CITY OF BIRMINGHAM
MEETING OF THE BOARD OF ZONING APPEALS
TUESDAY, NOVEMBER 18, 2025
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 M, 48012-3001 prior to the hearing

| 1. CALL TO ORDER |

| 2. ROLL CALL |

| 3. ANNOUNCEMENTS |

| 4. APPROVAL OF THE MINUTES |
a) October 28 , 2025 minutes

| 5. APPEALS |
Address Petitioner Appeal Type/Reason
1) 1061 Forest John Van Brouck 25-28 Dimensional
2) 925 Larchlea Kastler Construction Inc 25-29 Dimensional
3) 36977 Woodward Dean Thurman 25-30 Dimensional

| 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) 644-3405 (for the hearing impaired) at least one day before the meeting
to request help in mobility, visual, hearing, or other assistance.

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

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

La entrada publica durante horas no habiles es a través del Departamento de policia en la entrada de la calle Pierce
solamente. Las personas que requieren asistencia entrando al edificio debe solicitar ayudan a través del sistema de
intercomunicacion 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
October 28, 2025
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 October 28, 2025. The meeting was convened at 7:30 p.m.

2. Rollcall

Present: Chair Erik Morganroth, Vice Chair Jason Canvasser; Board Members Kevin Hart,
Carl Kona, Richard Lilley, John Miller, Ron Reddy

Absent: None

Staff: Building Official Zielke; Assistant Building Official Erickson, Assistant Building
Official Morad

3. Announcements

The Chair 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.

It was noted that the fifth appeal listed on the agenda for 1061 Forest was to be postponed.
4. Approval of the Minutes of the BZA Meetings of August 8, 2025

Motion by Lilley
Seconded by Kona to approve.

Motion carried, 7-0.
VOICE VOTE

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



5. Appeals

1) 495 Vinewood
Appeal 25-24

ABO Morad presented the item, explaining that the owner of the property known as 495 Vinewood
was requesting the following variance to replace an existing driveway:

A. Chapter 126, Article 2, Section 2.08.1 of the Zoning Ordinance requires that a
single family residential lot shall have a minimum open space of 40%. The minimum open
space required is 5665.60 SF (40.00%). The proposed is open space is 4352.00 SF
(32.00%). Therefore a variance of 1142.60. SF (8.00%).

Staff answered informational questions from the Board.

Matt Wlotkowski, representative for the appellant, reviewed the letter describing why this variance
was being sought. The letter was included in the evening’s agenda packet.

Motion by Reddy

Seconded by Kona with regard to Appeal 25-24, A. Chapter 126, Article 2, Section
2.08.1 of the Zoning Ordinance requires that a single family residential lot shall have
a minimum open space of 40%. The minimum open space required is 5665.60 SF
(40.00%). The proposed is open space is 4352.00 SF (32.00%). Therefore a variance
of 1142.60. SF (8.00%).

Mr. Reddy moved to approve, tied to the plans presented, noting that the driveway
needed to be replaced per the presentation. He noted that the conditions were pre-
existing non-conforming, that the strict application of the ordinance would prevent
the applicant from doing the necessary replacement of the driveway. Literal
enforcement of the chapter would result in unnecessary hardship, granting the
variance would not be contrary to the spirit or purpose of the zoning ordinance, and
it would result in justice to the neighbors by improving the driveway.

Motion carried, 7-0.

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

2) 270 S Glenhurst
Appeal 25-25

ABO Morad presented the item, explaining that the owner of the property known as 270 S
Glenhurst was requesting the following variance to construct an attached pergola on the rear of
the home:



A. Chapter 126, Article 2, Section 2.06.2 of the Zoning Ordinance requires a minimum
rear yard setback of 30.00 feet. The existing is 22.06 feet. The proposed is 7.50 feet.
Therefore, a variance of 22.50 feet is being requested.

Staff answered informational questions from the Board.

Jason Armbruster, representative for the appellant, reviewed the letter describing why this
variance was being sought. The letter was included in the evening’s agenda packet.

Board member comments were as follows:

e This would require more structure in an area of the lot where structure cannot be added.

e An umbrella-style covering could be used seasonally since it is a temporary structure.
Awnings that overhang a roof could also work.

e The Board has found it challenging to grant variances for pergolas and similar structures
in the rear setback.

e Despite the fact that this is an attractive proposal, the lot cannot accommodate a pergola
in the proposed location and at the proposed size.

Motion by Kona

Seconded by Reddy with regard to Appeal 25-25, A. Chapter 126, Article 2, Section
2.06.2 of the Zoning Ordinance requires a minimum rear yard setback of 30.00 feet.
The existing is 22.06 feet. The proposed is 7.50 feet. Therefore, a variance of 22.50
feet is being requested.

