
CITY OF BIRMINGHAM 
MEETING OF THE BOARD OF ZONING APPEALS 

TUESDAY, FEBRUARY 13, 2024 
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) January 9, 2024 
5.   APPEALS 
 

 Address Petitioner Appeal Type/Reason  

1) 2428 NORTHLAWN SHANITH JOHNSTON 24-01 DIMENSIONAL 

     

     

     

     

     

     

6.   CORRESPONDENCE  
 
7. GENERAL BUSINESS  

a) Discussion on motions 
b) Election of Vice Chairperson 

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, January 7, 2024 

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, January 7, 2024. The meeting was convened at 7:30 p.m.  
 
2. Rollcall 
 
Present: Chair Erik Morganroth; Board Members Richard Lilley, John Miller, Ron Reddy,  

Pierre Yaldo; Alternate Board Member Carl Kona 
 
Absent:  Board Member Kevin Hart  
 
Staff:  Building Official Johnson; City Transcriptionist Eichenhorn, Assistant Building 
Official Morad, 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. All petitioners were in attendance.  
 
3. Announcements  
 
Announcements can be found in the evening’s agenda packet. 
 
4. Approval Of The Minutes Of The BZA Meetings Of December 12, 2023 
 

T# 01-01-24 
 

Motion by Mr. Miller 
Seconded by Mr. Reddy to approve the minutes of the BZA meeting of December 12, 
2023 as submitted. 
 



 

Motion carried, 6-0. 
 
VOICE VOTE  
Yeas:  Reddy, Miller, Yaldo, Kona, Morganroth, Lilley 
Nays:  None 
 
5. Appeals  

T# 01-02-24 
1)  631 Ruffner 
      Appeal 23-39 
 
ABO Zielke presented the item, explaining that the owner of the property known as 631 Ruffner 
was requesting the following variances to construct an addition:  
 

A. Chapter 126, Article 2, Section 2.10.2 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 14.00 feet. The proposed is 13.71 feet. Therefore, a variance of  
0.29 feet is being requested. 
 
B. Chapter 126, Article 2, Section 2.10.2 of the Zoning Ordinance requires that no  
side yard setback shall be less than 5.00 feet. The existing is 4.87 and the proposed is  
4.87 feet. Therefore, a variance of 0.13 feet is being requested.  
 
C. 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 14.00 feet. The existing 
and proposed is 10.59 feet on the west side. Therefore, a variance of 3.41 feet is being 
requested.  
 
D. 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 14.00 feet. The existing 
and proposed is 11.98 feet on the east side. Therefore, a variance of 2.02 feet is being 
requested.  
 
E. Chapter 126, Article 4, Section 4.75(C) of the Zoning Ordinance requires that  
attached single family residential 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 
setback from the front property line. The required is 35.32 feet. The existing garage is 
30.32 feet in front of the furthest façade. The proposed is 19.66 feet in front of the furthest 
façade. Therefore, a variance of 24.66 feet is being requested. 

 
Staff answered informational questions from the Board.  
 
Robert Kozlowski, design professional, reviewed the letter describing why these variances were 
being sought and answered informational questions from the Board. The letter was included in 
the evening’s agenda packet. 
 



 

Public Comment 
Staff and the Board advised the owner of 482 E. Lincoln that drainage on the site would be part 
of the City’s review process.  
 
Motion by Mr. Reddy 
Seconded by Mr. Lilley with regard to Appeal 23-39, A. Chapter 126, Article 2, Section 
2.10.2 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 14.00 feet. 
The proposed is 13.71 feet. Therefore, a variance of 0.29 feet is being requested; B. 
Chapter 126, Article 2, Section 2.10.2 of the Zoning Ordinance requires that no side 
yard setback shall be less than 5.00 feet. The existing is 4.87 and the proposed is 4.87 
feet. Therefore, a variance of 0.13 feet is being requested; C. 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 14.00 feet. The existing and proposed is 10.59 
feet on the west side. Therefore, a variance of 3.41 feet is being requested; D. 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 14.00 feet. The existing and 
proposed is 11.98 feet on the east side. Therefore, a variance of 2.02 feet is being 
requested; and, E. Chapter 126, Article 4, Section 4.75(C) of the Zoning Ordinance 
requires that attached single family residential 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 setback from the front property line. The required is 35.32 
feet. The existing garage is 30.32 feet in front of the furthest façade. The proposed is 
19.66 feet in front of the furthest façade. Therefore, a variance of 24.66 feet is being 
requested. 
 
