday of each month. Applications along with supporting documents must be submitted
on or before the 12t day of the month preceding the next regular meeting. Please note that incomplete applications will not be accepted.

To insure complete applications are provided, appellants must schedule a pre-application meeting with the Building Official, Assistant Building
Official and/or City Planner for a preliminary discussion of their request and the documents that will be required to be submitted. Staff will explain
how all requested variances must be highlighted on the survey, site plan and construction plans. Each variance request must be clearly shown on
the survey and plans including a table as shown in the example below. All dimensions to be shown in feet measured to the second decimal point.

The BZA application fee is $360.00 for single family residential; $560.00 for all others. This amount includes a fee for a public notice sign which must
be posted at the property at least 15-days prior to the scheduled hearing date.

Variance Chart Example
Requested Variances Required Existing Proposed Variance Amount
Variance A, Front Setback 25.00 Feet 23.50 Feet 23.50 Feet 1.50 Feet
Variance B, Height 30.00 Feet 30.25 Feet 30.25 Feet 0.25 Feet

V. REQUIRED INFORMATION CHECKLIST:

One original and nine copies of the signed application

One ariginal and nine copies of the signed letter of practical difficulty and/or hardship

One original and nine copies of the certified survey

10 folded copies of site plan and building plans including existing and proposed floar plans and elevations

If appealing a board decision, 10 copies of the minutes from any previous Planning, HDC, or DRB board meeting

VI. APPLICANT SIGNATURE

By signing this application, 1 agree to conform to all applicable laws of the City of Birmingham. All information submitted on this application is
accurate to the best of my knowledge. Changes to the plans are not allowed without approval from the Building Official or City Planner.

*By providing your email to the City, you agree to receive news and notifications from the City. If you do not wish to receive these messages, you may unsubscribe at

any time. - 7
Signature of Owner: Z)’”""?ML@: Date: 1CZ1S 7 Q%

Signature of Petitioner: ) C?S ;/—;‘ Date: o/ bo s Y
— -

Revised 12.4.19
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B. Application or rehearing of a case shall be in writing and subject to the same rules as an

original hearing, clearly stating the new evidence to be presented as the basis of an appeal for
rehearing.

I certify that I have read and understand the above rules of procedure for the City of Birmingham
Board of Zoning Appeals.

R X

Signature OW //

DECEMBER 2018 Page 3
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ZBA Variance Letter — 952 Brookwood St,
Birmingham

Request: 11.97’ variance into the the required 39.37' separation between adjacent

buildings to allow construction of a pergola that will be 27.4' from the neighboring home.

1. Special conditions applicable to the property make

strict application of the ordinance unreasonable

The property at 952 Brookwood St contains an existing home that is already situated
within the required building separation distance. The northeast corner of the home is
22.2' from the neighboring house, making the property legally non-conforming with

respect to the current 39.37' required separation.

Because the existing home already encroaches into this setback, the strict application of
the ordinance prevents the property owner from making reasonable use of their rear
patio, which is a permitted residential use. Because the patio and outdoor kitchen
occupy their existing location, there are no alternative placement options for a pergola
that would be functional or meet the homeowner’s reasonable use needs. These
circumstances—specifically the pre-existing placement of the home—are conditions

unique to this property and not self-created.

2. Literal enforcement of the ordinance would result in

unnecessary hardship

If the ordinance were applied literally, the property owner would be prohibited from
installing a simple, open-air pergola over the existing patio / outdoor kitchen, despite the
fact that:
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e The pergola would be farther from the neighbor’s house (27.4') than the existing

home already is (22.2").

e The improvement does not add enclosed living space or increase building mass.

e There is no alternative feasible placement for the pergola given the configuration

of the house and yard and existing outdoor kitchen patio space.

Requiring the full 39.37' separation would impose a hardship by preventing the owner
from using their outdoor space in a customary and permitted residential manner. This
hardship is not self-imposed, as the home is already legally nonconforming and dictates

the only practical location for the pergola.

3. Granting the variance will not be contrary to the spirit or
purpose of the zoning ordinance, nor harmful to public

health, safety, or welfare

The purpose of building separation requirements is to maintain adequate spacing for fire
safety, light, air circulation, and neighborhood character. This request remains fully

consistent with those goals because:

e The pergola is open-air, non-habitable, and significantly less impactful than an

enclosed addition.

e The pergola will be located 5.2' farther away from the neighbor’s home than the

existing home already is.

e The proposal does not reduce safety, block light or ventilation, or affect

emergency access.
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e The overall spacing between homes will remain consistent with the existing

development pattern in the neighborhood.

By improving only the usability of an existing patio and not intensifying the property's

built footprint, the variance supports the ordinance’s intent rather than undermining it.

4. Granting the variance will result in substantial justice to

the property owner, neighbors, and the public

Approving the variance allows the homeowner to make reasonable use of their property
while maintaining greater separation from the neighbor’s home than the existing house
already provides. The pergola will not impose adverse effects on adjacent properties or

the public.

Additionally, the affected east neighbor has indicated they have no objection to the
pergola’s proximity and will be providing a written letter of support. This demonstrates

that the request does not negatively impact surrounding property owners.

Denying the variance would prevent customary residential enjoyment of an existing patio
based solely on a non-conformity that the homeowner did not create. Granting the
variance ensures fairness and allows the property to be used similarly to others in the

neighborhood.
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NOTICE OF MEETING
CITY OF BIRMINGHAM
BOARD OF ZONING APPEALS
952 BROOKWOOD (05-68)

Notice is hereby given that the Board of Zoning Appeals will meet on Tuesday,
December 13, 2005, at 8:00 p.m. in the Commission Room of the Municipal
Building, 151 Martin Street, Birmingham, Michigan, to hear the following appeal
of Zoning Ordinance requirements:

The owners of the property known as 952 Brookwood, request the following
variance to re-construct an existing non-conforming sunroom:

Article 4.65 (SS-01 C) requires the distance between principal residential
buildings to be a minimum of 39.4’, with 26.0’ existing and proposed (East
side); therefore, a variance of 13.4' is requested.

This property is zoned R-1 single family residential.

This notice is being sent to all property owners and occupants within 300 feet of the subject property. Additional
information may be reviewed at the Community Development Department during normal business hours. Any written
commeants may be directed to the Board of Zoning Appeals, P.Q. Box 3001, 151 Martin Street, Birmingham, Michigan
48012.3001, before 4:00 p.m., on December 12, 2005. You may also appear at the meeting and be heard.

==

Scott Worthington
Building Inspector

Notice: People with disabilities needing accommodations for effective participation In this meeting should contact the City
Clerk's Office at (248) 644-1800, ext 282 (voice) or (248) 644-5115 (TDD} at least one day in advance to request mobility,

visual, hearing or other assistance.
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Birmingham Board of Zoning Appeals Proceedings
Tuesday, December 13, 2005
Page 8 of 10

Chairman Lillie noted for the record that the petitioner was before the board last month
and based on board members’ comments has removed the part of the previous
presentation that was troubling to them.