Mr. Kona moved to deny the variance request. While the request was based in part on
the irregular lot size, it did not seem that a square lot would have made the variance
any easier to grant. The proposed structure is not a necessity, and the present
conditions are not sufficient to warrant the variance. Denying the variance would not
cause an unnecessary hardship, would not result in a substantial injustice to this
property, and this variance would be expand a pre-existing non-conforming property.
The spirit and purpose of the ordinance is to prevent structures from being built in
the rear setback.

Mr. Miller said he could not support the motion since the request was reasonable for
the neighborhood, the irregular lot, and since it would not set any precedent.

Mr. Hart said the irregular shape of the lot and the unusual structure of the house
result in a challenge for placing a pergola. It is reasonable to want to place that kind
of structure on this home. For this reason, Mr. Hart said he would not support the
motion.

The Chair concurred with Mr. Kona, noting additionally that every lot in Birmingham
has challenges, and that front and rear setbacks in Birmingham tend to be relatively
inviolable. Not every lot in Birmingham allows for covered, outdoor space. The Board
also aims to avoid expanding on pre-existing non-conformities wherever possible.
Since a variance would still be required if this were a square lot, the unusual shape of
the lot cannot be a basis for granting a variance.



Motion failed, 3-4.

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

Motion by Miller

Seconded by Canvasser with regard to Appeal 25-25, A. Chapter 126, Article 2, Section
2.06.2 of the Zoning Ordinance requires a minimum rear yard setback of 30.00 feet.
The existing is 22.06 feet. The proposed is 7.50 feet. Therefore, a variance of 22.50
feet is being requested.

Mr. Miller moved to approve the variance and tied approval to the plans as submitted.
He explained the pergola seemed to be a reasonable addition to the home, and that
the variance was appropriate due to the irregular shape of the lot. Denying the
variance would cause an unreasonable hardship. He continued that the provisions of
the ordinance, if strictly applied, would unreasonably from using the property for the
requested purpose. Literal enforcement of the chapter would result in an unnecessary
hardship in this unique case. This case would not set any precedent going forward.
Granting the variance would not be contrary to the spirit and intent of the ordinance,
and would result in substantial justice to the property owner. The variance would not
have any negative effects on on the adjacent properties, which was reinforced by the
letter provided to the Board.

Mr. Reddy stated that similar variance requests have been denied by the Board in the
past. He noted that the applicant would still be able to use the patio for its intended
purpose. For these reasons, Mr. Reddy did not feel granting of the variance was
appropriate.

The Vice Chair said he understood the reasons to grant and to not grant the variance.
He concurred with Mr. Miller that this vote would not set a precedent for future
decisions, as each variance is analyzed on a case-by-case basis. Since the patio is
permitted, and the requested structure would be an open-top one, it was acceptable
to grant the variance.

The Chair noted that the City treats similar pergolas as a covered structure. Changing
the definition of these pergolas could be addressed by the Commission. In the interest
of maintaining consistency with the Board’s past decisions, the Chair would not
support this motion.

Motion carried, 4-3.
ROLL CALL VOTE
Yeas: Canvasser, Hart, Miller, Lilley

Nays: Morganroth, Kona, Reddy

3) 1155 Webster
Appeal 25-26



ABO Erickson presented the item, explaining that the owner of the property known as 1155
Webster was requesting the following variance to construct an addition on the rear of the existing
home:

A. 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 4.70 and the proposed is
4.50 feet on the west side. Therefore, a variance of 0.50 feet is being requested.

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

Board member comments were as follows:
e This is a pre-existing, non-conforming home.

Motion by Reddy

Seconded by Miller with regard to Appeal 25-26, A. 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 4.70 and the proposed is 4.50 feet on the west side.
Therefore, a variance of 0.50 feet is being requested.

Mr. Reddy moved to approve the variance and tied approval to the plans as submitted.
He noted that this is an older, pre-existing, non-conforming home and that the home
was slightly askew on the lot. In order to make the addition harmonious with the rest
of the home, a variance of six inches was being requested. Strictly applying the
ordinance would prevent the appellant from building the requested addition. Literal
enforcement of the chapter, in these circumstances, would result in an unnecessary
hardship. Granting the variance would not be contrary to the spirit or purpose of the
zoning ordinance, and would result in substantial justice to the property owner and
neighboring property owners.

Mr. Miller noted that this would have no negative impact on the adjacent property,
since it is a commercial parking lot.

Motion carried, 7-0.

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

4) 309 Arlington
Appeal 25-27

ABO Erickson presented the item, explaining that the owner of the property known as 309
Arlington was requesting the following variance to install a generator in the side yard:

A. Chapter 126, Article 4, Section 4.03(N)(1) of the Zoning Ordinance requires that
the placement of standby generators shall be limited to the rear open space only at a



location that is at least 5.00 feet from any principal building or accessory building with
habitable space in the rear open space. A proposed side yard location is being requested.

Staff answered informational questions from the Board.

Andy Ray, representative for the appellant, reviewed the letter describing why this variance was
being sought. The letter was included in the evening’s agenda packet.

