
CITY OF BIRMINGHAM 
MEETING OF THE BOARD OF ZONING APPEALS 

TUESDAY, August 8, 2023 
7:30 PM 

The meeting will be held in the City Commission Room at City Hall, 151 Martin St. Birmingham, MI 
48009. Should you have any statement regarding any appeals, you are invited to attend the 
meeting in person or virtually through ZOOM: 

   https://zoom.us/j/963 4319 8370 or dial: 877-853-5247 Toll-Free, 
     Meeting Code: 963 4319 8370 

You may also provide a written statement to the Board of Zoning Appeals, City of Birmingham, 151 Martin Street, 
P.O. Box 3001, Birmingham MI, 48012-3001 prior to the hearing 

1. CALL TO ORDER

2. ROLL CALL

3. ANNOUNCEMENTS

4. APPROVAL OF THE MINUTES
a) July 11, 2023

5. APPEALS

Address Petitioner Appeal Type/Reason 

1) 440 LAKESIDE AMY FOLBE 23-21 DIMENSIONAL 

2) 307 WESTCHESTER WAY ALEXANDER SIMPSON 23-22 DIMENSIONAL 

3) 1002 PILGRIM JEFFREY CATLIN 23-23 DIMENSIONAL 

4) 2649 YORKSHIRE ZACK OSTROFF 23-24 DIMENSIONAL 

5) 508 W LINCOLN RICHARD SCHECK 23-25 DIMENSIONAL 

6) 1115 CHAPIN FRANK COLASONTI 23-26 DIMENSIONAL 

7) 

6. CORRESPONDENCE

7. GENERAL BUSINESS

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

9. ADJOURNMENT
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) 644-5115 (for the hearing impaired) at least one day before the meeting 
to request help in mobility, visual, hearing, or other assistance.  

Las personas con incapacidad que requieren algún tipo de ayuda para la participación en esta sesión pública deben ponerse 
en contacto con la oficina del escribano de la ciudad en el número (248) 530-1800 o al (248) 644-5115 (para las personas 
con incapacidad auditiva) por lo menos un dia antes de la reunión para solicitar ayuda a la movilidad, visual, auditiva, o de 
otras asistencias. (Title VI of the Civil Rights Act of 1964). 
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 pública durante horas no hábiles es a través del Departamento de policía en la entrada de la calle Pierce 
solamente. Las personas que requieren asistencia entrando al edificio debe solicitar ayudan a través del sistema de 
intercomunicación en la puerta de entrada de estacionamiento en la calle de Henrietta. 

https://zoom.us/j/963
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Birmingham Board Of Zoning Appeals Proceedings 
Tuesday, July 11, 2023 
City Commission Room 

151 Martin Street, Birmingham, Michigan 
 

 
1. Call To Order   
 
Minutes of the regular meeting of the City of Birmingham Board of Zoning Appeals (“BZA”) held 
on Tuesday, July 11, 2023. Chair Morganroth convened the meeting at 7:30 p.m.  
 
2. Rollcall 
 
Present: Chair Erik Morganroth; Board Members Kevin Hart, Richard Lilley, Pierre Yaldo 

 
Absent:  Vice Chair Jason Canvasser; Board Members John Miller, Ron Reddy; Alternate  

Board Member Carl Kona 
 
Staff:  Building Official Johnson; City Transcriptionist Eichenhorn, Assistant Building  

Official Zielke 
 
Chair Morganroth welcomed those present and reviewed the meeting’s procedures. He noted that 
the members of the Board of Zoning Appeals are appointed by the City Commission and are 
volunteers who serve staggered three-year terms. They are a quasi-judicial board and sit at the 
pleasure of the City Commission to hear appeals from petitioners who are seeking variances from 
the City’s Zoning Ordinance. Under Michigan law, a dimensional variance requires four affirmative 
votes from this board, and the petitioner must show a practical difficulty. A land use variance 
requires five affirmative votes and the petitioner has to show a hardship. He pointed out that this 
board does not make up the criteria for practical difficulty or hardship. That has been established 
by statute and case law. Appeals are heard by the board as far as interpretations or rulings. In 
that type of appeal the appellant must show that the official or board demonstrated an abuse of 
discretion or acted in an arbitrary or capricious manner. Four affirmative votes are required to 
reverse an interpretation or ruling.  
 
Chair Morganroth took rollcall of the petitioners. BO Johnson explained that since less than six 
BZA members were present, the appellant for Appeal 23-21 elected to postpone their appeal to 
the August 2023 meeting.  
 
3. Announcements  
 
Announcements can be found in the evening’s agenda packet. 
 
4. Approval Of The Minutes Of The BZA Meetings Of June 13, 2023 
 

T# 07-30-23 
 

Motion by Mr. Hart 



 

Seconded by Mr. Yaldo to approve the minutes of the BZA meeting of June 13, 2023 
as submitted. 
 
Motion carried, 4-0. 
 
VOICE VOTE  
Yeas:  Hart, Lilley, Morganroth, Yaldo 
Nays:  None 
 
5. Appeals  
6.   Correspondence  
7.   Open To The Public For Matters Not On The Agenda   
8.   Adjournment 
 
No further business being evident, the Board motioned to adjourn at 7:33 p.m. 
 

 

Bruce R. Johnson, Building Official Laura Eichenhorn, City Transcriptionist 
 
 



 
 
CASE DESCRIPTION 

 
 

440 LAKESIDE (23-21) 

Hearing date: August 8, 2023 
 
 

     Appeal No. 23-21:  The owner of the property known 440 Lakeside, requests the 
following variance to construct a new single family home: 

 
A.  Chapter 126, Article 4, Section 4.74(C) of the Zoning Ordinance requires that the 
minimum distance between principal residential buildings on adjacent lots of 14.00 feet 
or 25% of total lot width, whichever is larger.  The required is 23.75 feet on the north 
side.  The proposed is 14.63 feet.  Therefore, a variance of 9.12 feet is being 
requested. 

 

 
Staff Notes:   This applicant is looking to construct a new home on the irregular shaped 
lot. 

  
This property is zoned R1 – Single family residential. 

 
 
 
 
 
 
 
 
 
 
 
 

 
     

________________________ 
 

Jeff Zielke, NCIDQ, LEED AP 
Assistant Building Official 
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THE FOLBE RESIDENCE

440 LAKESIDE DR, BIRMINGHAM, MI
48009

AS-1.0

2302

Checker

DS

BZA SUBMITTAL 06/12/23

ARCHITECTURAL
SITEPLAN

ELEVATION 100'-0" EQUAL
TO XXX.XX' USGS DATUM

SCALE :  1" = 10'-0"1 ARCHITECTURAL SITE PLAN

ZONING SUMMARY :
ZONING:
R-1 SINGLE FAMILY  RESIDENTIAL

MIN. LOT AREA:

SETBACKS:
• FRONT:
• REAR:
• SIDES:

DISTANCE BETWEEN 

NEIGHBORS:

MAX. BUILDING HEIGHT:

MAX. LOT COVERAGE:

MIN. OPEN SPACE:

MAX. FRONT IMPERVIOUS AREA:

REQUIRED:
9,000 S.F.

REQUIRED:
62.30' (MIN.)
30.00' (MIN.)
5.00' (MIN.)
25% SITE WIDTH (TOTAL)

94.75' x 30% = 23.75' (TOTAL)

25% SITE WIDTH 
       94.75' x 30% = 23.75' 

ALLOWED:
30'-0" TO MIDPOINT
24'-0" TO EAVE
.

ALLOWED:
30%
+/- 16,635 S.F. (LOT SIZE) x 30% = 4,991 S.F.

REQUIRED:
40%
+/- 16,635 S.F. (LOT SIZE) X 40% = 6, 654 S.F.

ALLOWED:
35%
+/- 6,321 S.F. ( FRONT OPEN SPACE) X 35% = 2,212 S.F.

PROVIDED:
+/- 16,635 S.F.

PROPOSED:
63.30'
30.75'
15.50' (SOUTHEAST)
  9.75' (NORTHWEST)
25.25' (TOTAL)

14.62' (NW SIDE)

PROPOSED:
30'-0"
24'-0"

PROPOSED:
24%
3,986 S.F. 

PROPOSED:
57%
9,549 S.F.

PROPOSED:
22%
1,400 S.F.

VARIANCE:
       --

       --
       --
       --
       --
       --

      9.13'
(NORTHWEST NEIGHBOR)

SCALE :  1" = 50'-0"2 AVERAGE FRONT SETBACK

N
O

R
T
H

AVERAGE FRONT SETBACK CALCULATION:
68.2'+64.6'+61.4'+71.1'+70.9'+37.4'=373.6' / 6 = 62.3'

REQUESTED VARIANCE:
NORTH WEST DISTANCE BETWEEN NEIGHBORS/ SIDEYARD SETBACK

NO. DESCRIPTION DATE

PROPOSED BUILDING

REQUIRED SETBACK LINE

PROPOSED SETBACK LINE

EXISTING HOUSE TO BE DEMOLISHED

REQUESTED VARIANCE
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THE FOLBE RESIDENCE

440 LAKESIDE DR, BIRMINGHAM, MI
48009

AS-1.1

2302

Checker
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BZA SUBMITTAL 06/12/23

MAIN LEVEL FLOOR PLAN

ELEVATION 100'-0" EQUAL
TO XXX.XX' USGS DATUM

SCALE :  1/4" = 1'-0"1 MAIN LEVEL FLOOR PLAN

MAIN LEVEL 2245 SF

UPPER LEVEL 2472 SF

4717 SF

LOWER LEVEL 2469 SF

GARAGE 849 SF

COVER'D PORCH 658 SF

SQ. FT. SUMMARY :