Motion carried, 7-0.

ROLL CALL VOTE

Yeas: Conlin, Koseck, Force, Hughes, Judd, Lillie, Stamps
Nays: None

Absent: Lyon

12-119-05

952 BROOKWOOD
(Appeal 05-68)

The owners of the property known as 952 Brookwood request the following variance to
re-construct an existing non-conforming sunroom:

A. Article 4.65 (SS-01 C) requires the distance between principal residential
buildings to be a minimum of 39.4 ft., with 26 ft. existing and proposed (east
side); therefore, a variance of 13.4 ft. is requested.

This property is zoned R-1 Single-Family Residential.

A petition has been received from six homeowners along Brookwood who have no
objections to the proposed variance.

Mr. Cooper explained the petitioner plans to remove an existing sunroom and re-build it
in order to make it suitable for year-around use. It will be 1 ft. taller than what is
existing. The petitioner’s lot is very wide at 157 ft., which is causing the problem with
distance between principal residential buildings. The house is not centered on the lot,
as it definitely favors the east property line.

Ms. Glenda Meads with Swanson Meads Architects spoke on behalf of the petitioners,
David and Christine Provost. The width of their lot relative to the more normal width of
the next lot is creating the practical difficulty for the Provosts to even improve parts of
their existing structure. They would like to re-build the sunroom which is in disrepair
and not up to the quality of the home. They plan to build the new structure on the
existing foundation and add a little head height in order to get proper insulation and
proper heating and tie into the architecture of the house. This house is located quite far
to the east on the lot. Not only is fully half the sunroom in non-conformance, but also a
good portion of the living room and the bedrooms above. They are proposing to re-
construct a flat roof, which would require the least amount of construction into the non-
conforming area, and a railing around that ties in with the front.
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Birmingham Board of Zoning Appeals Proceedings
Tuesday, December 13, 2005
Page 9 of 10

They feel the n_eighB(')ré would no_t be adversely affected because the distance they would
require between principal structures to do anything to their house would still be
maintained because of their smaller lot.

There was no one left in the audience to speak to this appeal at 9:10 p.m.

Motion by Mr. Hughes

Seconded by Mr. Force in the matter of Appeal 05-68, property located at
952 Brookwood, that the variance as requested and advertised be granted
subject to the information provided tonight, including the drawings
submitted in support of the application for the variance. There is a
practical difficulty arising from the placement of the building on the
existing lot which has 157.5 ft. frontage, and the relationship of the
placement of the subject building on its lot, relative to the adjacent lot on
the east. The proposal is simply to tear down and re-build on the existing
footprint a porch on the east side of the building in the rear. It will not in
any way affect the neighbor to the east and will simply be an appropriate
addition to the building on already existing foundations. For those reasons,
Mr. Hughes moves that the variance as requested and advertised be
granted.

Mr. Conlin indicated he would vote for the request because he feels it has merit.

Motion carried, 7-0.

ROLL CALL VOTE

Yeas: Hughes, Force, Conlin, Judd, Koseck, Lillie, Stamps
Nays: None

Absent: Lyon

12-120-05
Correspondence

Board members discussed a letter they received from Mr. Jay Vinton of 1721 Holland
saying the board is being far too charitable in approving over 9o percent of the requests
this year. They also discussed the building official’s response to that letter.

Ms. Ferrario indicated in her response that the Building Department meets with each
applicant and may inform them of possible alternatives to their plans which would not
require a variance, or of their possibility of prevailing at the board. Should the applicant
wish to proceed to the board, they are told that they will be required by Ordinance and
State Law to prove practical difficulties or unnecessary hardships as noted in Section
126-675 of the City Ordinance. Approvals of variances by the BZA indicate in their
motions the reason for approval as applied to this Ordinance section.
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CASE DESCRIPTION

350 Shirley (26-04)
Hearing date: January 13, 2026

Appeal No. 26-04: The owner of the property known as 350 Shirley, requests the
following variance to construct an addition to the second story of the existing home:

A. Chapter 126, Article 4, Section 4.74(C) of the Zoning Ordinance requires that a
minimum distance between principal residential buildings on adjacent lots to be
14.00 feet or 25% of the lot width, whichever is larger. The required is 34.87 feet.
The proposed is 26.38 feet. Therefore, a variance of 8.49 feet is requested on the
north side.

Staff Notes: The applicant is seeking a variance to add a front to back gable design
roof. The existing non-conforming home that was constructed in 1971.

This property is zoned R1-A Single family residential.

Andrew Erickson
Assistant Building Official
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CHAPTER 126 - ZONING

ARTICLE 8: ENFORCEMENT AND PENALTIES

8.01 The Board of Zoning Appeals

3. Variances.

a. The Board of Zoning Appeals shall hear and grant or deny requests for variances from the
strict application of the provisions of the Zoning Ordinance where there are practical
difficulties or unnecessary hardships in carrying out the strict letter of such chapter. In
granting a variance, the Board of Zoning Appeals may attach such conditions as it may
deem reasonably necessary to promote the spirit and intent of the Zoning Ordinance. The
Board of Zoning Appeals shall not grant any variance unless it first determines that:

i. Because of special conditions applicable to the property in question, the
provisions of the Zoning Ordinance, if strictly applied, unreasonably prevent
the property owner from using the property for a permitted purpose;

ii. Literal enforcement of the chapter will result in unnecessary hardship;

iii. The granting of the variance will not be contrary to the spirit and purpose of
the Zoning Ordinance nor contrary to the public health, safety and welfare;
and

iv. The granting of the variance will result in substantial justice to the property
owner, the owners of property in the area and the general public.

(EACH i-iv must be satisfied)
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CITY OF BIRMINGHAM
Community Development - Building Department
151 Martin Street, Birmingham, MI 48009
Community Development: 248-530-1850
Fax: 248-530-1290 / www.bhamgov.org

APPLICATION FOR THE BOARD OF ZONING APPEALS
Received Date: Hearing Date:

Received By: Appeal #:

H Admin Review

Type of Variance: | Eign

I. PROPERTY INFORMATION:

Address: B E Lot Number: Sidwell Number:
350 SHIRLEY DR. 5 19-35-226-017

[l. OWNER INFORMATION:

Name:
Mattew Shane

Address: City: MlState: w%:g code:

1090 Lincoin Birmingham

Email:* Phone:
matt shane @ sicapitalgroup com 248-797-5874

lIl. PETITIONER INFORMATION:

Name: ' -

Name, LFirmy/Sompany Name

Address: ity: : Zip code:
30665 Northwestem Hwy Facr:rlntngton Hills MIState 483:8 ©
Email: Phone:
jmaascott@comcast net 2483432962

IV. GENERAL INFORMATION:

The Board of Zoning Appeals typically meets the second Tuesday of each month. COMPLETE digital applications along with supporting documents
must be submitted on or before the 12" day of the month preceding the next regular meeting. Please note that incomplete applications will not be

accepted.