Mr. Reddy moved to approve the variances and tied approval to the plans, noting that 
this was a pre-existing non-conforming structure, that the non-conformity would not 
be expanded, and that the placement of the front door was reasonable. Mr. Reddy 
noted that the applicant made attempts at mitigating the variance requests. 
 
The Chair voiced his support for the motion noting that four of the variances were 
nonconformities outside of the applicant’s control, that the variances would do 
substantial justice to the neighbors, and that moving the front door closer to the 
street would reduce a presently extant nonconformity.   
 
Motion carried, 6-0.  
 
ROLL CALL VOTE 
Yeas:  Reddy, Miller, Yaldo, Kona, Morganroth, Lilley 
Nays:  None 
 

T# 01-03-24 
2)  1215 Cedar 
      Appeal 23-41 
 



 

ABO Zielke presented the item, explaining that the owner of the property known as 1215 Cedar 
was requesting the following variances to construct an addition: 
 

A. Chapter 126, Article 2, Section 2.10.2 of the Zoning Ordinance requires that the  
minimum total combined side yard setbacks of 14.00 feet or 25% of total lot width, 
whichever is larger. The required is 14.00 feet. The proposed is 11.80 feet. Therefore, a  
variance of 2.20 feet is being requested.  
 
B. Chapter 126, Article 2, Section 2.10.2 of the Zoning Ordinance requires that no 
side yard setback shall be less than 5.00 feet. The existing is 3.90 feet and the proposed  
is 3.90 feet. Therefore, a variance of 1.10 feet for the addition is being requested.  
 
C. 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 14.00 feet. The existing and 
proposed is 8.0 feet on the north side. Therefore, a variance of 6.00 feet is being 
requested. 

 
Staff answered informational questions from the Board.  
 
A construction manager from Jack’s Jobs Inc. reviewed the letter describing why these variances 
were being sought and answered informational questions from the Board. The letter was included 
in the evening’s agenda packet. 
 
Motion by Mr. Miller 
Seconded by Mr. Kona with regard to Appeal 23-41, A. Chapter 126, Article 2, Section 
2.10.2 of the Zoning Ordinance requires that the minimum total combined side yard 
setbacks of 14.00 feet or 25% of total lot width, whichever is larger. The required is 
14.00 feet. The proposed is 11.80 feet. Therefore, a variance of 2.20 feet is being 
requested; B. Chapter 126, Article 2, Section 2.10.2 of the Zoning Ordinance requires 
that no side yard setback shall be less than 5.00 feet. The existing is 3.90 feet and the 
proposed is 3.90 feet. Therefore, a variance of 1.10 feet for the addition is being 
requested; and, C. 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 14.00 feet. The existing and proposed is 8.0 feet on the north side. Therefore, a 
variance of 6.00 feet is being requested. 
 
Mr. Miller moved to approve the variances and tied approval to the plans as 
submitted. He said the proposed addition was reasonable within the context of the 
footprints and the setbacks. He said that the preexisting nonconformities amounted 
to a special condition in this case. He noted that many of the homes on the street 
were a bit closer together because of the street’s age. Mr. Miller opined that the 
addition would add to the character of the street, and would positively impact the 
neighbors. 
 
Motion carried, 6-0.  
 



 

ROLL CALL VOTE 
Yeas:  Reddy, Miller, Yaldo, Kona, Morganroth, Lilley 
Nays:  None 
 
3)  172 George 
      Appeal 23-43 
 
ABO Zielke presented the item, explaining that the owner of the property known as 172 George 
was requesting the following variance to construct a detached garage:  
 

A. Chapter 126, Article 4, Section 4.03(B) of the Zoning Ordinance requires that an 
accessory building is not permitted to be closer to a principal building on an adjoining lot 
than the sum of the minimum required side setbacks as determined in Section 4.74(C). 
The required is 14.00 feet. The proposed is 10.00 feet. Therefore, a variance of 4.00 feet 
is being requested. 

 
Staff answered informational questions from the Board.  
 
Greg Aerts, architect and owner, reviewed the letter describing why this variance was being 
sought and answered informational questions from the Board. The letter was included in the 
evening’s agenda packet. 
 
Board members’ comments were: 

● The Board was tasked with determining whether an ordinance-compliant home could be 
built on the lot. Since the applicant would be starting with a blank lot, it was clear that 
would be possible; 

● A home that is ordinance-compliant on this lot may not meet the applicant’s preferences 
for marketability or profitability; and, 

● The lot was a narrower one, and the neighboring house on Clark Street poses some 
difficulty to 172 George. That said, further mitigation could be done on the variance 
request, which would make it difficult to support the present variance. 