GROSS SQUARE FOOTAGE IS MEASURED TO THE 
OUTER FACE OF EXTERIOR FOUNDATION WALLS -
WHICH ALIGN WITH THE FACE OF SHEATHING OR 
FACE OF FULL VENEER MASONRY ABOVE.  VOIDS IN 
FLOORS ARE NOT COUNTED IN SQUARE FOOTAGE.  
STRUCTURES LIKE STAIRS ARE INCLUDED IN 
CALCULATION FOR ALL FLOORS EXCEPT THE VERY 
TOP FLOOR (TYPICALLY UPPER LEVEL).
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UPPER LEVEL FLOOR
PLAN

ELEVATION 100'-0" EQUAL
TO XXX.XX' USGS DATUM

SCALE :  1/4" = 1'-0"1 UPPER LEVEL FLOOR PLAN

MAIN LEVEL 2245 SF

UPPER LEVEL 2472 SF

4717 SF

LOWER LEVEL 2469 SF

GARAGE 849 SF

COVER'D PORCH 658 SF

SQ. FT. SUMMARY :

GROSS SQUARE FOOTAGE IS MEASURED TO THE 
OUTER FACE OF EXTERIOR FOUNDATION WALLS -
WHICH ALIGN WITH THE FACE OF SHEATHING OR 
FACE OF FULL VENEER MASONRY ABOVE.  VOIDS IN 
FLOORS ARE NOT COUNTED IN SQUARE FOOTAGE.  
STRUCTURES LIKE STAIRS ARE INCLUDED IN 
CALCULATION FOR ALL FLOORS EXCEPT THE VERY 
TOP FLOOR (TYPICALLY UPPER LEVEL).

NO. DESCRIPTION DATE
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NO. DESCRIPTION DATE



 
 
CASE DESCRIPTION 

 
 

307 Westchester way (23-22) 

Hearing date: August 8, 2023 
 

 
Appeal No. 23-22:  The owner of the property known 307 Westchester way, requests the 
following variance to construct a new detached garage: 

 
A.  Chapter 126, Article 4, Section 4.03(B) of the Zoning Ordinance requires the distance 
between an accessory building is not permitted closer to a principal residential buildings 
on an adjoining lot than the sum of the minimum required side setbacks of 14.00 feet or 
25% of total lot width, whichever is larger.  The required is 22.50 feet.  The proposed is 
18.00 feet.  Therefore, a variance of 4.50 feet is being requested. 

 

 
Staff Notes:   This applicant is looking to construct a new detached garage. 

  
This property is zoned R1 – Single family residential. 

 
 

 

Jeff Zielke, NCIDQ, LEED AP 
Assistant Building Official 
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Received Date: 

Received By: 

Type of Variance: 

I. PROPERTY INFORMATION:

Address: 
.3o7 

II. OWNER INFORMATION:

Name: 

Address: 

Email:* 

Ill. PETITIONER INFORMATION: 

Name: 

Address: 

Email: 

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 

Interpretation Dimensional Land Use Sign 

Lot Number: 
0 

Sidwell Number: 

Hearing Date: ___ __ 

Appeal#: 

Admin Review 

Zip code: 

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 12th 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. 

Requested Variances Required 

Variance A, Front Setback 25.00 Feet 
Variance B, Height 30.00 Feet 

V. REQUIRED INFORMATION CHECKLIST:

Variance Chart Example 

Existing Proposed 

23.50 Feet 23.50 Feet 
30.25 Feet 30.25 Feet 

Please provide the following in your electronic submission: 

o Completed and signed application 

o Signed letter of practical difficulty and/or hardship 

o Certified survey 

o Building plans including existing and proposed floor plans and elevations 

Variance Amount 

1.50 Feet 
0.25 Feet 

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

VI. APPLICANT SIGNATURE

Owner hereby authorizes the petitioner designated below to act on behalf of the owner. 
By signing this application, I 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 .. tlme. 
-,'fl,,,,1,,,r.,c //.22 !20.., �Signature of Owner: ___ .:::.i��!.!e:�=::::'.:....:;���7--_..::__ __ �--- Date: �� µ c.. ---2 

Signature of Petitioner: Date: 

Revised 03/09/2023 

08/08/2023

23-22

06/22/2023

JZ



CITY OF BIRMINGHAM
BOARD OF' ZONING APPEALS

RULES OF PROCEDURE

ARTICLE I - Anneals

1.

Appeals may be filed under the following conditions:

A property owner may appeal for variance, rnodification or adjustment of the requirements

of the Zontng Ordinance.

A property owrler rnay appeal for variance, rnodification or adjustureut of the requirements

of the Sign Ordinance.

Any aggrieved party rr-ray appeal the decision of the Planning Board and/or the Building
Oflicial in accordance with the City of Birrlingham Zoniug Ordinance, Article Eight,

Scction 8.01 (D) Appeals. If an appellant rcquests a rcview of any determination of the

Building Official, a complete statement setting forlh the facts and reasons for the

disagreement with the Building Official's determination shall include the principal point,

or points on the dccision, ordcr or section of tlie ordinancc appealcd 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 tlre month at7 30 P.M. provided there are pending appeals. There will be a ntaxirnttttt

of seven appcals heard at the regular mccting which are taken in the ordcr rcceived. If an

appeal is received on time after the initial seven appeals have been scheduled, it will be

scheduled to the next regular meeting.

A11 applications for appeal shall be submitted to the Community Development Department

on or before the I 2tl' day of the rnonth precediug the next regular meeting. If the I 2'h falls

on a Saturday, Sunday, or lcgal holiday, thc next working day shall be considered thc last

day of acceptance.

All property owllers and occupants within 300 feet of tlie subject property will be given

written notice of a hearing by thc City of Birmingham.

See the application fonn for specific requirements. If the application is incornplete, the

BZAmay refuse to hear the appeal. The Building Official or City Planner nTay require the

applicant to provide additional information as is deemed essential to fully advise the Boald

in reference to the appeal. Refusal or failure to cornply shall be grounds for dismissal of
the appcal at the discrction of thc Board.

In variance requests, applicants rnust provide a statement that clearly sets forth all special

conditions that may have oontributed to a practical difficulty that is preventing a reasonable

usc of the property.

A.

2.

J.

B.

t.

2.

J.

4.

5.

Rcviscd 0310912023



6. Where the Birmingham Zoning Ordinancc rcquires site plan approval of a projcct 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 appcal is granted by thc BZA, the applicant must seek final sitc
plan and design review approval from tlie Planning Board before applying for a building
pennit.

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

within 30 days of the date of the decision, The BZA,in its discretion, rnay grant additional

time in exccptional circumstances.

8. Appeals from a decision of the Building Official shallbe made within 30 days of the date

of the order, dcnial of permit, or requircmcnt or determination contestcd. The BZA, in its
discretion, may grant additional tirne in exceptional circumstances.

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

C. The ordcr of hearings shall bc:

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

presented on the applioation folm.

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

present at the appeal hearing.

3. Interested paftics'comments and view on the appeal.

4. Rebuttal by applicant.

5. Thc BZA may rnake a dccision on the mattcr 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 reqLrest, the motion rnust receive

four (4) affimrative votes to be approved.

b) For a motion to grant or deny a use variancc rcquest, thc rnotion must receive fivc
(5) aflirmative 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) affirrnative 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 hcard the ncxt regulariy scheduled meeting when all

the members are present.

DECEMBER zolg Page 1"



B.

C.

D.

3. When therc arc lcss than seven (7) members of the board prescnt for a meeting, then a

petitioner requesting a use variance shall be given an oppol'tunity at the beginning of the

meeting to elect to have it heard at the next regularly schedLrled meeting.

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

at the next regularly schedulcd mccting.

AnftCln U - nesutt

A. The Board lnay reverse, affirm, vary or niodify auy order, requirement, decision or
dctcrmination as in its opinion should be made, and to that end, shall have all the powcrs
of the officer from whom the appeal has been taken.

The decisions of the Board shall not become fjnal until the expiration of five (5) days fi'om
the date of entry of such orders or unless the Board shall find that giving the order
imrnecliate effect is necessary for the preservation of property ar,d/or personal rights and

shall so certify on the record.

Whenever any variation or modification of the Zoning Ordinance is authorized by
resolution of the BZA, a Certificate of Survw must be sr.rbmitted to the Community
Devclopment Department with the building permit application. A building permit must bc

obtained within one year of the approval date.

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 appcar for thc sccond time, it will result in an automatic withdrawal of the appeal. The
appellant niay reapply to the BZA.

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

Any decision of thc Board favorablc to tlie applicant is ticd to the plans submittcd,
including any modifrcations 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 bc correct and the conditions upon which the rcsolution was based arc

maintained.

nnflCl-g Ill - Rehea

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

subrnitted which could not reasonably have been presented at the previous hearing or unless there

has been a rnaterial change of facts or law.

E.

F.

uBCEMBljR 2018 Page 2



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

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

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

oECEMSIR zolg Page 3



LUNAR
June22,2023

Robert Naeyaert

Lunar Home lmprovement lnc.

L3497 E.8 Mile Rd

Warren, M|48089
(s86l,779-47OO

Alex Simpson

307 Westchester Way

Birmingham, M148009

(313) eee-4866

City of Birmingham

Community Development - Building Department

15L Martin St.

Birmingham, M148009

(248) s30-18s0

To Whom This May Concern;

We are proposing to construct a 24x24 detached garage 3ft off the side property line. According to

Section 4J4 (C ) the detached garage will have to be 9ft 2inches off side property line which will give us

22.5 ft to the principle building of the adjoining lot (25% of the lot width).

The hardship we are proposing is the size and shape of this particular lot. We are asking for a variance to

place the garage 3 ft off the side property line which will bring the garage approx. 18ft from principle

building of the adjoining lot (4.5ft variance). The reason for having to be 3ft off the side property line is

that it will make it easier getting 2 cars in and out of the garage to the existing driveway. Another reason

is that it keeps the garage further away from the edge ofthe pool. See attached survey.