Board member comments were as follows:

e The changes in the ordinance regarding generators have to do with carbon monoxide
safety measures implemented by the City. Given this, it would be challenging for the Board
to support a variance in this case.

e The Board is here to enforce the ordinance. Changes can be recommended and discussed
at the Commission level.

e It was understandable that the appellant was asking why the generator conduits were
inspected and approved for a location that did not comply with the ordinance.

e The Fire Marshal’s concern was understandable. There was also a possibility that a
variance could be granted.

e It was difficult to understand the landscaping that was in the appropriate generator
location without seeing some representation of it.

e Because of the noise generators create, it is often beneficial to install it further away from
the home.

e Directional boring could possibly be done without a boring pit.

e Per prior testimony to the Board, Birmingham Fire Department staff have explained that
they have had to send firefighters into homes wearing respirators in order to bring out
residents who have passed out from carbon monoxide, and that this remained a significant
concern for the Fire Department. This has had the potential to be life threatening for City
employees and for residents.

e Cost is not a factor the Board considers when weighing whether to grant a variance.

e The newer generator ordinance allowed for pre-existing, non-conforming generator
locations unless the Fire Department deems the location hazardous. It might be possible
for the generator to be located at least five feet away from the principal structure, even
if it is not located in the rear yard.

e The timing of the generator permit vis-a-vis the ordinance change is a consideration as
well.

Motion by Miller

Seconded by Canvasser with regard to Appeal 25-27, A. Chapter 126, Article 4, Section
4.03(N)(1) of the Zoning Ordinance requires that the placement of standby
generators shall be limited to the rear open space only at a location that is at least
5.00 feet from any principal building or accessory building with habitable space in the
rear open space. A proposed side yard location is being requested.

Mr. Miller moved to deny the variance. While acknowledging the challenges, approval
would require disregarding the recommendations of the Birmingham Fire
Department, the City, and the generator manufacturer. These recommendations are
based on safety issues for the homeowner and for the adjacent homes, and the Board
should not make assumptions about those conditions. This relates to public health,



safety, and welfare, and doing substantial justice to the homeowner and the
neighboring properties necessitates the denial of this variance. The cited hardship for
the appellant would be removing landscaping, which does not outweigh the potential
safety issues.

Mr. Kona said he could not support the motion because the generator would be
located the minimum ordinance-required distance from the house. He noted the
remaining matter would be the whether the generator would be in the rear or side
yard. As a result, this would be a unique circumstance. It also seemed that the City
may have granted approval for the generator location in part, during the process of
the ordinance being changed. The ordinance also allows some pre-existing, non-
conforming generators to remain as long as they are not hazardous. The proposed
generator in this case is further from the principal structure than a pre-existing, non-
conforming generator may otherwise be. For these reasons, granting the variance
should not pose an issue.

The Vice Chair concurred with Mr. Kona. The approval of the generator’s electrical
conduits is in the appellant’s favor as well. The appellant was justified in relying on
that approval for the installation of the generator. In addition, the changes in the
ordinance occurring during this approval process created a unique set of
circumstances. Because the distance does not result in a safety issue in this case,
granting the variance to allow the generator in the side yard should be acceptable.

Mr. Reddy said he would support the motion since the Fire Marshal opposed
installation of the generator in this location.

The Chair supported the motion because the City indicated that the appellant applied
for the generator permit itself after the ordinance was changed. The new ordinance
was also done with the support of the Fire Marshal. Furthermore, the generator has
not yet been installed.

Motion carried, 5-2.

ROLL CALL VOTE

Yeas: Morganroth, Hart,, Miller, Lilley, Reddy

Nays: Kona, Canvasser

6. Correspondence

Any correspondence was provided to the Board and the relevant appellants.

7. General Business
8. Open To The Public For Matters Not On The Agenda
9. Adjournment

No further business being evident, the Board motioned to adjourn at 8:56 p.m.



/\3\,\/\'\/

Jeff Zielke, Building Official Laura Eichenhorn, City Transcriptionist



CASE DESCRIPTION

1061 Forest (25-28)
Hearing date: November 18, 2025

Appeal No. 25-28: The owner of the property known 1061 Forest, requests the following
variances to construct an addition on the rear of the home: The proposed addition will be
attached to the rear of the home and connected to the existing detached garage:

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

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

Staff Notes: The existing home was built in 1905 and was relocated to this site in 1984. The
applicant is requesting to construct an addition on the rear, and side of the home. Variances
were granted in both 2021 and 2022. See minutes attached.

This property is zoned R2 — Single family residential.