 
Public Comment 
Cindy Rose expressed a preference for 172 George to be a smaller home that complied with all 
the ordinances.  
 
Gretchen Coulter summarized her letter to the Board.  
 
Motion by Mr. Reddy 
Seconded by Mr. Kona with regard to Appeal 23-43, A. Chapter 126, Article 4, Section 
4.03(B) of the Zoning Ordinance requires that an accessory building is not permitted 
to be closer to a principal building on an adjoining lot than the sum of the minimum 
required side setbacks as determined in Section 4.74(C). The required is 14.00 feet. 
The proposed is 10.00 feet. Therefore, a variance of 4.00 feet is being requested. 
 
Mr. Reddy moved to deny the variance. He said that while the lot posed some 
challenges, the applicable ordinance existed for a reason, some neighbors had 



 

concerns about the variance, and that there were options for further mitigation of the 
requested variance. 
 
The Chair noted that the Board was not empowered to change the ordinance, and that 
concerns regarding the ordinance could be raised with the Commission. He noted that 
the plans for the lot would be starting with a blank slate, and that resulted in the 
opportunity to comply with the ordinance.   
 
Motion carried, 6-0.  
 
ROLL CALL VOTE 
Yeas:  Reddy, Miller, Yaldo, Kona, Morganroth, Lilley 
Nays:  None 
 

T# 01-04-24 
4)  220 Lake Park 
      Appeal 23-44 
 
ABO Zielke presented the item, explaining that the owner of the property known as 220 Lake 
Park was requesting the following variance to construct an addition with an attached garage to 
the front of the existing house: 
 

A. Chapter 126, Article 4, Section 4.75(A)(1) of the Zoning Ordinance requires that 
private, attached, single-family residential garages must be setback a minimum of 5.00 
feet from the portion of the front façade on the first floor of the principal building that is 
furthest setback from the front property line. The proposed garage is 95.00 feet in front 
of the furthest façade. Therefore, a variance of 100.00 feet is being requested. 

 
Staff answered informational questions from the Board.  
 
Scott Sawica, contractor, reviewed the letter describing why these variances were being sought 
and answered informational questions from the Board. The letter was included in the evening’s 
agenda packet. 
 
Board members’ individual comments were: 

● An individual Board member’s previous vote opposing this request was because there was  
a lot of extra space, opportunities for mitigating the variance request, and because there 
was no perceived practical difficulty; 

● A similarly-sized detached garage would also require variances; 
● This lot is so unique in terms of the size of the front yard that alignment with adjacent 

houses would not be a concern. There would also not be a garage facing the street in the 
typical way if the variance was granted; 

● The front door would not be seen from the street; and, 
● The only variance required here regarded the relationship between the garage and the 

front door. 
 
Motion by Mr. Miller 



 

Seconded by Mr. Yaldo with regard to Appeal 23-44, A. Chapter 126, Article 4, Section 
4.75(A)(1) of the Zoning Ordinance requires that private, attached, single-family 
residential garages must be setback a minimum of 5.00 feet from the portion of the 
front façade on the first floor of the principal building that is furthest setback from 
the front property line. The proposed garage is 95.00 feet in front of the furthest 
façade. Therefore, a variance of 100.00 feet is being requested. 
 
Mr. Miller moved to approve and tied approval to the plans, stating that the variance 
was necessary due to the unique circumstances of the property, that the need for the 
variance was not self-created, and that the ordinance in the matter was not applicable 
in any really practical sense. He concluded that strict compliance with the ordinance 
would be unreasonable. 
 
Mr. Yaldo seconded, echoing Mr. Miller regarding the uniqueness of the lot. He noted 
that self-creation was not mentioned in the ordinance, and so the variance was not 
prohibited on that basis. He stated that the home and garage were built for a different 
time. 
 
The Chair noted that there were two different perspectives expressed by Board 
members regarding the appeal, but that the Board remained open to seeing designs 
that contributed to the uniqueness of Birmingham.  
 
Motion carried, 5-1.  
 
ROLL CALL VOTE 
Yeas:  Miller, Yaldo, Kona, Morganroth, Lilley 
Nays:  Reddy 
 

T# 01-05-24 
5)  460 Wimbleton 
      Appeal 23-45 
 
ABO Zielke presented the item, explaining that the owner of the property known as 460 
Wimbleton was requesting the following variances to construct an addition:  
 

A. Chapter 126, Article 2, Section 2.06.2 of the Zoning Ordinance requires that the 
minimum front yard setback is the average of homes within 200.00 feet on each direction. 
The required is 38.30 feet. The proposed is 35.70 feet. Therefore, a variance of 2.60 feet 
is being requested. 
 