Thank you for considering our variance. Please place us on the next available Zoning Board of Appeals

meeting. lf you have any questions, please contact BOB from Lunar Home lmprovement at

(8L0) s6o-0743.

Sincerely,

Owner

Lunar Home lmprovement lnc.

"A Compony Above lhe Resf '

13491 E. Eight Mile Road . Warren, Michigan 48089 . 5861779.4700 . FAX 5861779'0275

Home Improvement
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PROPERTY DESCRIPTION:

LOT 20 AND THE NORTH 1/2 OF LOT 21, OF TALIAFERRO ESTATES, A SUB'N

OF PART OF THE N.W. 1/4 OF SECTION 35, T. 2 N., R. 10 E., CITY OF

BIRMINGHAM, OAKLAND COUNTY, MICHIGAN. PLAT RECORDED IN LIBER 43,

PAGE 26, OAKLAND COUNTY RECORDS. SUBJECT TO EASEMENTS AND

RESTRICTIONS OF RECORD.

BENCHMARK:

CITY BENCHMARK #20-DISK

ELEVATION: 758.84

HYDRANT S.E. FLANGE BOLT @

MAPLE & WESTCHESTER WAY

ELEVATION: 758.72

NO TITLE WORK HAS BEEN PROVIDED, PROPERTY DESCRIPTION AND EASEMENTS

SHOWN ARE ACCORDING TO ASSESSOR’S RECORDS AND RECORDED PLAT.  ALL
INFORMATION SHOULD BE FIELD VERIFIED BEFORE AND DURING CONSTRUCTION.

CONTRACTOR IS ADVISED TO BE AWARE OF EXISTING CONDITIONS WITH

PARTICULAR RESPECT TO RUNOFF TO AND FROM ADJACENT PROPERTIES AND

SHOULD SET GRADES OF ANYTHING PROPOSED SO AS NOT TO INTERFERE WITH

EXISTING DRAINAGE PATHS.  REPRESENTATIONS OF COMPLIANCES WITH BUILDING

CODES ARE CONTRACTOR’S OPINION SUPPLIED TO OUR OFFICE AND SUBJECT TO
MUNICIPALITY REVIEW.

NOTES PER POOL CONTRACTOR:

• GRAB RAIL & LADDER BOTH BONDED.

• ALL DOORS ENTERING POOL AREA WILL HAVE DOOR ALARMS MEETING

CODE UL 2017 HORN IS 85 dB @ 10 FEET.

• EXISTING FENCE MEETS CODE AG105.2 2015 MICHIGAN BUILDING CODE ICC.

(BY OWNER)

• EXISTING SELF CLOSING/SELF LATCHING GATE MEETS CODE AG105.2

MICHIGAN 2015 BUILDING CODE AND OPENS AWAY FROM POOL. (BY

OWNER)

RECORDED (R)

MEASURED (M)

FOUND IRON ROD F.I.R.

Know what's below.
before you dig.Call

R
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CITY OF BIRMINGHAM,
OAKLAND COUNTY, MICHIGAN

PART OF THE N.W. 1/4 OF SECTION 35,
TOWN 2 NORTH, RANGE 10 EAST,

307 WESTCHESTER WAY

SCALE IN FEET

0

1" = 10'

10 105 20 30

RIM FM 752.35

12" IE N FM:742.85

12" IE S FM:742.55

X-ING #1

EX 8" W.M. B/PIPE: 747.75*

PR 6" STM T/PIPE: 746.25

CLEARANCE: 1.5'

*ASSUMED W.M. DEPTH 6.0' BELOW E/PAVE

(EXPOSE TO VERIFY)

E/PAVE: 754.50

8" T/PIPE: 748.50

8" B/PIPE: 747.75

MAINTAIN 1.5' CLEARANCE BETWEEN WATER

MAIN AND STORM PIPE AND MINIMUM OF 3

FEET OF COVER OVER THE STORM PIPE WITH

MINIMUM OF 1% SLOPE.

6" SCH. 40

PVC TEE

ZONING: R-1

LOT AREA: 12,855 S.F.

LOT COVERAGE CALCULATIONS:

STRUCTURES:

HOUSE: 2,729 S.F.

POOL: 555 S.F.

GARAGE: 576 S.F.

TOTAL AREA

OF STRUCTURES: 3,860 S.F.

LOT COVERAGE: 30.0%

MIN. OPEN SPACE: 40%

OPEN SPACE CALCULATIONS:

PAVEMENT AREA: 3,239 S.F.

TOTAL IMP. AREA =

STRUCTURES + PAVEMENT =

4,097 + 3,099 = 7,196 S.F.

OPEN SPACE =

LOT AREA - IMP. AREA =

12,855 - 7,196 = 5,659 S.F.

OPEN SPACE AS % OF LOT AREA =

44.0%

MIN. FRONT OPEN SPACE: 65%

FRONT OPEN SPACE CALCULATIONS:

FRONT OPEN SPACE: 3,595 S.F.

PAVEMENT AREA: 1,116 S.F.

FRONT OPEN SPACE =

AREA - IMP. AREA =

3,595 - 1,116 = 2,479 S.F.

FRONT OPEN SPACE PROVIDED:

2,479 / 3,595 = 0.69 = 69%

LEGEND:

Evan Priest
Rectangle
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CASE DESCRIPTION 

 
 

1002 PILGRIM (23-23) 

Hearing date: August 8, 2023 
 

 
Appeal No. 23-23:  The owner of the property known 1002 Pilgrim, requests the following 
variance to construct a second floor addition to the existing home: 

 
A.  Chapter 126, Article 2, Section 2.04.2 of the Zoning Ordinance requires that the 
minimum total side yard setbacks of 14.00 feet or 25% of total lot width, whichever is larger.  
The required is 20.00 feet.  The proposed is 16.34 feet.  Therefore, a variance of 3.66 feet 
is being requested. 

 

 
Staff Notes:   This applicant looking to construct a second story addition to the existing non-
conforming home. 

  
This property is zoned R1 – Single family residential. 

 
 

 

Jeff Zielke, NCIDQ, LEED AP 
Assistant Building Official 



1002 PILGRIM

0 0.008 0.016 0.024 0.0320.004
Miles

Ü

1002 PILGRIM MAP
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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 

I. PROPERTY  INFORMATION:

Address: Lot Number: Sidwell Number:  

II. OWNER INFORMATION:

Name: 

Address: City: State: Zip code: 

Email:* Phone: 

III. PETITIONER INFORMATION:

Name: Firm/Company Name: 

Address: City: State: Zip code: 

Email: Phone: 

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 12th 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:

Please provide the following in your electronic submission: 
o Completed and signed application
o Signed letter of practical difficulty and/or hardship
o Certified survey
o 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

VI. APPLICANT SIGNATURE

Owner hereby authorizes the petitioner designated below to act on behalf of the owner. 
By signing this application, I 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:  ___________________________ 

Signature of Petitioner:____________________________________________                    Date: ___________________________  

23-23

08/08/2023

JZ

07/07/23

X

http://www.bhamgov.org/
http://www.bhamgov.org/
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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 12th day of the month preceding the next regular meeting.  If the 12th 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.  

  



DECEMBER 2018  Page 1   

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 circumstances.  

  
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.  
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.  
  

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 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 III - 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 Applicant  
  
  
  
  



City of Birmingham 

Building Department 

Board of Zoning Appeals 

 

To whom it may concern: 

 

My name is Jeffrey Catlin, I live at 1002 Pilgrim Avenue.  I have lived in my home on Pilgrim since 2014 

with my family of 5. 

I am interested in building over a pre-existing flat roof on the rear (southeast side) of my house.   

I have learned that my house is existing non-conforming, and was when I bought it, in 2014.  I believe 

this is due to an original bay window on the south side of my house that is 5.03’ from the property line.  

I have also learned that due to the combined set back requirements on both sides of my house I do not 

meet the 20 foot combined guidelines.  There is no “house to house” issue on the south side where I am 

interested in doing construction, as my neighbor on that side has a large driveway in between the two 

structures and that distance is 34.38’.  I am asking for a continuance of the current 3.66’ side yard 

variance (20 ft less the two side yard setbacks of 8.43’ and 7.91’).   In order to bring the addition room in 

the 3.66’ to meet the 25% requirement, it would require extensive construction, including additional 

beams, because the second floor exterior wall would not be stacked on top of the first floor wall.  This 

would make the project cost prohibitive, and leave us with a bedroom on the second floor that is only 

approx. 9’5” and not appropriate for master bedroom furniture. 

The pre-existing variance will be unaffected, there will be little to no effect on the neighboring 

properties, and the current condition was not self-created, as it existed when I purchased the home in 

2014. 

My original intention was to build over the pre-existing flat roof and cantilever out to the 5.03’ line 

where the bay window is currently sitting, as I understand that the minimum set back to property line is 

5 feet.  To accommodate that, I have chosen to NOT cantilever the room and build straight up from the 

existing house which is set back 8.43’ from the property line.  I believe that doing so would not add to 

the setback issue in any way as we would be building straight up from existing structure. 

If I were not to do this construction, the non-conforming nature of my house would still exist, exactly as 

it does today.  I believe it is a major hardship to own a house of the quality of ours, in a neighborhood 

like Quarton Lake Estates, and NOT have a master bathroom. 

If this project is not allowed, I would have no way to accommodate a bathroom layout to make the 

house consistent with the rest of our neighborhood.  I can’t imagine there are many houses in Quarton 

Lake Estates that do not have a master bathroom, and ours currently does not.  We only have only two 

jack-and-jill bathrooms on the second floor to accommodate 4 bedrooms.  This is a major issue for 

anyone living in our house. 