To insure complete applications are provided, appellants must schedule a pre-application meeting with the Building Official, Assistant
Building Official and/or City Planner for a preliminary discussion of their request and the documents that will be required to be submitted.
Staff will explain how all requested variances must be highlighted on the survey, site plan and construction plans. Each variance request must be
clearly shown on the survey and plans including a table as shown in the example below. All dimensions to be shown in feet measured to the second
decimal point.

The BZA application fee is $750.00 for single family residential; $950.00 for all others. This amount includes a fee for a public notice sign which must

be posted at the property at least 15-days prior to the scheduled hearing date.

Variance Chart Example

Requested Variances Required Existing Proposed Variance Amount
Variance A, Front Setback 25.00 Feet 23.50 Feet 23.50 Feet 1.50 Feet
Variance B, Height 30.00 Feet 30.25 Feet 30.25 Feet 0.25 Feet

V. REQUIRED INFORMATION CHECKLIST:

Please provide the following in your electronic submission:

Completed and signed application
Signed letter of practical difficulty and/or hardship

Certified survey
Building plans including existing and proposed floor plans and elevations

If appealing a board decision, provide a copy of the minutes from any previous Planning, HDC, or DRB board meeting

O O O O O

VI. APPLICANT SIGNATURE

Owner hereby authorizes the petitioner designated below to act on behalf of the owner.
By signing this application, | agree to conform to all applicable laws of the City of Birmingham. All information submitted on this a pplication is

accurate to the best of my knowledge. Changes to the plans are not allowed without approval from the Building Official or City Planner.
*By providing your email to the {ity, you agree to receive news and notifications from the City. If you do not wish to receive these messages, you may

unsubscribe at any time.
/ Date: ’2'2.20;6

Signature of Owner:
Date: _ /Z2//R @5’

Signature of Petitioner:

7/
Revised 01/17/2024

P
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. Where the Birmingham Zoning Ordinance requires site plan approval of a project by the

City Planning Board before the issuance of a building permit, applicants must obtain
preliminary site plan approval by the Planning Board before appeal to the BZA for a
variance request. If such appeal is granted by the BZA, the applicant must seek final site
plan and design review approval from the Planning Board before applying for a building

permit.

. An aggrieved party may appeal a Planning Board decision. Such appeal must be made

within 30 days of the date of the decision. The BZA, in its discretion, may grant additional
time in exceptional circumstances.

. Appeals from a decision of the Building Official shall be made within 30 days of the date

of the order, denial of permit, or requirement or determination contested. The BZA, in its
discretion, may grant additional time in exceptional circumstances.

. An appeal stays all proceedings in accordance with Act #110, Public Acts of 2006, Article

VI, Section 125.3604 (3).

The order of hearings shall be:

. Presentation of official records of the case by the Building Official or City Planner as

presented on the application form.

. Applicant's presentation of his/her case—the applicant or his/her representative must be

present at the appeal hearing.

. Interested parties' comments and view on the appeal.

. Rebuttal by applicant.

. The BZA may make a decision on the matter or request additional information.

Motions and Voting

. A motion is made to either grant or deny a petitioner's request

a) For a motion to grant or deny a non-use variance request, the motion must receive
four (4) affirmative votes to be approved.

b) For a motion to grant or deny a use variance request, the motion must receive five
(5) affirmative votes to be approved.

c) For a motion to grant or deny an appeal of a decision or order by an administrative
official or board, the motion must receive four (4) affirmative votes to be approved.

. When a motion made is to approve or deny a petitioner's request and if there is a tie vote,

then the vote results in no action by the board and the petitioner shall be given an
opportunity to have his or her request heard the next regularly scheduled meeting when all
the members are present.

R e ——




3. When there are less than seven (7) members of the board present for a meeting, then a
petitioner requesting a use variance shall be given an opportunity at the beginning of the
meeting to elect to have it heard at the next regularly scheduled meeting.

4. When there are less than six (6) members present for a meeting, then all petitioners shall
be given an opportunity at the beginning of the meeting to elect to have the request heard

at the next regularly scheduled meeting.

ARTICLE 1I - Results of an Appeal

A. The Board may reverse, affirm, vary or modify any order, requirement, decision or
determination as in its opinion should be made, and to that end, shall have all the powers
of the officer from whom the appeal has been taken.

B. The decisions of the Board shall not become final until the expiration of five (5) days from
the date of entry of such orders or unless the Board shall find that giving the order
immediate effect is necessary for the preservation of property and/or personal rights and
shall so certify on the record.

C. Whenever any variation or modification of the Zoning Ordinance is authorized by

resolution of the BZA, a Certificate of Survey must be submitted to the Community
Development Department with the building permit application. A building permit must be
obtained within one year of the approval date.

D. Failure of the appellant, or his representative, to appear for his appeal hearing will result in
the appeal being adjourned to the next regular meeting. If, after notice, the appellant fails
to appear for the second time, it will result in an automatic withdrawal of the appeal. The

appellant may reapply to the BZA.

E. Any applicant may, with the consent of the Board, withdraw his application at any time
before final action.

F. Any decision of the Board favorable to the applicant is tied to the plans submitted,
including any modifications approved by the Board at the hearing and agreed to by the
applicant, and shall remain valid only as long as the information or data provided by the
applicant is found to be correct and the conditions upon which the resolution was based are

maintained.
A. No rehearing of any decision of the Board shall be considered unless new evidence is

submitted which could not reasonably have been presented at the previous hearing or unless there
has been a material change of facts or law.




B. Application or rehearing of a case shall be in writing and subject to the same rules as an
original hearing, clearly stating the new evidence to be presented as the basis of an appeal for

rehearing.

I certify that I have read and understand the above rules of procedure for the City of Birmingham

Board of Zoning Appeals.
f"\

— \J C o
Signature of Applicant /
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M ARTINI
SAMARTINGO

Design éroup

December 12, 2025
To the ZBA board,

We propose a full renovation at 350 Shirley, Birmingham MI. The plan includes
replacing the non-conforming two-car garage with a conforming three-car garage and
updating the home's architectural style to be more modern. While the north side of the
house remains non-conforming due to current zoning regulations for building
separation, no changes are planned for that section's foundation or exterior walls. We
will remove the existing non-conforming sunroom at the rear north end. The new roof on
the north side will shift from a hip to a front-to-back gable design, with a small area
requiring a variance due to its non-conformity; however, this will not increase the
existing non-conforming footprint. Please refer to the attached drawings and site plan
for details on the proposed roof's location and encroachment.

Thank you for your consideration.