B. Chapter 126, Article 2, Section 2.06.2 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 15.00 feet. The proposed is 14.20 feet. Therefore, a variance of 
0.80 feet is being requested. 

 
Staff answered informational questions from the Board.  
 



 

Matt Schwanitz of Giffels Webster reviewed the letter describing why these variances were being 
sought and answered informational questions from the Board. The letter was included in the 
evening’s agenda packet. 
 
Board members’ individual comments were: 

● This proposal would minimize an extant nonconformity and increase the aesthetic appeal 
of the house, which would be beneficial to the neighborhood. Mitigating a nonconformity 
would not be contrary to the spirit and intent of the ordinance; and, 

● It would be more difficult to approve variance request B because there were more options 
for mitigation of that variance available. 

 
Motion by Mr. Reddy 
Seconded by Mr. Kona with regard to Appeal 23-45, A. Chapter 126, Article 2, Section 
2.06.2 of the Zoning Ordinance requires that the minimum front yard setback is the 
average of homes within 200.00 feet on each direction. The required is 38.30 feet. 
The proposed is 35.70 feet. Therefore, a variance of 2.60 feet is being requested. 
 
Mr. Reddy moved to approve variance request A and tied approval to the plans, noting 
that this was a pre-existing non-conforming structure, that the variance request was 
minimal, and that there were some unique circumstances justifying the approval.  
 
Motion carried, 6-0.  
 
ROLL CALL VOTE 
Yeas:  Reddy, Miller, Yaldo, Kona, Morganroth, Lilley 
Nays:  None 
 

T# 01-06-24 
 
Motion by Mr. Reddy 
Seconded by Mr. Kona with regard to Appeal 23-45, B. Chapter 126, Article 2, Section 
2.06.2 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 15.00 feet. 
The proposed is 14.20 feet. Therefore, a variance of 0.80 feet is being requested. 
 
Mr. Reddy moved to deny variance request B. He said there were options for 
mitigation and that he did not see a practical difficulty necessitating this variance.  
 
The Chair supported the motion because variances for preexisting nonconformities 
usually do not entail the movement of outside walls or foundations. He opined that 
the ordinance should be complied with in this case. He noted that this request 
included a reduction of the nonconformity, but said that the blank slate in this area 
allowed for ordinance compliance.  
 
Mr. Miller said that approval of variance B would set a negative precedent, and 
concurred with Mr. Reddy. 
 
Motion carried, 6-0.  



 

 
ROLL CALL VOTE 
Yeas:  Reddy, Miller, Yaldo, Kona, Morganroth, Lilley 
Nays:  None 
 
6.   Correspondence  
 
All correspondence was provided to the Board members and the relevant applicants. 
 
7.   Open To The Public For Matters Not On The Agenda   
 
8.   Adjournment 
 
The Board briefly discussed Board elections for the Vice Chair and potential upcoming 
appointments to the Board. 
 
No further business being evident, the Board motioned to adjourn at 9:20 p.m. 
 
 
 

 

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



CASE DESCRIPTION 
 
 

2428 Northlawn (24-01) 

 
Hearing date: February 13, 2024 

 
 

Appeal No. 24-01:  The owner of the property known 2428 Northlawn, requests the following 
variance to construct a new 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 30.00 feet.  The proposed is 27.40 feet on the west 
side.  Therefore, a variance of 2.60 feet is being requested. 
 

 
 

Staff Notes:   This applicant was before the board for variances on this lot. The 
variances were granted for this applicant in July 2022, January 2023 and December 
2023 (minutes attached). All of these appeals were granted.  The reason for the January 
2023 appeal was that the allowable time to construct the project has pasted.  The request 
for this month is that the required distance between structures on the adjacent lot was 
not measured correctly and is the reason that they are back in front of the board for this 
additional variance. 

 

 
This property is zoned R1 – Single family residential. 

 

 
 

Jeff Zielke, NCIDQ, LEED AP 
Assistant Building Official  
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Drawing Symbols

Section reference:  drawing and sheet number

Elevation reference:  drawing and sheet number

Detail reference:  drawing and sheet number

Door tag

Window tag: window number

Room name & number

Datum - control point

Project North arrow

Dimension

New Wall and Partition

Partition Type

1-6

Energy Code Notes

SINK Appliances

S/C Smoke/Carbon Monoxide Detection Device

Site Data
Location: 2428 Northlawn Blvd.

Birmingham, MI  48009
Parcel Number: (Oakland County) 19-35-305-009
Zoning: R-1
Lot: 13 and 12 14
Lot Size: .51 acres

Governing Jurisdiction

- Not to scale
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N.I.C.