I am hoping that allowing me to build straight up, would allow me to make my house much more viable 

for my family and for any future residents.   



Thank you for your consideration. 

 

Jeffrey Catlin 
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 FOR CONSTRUCTION:
     JUNE 28, 2023

S     Q     U     A     R     E          F     O     O     T     A     G     E

E X I S T I N G   H O U S E             3  1  7  2
S E C O N D   F L O O R   A D D I T I O N                         3  7  5

N E W    T O T A L   H O U S E                                 3  5  4  7

S C O P E  O F  W O R K:

TO REMODEL AND EXPAND PORTION OF THE SECOND FLOOR
TO INCLUDE A NEW PRIMARY SUITE, WALK IN CLOSETS, AND
A NEW ENSUITE BATHROOM.

PROJECT LOCATION: 1002 PILGRIM, BIRMINGHAM, MI 48009.

OWNERS:  JEFF & TRACEY CATLIN.

GENERAL PROGRESSION OF CONSTRUCTION:
1) REMOVE ANY AND ALL ENCUMBRANCES TO NEW CONSTRUCTION. 

CLEAN REMAINING BUILDING SPACE AND SURFACES AS NECESSARY.
2) PRIOR TO CONSTRUCTION, SAFELY DETACH AND / OR CAP ANY AND ALL UTILITY

LEADS TO EXISTING STRUCTURE AND REATTACH WHEN PERMITTED.
3) INSTALL NEW CONC. TRENCH FOOTINGS AS PER PLAN.
4)CONSTRUCT NEW WALL FRAMING AS PER PLAN.
5) INSTALL / REVISE NEW ELECTRICAL SYSTEMS AS PER PLAN & BUILDER.
6) FINALIZE INTERIOR SPACE WITH MATERIALS AS PER PLAN
   AND OWNER'S SPECIFICATIONS.
7) ALL CONSTRUCTION MUST CONFORM TO MINIMUM OF MICHIGAN RESIDENTIAL

BUILDING CODE YEAR 2015 AND ALL STATE OF MICHIGAN REGULATORY LICENSING
AND PERMITS THAT MAY BE REQUIRED FOR SAID RESIDENTIAL CONSTRUCTION.

8)THIS LIST IS NOT EXHAUSTIVE NOR DOES IT INCLUDE EVERY NUANCE OF
CONSTRUCTION BUT INSTEAD ENTAILS A GENERAL DESCRIPTION FOR
CONSTRUCTION AS A "SCOPE OF WORK” OUTLINE.  REFER TO CONSTRUCTION
PLANS, BUILDER OF RECORD, LICENSED SUB CONTRACTORS, AND ALL
MANUFACTURERS' SPECIFICATIONS FOR FURTHER INFORMATION, DETAIL, AND
DIRECTION THAT MAY BE REQUIRED OR NECESSARY.

 PRIMARY BEDROOM

    PRIMARY
    BATHRM

LIN
EN

 C
AB

IN
ET

2 R. & S.

2 R. & S.

2 
RO

DS
 &

 S
HL

VS

SE
AT

SHOWER
62" x 52"

1 R. & S.

S  C  A  L  E :    1 / 4"  = 1'-0"

S  E  C  O  N  D    F  L  O  O  R     P  L  A  N

SPACE FOR BUILT IN CREDENZA
IF CHIMNEY IS ELIMINATED.

TOWELS TOWELS

WALL MIRROR VENT DRYER OUT AS
PER MANUF. SPECS.

A A

 STACK
 W & D

SH
EL

VE
S

SH
EL

VE
S

RE
M

OV
ED

 W
IN

DO
W

:
FR

AM
E 

IN
 A

ND
 R

EP
AI

R

14'-1"
7'-0" 7'-0"

7" 12'-11" 7"

10
'-6

"
1'-

7"

1'-
7"

41
'-7

"

4'-9" 3'-4" 4'-11"

7"
17

'-6
"

41 2"
9'-

21 2"

4'-
0"

41 2"
4'-

0"

8"
7'-

0"
8"

41 2"
4'-

9"

18'-11"
5'-0" 5'-6" 8'-5"

9'-
7"

- 7'-6" CEILING HEIGHT
   - CARPET FLOOR

       EXISTING HOUSE
NO REVISIONS AT THIS AREA

GLASS

GL
AS

S
2'-

8"
2'-6" x 6'-8"

2'-4" x 6'-8"

2'-
8" 

x 6
'-8

"

10
'-8

"
3'-

8"

(2
) 2

'-0
" x

 6
'-8

"

 2
'-8

" x
 6

'-8
"

   
PO

CK
ET

 2
'-8

" x
 6

'-8
"

   
PO

CK
ET

2'-
5"

SET STACK UNITS ON SEAMLESS
PLASTIC PAN WITH RELIEF DRAIN.

OUTLINE OF HOUSE BELOW

- EXISTING 7'-6" CLG. HT.
     - VERIFY FLOOR

  - 7'-6" CLG. HT.
   - TILE FLOOR

5" 5"

  (
2)

 2
 x 

8's
   

HE
AD

ER

  (
2)

 2
 x 

8's
   

HE
AD

ER

  (2) 2 x 8's HEADERS
  (5) 40" x 60" DOUBLE HUNG @ 6'-8" HD.HTS.

ENSURE (3) REAR FACING
WINDOWS MEET EGRESS.

  2 x 6's @ 16" O.C. ROOF RAFTERS
  2 x 6's @16" O.C. CEILING JOISTS

(2) 2 x12's FLUSH BOTTOM BEAM
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( ABOVE )

ENSURE NEW WALL CONSTRUCTION
LINES FLUSH WITH EXISTING
SECOND FLOOR WALL.
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REMOVED WINDOW:
FRAME IN AND REPAIR

OUTLINE OF BRICK AT FIRST FLOOR
BELOW. INSTALL BRICK SILL AT TOP
OF EXISTING BRICK. SEE ELEVATIONS.

EXISTING CHIMNEY FROM BASEMENT.
IF POSSIBLE, REMOVE ALL OR PORTION
OF CHIMNEY AT SECOND FLOOR AREA
FOR EXTRA SPACE AT NEW ADDITION.
CONSULT WITH BUILDER'S HVAC
CONTRACTOR FOR VERIFICATION.

1

DOWN

DOWN

NOTE: FINAL INTERIOR ROOM
WIDTH MAY VARY DUE TO NEW
WALL CONSTRUCTION VARIABLES
ON SITE. GOAL IS TO MAKE
ROOM AS WIDE AS FEASIBLE.

SOLID SHADED WALLS INDICATE NEW WALL CONSTRUCTION.
(ALL INTERIOR WALLS TO BE 2 x 4's @ 16"O.C.
 EXTERIOR WALLS TO BE 2 x 6's @ 16" O.C.)

C O N T R A C T O R   N O T E S:

-  THE CONTRACTOR SHALL ASSUME ALL RESPONSIBILITY FOR THE ACCURACY OF
   FIELD  MEASUREMENTS AND CONDITIONS AND SHALL BE RESPONSIBLE FOR THE
   PROPER ADAPTING OF HIS / HER WORK TO ANY EXISTING WORK OR PREVIOUSLY
   INSTALLED WORK OF OTHER TRADES.  ALL MEASUREMENTS SHALL BE CHECKED
   AT JOB SITE.  BEFORE ANY CHANGES ARE MADE, CONSULT ARCHITECT FOR APPROVAL.
-  THE EXECUTION AND CONFORMANCE OF WORK IN ACCORDANCE WITH THESE PLANS,
   AND ANY DEVIATIONS OR OMISSIONS SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR.
-  THE CONTRACTOR SHALL COMPLY WITH ALL STATE AND CITY LAWS, ORDINANCES, RULES
   AND REGULATIONS.  THE CONTRACTOR SHALL FILE ALL NECESSARY APPLICATIONS AND PAY
   FOR AND OBTAIN ALL PERMITS AND CERTIFICATES OF APPROVAL PERTAINING TO THE
   CONSTRUCTION OF THIS BUILDING.
-  ALL MATERIALS USED BY CONTRACTOR AND TRADES SHALL COMPLY WITH ALL CODES
   AND, REGULATIONS, UL RATINGS, AND ORDINANCES.

G E N E R A L   N O T E S:

-  SECOND FLOOR: 7'-6" PLATE AND CEILING HEIGHTS---UNLESS OTHERWISE NOTED.
-  ALL WINDOW HEAD HEIGHTS @ 6'-8" UNLESS OTHERWISE NOTED.
-  2x6 EXTERIOR AND 2x4 INTERIOR WALL CONSTRUCTION---UNLESS OTHERWISE NOTED.
-  NOTED WINDOW SIZES ARE MEASUREMENTS TO BE USED CHOSEN BRAND.
-  VERIFY ALL FLOOR FINISHES PRIOR TO CONSTRUCTION.
-  VERIFY ALL NOTED OPTIONS PRIOR TO CONSTRUCTION.
-  REFER TO BUILDER / HOMEOWNER'S SPECIFICATIONS FOR ALL OTHER CONSTRUCTION
   AND FINISH DETAIL INFORMATION NOT FOUND ON THESE PLANS.
-  ALL BEDROOM WINDOWS MUST MEET EGRESS REQUIREMENTS AS PER LOCAL CODE 
   REQUIREMENTS.  CONFIRM WITH WINDOW MANUFACTURER.
-  WINDOWS AND GLASS AT SHOWERS, TUBS, STAIRWAYS, GLASS DOORS, WINDOWS
   ADJACENT TO DOORS, AND ALL WINDOWS 18" OR LESS ABOVE FINISHED FLOOR MUST
   BE TEMPERED.  CONFIRM WITH WINDOW MANUFACTURER.
-  ALL INTERIOR AND EXTERIOR GUARD & HAND RAILS MUST MEET LOCAL CODE
   REQUIREMENTS---CONFIRM WITH LOCAL BUILDING OFFICIALS.  MRC 2015 R301.5
- THESE PLANS DO NOT NOR CANNOT FULLY DETAIL AND DEPICT EVERY ASPECT
  OF THIS BUILDING CONSTRUCTION.  BUILDER MUST ADHERE TO ALL PERTINENT
  BUILDING CODES - MRC 2015.
- UNLESS SPECIFIC COPYRIGHT AGREEMENTS HAVE BEEN PREVIOUSLY DETERMINED
  AND MUTUALLY AGREED UPON, THESE PLANS AND DESIGNS CONTAINED HEREIN
  ARE CONSIDERED INTELLECTUAL COPYRIGHTS. UNDER CURRENT FEDERAL LAW
  THEY ARE PROPERTY OF GREG STAFFORD & ASSOCIATES. TO REPRODUCE AND UTILIZE
  THESE PLANS WITHOUT CONSENT OF GREG STAFFORD & ASSOCIATES IS ILLEGAL.
-  BUILDER TO VERIFY ALL NOTES AND CONDITIONS PRIOR TO CONSTRUCTION.
  ALL CONSTRUCTION SITES ARE REQUIRED TO BE MAINTAINED IN A SAFE
  CONDITION AND TO BE PROTECTED FROM UNAUTHORIZED ENTRY.  ALL
  EXCAVATIONS EXCEEDING 24 INCHES IN DEPTH, SUCH AS FOR BASEMENTS,
  CRAWL SPACES, POOLS AND SPAS MUST BE SECURED THROUGH THE USE OF A
  4' HIGH FENCE. CONSTRUCTION TYPE FENCING WILL BE ALLOWED FOR A PERIOD
  NOT TO EXCEED 50 DAYS.  AT SUCH TIMES, SHOULD THE PERMITTED WORK
  STILL PHYSICALLY BE UNABLE TO BE PROTECTED AND SECURED,  A CHAIN LINK
  FENCE IS REQUIRED TO BE INSTALLED AND MUST REMAIN IN PLACE UNTIL
  ITS REMOVAL HAS BEEN AUTHORIZED BY THE BUILDING OFFICIAL.  ALL AS
  PER MRC 2015  R104.1 AND MBC 2015 CHAPTER 55.
- ALL SHOWN DETAILS AND CONSTRUCTION NOTES MAY VARY DEPENDING UPON
  SPECIFIC CONDITIONS AND APPLICATIONS. ALSO, BUILDERS AND LOCAL
  BUILDING INSPECTORS MAY REQUIRE ADDITIONAL OR ALTER DETAILS AND NOTES
  AS PER LOCAL RESIDENTIAL BUILDING REQUIREMENTS.  THIS DETAIL SHEET INTENDS
  TO BE IN COMPLIANCE WITH THE YEAR 2015 MICHIGAN RESIDENTIAL BUILDING CODE
  BOOK.  COMPLETE SCOPE OF WORK FOR ALL PHASES OF CONSTRUCTION MUST
  CONFORM TO MINIMUM OF MICHIGAN RESIDENTIAL CODE 2015.
- 11OV INTERCONNECTED SMOKE DETECTORS & CARBON MONOXIDE
  DETECTORS TO BE INSTALLED AND LOCATED AS PER MRC 2015  R315 & R314
- ALL WINDOW & DOORS TO BE IN COMPLIANCE WITH MRC 2015 REQUIREMENTS.

E  N  E  R  G  Y      C  O  D  E       C  O  M  P  L  I  A  N  C  E:
- THESE PLANS MEET 2015 MICHIGAN UNIFORM ENERGY CODE (MUEC) AND
  BUILDER TO PROVIDE, AS REQUIRED OR NEEDED - ALL SPECIFICATIONS OF
  INSULATING MATERIALS, MECHANICAL SYSTEM DESIGN CRITERIA, ETC.  ALL
  AS PER MUEC 2015 R103.2
- THE COMPLIANCE PATH CHOSEN FOR MUEC 2015 WILL BE PRESCRIPTIVE
  PATH& APPROACH AND THIS HOUSE MEETS THIS CRITERIA.
- IF BUILDING DEPARTMENT REQUESTS, A HEAT PLAN WILL BE PROVIDED AS PER
  AGREEMENT BETWEEN  GREG STAFFORD & ASSOCIATES AND BUILDER OR OWNERS.

PRESCRIPTIVE APPROACH
MIN. INSULATION & FENESTRATION REQUIREMENTS BY COMPONENT BY CLIMATE ZONE 5A

FENESTRATION
U-FACTOR
0.35

FLOOR
R-VALUE
30 D

SKYLIGHT
U-FACTOR
0.60

BASEMENT B WALL
R-VALUE
10 / 13

CEILING
R-VALUE
38
SLAB c WALL

R-VALUE & DEPTH
10 AT 2 FT.

WD.FRAME
WALL R-VALUE
20 OR 15 + 5 e

CRAWL C SPACE
 WALL R-VALUE
10 / 15

MASS WALL
R-VALUE
15 / 17

- THE FENESTRATION U-FACTOR COLUMN EXCLUDES SKYLIGHTS.
- THE FIRST R-VALUE APPLIES TO CONTINUOUS INSULATION, THE SECOND FRAMING
  CAVITY INSULATION, EITHER INSULATION MEETS REQUIREMENTS.
- R-5 SHALL ADDED TO THE REQUIRED SLAB EDGE R-VALUES FOR HEATED
  SLABS.  INSULATION DEPTH SHALL BE THE DEPTH OF THE FOOTING OR 2 FEET,
  WHICHEVER IS LESS, IN ZONES 1-3 FOR HEATED SLABS.
- OR INSULATION SUFFICIENT TO FILL THE FRAMING CAVITY, R-19 MINIMUM.
- "13+15" MEANS R-13 CAVITY INSULATION PLUS R-5 INSULATED SHEATHING.
  STRUCTURAL SHEATHING COVERS MORE THAN 25% OF EXTERIOR, STRUCTURE
  SHEATHING SHALL BE SUPPLEMENTED WITH INSULATED SHEATHING OF AT LEAST R-2.
- THE SECOND R- VALUE APPLIES WHERE MORE THAN HALF THE INSULATION IS
  ON THE INTERIOR.
- AIR LEAKAGE TEST WILL BE DONE AS PER MEUC 2015 SEC R402.4.

E L E C T R I C A L   N O T E S :

-  THESE PLANS DO NOT SHOW EVERY DETAIL OF ELECTRICAL CONSTRUCTION.
   THE  ELECTRICAL CONTRACTOR  (E.C.) IS EXPECTED TO THOROUGHLY REVIEW THE
   PLANS AND REQUIREMENTS  OF THE SYSTEM AND PROVIDE ALL ITEMS NECESSARY
   FOR A COMPLETE AND OPERATIONAL ELECTRICAL SYSTEM IN CONFORMANCE WITH
   THE PLANS. LOCATIONS AND SIZE OF LOADS ARE TO  BE CHECKED BY THE LOCAL
   ELECTRICAL INSPECTOR AND MAKE ADJUSTMENTS ACCORDINGLY.
-  CIRCUITS AND LIGHTING FIXTURES ARE SHOWN ON THE PLANS TO DETERMINE
   LOAD DATA, CIRCUIT, FEEDER, PANEL AND SERVICE SIZES.  THE E.C. SHALL PROVIDE
   CIRCUITS AND CIRCUIT ROUTING TO SUIT JOB CONDITIONS AND FURNISH AND
   INSTALL LIGHTING FIXTURES AS SHOWN ON THE PLANS OR AS OTHERWISE APPROVED
   BY THE BUILDER / HOMEOWNER.
-  VERIFY LOCATION OF ALL TELEPHONE, TELEVISION, SMART HOUSE SYSTEMS, AND
   COMPUTER NETWORK OUTLETS WITH BUILDER / HOMEOWNER.
-  VERIFY LOCATION, IF ANY, OF ADDITIONAL EXTERIOR FLOOD LIGHTING, GROUND &
   UP LIGHTING, SECURITY SYSTEM, NTERCOM, STEREO SYSTEM, DOOR CHIMES, AND
   ANY ELECTRICAL WIRING FOR SWIMMING POOL OR SPA WITH BUILDER / HOMEOWNER.
-  ARC FAULT PROTECTION IS REQUIRED ON BRANCH CIRCUITS SERVING SLEEPING
   ROOMS AS PER CODE REQUIREMENTS. ( E3902.11)
-  ELECTRICAL HOUSE GROUNDING BONDED WITH STEEL REINFORCING IN CONCRETE
   BASEMENT WALLS AS PER CODE.  ( E3608.1.2 )

P R E - F A B R I C A T E D   T R U S S   N O T E S:

-  PRE-FABRICATED WOOD TRUSSES TO BE DESIGNED BY THE MANUFACTURER TO
   WITHSTAND LIVE AND DEAD LOADS AS REQUIRED BY THE STANDING BUILDING CODE.
   BRACE ALL TRUSSES BOTH DURING CONSTRUCTION AND PERMANENTLY.
-  WOOD TRUSSES SHALL BE DESIGNED BY A PROFESSIONAL ENGINEER LICENSED IN
   THE STATE OF MICHIGAN AND FABRICATED IN CONFORMANCE WITH THE "QUALITY
   CONTROL MANUAL" BY TRUSS PLATE INSTITUTE (TPI).
-  FOR TRUSS DESIGN, CALCULATIONS ANCHORAGE DETAILS AND
   FINAL TRUSS PLAN LAYOUT.
   SEE CONSTRUCTION SHOP DRAWINGS SUPPLIED BY TRUSS MANUFACTURER.