Andrew Erickson
Assistant Building Official


https://online.encodeplus.com/regs/birmingham-mi/doc-view.aspx?pn=0&ajax=0&secid=563
https://online.encodeplus.com/regs/birmingham-mi/doc-view.aspx?pn=0&ajax=0&secid=475

CHAPTER 126 - ZONING

ARTICLE 8: ENFORCEMENT AND PENALTIES

8.01 The Board of Zoning Appeals

3. Variances.

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

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

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

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

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

(EACH i-iv must be satisfied)
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CITY OF BIRMINGHAM
Community Development - Building Department
151 Martin Street, Birmingham, M! 48009
Community Development: 248-530-1850
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APPLICATION FOR THE BOARD OF ZONINE APPEALS

Hearing Date: _

Appeal #:

Type of Variance:

- Interpretation

. Dimensional " Land Use _ Sign ... Admin Review

I. PROPERTY INFORMATION:

Address:
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Il. OWNER INFORMATION:
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1. PETITIONER INFORMATION:

Namiv TOHR M BEaus s Firm/Company Name:

Address: Lot P P, O et SRR | City: (208 10 AN State: s} Zip COdE:-‘«%("\‘_'_‘}." e =] |
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IV. GENERAL INFORMATION:

accepted.

decimal point.

| _be posted at the property at least 15-days prior to the scheduled hearing date,

The Board of Zon_i-rrg-A;E:eas Ey_picalw meets the second Tues_d-ay"(Fe;ch month. C_OMPLETE_d_igE_I aEpIiEatic';ns along with su_pponir;é documents
must be submitted on or before the 12t day of the month preceding the next regular meeting. Please note that incomplete applications will not be

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

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

Variance Chart Example

Requested Variance_s_ 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:

Ldas DU HE LIIE U 3
® Completed and signed application
® Signed letter of practical difficulty and/or hardship
© Certified survey
©" Building plans including existing and proposed floor plans and elevations
¢ If appealing a board decision, provide a copy of the minutes from any previous Planning, HDC, or DRB board meeting

VI. APPLICANT SIGNATURE

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

*By providing your email to the City,

Signature of Petitioner: ¢

By signing this application, | agree to conform to all applicable laws of the City of Birmingham. All information submitted on this application is
accurate to the best of my knowledge. Changes to the plans are not allowed without approval from the Building Officia) or City Planner.
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, .- s . ¥X
Il e\ X o 1B
Signature of Owner: i’ B s s Date: - b i
T T -
i \
& e, Hastbs oo |
- LA — XDt £ ! Sl Rl
C et L4 Date: /i "

— —

Revised 01/17/2024




CITY OF BIRMINGHAM
BOARD OF ZONING APPEALS
RULES OF PROCEDURE

\RTICLE I - Appeals

A,

8]

B.

Revised 01/17/2024

Appeals may be tiled under the following conditions:

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

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

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

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

Regular BZA meetings, which are open to the public, shall be held on the sccond 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 Lo the next regular meeting,

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

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

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

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



D.

9.

2.

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. Il such appeal is granted by the BZA., the applicant must seck linal site
plan and design review approval from the Planning Board before applying for a building
permit.

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

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

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

The order of hearings shall be:

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

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

Intcrested parties' comments and view on the appeal.

Rebuttal by applicant.

The BZA may make a decision on the malter or request additional information.
Motions and Voling

A motion is made to cither grant or deny a petitioner's request
a) Foramotion 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) aftirmative votes to be approved.
¢) Foramotion to grant or deny an appeal of a decision or order by an administrative
oflicial or board, the motion must receive four (4) alfirmative votes to be approved.

When a motion made is to approve or deny a petitioner's request and if there is a tie vote,
then the vote results in no action by the board and the petitioner shall be given an
opportunity to have his or her request heard the next regularly scheduled meeting when all
the members arc present.




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
mecting to clect to have it heard at the next regularly scheduled meeting.

4. When there arc 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,

A. The Board may reverse, affirm, vary or modify any order, requircment, dccision 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 cffect 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. 1f, 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.

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

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

A. No rehearing of any dccision 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.

e —————— 7



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

-~
- —
,f-.f NI

L - | i_(_’i.‘,.uh,g ==l
Signature of Applicant (

%
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VanBrouck & Associates
360 Hamilton Row
Birmingham, Michigan 48009

REVISED: October 31, 2025

City of Birmingham Board of Zoning Appeals
151 Martin Street
Birmingham, Michigan 48009

Subject: Letter of Explanation: Green Residence-1061 Forest Lane

Dear Members of the Board,

Thank you for your review of the variance request for the Green Residence, located at 1061 Forest Lane.
The existing non-conforming home is located at the Northeast corner of Adams Road and Forest Lane.
Through careful study, along with the City of Birmingham Building Department, it has been determined
that the house has two front yard setbacks, one side yard setback and one rear yard setback. The North side
yard setback is 5.0” from the property line, while the West rear yard setback is 30.0°. The South front
setback, facing Forest Avenue, is 29.6°, using the average front set back measurements of the neighboring
properties to the West of the house. The East front setback, facing Adams Road is 43.0°. There is an
existing South setback encroachment of 0.6 along the Forest Avenue side of the property. The existing
South facing, main entry porch cover to the house is moving to the West slightly and will also require an
8.0 foot side yard setback variance. The size and projection of this porch cover will remain exactly the
same, however. Neighboring porches to the West are in the front yard. The porch was approved by the
BZA previously for the side yard setback encroachment.