Thank you,

Paul Samartino

Martini - Samartino Design Group
920 E. Long Lake

Suite 200

Troy MI, 48085

P.248.524.0445

F.248.524.0447
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CASE DESCRIPTION

550 S Glenhurst (26-05)
Hearing date: January 13, 2026

Appeal No. 26-05: The owner of the property known as 550 S Glenhurst, requests the
following variance to construct an addition to the right side of the existing home:

A. Chapter 126, Article 2, Section 2.06.2 of the Zoning Ordinance requires that a
minimum total combined side yard setbacks to be 14.00 feet or 25% of the lot width,
whichever is larger. The required is 17.89 feet. The proposed is 14.51 feet.
Therefore, a variance of 3.38 feet is being requested

Staff Notes: The applicant is seeking a variance to construct an addition to the right
side of the existing non-conforming home that was constructed in 1948.

This property is zoned R1 — Single family residential.

Andrew Erickson
Assistant Building Official
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CHAPTER 126 - ZONING

ARTICLE 8: ENFORCEMENT AND PENALTIES

8.01 The Board of Zoning Appeals

3. Variances.

a. The Board of Zoning Appeals shall hear and grant or deny requests for variances from the
strict application of the provisions of the Zoning Ordinance where there are practical
difficulties or unnecessary hardships in carrying out the strict letter of such chapter. In
granting a variance, the Board of Zoning Appeals may attach such conditions as it may
deem reasonably necessary to promote the spirit and intent of the Zoning Ordinance. The
Board of Zoning Appeals shall not grant any variance unless it first determines that:

i. Because of special conditions applicable to the property in question, the
provisions of the Zoning Ordinance, if strictly applied, unreasonably prevent
the property owner from using the property for a permitted purpose;

ii. Literal enforcement of the chapter will result in unnecessary hardship;

iii. The granting of the variance will not be contrary to the spirit and purpose of
the Zoning Ordinance nor contrary to the public health, safety and welfare;
and

iv. The granting of the variance will result in substantial justice to the property
owner, the owners of property in the area and the general public.

(EACH i-iv must be satisfied)
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CITY OF BIRMINGHAM
Community Development - Building Department
151 Martin Street, Birmingham, MI 48009
Community Development: 248-530-1850
Fax: 248-530-1290 / www.bhamgov.org

APPLICATION FOR THE BOARD OF ZONING APPEALS

Received Date: Hearing Date:
Received By: Appeal #:
Type of Variance: = Interpretation Dimensional = Land Use = Sign = Admin Review
-Setbacks
I. PROPERTY INFORMATION:
Address: Lot Number: Sidwell Number:
550 S Glenhurst 40 19-35-127-028

Il. OWNER INFORMATION:

MAaMana Laura Pyuax

SIS Liennurst gif¥ingnam MRt AR

k* Lt-g e:
Ak @pyuakap.com /  iauracnaput@gmai.com 2480 vu5.25

lll. PETITIONER INFORMATION:

MAMana Laura Pyuax Firm/Company Name:

SIS iennurst gif¥ingnam MRt AR

Email: . . Phone:
mark@pvtiakdb.com / laurachaput@amail.com 2484258523

IV. GENERAL INFORMATION:

The Board of Zoning Appeals typically meets the second Tuesday of each month. COMPLETE digital applications along with supporting documents
must be submitted on or before the 12t day of the month preceding the next regular meeting. Please note that incomplete applications will not be
accepted.

To insure complete applications are provided, appellants must schedule a pre-application meeting with the Building Official, Assistant
Building Official and/or City Planner for a preliminary discussion of their request and the documents that will be required to be submitted.
Staff will explain how all requested variances must be highlighted on the survey, site plan and construction plans. Each variance request must be
clearly shown on the survey and plans including a table as shown in the example below. All dimensions to be shown in feet measured to the second
decimal point.

The BZA application fee is $750.00 for single family residential; $950.00 for all others. This amount includes a fee for a public notice sign which must

be posted at the property at least 15-days prior to the scheduled hearing date.

Variance Chart Example

Requested Variances Required Existing Proposed Variance Amount
Variance A, Front Setback 25.00 Feet 23.50 Feet 23.50 Feet 1.50 Feet
Variance B, Height 30.00 Feet 30.25 Feet 30.25 Feet 0.25 Feet

V. REQUIRED INFORMATION CHECKLIST:

Please provide the following in your electronic submission:

Completed and signed application

Signed letter of practical difficulty and/or hardship

Certified survey

Building plans including existing and proposed floor plans and elevations

O If appealing a board decision, provide a copy of the minutes from any previous Planning, HDC, or DRB board meeting

O O O O

VI. APPLICANT SIGNATURE

Owner hereby authorizes the petitioner designated below to act on behalf of the owner.

By signing this application, | agree to conform to all applicable laws of the City of Birmingham. All information submitted on this application is
accurate to the best of my knowledge. Changes to the plans are not allowed without approval from the Building Official or City Planner.

*By providing your email to the City, you agree to receive news and notifications from the City. If you do not wish to receive these messages, you may
unsubscribe at any time.

Signature of Owner: %@% Date: 12/12/25

Signature of Petitioner: Date:

Revised 01/17/2024 Page 99 of 116
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CITY OF BIRMINGHAM
BOARD OF ZONING APPEALS
RULES OF PROCEDURE

ARTICLE I - Appeals

A. Appeals may be filed under the following conditions:

1. A property owner may appeal for variance, modification or adjustment of the requirements
of the Zoning Ordinance.

2. A property owner may appeal for variance, modification or adjustment of the requirements
of the Sign Ordinance.

3. Any aggrieved party may appeal the decision of the Planning Board and/or the Building
Official in accordance with the City of Birmingham Zoning Ordinance, Article Eight,
Section 8.01 (D) Appeals. If an appellant requests a review of any determination of the
Building Official, a complete statement setting forth the facts and reasons for the
disagreement with the Building Official's determination shall include the principal point,
or points on the decision, order or section of the ordinance appealed from, on which the
appeal is based.

B. Procedures of the Board of Zoning Appeals (BZA) are as follows:

1. Regular BZA meetings, which are open to the public, shall be held on the second Tuesday
of the month at 7:30 P.M. provided there are pending appeals. There will be a maximum
of seven appeals heard at the regular meeting which are taken in the order received. If an
appeal is received on time after the initial seven appeals have been scheduled, it will be
scheduled to the next regular meeting.

2. All applications for appeal shall be submitted to the Community Development Department
on or before the 12 day of the month preceding the next regular meeting. If the 12" falls
on a Saturday, Sunday, or legal holiday, the next working day shall be considered the last
day of acceptance.

3. All property owners and occupants within 300 feet of the subject property will be given
written notice of a hearing by the City of Birmingham.