M E C H A N I C A L   N O T E S :

-  IF REQUIRED: DIAGRAMS AND DRAWINGS TO BE PROVIDED BY
   BUILDING CONTRACTOR'S H.V.A.C. MECHANICAL CONTRACTOR IF AGREED UPON
   WITH OWNERS AND / OR ARCHITECT.
-  H.V.A.C. CONTRACTOR SHALL BE RESPONSIBLE TO INSTALL ALL HEATING AND AIR
   CONDITIONING SYSTEM COMPONENTS IN ACCORDANCE WITH STATE AND
   LOCAL CODES AS WELL AS NATIONAL FIRE PROTECTION ASSOCIATION REGULATIONS.
   MANUFACTURER'S INSTRUCTIONS SHALL ALSO BE FOLLOWED.
-  ALL WORK MUST BE DONE IN ACCORDANCE WITH THE LATEST
   NATIONAL MECHANICAL CODE AND ALL APPLICABLE LOCAL CODES.

P L U M B I N G   N O T E S :

-  ALL PLUMBING SHALL BE INSTALLED IN ACCORDANCE WITH THE STANDARD PLUMBING
   CODE (LATEST EDITION) AND ALL APPLICABLE LOCAL CODES AND ORDINANCES.
-  DRAWINGS ARE DIAGRAMMATIC AND THE OMISSION OF ANY ITEM NECESSARY FOR
  THE PROPER INSTALLATION AND/OR FUNCTIONING OF THE SYSTEM SHALL NOT RELIEVE
  THE PLUMBING CONTRACTOR FROM PROVIDING SAME.

F  R  A  M  I  N  G      N  O  T  E  S :
- DOUBLE FLOOR JOISTS BELOW ALL PARTITIONS ABOVE THAT ARE PARALLEL
  TO JOISTS SPANS AND INSTALL LADDER FRAMING WHERE NECESSARY.
- ALL HEADERS - IF NOT NOTED OTHERWISE - TO BE MINIMUM  (2) 2 x 8's.
- PROVIDE AND ENSURE SOLID / CONTINUOUS BEARING BENEATH ALL POINT
  LOAD TO FOUNDATION, I.E. - STEEL BEAMS, BASEMENT WALLS, CONC. FTGS,
  WOOD HEADERS, ETC.
- PROVIDE STEEL LINTELS AND NECESSARY STRUCTURAL SUPPORT FOR SUCH
  STEEL LINTELS FOR ALL MASONRY FINISH (BRICK, STONE, ETC.) ABOVE DOOR
  WINDOWS, ROOFS, ETC.
- USE NOTED DIMENSIONS - DO NOT HAND SCALE !
- SEE CODE R602 FOR ALL SPECIFICATIONS FOR FASTENERS, CONNECTORS,
  NAILING.
- HANGER NAILING AND FASTENER SCHEDULE AS PER MANUFACTURER'S SPECS.
- INSTALL HURRICANE CLIPS THROUGHOUT AS PER MRC R802.11.1
- BRACED WALL PANELS WHERE NOTED OR REQUIRED AS PER MRC 2015 R-6

G   R   E   G     S   T   A   F   F   O   R   D
&       A          S          S          O          C          I          A          T          E          S

  B L O O M F I E L D   H I L L S,   M I C H I G A N
SCALE:  SHOWN
DATE: 06 / 2023

DRAWN:     G. S.
CHECKED:  G. S.

PROJECT N0.1
70220 of

RESIDENCE FOR:
J E F F   &   T R A C E Y   C A T L I N

PROJECT:

BUILDER:

2  4  8  .  3  1  8  .  4  8  1  1
G  S  A  S  S  O  C  I  A  T  E  S  @  A  T  T  .  N  E  T

A D D I T I O N   &   R E M O D E L 3
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       OR HANGING FIXTURE
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TYPICAL:
110 V. INTERCONNECTED
SMOKE & CARBON
MONOXIDE DETECTOR
WITH BATTERY BACK UP.
(LOCATIONS AS PER CODE &
ENSURE REMAINING SECOND FLOOR
AREA IS CODE COMPLIANT)
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TYPICAL RECESSED LIGHTS

TYP. S/C DET.
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DN.

  E X I S T I N G   H O U S E
(NO REVISIONS AT THIS AREA)

UP

REMOVE ENTIRE EXISTING NON
FUNCTIONING BRICK FIREPLACE
CHIMNEY. REMOVE ENTIRE
CHIMNEY DOWN TO ANY EXPOSED
FOUNDATION. REPLACE GAP AT
SIDE OF HOUSE WITH SIDING TO
MATCH HOUSE.

EXPOSE LIVING ROOM CEILING
ONLY WHERE NECESSARY TO
STALL NEW BATHROOM
PLUMBING ABOVE. CONSULT
WITH PLUMBING CONTRACTOR
TO VERIFY EXACT LOCATION FOR
NEW PLUMBING STACKS.

   2 x 8's @ 16" O.C.
SLEEPER FLOOR JOISTS

( ABOVE )

 ( SEE ADDITIONAL NOTES
 THROUGHOUT DRAWINGS)

NOTE:
ALL NEW SECOND FLOOR WALL CONSTRUCTION SETS
DIRECTLY ON EXISTING FIRST FLOOR CONSTRUCTION
WHICH ALL HAS SOLID FOUNDATION WALLS BEARING.

WALL SCONCE

RECESSED LIGHT

S SINGLE LIGHT SWITCH

S 3-WAY LIGHT SWITCH3

EXHAUST FAN

UNDER-CABINET LIGHTING

GENERAL NOTES:

              TYPICAL:
              GFI OUTLETS AT ALL CODE REQUIRED
              LOCATIONS THROUGHOUT HOUSE.

S 4-WAY LIGHT SWITCH4

220 V DUPLEX OUTLET

DUPLEX OUTLET

E L E C T R I C A L   L E G E N D

CEILING FIXTURE

4" RECESSED LIGHT

STAIR LIGHT
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REMOVE EXISTING CLOSETS IN
BEDROOM AND HALLWAY TO MAKE
ROOM FOR NEW FLOOR PLAN.
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       EXISTING HOUSE
NO REVISIONS AT THIS AREA

REMOVE DOOR
AND CLOSE OFF
WITH NEW WALL

REMOVE ENTIRE EXISTING NON
FUNCTIONING BRICK FIREPLACE
CHIMNEY DOWN TO ANY
EXPOSED FOUNDATION.

EXISTING CHIMNEY FROM BASEMENT.
IF POSSIBLE, REMOVE ALL OR PORTION
OF CHIMNEY FOR EXTRA SPACE AT NEW
ADDITION. CONSULT WITH BUILDER'S
HVAC CONTRACTOR FOR VERIFICATION.

EXISTING FAMILY ROOM CEILING AND
FLAT ROOF FRAMING BELOW TO REMAIN
INTACT. REMOVE ANY ENCUMBRANCES TO
NEW FLOOR FRAMING CONSTRUCTION IF
NECESSARY SUCH AS REMOVAL OF SEAMLESS
ROOFING MEMBRANE.  INSTALL NEW BOXED
FLOOR FRAME OF 2 x 8's @ 16" O.C. ADJUST
FRAMING SIZE AS NECESSARY TO ENSURE NEW
SECOND FLOOR BEDROOM FINISH FLOOR IS
FLUSH WITH EXISTING ADJACENT FINISH FLOOR.
NEW SECOND FLOOR WALL FRAMING TO SET
DIRECTLY ON EXISTING FIRST FLOOR FAMILY
ROOM WALLS.

   2 x 8's @ 16" O.C.
SLEEPER FLOOR JOISTS

( ABOVE )

ENSURE NEW BEDROOM FINISH
FLOOR IS FLUSH WITH EXISTING
HOUSE FINISH FLOOR.

DASH WALL LINES INDICATE WALLS TO BE REMOVED.
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 FOR CONSTRUCTION:
     JUNE 28, 2023

S  O  U  T  H  (S  I  D  E )     E   L   E   V   A   T   I   O   N
S  C  A  L  E :   1 / 4" = 1'-0"

REMOVE EXISTING
WINDOW AND INSTALL
SIDING TO MATCH
WITH EXISTING HOUSE.

NEW WINDOW

OUTLINE OF EXISTING
BRICK CHIMNEY TO
BE REMOVED

OUTLINE OF EXISTING HOUSE

NEW ROOF CONSTRUCTION.
EXTEND / CONTINUE EXISTING
ROOF. ( 7/12 ROOF SLOPES )

NEW HORIZONTAL SIDING TO MATCH
MATERIAL, SIZE, AND COLOR WITH EXISTING
HOUSE. (OPTIONAL: INSTALL ALL NEW
SYNTHETIC MATERIAL SIDING SUCH AS
JAMES HARDIE BRAND AT ENTIRE HOUSE.)

REMOVE EXISTING GABLE RAKE

APPROXIMATE 6" ROOF RAKE OVERHANGS AT
GABLE ENDS. MATCH WITH EXISTING HOUSE.

NEW COMPOSITION ROOF SHINGLES
TO MATCH WITH EXISTING HOUSE.

AFTER REMOVAL OF EXISTING
NON- FUNCTIONAL BRICK
CHIMNEY, ENSURE EXISTING
GAS LOG FIREPLACE IS DIRECT
VENTED PROPERLY.

REPAIR AREA OF REMOVED
CHIMNEY WITH NEW BRICK
TO MATCH EXISTING HOUSE.

NEW SECOND FLOOR WALLS TO SET DIRECTLY ON
FIRST FLOOR WALLS. INSTALL NEW 4" BRICK SILL
AT TOP OF EXISTING FIRST FLOOR BRICK.