The Green Family is planning to construct an austere two story, 1,115 square foot addition to their 1911
home. The addition adds much needed space to a growing family with a new family room, mud room, front
porch, two additional bedrooms and a hall bathroom.

The Green Family asks the Board to consider the following:

A. Unique Circumstances. This property has a unique configuration with the two front yard setbacks
and no back yard in its current configuration. The house and the existing detached garage are both
non-conforming with their position set roughly 7” within the South Front setback. The back yard
of the house is essentially in the Adams Road front setback.

B. Substantial Justice. The chosen location for this proposed addition is in the least obtrusive area of
the property. The new improvements stay inside the existing structures without projecting or
crowding the property. It does not project closer to neighboring properties or to the street. The
neighboring properties would benefit with this low impact approach to the expansion. The
expansion would not adversely effect the West neighbor’s ability to improve his property because
the West side of the garage is also conforming to the 25% Distance Between Structures
requirement. This solution provides substantial justice to the owners and to the neighbors.

C. Practical Difficulty. There are very few other options for expansion that would allow the sensible
improvement of this home. A variance would be required in any direction that we attempt. This
addition, thoughtfully placed, between the two existing structures is clearly the most effective and
has the least impact on the neighborhood.

The Green Family respectfully requests relief from the 30.0” rear yard setback, with a variance of 20.2” and
an 8.0’ to the side yard setback. We appreciate the board allowing us to clarify and clearly state the details
of this modest addition. Please feel free to contact me if you have any additional questions or concerns.
Thank you for your continued good work, serving this community.

Best Wishes,

John VanBrouck
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BENCH MARK INFORMATION

Top of Brass Disc ot the NE Cornar of Oak Street and Chesierfield
Avenue.
EL=767.49" (City of Blrmingham Vaertical Datum)

North rim of a sanltary manhole In the middle of Forest Avenue
and in front of the subject property.
| EL=761.82" (COBVD).

| NE rim of a pavement catch basin af the NW intersection of Forest

Avenue and Adoms Road.
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[ AVERAGE FRONT SET BACK

1. #1061 Forest Ave.: 29.0"
2. F1045 Foresi Ave.: 29.8'
3, #1027 Forest Ave.: 29.8'
4, §1011 Forest Ave.: 29.9'
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Tofal= 148.2"

Averoge 1482 : 5 = 29.6’

FLOOD NOTE

Sublec! property as depletad haraln,
DOES NOT LIE In o Speclal Tlood
Hozord Aren (SFHA), according lo Flood
Insurance Rote Mop (FIRM) Wo. 260168, |
Penel No. 00537, Suffly “F", balng
affocliva os of Saptember 29, 2008,

LAND AREA

9,241 £ SQUARE FEET
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= OVER HEAD WIRE
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= PAVEMENT CATCH BASIN
= GAS METER

= ELECTRIC METER

= PAVERS
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= AR CONDITION UMIT
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= PARKING
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FINISH GRADE
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TREE-8"TRUNK—BFT SPREAD
TOWN /RANCE

UBER/PAGE
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GENERAL NOTES

—Ulility Informallon os shown herein are complialion of field observatlon
and Clty’s records, therefors no guarantee could be glven as to thair
exact locotion and depth, An excavation might be needed in order io
delermine utllity posltion,

—Cltent/contractor shell obtain all pertinent permlis when connecting o
publle utllities and comply to Cily's requirements.

—All meosuremenis as shown hereln are existing.
—All symbols as shown hersin are not to scale.
—All measured baarings are related to TRUE NORTH

—All measured elevalions are expressed In City of Birmingham Vertical
Datum which Is higher for 1 fool than North Amerlcan Vartical Dolum os
of 1988. (NAVDBS)

—AB—SB Land Survay, P.C retalns tha sole ownership of this documeni as
an Insirumen! of service and H can not be reused nor reproduced
wlithou! written permission and addltlonal compensation.

Copyright © 2025 AB-SB Land Survey, P.C.

LEGAL DESCRIPTION \
#1061 Forest Avenue, Birmingham, M|, 48009

Part of the NE 1/4 of Sectlon 36, Town 2 North, Range 9 Easl,
City of Blrmingham, Oaklond County, Michigan, being more
particularly described as follows:

Lot 4, EXCEPT the NORTH 1.5 feet, theraof of "Snow Subdlvison”,
as belng recorded In Liber 31 of Piats, on Page 14, Oakland
County Records.

Containing: 9,241 Squore Feet——-0.212 Acres, more or less.
Parcel Identification Number:# 19-36-227-026.

Subject to the rights of a public and any easements and/or
restrictions of record or otherwlse.

Nole: Since our survey DOES NOT Include o Tltle Search there
could be easements and/or encumbrances upon the subject
property that are not shown at this time.