4. See the application form for specific requirements. If the application is incomplete, the
BZA may refuse to hear the appeal. The Building Official or City Planner may require the
applicant to provide additional information as is deemed essential to fully advise the Board
in reference to the appeal. Refusal or failure to comply shall be grounds for dismissal of
the appeal at the discretion of the Board.

5. In variance requests, applicants must provide a statement that clearly sets forth all special
conditions that may have contributed to a practical difficulty that is preventing a reasonable
use of the property.

Revised 01/17/2024
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. Where the Birmingham Zoning Ordinance requires site plan approval of a project by the
City Planning Board before the issuance of a building permit, applicants must obtain
preliminary site plan approval by the Planning Board before appeal to the BZA for a
variance request. If such appeal is granted by the BZA, the applicant must seek final site
plan and design review approval from the Planning Board before applying for a building
permit.

. An aggrieved party may appeal a Planning Board decision. Such appeal must be made
within 30 days of the date of the decision. The BZA, in its discretion, may grant additional
time in exceptional circumstances.

. Appeals from a decision of the Building Official shall be made within 30 days of the date
of the order, denial of permit, or requirement or determination contested. The BZA, in its
discretion, may grant additional time in exceptional circumstances.

. An appeal stays all proceedings in accordance with Act #110, Public Acts of 2006, Article
VI, Section 125.3604 (3).

The order of hearings shall be:

. Presentation of official records of the case by the Building Official or City Planner as
presented on the application form.

. Applicant's presentation of his/her case—the applicant or his/her representative must be
present at the appeal hearing.

. Interested parties' comments and view on the appeal.

. Rebuttal by applicant.

The BZA may make a decision on the matter or request additional information.
Motions and Voting

. A motion is made to either grant or deny a petitioner's request

a) For a motion to grant or deny a non-use variance request, the motion must receive
four (4) affirmative votes to be approved.

b) For a motion to grant or deny a use variance request, the motion must receive five
(5) affirmative votes to be approved.

c) For a motion to grant or deny an appeal of a decision or order by an administrative
official or board, the motion must receive four (4) affirmative votes to be approved.

. When a motion made is to approve or deny a petitioner's request and if there is a tie vote,
then the vote results in no action by the board and the petitioner shall be given an
opportunity to have his or her request heard the next regularly scheduled meeting when all
the members are present.
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3. When there are less than seven (7) members of the board present for a meeting, then a
petitioner requesting a use variance shall be given an opportunity at the beginning of the
meeting to elect to have it heard at the next regularly scheduled meeting.

4. When there are less than six (6) members present for a meeting, then all petitioners shall
be given an opportunity at the beginning of the meeting to elect to have the request heard
at the next regularly scheduled meeting.

ARTICLE II - Results of an Appeal

A. The Board may reverse, affirm, vary or modify any order, requirement, decision or
determination as in its opinion should be made, and to that end, shall have all the powers
of the officer from whom the appeal has been taken.

B. The decisions of the Board shall not become final until the expiration of five (5) days from
the date of entry of such orders or unless the Board shall find that giving the order
immediate effect is necessary for the preservation of property and/or personal rights and
shall so certify on the record.

C. Whenever any variation or modification of the Zoning Ordinance is authorized by
resolution of the BZA, a Certificate of Survey must be submitted to the Community
Development Department with the building permit application. A building permit must be
obtained within one year of the approval date.

D. Failure of the appellant, or his representative, to appear for his appeal hearing will result in
the appeal being adjourned to the next regular meeting. If, after notice, the appellant fails
to appear for the second time, it will result in an automatic withdrawal of the appeal. The
appellant may reapply to the BZA.

E. Any applicant may, with the consent of the Board, withdraw his application at any time
before final action.

F. Any decision of the Board favorable to the applicant is tied to the plans submitted,
including any modifications approved by the Board at the hearing and agreed to by the
applicant, and shall remain valid only as long as the information or data provided by the
applicant is found to be correct and the conditions upon which the resolution was based are
maintained.

ARTICLE 111 - Rehearings

A. No rehearing of any decision of the Board shall be considered unless new evidence is
submitted which could not reasonably have been presented at the previous hearing or unless there
has been a material change of facts or law.
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B. Application or rehearing of a case shall be in writing and subject to the same rules as an
original hearing, clearly stating the new evidence to be presented as the basis of an appeal for
rehearing.

I certify that I have read and understand the above rules of procedure for the City of Birmingham
Board of Zoning Appeals.

=

Signature of Ap

DECEMBER 2018 Page 3
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Board of Zoning Appeals

Community Development — Building Department
151 Martin Street

Birmingham, Ml 48009

Re: 550 S Glenhurst — BZA Practical Difficulties Response
Zoning Board Members,

Thank you for your consideration of our Variance requests. Below are responses to the prompts from
the ZBA Variance Standards Form.

1. Strict application of the zoning ordinance unreasonably prevents petitioner from using their property
for a permitted use.

Strict compliance will not prevent the Owner from using the property as a single family residence but
it will be unnecessarily burdensome for the following reasons:

The current home's footprint is an existing non-conforming condition as if relates to the north and side
yard setbacks. The applicant did not create this condition as the home was constructed well before
they purchased it.

Strict compliance is unnecessarily burdensome because any expansion, modification, or
improvements to the exterior massing and volume of the home would be restricted without the
granting of a variance(s). The owner is looking to add onto and renovate the existing home and
garage to beftter suit the needs of their family and to provide a more functional attached garage
with adjoining mudroom and enlarged family room. The existing garage ceiling and doors are quite
low, limiting their functionality. Moreover, the lack of mudroom and pantry are not aligned with
modern house designs and result in hazardous clutter around the stairs to the basement. At this stage
in the owner’s lives, all of these items are becoming a requirement as they plan fo make this house
their "forever home" and the home in which their kids will grow up in. This addition will greatly increase
their quality of life, info the future, while having no negative or expanded impact on the surrounding
neighbors.

Another issue is the current exterior design of the garage massing and house detailing is becoming
outdated and not keeping up with the current design trends in the neighborhood and surrounding
area. The granting of these variances will allow the owners to update the exterior appearance of their
home to keep up with the continual architectural progress that is being made in the community which
will also help in maintaining property values in the area.

The addition to the garage will bring the front of the garage towards the front of the property but sfill
behind the required front yard setback and maintaining the required 5’ setback from the furthest set-
back portion of the house itself. The neighbor on the garage side (to the north) may be slightly

Krieger Klatt Architects Inc. 400 E Lincoln Ave, Royal Oak Ml 48067
P.248.414.9270 www.kriegerklatt.com 1
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impacted by the new garage design as the walls and roofs of the new garage will be taller and will
minimally hinder views and sight lines. However, they have been nofified of the proposed changes
and their response will be presented to the zoning board during the hearing.

All of the previous items are permitted uses for a single family residence and therefore not against the
spirit and purpose of the zoning ordinance.