N/A

N/E
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T.B.
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SH.
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BR
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- Blocking
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C.B.

- Cabinet
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- Control Joint
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- Bedroom
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- Counter

- Concrete

DR

DN

Dbl.

- Door

- Down

- Double

DW - Dishwasher

- Downspout

- CeilingClg.

- Boiler FlueB.F.

- Top of 

- Tongue & Groove

- Television

- Toiler paper

- Typical

- Telephone

T & G

TV

T.P

T.O

U.O.N

Typ.

Tele.

- With

- Vertical

- Vestibule

- Wood

- Water Closet

- Waterproof

- Wall to wall

W/

Vest.

Vert.

WD

WC

WWF

WP

W/W

- Verify in fieldVIF

Exist.

EQ.

Elev.

- Existing

- Equal

- Elevation

Fdn.

F.S.

F.O.F.

F.D.

- Full size

F.B.O.

- Foundation

- Face of finish

- Floor drain

- Furnished by others

Hdw.

Hdr.

H.W.H.

H.B.

- Header

- Hose bib

- Hardware

- Hot water heater

- FinishFin.

HVAC

Htg.

H.T.B.

- Heating

L.C.C.
Kit. - Kitchen 
I.D.

- Lead coated copper

- Inside diameter
- Heat., Vent. & Air Cond.

- Heated towel bar

M.O.

Lib.

Lav.

- Library

- Lavatory

Min.

Max.

- Minimum

- Maximum

- Masonry opening

- LaminateLam.

- HeightHt.

- Welded Wire Fabric

- Unless otherwise

- To be determinedT.B.D.

- Expansion JointE.J.

H.P. - High Point

- Low PointL.P.

Opp. Sim. - Opposite Similar

D.L.O. - Day Light Opening

- Gypsum wall boardGWB

Architectural Abbreviations

- ClosetClo.

noted

Construction Notes
1. All dimensions to stud

2. Contractor to layout all wall locations for designer's approval prior to construction.

Site Map

DESIGNER
Yamasaki Studio LLC
6377 West Echo Valley Road
Empire, MI 49663
Tel:  212-361-9463

Project Team

Title
Scale

2
A-3

C3
A-3

1 3/4"

A1 NORTH ELEVATION 1/4" = 1'-0" Drawing title

2

206

A.D. - Area Drain

- House TrapH.T.

A1
A-100

City of Birmingham Building Department
151 Martin Street
Birmingham, MI 48009

General Notes

1. All electrical work shall be performed in strict accordance of with the 2017 National Electrical Code & Michigan Part
8 Electrical Rules.
2.  Unless dimensioned, all electrical layouts are schematic. Exact locations to be determined by field coordination with
Architect's approval.
3.  Electrical contractor shall obtain all inspection and approvals required by local building codes, state and national
codes, and shall be responsible for all electrical work called for on drawings, specifications and other requirements.
4.  Electrical contractor shall verify total electrical load for existing and proposed work and shall notify architect on
service requirements, and additional services shall be installed in conformance with local codes.
5.  All surface mounted light fixtures by owner - installed by contractor unless specified otherwise.
6.  Electrical contractor to do all necessary wiring and connections for all mechanical equipment as required.
7.  Thermostats to be supplied by HVAC contractor and installed by electrical contractor.
8.  Contractor shall coordinate with owner and installer during construction to insure all wires are hidden in construction
prior to installation of final finishes.
9.  All new switches to be silent switches.
10.  Distribution shall be circuit breakers type with minimum (2) extra circuits.
11.  Dedicated circuits shall be provided for high equipment and appliance.
12.  All electrical receptacles shall be duplex type, 15 amp minimum.

Electrical Notes

1.  All plumbing work shall be installed in strict accordance with the 2018  Michigan Plumbing Code.
2.  Plumbing fixtures shall be of type and manufacture approved for use in 2018 Michigan Plumbing Code and shall be
BSA approved.
3.  Work shall consist of furnishing all labor, materials and equipment necessary and required to complete all plumbing
work as indicated on the drawings and specified herein, including but not limited to the following:

A.  Rubbish removal.
B.  A sanitary drainage and venting system conveying the waste from plumbing fixtures, to connect with the
sanitary sewer, septic system, or existing system.
C.  Cold water supply from the water main or existing system, distribution piping, and connections to all 
plumbing fixtures and equipment requiring cold water.
D.  Hot water supply from new or existing hot water supply system, hot water supply piping, and connections to
all piping fixtures and equipment requiring hot water.
E.  Cleaning, adjusting and testing.
F.  All plumbing fixtures and supports, trimmings, pipe fittings, hangers, valves, traps, vacuum breakers, 
insulation, and other accessories required to complete the work ready for operation.