Mende Bezanovski, P.S.#4001049430
State of Michigan

i e —
[ SCALE: 1° m 10' T Teack: ok ]
108 NUMBER: 2025-05-17-162-CE___|DRAMN: WA
FiELD: M8 (CHECKED: MB
REVSIONS: ©9-25-25 DATE: 1-20-2023
365636 North Pain

EY, P.C. 129 Hr. & Mrs. Nick & Clodogh Green
[ e Balimom, AT anoress: ExciesTind &

TEL. (S80), 223 daed, o (366) SO1-5930  fhof Fovest Averue TEL (#4B)-$50-5505
| ww, - g~ dondeurvey.com Birminghom, W, 48009 FAX:

e

BZ2A-0




KDH A-] Sile Plandug

B/ATOST B3 A

' Kaller

3L NAILING BCHEDULE FOR PLYWOOD BHEATHINGI I0d NAILS AT 6 ON CENTER, AT DIAPHRAGH BONDARY AND ALONG END
BUFFORTING MEMBERS, Wd NAILS AT 2° ON CENTER ALONG INTERMEDIATE FRAMNG MEMBERS.

22, MICRG-LAM BEAMS (LVL'S) BHALL BE BY "TRUB JOIBT HACHILLAN® OR EQUAL. ALL BEAMS JONED TOGETHER BHALL BE PER
HMANFACTURER'S BFECIFICATIONS. NC BUBSTITUTIONS BHALL BE ACCEPTABLE WITHOUT PRIOR APPROVAL OF THE ARCHITECT.

TA NATALL DOUBLE FLOOE JOISTE LNDER ALL UFTER FLOOR LEVEL PARALLEL PASTITIONS,

24, BUILDER BHALL PROVIDE METAL DIAGONAL CORNER AND WIND BRACING AT CORNERS FER CODE X' AND 'K' BHAPED BRACNGS
ARE ACCEPTABLE.

3B ALL WINDOW NUMBERS REFER TO MANUFACTURER INDICATED ON THE MLANS, [ AN ALTERNATE WINDOUW MANUFACTURER 18
LSED, ALL BHAFES AND aleA eHN.L MATCH iN ALL DrHENeloNe EVERT SLEEPING [1 SHALL BE FROVIDED WITH AN
RABL GEBQM HEIMTDNAL BEP‘\OET 44" ABOVE THE FLOOR. THE WINDCU,
OFEN, BHALL HAVE A NET CLEAR mm AREA OF INILM NET CLEAR OFENING WIDTH GHALL BE AT
LEAST 20 AND MNP NET CLEAR OFENING HEIGHT ‘F AT LEAA" 14' PER THE CURRENT MICHKaAN RESIDENTIAL BUILDING CODE

26 ALL MASONRY VENEER WALLS TO BE MROVIDED WITH WALL TIES AND WEEP HOLES MER CURNENT CODE. AS OUTLINED N THE
CURIRENT MICHIGAN RESIDENTIAL BUILDING CODE. ., ——