2. Strict enforcement of the zoning ordinance will result in unnecessary hardship.

The applicant is simply looking to renovate the existing aesthetic and design and sensibly add onfo
the existing footprint of the garage [in the side yard area] which is slightly askew to the property line
to create a more functional home for their family. Due to the slight angle in which the house was built
in relation to the side property lines and the existing non-conformance with the minimum required side
yard and total side yard setbacks, any additions or significant renovations to the existing house would
present an unnecessary hardship as the owner would not be able to receive a building permit and
therefore the requirement of a variance(s) is needed. Additionally, If the owners are unable to
renovate and update the home, they will be unnecessarily burdened by a house/property that 1)
does not suit their needs, 2) is outdated and may negatively impact property values, and 3) could be
considered an outlier/unique when compared to other properties in the area due to its site layout.

3. Granting the requested variances would not be contrary to the spirit and purpose of the zoning
ordinance, nor contrary to the public health, safety, and welfare.

The house itself was built at a skewed angle to the side lof line forcing a portion of the house into the
side yard sefback. In addition, when expanding the front of the garage and following the established
existing askew footprint (as we are proposing), the proposed garage addition moves away from the
side yard set back line. If we built the rear addition in the same style, the proposed house would
encroach further into the side yard set back than it already does. Therefore, the proposed design
removes a corner of the existing non-conforming footprint and steps in around 2' in order to not cross
the established setback line.

The requested variances would also not impact the public health, safety, and welfare in any way as
the general public will not use the site for any purposes and the house will not encroach into any
public right-of-ways that would affect the public welfare. The new construction will, in fact, improve
any impact on the public welfare because portions of the house, particularly the garage, are not built
up fo current code standards, therefore any new construction will require the owners to follow these
standards which will result in a safer and more stable building.

Krieger Klatt Architects Inc. 400 E Lincoln Ave, Royal Oak Ml 48067
P.248.414.9270 www.kriegerklatt.com 2
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4. Granting the requested variances will result in substantial justice to petitioner, owners of the
properties in the areq, and to the general public.

Granting of these variances will result in substantial justice to the petitioner because they will no longer
be unnecessarily burdened by existing conditions they did not create. The petitioner will also be
granted justice by allowing them to build a home that can sustain their family from both an interior
living space and outdoor functionality standpoint.

The owners of surrounding properties and the general public will also be given substantial justice
because they will have a precedent to follow and reference if they too are unnecessarily burdened
by similar conditions they did not create on their properties. Granting of these variances will also allow
for an addition/modification to the exterior of the house to improve the overall aesthetfic and
functionality of the property and neighborhood which should improve/maintain property values of
the surrounding area.

5. The practical difficulty is not self-created.
The condition was not self-created. The home was constructed well before the applicant purchased

the property. The applicant was unaware of the non-conforming issues until obtaining the survey of
the property that pinpointed the non-conformity.

Krieger Klatt Architects Inc. 400 E Lincoln Ave, Royal Oak Ml 48067
P.248.414.9270 www.kriegerklatt.com 3
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Pytiak Residence

550 Glenhurst Drive

Birmingham, MI 48009

General Scope of Work

1. Construction of (2) story addition to

existing residence and alterations to

existing front porch and floor plan

Building Code Information

1. Michigan Residential Code 2015

Zoning Information

ADDRESS / LOT #: 550 S GLENHURST DR /
PARCEL #19-35-127-028

ZONED : R1 (SINGLE-FAMILY RESIDENTIAL)

General Coniractor

Pytiak Design Build

7805 Cooley Lake Rd, #300

West Bloomfield Township, Ml 48324
P: 248.363.8520

Architects
Krieger | Klatt Architects Inc. (Jeff Klatt R.A.)

400 E Lincoln Ave, Suite A
Royal Oak, MI 48067
P: 248.414.9270

Civil Engineer

Reichert Surveying Inc.
140 Flumerfelt Ln
Rochester, MI 48306
248.651.0592

Structural Engineer
T.B.D.

Location Map

Lot Coverage Requirements Architectural Sheet Index (BZA) Lot Coverage Calculations
Lot Area Allowed Coverage Maximum Lot Coverage Sheet Name Area
9467 SF 30% 2840 SF Number Sheet Name House 2053 SF
$D.001 Architectural Site Plan Garage 283 SF
. . . X.102 As-Built First & Second Floor Plans Front Porch (Behind Setback) 95 SF
Minimum Open Space Requirement X201 |As-Built Elevations Total Proposed Lot Coverage = 2431 SF
. . X.202 As-Built Elevations
Total Lot Minimum Open Space Maximum $D.101 Proposed Floor Plans
Area | Open Space % Required Covered Space $D.201 |Conceptual Elevations Open Space Calculations
9467 SF 40% 3787 SF 5680 SF $D.202 Conceptual Elevations
$D.401 Exterior Renderings Name Area
House 2053 SF
Required Building Setbacks Driveway 70458
Uncovered Rear Porch 478 SF
Required Required Required Required Required Garage 283 SF
Front (Small) Side | (Large) Side | (Total) Side Rear Front Walkway 116 SF
Setback Setback Setback Setback Setback Front Porch (Behind Setback) 95 SF
29.24' 5.00' 9.00' 17.89' 30.00' Front Porch 7 SF
Total Covered Space 3737 SF
Proposed Building Setbacks
Proposed | Proposed Proposed Total Proposed
Front Side (Small) | Side (Large) Proposed Rear
Setback Setback Setback Side Setback | Setback
31.18' 5.51' 9.00' 14.51' 44.58' >
[9)
35
° ° ° ° I=
Building Height Requirements 55
a5
Maximum Building Height Proposed Building Height ’6’§
&
30.00' 21.50' 2z
. | ik |
A x o | & -
5 O 9 X N - - —
R i d V i S’é‘ 3,9 g 17.89' MIN. SE"ARA“CS) X7 X
equire ariances - o N81° 35 g4 of BETWEEN BUILDING EXISTING BUILDING
eIl W N 8
VARIANCES REQUESTED REQUIRED EXISTING | PROPOSED V:Aﬁgmﬁ's 129, S ; < \ HATCHED AREA INDICATES
- © \ PORTION OF DEMO'D HOUSE
VARIANCE A: MINIMUM *17.89" 13.92" 14.51" : -
TOTAL SIDE YARD SETBACK 7.8 3. 5 3.38 - \ HIGHLIGHTED REGION REPRESENTS
S Sy, AREA OF REQUESTED VARIANCES
\ - -
*MINIMUM SIDE YARD SETBACK = 14 FEET OR 25% OF TOTAL LOT WIDTH WHICHEVER IS N ’ pad X S - | FOPOSED DRIVEWAY
LARGER FOR BOTH SIDE YARDS (BIRMINGHAM CITY CODE §126.2.06.2) apd,
4:; S - e - oy
**MINIMUM DISTANCE BETWEEN BUILDINGS = 14 FEET OR 25% OF THE TOTAL LOT WIDTH,
WHICHEVER IS LARGER (BIRMINGHAM CITY CODE §126.4.74 $5-01.C)
LOT WIDTH (AT FRONT SETBACK) = 71.57'
71.57'(0.25) = 17.89'
Proposed Front Porch
(BEHIND SETBACK - NO
FOOTPRINT CHANGE)
AREA: 95 SQ. FT.
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ZBA SITE PLAN