E  A  S  T    (R  E  A  R)    E   L   E   V   A   T   I   O   N
S  C  A  L  E :   1 / 4" = 1'-0"

OUTLINE OF EXISTING HOUSE

EGRESS

AD
DI

TIO
N

27
'-2

"

22
'-1

1"
FIN

IS
H 

GR
AD

E 
TO

 H
IG

HE
ST

 P
OI

NT

FIN
IS

H 
GR

AD
E 

TO
 R

OO
F 

M
ID

PO
IN

T

OUTLINE OF EXISTING BRICK
CHIMNEY TO BE REMOVED

OUTLINE OF EXISTING BRICK
CHIMNEY TO BE REMOVED

EGRESSEGRESS

NEW WINDOWS
NEW HORIZONTAL SIDING TO MATCH
MATERIAL, SIZE, AND COLOR WITH EXISTING
HOUSE. (OPTIONAL: INSTALL ALL NEW
SYNTHETIC MATERIAL SIDING SUCH AS
JAMES HARDIE BRAND AT ENTIRE HOUSE.)

12
7

NEW ROOF CONSTRUCTION.
EXTEND / CONTINUE EXISTING
ROOF. ( 7/12 ROOF SLOPES )

REMOVE EXISTING GABLE RAKE

NEW ROOF RAKES & FASICA CONSTRUCTION
TO MATCH MATERIAL SIZE, AND COLOR WITH
EXISTING HOUSE.

NEW SECOND FLOOR WALLS TO SET DIRECTLY ON
FIRST FLOOR WALLS. INSTALL NEW 4" BRICK SILL
AT TOP OF EXISTING FIRST FLOOR BRICK.

MATCH NEW ROOF FASCIA BOARDS "PINE LINE"
WITH EXISTING HOUSE.

EXISTING FAMILY ROOM CEILING AND
FLAT ROOF FRAMING TO REMAIN INTACT.
OUTSIDE, REMOVE ANY ENCUMBRANCES TO
NEW FLOOR FRAMING CONSTRUCTION IF
NECESSARY SUCH AS REMOVAL OF SEAMLESS
ROOFING MEMBRANE. INSTALL NEW BOXED
FLOOR FRAME OF 2 x 8's @ 16" O.C. ADJUST
FRAMING SIZE AS NECESSARY TO ENSURE NEW
SECOND FLOOR BEDROOM FINISH FLOOR IS
FLUSH WITH EXISTING ADJACENT FINISH FLOOR.
NEW SECOND FLOOR WALL FRAMING TO SET
DIRECTLY ON EXISTING FIRST FLOOR FAMILY
ROOM WALLS.

C R O S S  S E C T I O N
 S  C  A  L  E :   1 / 4 " =  1' - 0" A

TYPICAL:
INSTALL HURRICANE CLIPS THROUGHOUT ALL
CONSTRUCTION AS PER MRC 2009 R802.11.
FOLLOW HANGER NAILING & FASTENER
SCHEDULE AS PER MANUF'S SPECS.

REFER TO GENERAL NOTES FOR ADDITIONAL CONSTRUCTION INFORMATION.

FAMILY ROOM

UNEXCAVATED

 PRIMARY
BEDROOM

EXISTING FINISH GRADE

NEW

EXISTING

EXISTING

ASSUMED EXISTING FOUNDATION
CONSTRUCTION. IF REQUIRED, BUILDER
OR STRUCTURAL ENGINEER TO VERIFY.

EXISTING FAMILY ROOM CONSTRUCTION

EXISTING BRICK AT FIRST FLOOR.
INSTALL BRICK SILL AT TOP OF
EXISTING BRICK. SEE ELEVATIONS.
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N 
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EX
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G 

FIR
ST
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LO
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NEW SECOND FLOOR WALLS TO SET
DIRECTLY ON FIRST FLOOR WALLS.

  2 x 6's @ 16" O.C. ROOF RAFTERS
  2 x 6's @16" O.C. CEILING JOISTS

  2"x 8 RIDGE BOARD

CROSS BRACING AND/OR PURLINS AS REQUIRED.
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NEW ROOF SLOPES TO MATCH WITH
7/12 SLOPES ON EXISTING HOUSE.
ADJUST IF NECESSARY.

MATCH NEW ROOF FASCIA BOARDS "PINE LINE"
WITH EXISTING HOUSE.

AP
PR

X.
 7

'-8
'

7'-
6'

MATCH NEW ROOF OVERHANGS WITH
EXISTING HOUSE. (APPRX. 6")

NOTE:
IF DURING CONSTRICTION, A VOLUME OR VAULTED CEILING
MAY BE FEASIBLE, CONSULT WITH ARCHITECT TO
DISCUSS POSSIBLE OPTIONS.

AD
DI

TIO
N 

SE
CO

ND
 F

LO
OR

NOTE:
REFER TO CODES R705
AND R905
FOR ROOF
CONSTRUCTION
COMPLIANCE.

INTERIOR WALL 1/2" GYPSUM BOARD FINISH.

FINISH FLOOR

W A L L   S E C T I O N
S C A L E:   3 / 8" = 1'-0"
CONDITIONS & DETAILS MAY VARY

1

SEE ELEVATIONS FOR DIMENSIONS

METAL DRIP EDGE 1" x WIDE FASCIA BOARD
(AND RAKE BOARDS) 3/8" EXTERIOR PLYWD.
SOFFIT WITH 2" CONTINUOUS SCREENED
VENT OR 16" x 8" ALUM. SCREENED VENTS AT
+/- 8'-0" AT PERIM. (AS PER CODE R806).

ROOF SHINGLES ON 15# FELT ON
1/2" PLYWOOD WITH ICE AND WATER SHIELD
AT FIRST 36" OF ROOF AND MIN 24"
FROM INSIDE WALL.

MINIMUM R-38
CEILING INSULATION

PROVIDE INSULATION BAFFLES
IF REQUIRED OR NECESSARY.

SEE FLOOR PLANS FOR ROOF FRAMING

TRUSS CLIPS AS PER BLDR'S SPECS
AND / OR TRUSS MANUF SPECS.

EXTERIOR SIDING AS PER ELEVATION
SPECIFICATIONS AGAINST VAPOR BARRIER
HOUSE WRAP AGAINST 1/2" OSB
SHEATHING (SHEAR WALL REQUIREMENTS)
2" x 6" STUDS AT 16" O.C. (THIS DETAIL
MAY VARY. SEE BUILDER FOR SPECS).

7'-
6"

12
7
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CASE DESCRIPTION 

 
 

2649 YORKSHIRE (23-24) 

Hearing date: August 8, 2023 
 

 
Appeal No. 23-24:  The owner of the property known 2649 Yorkshire, requests the following 
variances to construct an addition to the existing home: 

 
A.  Chapter 126, Article 4, Section 4.74(C) of the Zoning Ordinance requires that the minimum 
distance between principal residential buildings on adjacent lots of 14.00 feet or 25% of total lot 
width, whichever is larger.  The required is 18.75 feet on the west side.  The proposed is 14.20 
feet.  Therefore, a variance of 4.55 feet is being requested. 
 
B.  Chapter 126, Article 4, Section 4.75(A)(1) of the Zoning Ordinance requires that attached 
garages must be setback a minimum of 5.00 feet from the portion of the front façade on the first 
floor of a principal residential building that is furthest setback from the front property line.  The 
proposed is 1.00 feet.  Therefore, a variance of 4.00 feet is being requested. 

 

 
Staff Notes:   This applicant is looking to construct an addition to the existing home. 

  
This property is zoned R1 – Single family residential. 

 
 

 

Jeff Zielke, NCIDQ, LEED AP 
Assistant Building Official 
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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 

I. PROPERTY  INFORMATION:

Address: Lot Number: Sidwell Number: 

II. OWNER INFORMATION:

Name: 

Address: City: State: Zip code: 

Email:* Phone: 

III. PETITIONER INFORMATION:

Name: Firm/Company Name: 

Address: City: State: Zip code: 

Email: Phone: 

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 12th 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:

Please provide the following in your electronic submission: 
o Completed and signed application
o Signed letter of practical difficulty and/or hardship
o Certified survey
o 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

VI. APPLICANT SIGNATURE

Owner hereby authorizes the petitioner designated below to act on behalf of the owner. 
By signing this application, I 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:  ___________________________ 

Signature of Petitioner:____________________________________________    Date: ___________________________  

07/10/23

JZ

08/08/2023

23-24

http://www.bhamgov.org/
http://www.bhamgov.org/
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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 12th day of the month preceding the next regular meeting.  If the 12th 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.
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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 circumstances.

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.
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.

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 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 III - 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 Applicant  



 
 
 
 
 
 
07/14/23 
 
 
Attn:  Board of Zoning Appeals 
RE:  Letter of Hardship  
2649 Yorkshire 
Nekhlah Residence 
 
 
To The Board of Zoning Appeals, 
 
 
 
We are proposing two variances: 
 
#1.  The front facing garage is not setback 5’ from the front face of the house.   
 
The hardship stems from an existing deck at the rear of the property.  If we 
conform to placing the garage 5’ back from the front face of the house, then 
the deck would have to be eliminated.   
 
 
#2.  Distance between the proposed addition and the adjacent property to the 
west.   
 
The existing house has an attached one-car, front facing garage.  We looked at 
a detached two-car garage, however, the grade drops off in the rear and 
would be problematic for retaining walls and water drainage.  Our proposal 
includes a two-car attached garage.  Our hardship is that the house placement 
is pre-existing and we are trying to add a minimally sized two-car garage.  The 
homeowners have young children and would like to be able to park both of their 
cars in the garage in the winter. 
 
 
 
Respectfully, 
 
 
 
 
 
 
Zack M. Ostroff   

ack M. Ostroff             ssociates, P.L.L.C. 
 