27 ALL BTAMRUAYS, STAIRUAY GUARDS, HANDRAIL 6, BAL USTERS, HEADROCH DHENSIONS, RISERS ADD TREAD® 8HALL coMmLY WITH ——— T

GENERAL CONSTRUCTION NOTES SOIL EROSION AND SEDIMENTATION CONTROL PLAN NOTES: SEQU ENCE OF EROSION AND SEDIMENTATION CONTROL OPERATIONS e e—
Camege
" BOIL ERCOION AND SEDIMENT GONTROL WORK BHALL CONFORM TOTHE CURRENT STANDARDS AND SIECFICATIONS OF THE PRIOR TO OR A6 THE FIRST BTEP IN CONSTRUCTION, A DEFENSE AGANST EROSION AND SEDIMENTATION SHALL BE INSTALLED A8 NDICATED ON i
NOT . INTED DIMENSIONS ONLY. ] DIRALINGS, DEFENSE BHALL CONSIST OF BTONE FILTERS OR 6ILT FENCE AS BHOUN. AFTER TREE REMOVAL ADDITIONAL BILT FENCE e b
| DONOT ECALE DRAUNGS, UsE P F ANY DISCREPANCY OCCURS NOTIEY THE ARCHITECT MMEDIATELY o et e pole o BTATE AND COUNTY BUILDING GFFICIALS S, B O e O S P b b gy g e
FOR DIRECTION. “'m‘!“ " 2 P ey b
CONTRACTION AND OR CIVIL DIGMEER 44D 13 O L T e o 8 M 7 DURNG CONSTRUCTION OF THE BTORH BELER 8YSTEM, THE END OF OTEN-END MIFES SHALL BE FROTECTED WITH BTCRH FILTERS, Tz o wimd
7. CONTRACIOR SHALL VERFY ALL CONDITIONS, NCLIDNG UTILITIES AND FIELD MEASURETENTS AT THE JOP 6ITE BEEATE BT 0% BETRITE DeoRATN 8EDT CONTROL Y REPAIRS BHALL BE PERFORMED WITHOUT DELAT. BILT FENCE OR OTHER ATFROVED METHOD :“‘.".._:m...... -
EEo e A Y oT e 3 EROBION AND BEDIMENTATION FROI WORK. ON THIS BITE BHALL BE CONTANED ON THE BITE AND NOT ALLGLED 3 PROMPILY UPON BACKFILLING OF STORM BTRICTURES, INLET FILTERS GHALL BE REFLACED AROIND THE BTRICTURE FER DETAIL
3. ALL POURED CONC. FOOTNGS TO BE A MINIMUM OF 5'-6 BELOW FROPOBED FINIBH GRADE, AND 6HALL BEAR ON LNDISTURBED TO COLLECT ON OFF-8ITE AREAS OR N WATERUATS UATERUATS BHALL MEAN BOTH NATURAL AND MAN-MADE GFEN
aou.. ADDrrlaNAL DEPTH MAT as EG'D BY 8OIL mnlaNe. ALL OWABLE BOIL BEARNG PIREGAURE OF 3000 PBF 18 ASSUIMED po DITCHE®, BTREAMS, BTORM BELWER DRAINS, LAKES, FONDB, AND WETLANDS. 4, UMEN INLET Fle AE REMOVED FROM ARCUND PAVEMENT CATCH BABINS TO ALLOW FOR 8TRIFFING, GRADNG AND PAVING, BTORM BELER
DI e Bt Ao e Ly AGut bl KEVIN HANT AND ASSOCIATED ASSUMEB NO ERDSION A\ SEDIENTATION CONTROL IEASURES BHALL BE PLACED PRIOR 10 OR A8 TWE FIRST STER N 5 CTED i e
REERONEIEI T O TE CONTRACTOR | GESTICUABLE CONDITINS 10 PE NWEBTKATED B A CUAL FIED SoL8 eneim RECRONGIDILITY. FOR ANY CHANGES MADE TO 4 CoNeTRICTION BRDD CONTROL P AS A DEFENSE AGANET TRANSPORTNG OF b ""ﬁ i) M- loM o PV GAR ELECTRCAL mlm A5 QAUTARY GEUER MATULLATICH A B $GOT BTRIP ARDIND 1SSUED FOR:
4. PROVIDE NECESOARY SHEATHING, BHORING, BRACING, AND ALL TEMPORARY A8 DURING 10 B IDRANGINITHE et S oR e s R BRI Y AN Aty WK gl
PROFERLY SUFTORT 8IDES OF EXCAVATIONS. CONIRAZTH BHALL APPLY Fi TEHPORART EROSION AD BELTENTATION CONTREL "w & WTHN 5 DATS IFTER m ON OF FINAL GRADMNG, DENUDE! BY AN D METHOD WITH THE - -
” CIED On TVERE THANS CEMIRALION Misil REFAVE TEHHORARY ELaED oo a8 AR Hrion e o L o o FERHAEAT Cer oL T A UGCEBTED e o7 e
b PROTECT ALL EXIBTING WORK. AND LORK N PROGRESS. OF 8LOFES, DI'IQEG,AND OTHER EARTH CHANGE® HAVE BEEN ACCOMPLIBHED. BON PERENNIAL RYE 29-24-2225
&, MERMANENT 80IL ERDSION CONTROL MEASURE® FOTR BLOFE, CHANNELS, DITCHES OR DISTUREED LAND AREAS SHALL BE B KENTUCKY BLUEGRASS -29-2025
* F ALY e i plem A 3 T 18 T TPORIALE 15 PERAANNILY BT ABILITE & DIBTIED AR A ALTER AN EARTH CHANCE HAS PN COMPLETED SERICREEVES RED £E :g 30-202%