LEGAL DESCRIPTION:
LOT 40 OF "THE MEYERING LAND COMPANY'S BIRMINGHAM HIGHLANDS SUBDIVISION” OF PART OF

THE N.W. 1/4 OF SEC. 35, T.3N., R.10E., CITY OF BIRMINGHAM, OAKLAND COUNTY, MICHIGAN AS
RECORDED IN .45 OF PLAIS, P.5/, OAKLAND COUNTY RECORDS.
ADDRESS: 550 GLENHURST DR., BIRMINGHAM, M| 48009

PARCEL #: 19-35-127-028

TREE TABLE

# DESC. ELEV.

1013 12" MAPLE 752.28

1014 5" MAPLE 751.51

1041 11" MAPLE 753.26

1095 | 4” 6" 7" BIRCH | 751.86

1096 | 4" 5" 6" BIRCH | 751.75

1097 5" 7" BIRCH 751.87

EX. GARAGE

PR. ADDITION
/" F.F. MATCH EX. 75526
/ G.F.F. 754.0

/ I

13.75° 753,64

/ LOT 40 752.55

#19-35-127-028
550 S GLENHURST DR. \

BENCHMARK:

SITE BM: MAG NAIL IN THE EAST SIDE OF TREE
#1097, A 5" & 7" BIRCH LOCATED AT THE S.W.
CORNER OF LOT 40, 550 S. GLENHURST DR.
ELEVATION: 753.41 CITY DATUM

JOB BM: CITY BM #22 NORTHWEST CORNER OF
LAKEPARK & MAPLE
ELEVATION: 753.760 CITY DATUM

ALL GRADES, BENCHMARKS, ELEVATIONS, DATUM
REFERENCES, ETC. MUST BE PROVIDED BASED ON THE
CITY OF BIRMINGHAM’S DATUM
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Area Table
Parcel # Area
EX. LOT 40 9,461.31S.F.
PR. HOUSE 2,422.98S.F.
EX. HOUSE 1,941.03S.F.
EX. DRIVE, WALKS 947.50S.F.
PR. DRIVE 808.23S.F.
EX. DECK 535.10S.F.
EX. SIDEWALK TO REMAIN | 117.07S.F.
B
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/ -
/
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2
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Jﬂ POST—= EARTH DISRUPTION SECTION A |

LOCATION OF EXISTING UNDERGROUND WATERMAIN
GAS MAIN ELECTRICAL AND TELEPHONE LINES 3 FULL WORKING DAYS
WERE OBTAINED FROM EXISTING CITY RECORDS BEFORE YOU DIG CALL

AND NO GUARANTEE CAN BE MADE TO THE
COMPLETENESS, OR EXACINESS OF LOCATION AND
DEPTH. FIELD VERIFY ALL LOCATION.

811

Know what's below

Call vefore you dig
MISS DJG System, Inc.

1-800-482-7171 www.missdig.net

(TOLL FREE)

AN
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SCALE: 17 EQ. 10°

LEGEND:

O FOUND IRON
®  SET IRON
R
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RECORD DISTANCE
MEASURED DISTANCE

[ ] EXISTING GRAVEL
[ EXISTING BUILDING
[~ "] EXISTING CONCRETE
[ 1 EXISTING ASPHALT
————— EXISTING STORM SEWER
———s———  [EXISTING SANITARY SEWER
W EXISTING WATERMAIN
——ow———  EXISTING OVERHEAD WIRES

EXISTING FENCE
EXISTING WELL
EXISTING GRADE

PR. GRADE
PR. CONCRETE

PR. BUILDING

——— PR S|LT FENCE
—_— PR. DRAINAGE ARROW
875 PR. MAJOR CONTOURS
" 1874_ _ PR. MINOR CONTOURS

ZONING:

ZONING: R—1 — SINGLE FAMILY RESIDENTIAL
SETBACK:
FRONT: CALCULATED: 29.24°
AVERAGE OF HOMES WITHIN 200 FT.,
IF NO HOMES WITHIN 200 FT., THEN
25 FEET
SIDE: LOT WIDTH AT SETBACK: 71.57
5 FT. MIN. / 14 FT. TOTAL

ONE:9 FEET OR (7.16°) 10% OF
TOTAL LOT WIDTH WHICHEVER IS
LARGER FOR ONE SIDE YARD

TOTAL:14 FEET OR (17.89°) 25% OF
TOTAL LOT WIDTH WHICHEVER IS
LARGER FOR BOTH SIDE YARDS

REAR: 30 FT.
MIN. COMBINED: 55 FT.
HEIGHT: 30 FT. TO MID ROOF

MINIMUM LOT AREA: 9,000 SQ FT PER UNIT
MINIMUM OPEN SPACE: 40%
MAXIMUM LOT COVERAGE: 30%

FENCE POSTS DRIVEN \LFAEROC TO BE
RIDGE OF COMPACTED INTO GROUND 1° MIN. WRAPPED AROUND
FENCE POST

I
] EARTH ON UPHILL SIDE ,
OF FILTER FABRIC SPACING & MAX.
UNDISTURBED COUPLER

PLAN ELEVATION VEGETATION SHEET FLOW

1. APPROVED TREE PROTECTION SHALL BE ERECTED PRIOR TO THE START OF CONSTRUCTION ACTVITIES, e ———

AND  SHALL REMAIN IN PLACE UNTIL CONSTRUCTION /S COMPLETE. THE FORESTRY DIVISION SHALL BE /\\ T\

NOTIFIED AFTER  TREE PROTECTION /S IN PLACE; PROR TO CONSTRUCTION ACTMITIES, INCLUDING TN AN\

DELIVERY OF MATERIALS. \\/é\\ =i 656, A iHOR TRENCH
2. NO PERSON MAY CONDUCT ANY ACTVITY WITHIN THE DRIP LINE OF ANY TREE DESIGNATED TO REMAIN;  ~— \\//;\ /é\\ =

INCLUDING, BUT NOT LIMITED TO, PLACING SOLVENTS, BUILDING MATERIALS, CONSTRUCTION EQUIPMENT, é/\\\y @ \\é\\ =

OR _ SOIL DEPOSITS WITHIN THE DRIP LINE. > \\é/ \ SATTE oL \\ SECTION A SECTION B
3. GRADE CHANGES MAY NOT OCCUR WITHIN THE DRIP LINES OF PROTECTED TREES. //\/ \ — \\//y\\\/
4. DURING CONSTRUCTION, NO PERSON SHALL ATTACH ANY DEVICE OR IRE 10 ANY REMAINING TREE. \/\ WY \\é/\
5. ALL UTILITY SERVICE REQUESTS MUST INCLUDE NOTIFICATION TO THE INSTALLER THAT PROTECTED A /\/ e