4. All materials shall be new and installed with skilled labor in a first class manner.
5.  All drainage piping shall pitch at a minimum of 1/8" per foot in direction of flow unless otherwise shown on plans.
6.  The contractor shall apply for all necessary permits for plumbing work with the proper authorities, any changes requested or
required to the drawings shall be updated by the engineer and all necessary forms & permits shall be updated by the contractor.
Contractor to obtain and pay for all necessary approvals and permits for the plumbing systems required by local authorities,
county, and/or the state; he shall pay for all the fees, changes etc., required by these authorities without any additional charge to
the owner.

Plumbing Notes

2015 Michigan Building Code
2015 Michigan Residential Code
2015 Michigan Mechanical Code
2018 Michigan Plumbing Code
2017 National Electrical Code & Michigan Part 8 Electrical Rules
2015 Michigan Uniform Energy Code
2015 Michigan Rehabilitation Code

Applicable Codes

Window and Glazing Notes
1.  All new windows are to have a maximum U-factor of .30. Low-E coated, Argon filled insulated
glazed units.
2.  All glazing must be tempered glass when meeting the following conditions and any other
conditions within CABO Section 308:

A.  Side of glazing is within 24" of any door.
B.  Bottom of glazing is within 18" of the floor

3.  All glass shower enclosures must be tempered.

4.  The general contractor shall notify the designer of any and all discrepancies between existing conditions and the
contract documents before proceeding with that portion of the work.  Failure to notify the designer will not relieve the
contractor of responsibility to perform the work as intended by the contract documents.  The contractor shall correct all
work arising from such failure to coordinate discrepancies to the satisfaction of the designer.

3.  The areas of work shall be confined to those areas indicated on the contract drawings.  Areas outside of and
adjacent to construction area will be protected with adequate dust covers and barriers to prevent damage to finished
areas of the building not included as part of the contract.

2.  The Contractor shall take care that all work and materials installed are in strict compliance with the Michigan State
Residential Building Code, as well as the accepted industry standards for the various components of the project.  Any
test specified and/ or required under the laws, rules and regulations of such departments will be performed by the
contractor, with reports forwarded to architect.

1.   Contractor shall obtain full knowledge by personal and careful examination of all existing conditions at the  site and
of all requirements of the specifications and drawings.  The contractor hereby accepts all such conditions and
requirements and hereby accepts all responsibility and costs resulting from his failure to obtain  knowledge of any of
them.  Any discrepancies between the drawings and the field conditions are to be reported  to the architect prior to the
commencement of the work.

5.   The contractor shall coordinate the work of the various trades whether included in his contract or not.  He  shall
make openings as required by other trades and close same.  He shall schedule the work of the various  trades so as
not to impede the progress of the work.

6.   Removal of debris and other materials shall be made as often as necessary to maintain a clean, safe and
accessible site.

7.   Contractor may store debris, building materials or equipment in designated  areas only.

8.   The contractor shall be responsible for the protection of all finishes, features and construction in areas traversed as
a part of this work.  These areas are to remain clean at all times. Contractor to verify floor as  being level prior to
installation of tile.

9.   Contractor shall secure doors at every means of entrance to the work area.

10.   Prior to commencement of the work contractor shall provide owner with evidence of Workmen's  Compensation
Insurance and a Certificate of Insurance covering public liability, personal injury and property  damage with limits of not
less than $2,000,000.00 per incident and naming as additional named insured on  said policy the owner and their
agents.  In addition contractor shall obtain $3,000,000 comprehensive liability and $3,000,000 property damage
liability.

11.   The contractor shall indemnify the owner and their agents for and against all suits, claims or liability on  account of
personal injuries or property damage arising out of the negligent acts of the contractor in the  performance of the work
covered under this contract.

12.   All work included in these drawings and specifications shall be guaranteed by the contractor for a period of one
(1) year from the date of acceptance by owner.

13. Contractor to provide owner and designer with a detailed schedule of the work prior to the execution of the
Contract for Construction.  Owner's contractor shall submit a copy of the building permit and certificates of  insurance
prior to commencing construction.

14. Contractor shall furnish a full strength crew at all times to ensure the completion of work according to the agreed
schedule.

15. Contract shall consist of these documents and specifications and an AIA 201 Agreement between Owner and
Contractor.
16. At the completion of the work contractor shall provide owner with a waiver of liens and shall certify that all suppliers
and subcontractors have been paid in full.