 
2640 Water Oaks Drive 
West Bloomfield, MI 48324 
248.425.4190 











 
 
CASE DESCRIPTION 

 
 

508 W LINCOLN (23-25) 

Hearing date: August 8, 2023 
 

 
Appeal No. 23-25:  The owner of the property known 508 W Lincoln, requests the following 
variance to construct an in-ground pool: 

 
A.  Chapter 126, Article 4, Section 4.03(D) of the Zoning Ordinance requires that a swimming pool 
shall not be closer than 10.00 feet to the principal building located on the same lot.  The proposed 
is 8.00 feet.  Therefore, a variance of 2.00 feet is being requested. 

 

 
Staff Notes:   This applicant is looking to construct a pool in the rear yard. 

  
This property is zoned R2 – Single family residential. 

 
 

 

Jeff Zielke, NCIDQ, LEED AP 
Assistant Building Official 
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CASE DESCRIPTION 

 
 

1115 CHAPIN (23-26) 

Hearing date: August 8, 2023 
 

 
Appeal No. 23-26:  The owner of the property known 1115 Chapin, requests the following 
variances to construct a new detached garage: 

 
A.  Chapter 126, Article 2, Section 2.10.1 of the Zoning Ordinance limits the lot coverage 
to a maximum of 30% of the lot.  The required 30% is 1440.00 SF.  The proposed is 32.95% 
(1581.90 SF).  Therefore, a variance of 2.95% (141.90 SF) is being requested. 
 
B.  Chapter 126, Article 4, Section 4.03(G)(1)(C) of the Zoning Ordinance requires that the 
minimum building height on an accessory structure in the R3 zoning shall not exceed 14.50 
feet to the mid-point.  The proposed is 15.25 feet.  Therefore, a variance of 0.75 feet is 
being requested. 

 

 
Staff Notes:   This applicant is proposing to construct a new detached garage. 
  
This property is zoned R3 – Single family residential. 

 
 

 

Jeff Zielke, NCIDQ, LEED AP 
Assistant Building Official 
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Prac�cal Difficul�es:  No Basement.  No Second Floor or A�c.  No Garage. 

Hardship:  No garage for two cars.  No storage space. 

 

7.9.2023 

Hello Members of the Birmingham Board of Zoning Appeals: 

We are Frank Colason�, Jr. and James Ryder.  I have been a Birmingham 
homeowner for 40 years, and of those 40 years, my now husband, Jim, has 
resided here for 35 of them.  I have had the good fortune to serve our ci�zens as a 
Guidance Counselor with Birmingham Public Schools for over 20 years.  I am now 
re�red as is Jim due to a disability.   

As a senior and a not-quite a senior, on fixed incomes, our goal is to age-in-place 
in the community we have lived, loved, enjoyed and supported for these past 
many years.  Our one and only home is at 1115 Chapin Avenue.  We are not going 
anywhere.  Birmingham is our final stop.   
 

Our modest one and one-half story bungalow of 1,065 square feet exists without a 
basement, without a second floor or useable a�c and without a detached garage.  
For two of us, our home has one bathroom, two bedrooms, one large and one 
guest, and a combined living room, dining room, and kitchen plus a small 
u�lity/laundry room.  The dining room doubles as our office, and the guest 
bedroom as a storage unit and the u�lity room as storage.  Our en�re home may 
be considered a storage unit at one �me or another. 
 

The proposed design, as presented with requested size and height variances, 
would replace our 102-year-old one-car, Model-T “garage,” unusable except as a 
ramshackle shed, with a new two-car garage with storage space above.  The 
design allows for the complete consola�on and secure placement on our property 
of 40 years of accumulated memories and documents from the life�mes of two 
people, us, our careers, our personal lives and our LGBTQ+ ac�vism.  Also, the 
design will provide sufficient working space for us to sort and to organize items in 
a place other than our home. 

Currently, our treasures and documents are located off-site in three costly rented 
storage units.  The three rental storage units drain from us a costly, wasted 



monthly expense of $1,053; a $12,636 yearly expense not including the automa�c 
yearly increase per month.  In contrast, our equity loan with its interest is one-half 
the cost per month, and we will own the garage.  Being on fixed incomes, the cost 
of the rent presents a financial hardship for us.  We understand that financial 
hardship is not a concern of the Board of Zoning Appeals, but we wish to present 
the uninten�onal posi�ve impact of approving our request – saving us money for 
necessary expenses. 

Our unassuming bungalow is not the size we expected from our two-year rebuild 
in 1992.  However, at the �me, Jim and I needed to make unavoidable difficult 
decisions due to the thief of our money by an unscrupulous contractor.  We had to 
downsize our plan from a first and second floor total of 1,500 square feet to its 
current one-floor size of 1,065 square feet from its original 500 square feet. 

As you know, with the zoning ordinances prior to 2006, our proposed design 
would have been approved by the Planning Department without troubling the 
Board of Zoning Appeals.  Unfortunately, it is not the case.  And, unfortunately, Jim 
and I did not foresee the changing trend in Birmingham’s housing that would 
result in changes to our zoning ordinances.  The proposed design is to correct our 
hardship we involuntarily found ourselves in in 1992 and, more so, find ourselves 
in today. 

Another hardship that is not the concern of the Board of Zoning Appeals, but 
bears men�oning is age.  Jim and I are both on the downside of life with one of us 
being closer to the botom.  As a 70-year-old man, the health challenges that 
accompany growing older humbles me daily.  While I have the energy and 
memory today, I do not know when they may change.  To have sufficient, 
addi�onal space to bring home into one loca�on the possessions and history of 
our lives together and prior to as well as provide a safe repository for historical 
LGBTQ+ documents is extremely important.  They need to be readily available to 
us and for others for future requests and challenges. 

Jim and I invite you, members of the Birmingham Board of Zoning Appeals and 
personnel of the Planning Department, to contact us for a personal tour of our 
home, onto our property and/or to our storage units to assess for yourselves the 
prac�cal difficul�es and the hardship indicated with this leter reques�ng zoning 
variances.  Please feel free to call: 248-404-7966. 



Thank you for considering our request for approval of the needed variances to 
reverse our extreme lack of storage space hardship.  Your approval will help to 
improve the quality of our lives and to assist us to age-in-place with dignity 
securely knowing that our two life�mes of collected treasures are home with us 
for our remaining years. 
 

Thank you,   

Frank Colason�, Jr and James B. Ryder 
Homeowners 
1115 Chapin Avenue 
Birmingham, MI 48009 
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Jeff Zielke <jzielke@bhamgov.org>

Views from Our Backdoor at 1115 Chapin Avenue
1 message

James Ryder <james31@aol.com> Thu, Jul 27, 2023 at 9:41 AM
To: "jzielke@bhamgov.org" <jzielke@bhamgov.org>

Dear BZA Members,

Views from Our Backdoor at 1115 Chapin Avenue:

Our 102-year-old, Wooden, Model-T "Garage":



Our Next Door Neighbor's Garage on West:



Our Next Door Neighbor's Garage on the East:

The Northeast Corner View - Original Pancake Parking Lot and Woodward Avenue:

Behind Our "Garage" is a New House and Garage on Bennaville:



Thank you for coming along with us!

Frank and Jim



Jeff Zielke <jzielke@bhamgov.org>

Our Home at 1115 Chapin Avenue
1 message

James Ryder <james31@aol.com> Thu, Jul 27, 2023 at 9:31 AM
To: "jzielke@bhamgov.org" <jzielke@bhamgov.org>

Thank you, Mr. Zielke, for including this and the next three emails in the BZA packet.

Dear BZA Members, 

An Inside Look of Our Home on Chapin Avenue:

Our Living Room:



Another View of Our Living Room:



Our Dining Room/Office:



Our Kitchen:

Another View of Our Kitchen:

Our Small/Guest/Storage Room:



Our Hallway:



Our Bathroom:





Our Laundry/Utility/Storage Room:

The main bedroom is not included in this tour.

Thank you for taking this behind-the-scenes tour of our estate.

Frank and Jim



Jeff Zielke <jzielke@bhamgov.org>

Our Three Storage Units at 13 Mile Rd and Stephenson - Far from Home at 1115 Chapin Avenue
1 message

James Ryder <james31@aol.com> Thu, Jul 27, 2
To: "jzielke@bhamgov.org" <jzielke@bhamgov.org>

Dear BZA Members,

A quick look at our storage units:

The Self-Storage Building Hallway.  
There is no source for electricity/lighting in the individual units.  
The only sources of light are the hallway lights on ten minute timers and the window at the far end.
We supply our own light with flashlights, lanterns and portable converters with rechargeable batteries and LEDs.

Storage Unit #1



Storage Unit #2



Storage Unit #3

Thank You for Viewing Our Collections,

Frank and Jim 



Jeff Zielke <jzielke@bhamgov.org>

Other Views of Neighbors' Garages around 1115 Chapin Avenue
1 message

James Ryder <james31@aol.com> Thu, Jul 27, 2023 at 9:45 AM
To: "jzielke@bhamgov.org" <jzielke@bhamgov.org>
Cc: James Ryder <james31@aol.com>, Frank Colasonti Jr <hirecolasonti@gmail.com>

Dear BZA Members,

Garages on Chapin Avenue and Bennaville Adjoining Ours:

View of the Northeast Corner from the Original Pancake House Parking Lot on Bennaville:

Back View of 1135 Chapin Avenue Garage:

Back View of Our "Garage:"



Side/Front View of New Garage on Bennaville:



View of Two Garages Fronting Cummings Street:

Garage Owned by Northwest Neighbor on Bennaville:



Next Door Neighbor to Our West at 1105 Chapin:

Closer View:



Next Door Neighbor to Our East at 1135 Chapin:

Garage with Bonus Room at 1135 Chapin: 

Thank you for your time.

Frank and Jim 
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