TREES MUST BE AVOIDED, AL TRENCHING SHALL OCCUR OUTSIDE OF THE PROECTIVE FENCING. W /\\ fyl=
6. SWALES SHALL BE ROUTED T AVOID THE AREA WITHIN THE DRIP LINES OF PROTECTED TREES. A\ /\é\\\/\\// -
7. IF TREE PROTECTION CANNOT BE MAINTAINED FOR A TREE THROUGHTOUT THE CONSTRUCTION PERIOD, VIR 6” ANCHOR TRENCH

REPLACEMENT OF THAT TREE MAY BE REQUIRED PRIOR TO THE ISSUANCE OF THE CERTIFICATE OF

OCCUPANCY.

8. REGULATED TREE LOCATED ON ADJACENT PROPERTY THAT MAY BE AFFECTED BY CONSTRUCTION

ACTIVITIES MUST BE PROTECTED.

STANDARD TREE PROTECTION

FENCE SECTION JOINING OF FENCE
FABRIC FILTER FENCE DETAIL

NOT TO SCALE

NO SCALE

REICHERT

SURVEYING INC.

P 248.651.0592

140 Flumerfelt Lane
Rochester, MI 48306

Mail@ReichertSurveying.com

SITE PLAN

LOT 40 OF "THE MEYERING LAND COMPANY’S BIRMINGHAM HIGHLANDS

SUBDIVISION” OF PART OF THE N.W. 1/4 OF SEC. 35, T.3N., R.10E.,
L.45 OF PLATS, P.3/, OAKLAND COUNTY RECORDS.

CITY OF BIRMINGHAM, OAKLAND COUNTY, MICHIGAN AS RECORDED IN
ADDRESS: 550 GLENHURST DR., BIRMINGHAM, Ml 48009

19-35-12/-028

PARCEL #

PREPARED FOR:
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(248) 363-8520

GEORGE
REICHERT

BY

ON

DESCRIPTI

DATE

NO.

SCALE: 1"=10'

DRAWN: B.G.R.

DATE: 12/10/25

CHECK:  G.H.R.

JOB # 25-103

SHEET: 1 OF 1

Page 108 of 116




Pytiak Residence

550 Glenhurst Drive
Birmingham, MI 48009

1. Construction of (2) story addition to Lot Coverage Requirements Architectural Sheet Index (BZA) Lot Coverage Calculations
exisﬁng residence and alterations to Lot Area Allowed Coverage Maximum Lot Coverage Sheet Name Area
. .. 9467 SF 30% 2840 SF Number Sheet Name House 2053 SF
existing front porch and floor plan $D.001 | Architectural Site Plan Garage 283 SF
° ° ° . . X X.102 As-Built First & Second Floor Plans Front Porch (Behind Setback) 95 SF
B U Ild I n g COd e I nform q‘l'lo n M|n|mum Open SPGCQ ReqU"emen‘I‘ X.201 As-Buin E|evqtions Total Proposed Lot Coverage = 2431 SF
Total Lot Minimum Open Space Maximum s);izzl :,SOI:ZISILI:?,,::: :,Zns
1. Michigan Residential Code 2015 Area  Open Space % Required Covered Space SD.201 | Conceptual Elevations Open Space Calculations
9467 SF 40% 3787 SF 5680 SF $D.202  |Conceptual Elevations
$D.401 Exterior Renderings Name Area
® ® - - - Hc?use 2053 SF
Zoning Information Required Building Setbacks oo e P o
Required Required Required Required Required Garage 283 SF
. Front (Small) Side | (Large) Side | (Total) Side Rear Front Walkway 116 SF
ADDRESS / LOT #: 550 S GLENHURST DR / Setback Setback Setback Setback Setback Front Porch (Behind Setback) 95 SF
PARCEL #19-35-127-028 29.24' 5.00' 9.00' 17.97° 30.00' :";":?"’h s 3773§FSF
o1a overe pace
ZONED : R1 (SINGLE-FAMILY RESIDENTIAL -
( ) Proposed Building Setbacks
Proposed | Proposed Proposed Total Proposed
Generql Co n'I'rq C'I'or Front | Side (Small) | Side (Large) | Proposed Rear
Setback Setback Setback Side Setback | Setback
PYﬁCIk Design Build 31.18' 5.51' 9.00' 14.51' 44.58' z
7805 Cooley Lake Rd, #300 Building Height Requirements £
West Bloomfield Township, MI 48324 T ‘Id‘g e 3 :' Ty g3
aximum Building Hei roposed Building Hei Sz
P: 248.363.8520 T — R | & |
ax 5 | 5 “ o
. . gé‘) §§ 91 MIN.SEPARATION ¢ = — N
Architects Required Variances TN o soome
N 94
VARIANCES REQUESTED REQUIRED | EXISTING | PROPOSED V:A';'S‘LT,\JCTE R ; < \ HATCHED AREA INDICATES
© PORTION OF DEMO'D HOUSE

Krieger | Klatt Architects Inc. (Jeff Klatt R.A.) VARIANGE A MINIMUM — or . . o .
° ° : : : : HIGHLIGHTED REGION REPRESENTS
400 E Lincoln Ave, Svite A JOTAL SIDE YARD SFTRACK ‘ pad - AREA OF REQUESTED VARIANCES
\ -
Royal Oak, MI 48067 *MINIMUM SIDE YARD SETBACK = 14 FEET OR 25% OF TOTAL LOT WIDTH WHICHEVER IS S ’ padl X S PROPOSED DRIVEWAY
LARGER FOR BOTH SIDE YARDS (BIRMINGHAM CITY CODE §126.2.06.2) Dt S
P: 248.414.9270 ST -
**MINIMUM DISTANCE BETWEEN BUILDINGS = 14 FEET OR 25% OF THE TOTAL LOT WIDTH, = -

WHICHEVER IS LARGER (BIRMINGHAM CITY CODE §126.4.74 $5-01.C)

LOT WIDTH (AT FRONT SETBACK) = 71.64'

Civil Engineer N s7ios - 1757

Reichert Surveying Inc.
140 Flumerfelt Ln
Rochester, MI 48306

Proposed Front Porch

(BEHIND SETBACK - NO
FOOTPRINT CHANGE)
AREA: 95 SQ. FT.

248.651.0592 ,
Structural Engineer H / Existing House
EXISTING (2) STORY RESIDENCE
T‘ B . D . , /// AREA: 1,378 SQ. FT.
’ /
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