123
BEDROOM

2015 International Energy Conservation Code.  Prescriptive Building Envelope requirements from
Code sections N1102.2 - N1102.4
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Cover                      N/A
N-1 Index & Notes N/A
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EX-103 Existing Conditions - Roof Plan 1/4" = 1'-0"
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Smoke & Carbon Monoxide Detection Devices

SMOKE DETECTORS NOTES

CARBON MONOXIDE DETECTOR NOTES

1. The installation, wiring, and equipment shall be in accordance with the 2015 Michigan Residential Code.
2. Every dwelling unit / building where a fossil fuel - burning furnace or boiler is located, shall be equipped with an
operable carbon monoxide detecting device approved in accordance with
the rules promulgated by the commissioner in consultation with the fire
department and the department of health and mental hygiene.
3. There shall be installed at least one approved and operational carbon
monoxide detecting device within fifteen feet of each room lawfully used for
sleeping purposes, or one per each dwelling unit, whichever may apply.
4. Such carbon monoxide detecting device may be combined with a smoke detecting
device that complies with the provisions of this title and any applicable rules
promulgated thereunder.
5. The carbon monoxide detecting device shall be kept and maintained in good
repair and be replaced, in case such device is stolen, removed, missing or
rendered inoperable.
6. It shall be unlawful for any person to tamper with or render inoperable
carbon monoxide detecting device, except for replacing the batteries or for
other maintenance purposes.

1.   The installation, wiring, and equipment shall be in accordance with 2015 Michigan Residential Code.
2.   Smoke detectors shall be installed outside of each separate sleeping area in
the immediate vicinity of the bedrooms in the dwelling units and in basement and recreation rooms.
3.   Each smoke detector shall have an integral test means to permit the occupant to check that it is operational. a
continuous power display indicator light is recommended.
4.   Smoke detectors shall be located on or near the ceiling and within fifteen feet of all rooms used for sleeping
purposes.
5.   If ceiling mounted the closest edge of detectors shall be minimum of four inches from any wall.
6.   If wall mounted, the closest edge of the detectors shall be minimum of four inches and maximum of twelve inches
from the ceiling.

Special Inspections
Note: To the best of my knowledge, belief and professional judgement, these plans and
specifications are in compliance with Mighigan Building Code.

1.   Before excavating the contractor shall verify the location of utilities in the field.

2.   Existing adjacent structures shall be adequately shored and braced, and underpinned where necessary.

3.   All roots of existing trees to be protected.

Excavation Notes

STRUCTURAL ENGINEER
Boryn Engineering Company
4780 Birkdale Drive
Commerce Township, MI 48392
Tel:  248-310-6205
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SECOND FLOOR PLAN WITH DEMOLITION NOTES 1/4" = 1'-0"

2nd Floor Plan - Demo. Notes
 Existing Conditions

EX-102
 

13 February 2024

 

4. Zoning Revision                       12/12/23

3. Building Dept.                          08/24/23

5. Building Dept. Revision           01/02/24

6. Zoning Revision                       02/13/24

7. Building Dept. Revision           02/13/24



R
E

M
O

VE
 E

N
TI

R
E

 S
TR

U
C

TU
R

E

REMOVE ENTIRE STRUCTURE

 

 
 

 

 

Birmingham, MI 48009
2428 Northlawn Boulevard
Johnston Residence

 

YAMASAKI STUDIO
3677 W Echo Valley Road Empire MI 49630

 

212 361 9463   takei@yamasakistudio.com
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 Existing Conditions

EX-103
 

13 February 2024

 

4. Zoning Revision                       12/12/23

3. Building Dept.                          08/24/23

5. Building Dept. Revision           01/02/24

6. Zoning Revision                       02/13/24

7. Building Dept. Revision           02/13/24



SOUTH ELEVATION 1/4" = 1'-0"

 

 
 

 

 

Birmingham, MI 48009
2428 Northlawn Boulevard
Johnston Residence

 

YAMASAKI STUDIO
3677 W Echo Valley Road Empire MI 49630

 

212 361 9463   takei@yamasakistudio.com
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Exterior Elev. - Demo. Notes
 Existing Conditions
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TYPICAL FOUNDATION WALL CONSTRUCTION
Dimple Mat & Vapor Membrane with Metal Flashing
Above Grade

10" conc. foundation wall
reinforced with #4 bars @
16" o.c. horiz. & #5 bars @
16" o.c. vert. (typ.)

10" x 20" conc. footing w/ (3) No. 5 Bars (T & B)
See Building Section A-301
Downspouts Connected to
Dedicated 4-in.
Continuous Perforated
Schedule 40 Drainpipe. See Drainage Plan.
4-in. Continuous Perforated
Schedule 40 Drainpipe
Sloped to New Culverts

New 4" Slab on Grade
on 6mm Vapor Barrier
on Min. 4" Gravel Fill

Drop Footing 4"
at Garage Door (Typ.)
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ROOF PLAN 1/4" = 1'-0"

Roof
 Construction Plans

A-104
 

13 February 2024

 

4. Zoning Revision                       12/12/23

3. Building Dept.                          08/24/23

5. Building Dept. Revision           01/02/24

6. Zoning Revision                       02/13/24

7. Building Dept. Revision           02/13/24



Gas Fireplace
Exhaust Chimney

Horizon Stone Adhered
Masonry Veneer - 19th Century Stone
Series - Hermitage

Cast Stone
Coping

Cast Stone
Stoop and Steps

Porch Wall
Retaining Wall - Horizon Stone Adhered
Masonry Veneer - 19th Century Stone
Series - Hermitage - Cast Stone Coping TBD
Cast Stone Paver Cap / Porch

6" Galvalume
Half-Round Gutters and
Downspouts with Dedicated
Schedule 40 Drain Pipe

Petersen PAC-CLAD 24 Gauge
Galvalume 16" Panel
Kynar 500 or Hylar 5000
Graphite

12

14

12
5-1/8

Steel Cantilever
Awning with Integrated Drain
by Others. Blocking, Drainage
Connection by GC. Install
by GC and Steel Vendor

Planter Wall
Retaining Wall - Horizon Stone Adhered
Masonry Veneer - 19th Century Stone
Series - Hermitage - Cast Stone Coping TBD
Cast Stone Paver Cap / Porch

12

14

Velux FS Double
Skylight to be Sized
and Ordered
After Framing

Composite Siding TBD Polished
Stainless Steel
Decorative Crest
By Others.  GC to
Install
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NORTH ELEVATION 1/4" = 1'-0"

South & North
 Exterior Elevations

A-105
 

13 November 2023

 

SOUTH ELEVATION 1/4" = 1'-0"

T.O. 1st Floor Joist
100' - 0" 

Top of Ridge Beam
128'-11 3/4" 

Parapet
113'-6"

T.O. 2nd Floor Joist
110'-1 7/8"

Finish Top of Planter / Porch Wall
98' - 1/4" 

T.O. 1st Floor Joist
100' - 0" 

Top of Ridge Beam
128'-11 3/4" 

Parapet
113'-6"

T.O. 2nd Floor Joist
110'-1 7/8"

Finish Top of Planter / Porch Wall
98' - 1/4" 

Top of Ridge Beam
123'-6" 

Top of Ridge Beam
123'-6" 

1. Zoning Review                         07/26/22

2. Zoning Revision                       01/10/23

4. Zoning Revision                       12/12/23

3. Building Dept.                          08/24/23

Top of Ridge Beam
127'-10 5/8" 

5. Building Dept. Revision           01/02/24



Petersen PAC-CLAD 24 Gauge
Galvalume 16" Panel
Kynar 500 or Hylar 5000
Graphite

Horizon Stone Adhered
Masonry Veneer - 19th Century Stone
Series - Hermitage

New Window Well
For Egress
Window

Cast Stone
Stoop and Steps

12

12

6" Galvalume
Half-Round Gutters and

Downspouts with Dedicated
Schedule 40 Drain Pipe

12
4 3/4

12
2 1/4
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EAST ELEVATION 1/4" = 1'-0"

WEST ELEVATION 1/4" = 1'-0"

East & West
 Exterior Elevations

A-106
 

13 November 2023

 

T.O. 1st Floor Joist
100' - 0" 

Top of Ridge Beam
128'-11 3/4" 

Parapet
113'-6"

T.O. 2nd Floor Joist
110'-1 7/8"

Finish Top of Planter / Porch Wall
98' - 1/4" 

T.O. 1st Floor Joist
100' - 0" 

Top of Ridge Beam
128'-11 3/4" 

Parapet
113'-6"

T.O. 2nd Floor Joist
110'-1 7/8"

Finish Top of Planter / Porch Wall
98' - 1/4" 

Top of Ridge Beam
123'-6" 

1. Zoning Review                         07/26/22

2. Zoning Revision                       01/10/23

4. Zoning Revision                       12/12/23

3. Building Dept.                          08/24/23

Top of Ridge Beam
127'-10 5/8" 

5. Building Dept. Revision           01/02/24
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