1. ALL CONCRETE TO ACHIEVE COMPREBSIVE BTRENGTH OF 300D F8] AT 28-DAY TEST. EXTERIOR CONCRETE BHALL BE AIR SR LI slaP CAT EART] CUAE ACTIVITY CPASES, TEmomARY ol ERCBION CorRC: FEASEES UL BE HAN- o B NS ANCE T T FOLL o - o
Lo DL ala DS T ABURS BHALL BE FTL ECENTES s EOTABL 61 B0 B 5 CRRTMEATE OF COTPL AICE 8 ISED. T EROSION AND BEDRENT. o "':No" Rnmitineal coR
ek o D L e L T T o T AN CONCIETE ST O 1. MID/DIRT TRACKED GNTO EXISTING TOUNSHIP/CONTY ROADS FROM THIB SITE, DU TO CONBTRUGTION, SHALL B PROMPTLY b it e e s
REMOVED BY THE CONTRACTOR. B NETALL STORM SEUERS
2 ALL RENFORCING BHALL CONFORR TO ASTH A-6B GRADE &0, AND TO ACI 8. MUD /DIRT TRAGKED OR 6PILLED ON PAVED ROADES/GURFACES WITHN THIS BITE GHALL BE PROMPILY REMOVED BY THE CONTRACTOR g m‘]':tll: PAVE'::EI‘ITTL§EF°A’IR "OTE_‘;'L“” !4:! g::lnsp
10, LELDED WIRE FABRIC BHALL BE FURNIBHED IN FLAT BHEET AND BHALL CONFORM TO ABTM A-I85 AND BHALL MAVE A MINIAUM 2 VEGETATION MUeT B ‘A’—‘GEP'ABL* EETABLIBHED FRIOR TO FNAL RELEAGE OF THE CONOTRUCTION DECSIT BY THE CITY F. FINIEH GRADE, REDISTRIEUTE TOP 601, EGTASLISH VEGETATION 4 LANDSCAFE,
SIE AN BN LAP oF 8¢ e e i s G CLEAN PAVEMENT, CLLVERTS, DITCHES, WATERCOURBES, AND 8TORM SEWER 6TSTEMS
. ik nD rreiow 10 T START P . 15, BOL MORMG REFORTS AR vo ACCOrIP AT THE APLICATION FOR BOIL ERCHION MIDTENTATION CONTROL PIRMIT, OF ACCUMULATED BEDIMENT IN CONSTRUCTION WITH REMOVAL OF TEMPORARY DEVICES
A CARFENTRY COUTRACTOR GHALL VERPY ALL CONDITIONS AND DEENSIONS ABRCA
m!’u.l:'ru.l AND NOTIFY THE ARCHITECT OF ANT DICREFANCES m B. PERMANENT BTABILIZATION OF THE BITE i8 TO BIE ACCOMPLISHED WITHN () DAYS
ERMANENT VEGETATIVE El‘IOIATKN NOTE: OF FINAL GRADING.
1. ALL LIMBER A\D FRAMING TECINIGLES SUALL CONORM 10 AFPLICABLE SECTIONS O THE LATEST SPECIPICATIONS FOR STRESS iy ae SEEDMLCH FER PULDER TYEE OF FERMANENT VEGETATIVE RESTORATION
GRADE LUMBER ND IT'8 FASTENER®. ALL UORK SHALL CONFORM UITH THE TRele FLATE NATITUTE, AMERICAN PLTLOOD WML i AEEDAMULCH PER BUILDER B4 E66
O ATicn. TRIS JoIST PACHILLAN KD TiE NATICAL ROREST PROTETS ABSOSTATION SFECFIED OTHERUISE.
13, ALL FLUBH BEAMS AND JOIBT CONNECTIONS SHALL BE FASTENED WITH AN AFFROPRIATE CAPACITY METAL HANGER OR BTRAF (NO
JoleT Aval Ee) om EGuIVALENT FETAL FRODUCT 48 APPROVED BY A STRICTURAL ENGIERR AND (1) TOE NAL () FOR EACH ibo0 S - ( = ) B
JoleT Analze) or EQUVALENT HETAL FRODICT A8 AreoveD BY 4 BTRiCsaL Bana L 4o For Az e —— AVERAGE FRONT SET BACK SETBACKS: (R-1 LOT COVERAGES:
APErOVED LETAL COMECTOR ANDIOR TUD (1) TOE NALS FOR EALH 1000 L B8, OF AXIAL LOAD 0% BUrrom ST, e Aty Syl L G ) 1. #1061 Forest Ave.: 26.0' : 92 ]
. BULDNG COVERAGE = 3
4. ALL LUMBER BEARINGS SHALL FROVIDE SUFFICIENT AREAS 80 A8 NOT TO EXCEED 430 P8| 2. §1045 Forest Ave.: 29.8° EAST SETBRACQK 430 + 1241 8@ FT. PROVIDED OR l2a% OVERALL
f
15, ALL SHEATHED STUDS BHALL BE LIMITED TO 2280 LBB. OF AXIAL LOAD. i ‘: g?z :W':" :V' g::l NORTU BETBACK, b52'
3 orest Ave A
16, ALL FLOOR JOISTS, RAFTERS, BTUDS, CEILING JOIBT, AND BLOCKNG 70 BE 7 OR BETTER HEM FIR LNLESS OTHERUISE NOTED + OEEN AREA » 9241 88.FT. LO
FLOOR JOIBTS TO HAVE | X 5 CROS6 BRIDGNG 8'-0' ON 5. $967 Foremt Ave: 28.7° BOUTH EETRACK, 206' (200’ Avg) * TASD SQ. FT. PEOVIDED OR BOI% OVERALL
Tofal= 148.2°
L ALL BSELT U WOCD POBTE, BEAMS AND GIRDENS SHALL B NALED AND/OR BOLTED MER KDB. I
Average 148.2 : 5 = 28.8 UWEST SETBACK, 202
18 ROCH TRUSS MAMPACTURER TO BUFPLY THE ARCUTTECT SXTH TIUSH SHOm DRALNGS FRICR 10 FADRICATION ( )
18 ROCE TRUSS FRAMNG NDICATED ON THE DRAUNGS 16 AN ASSUMED L ATOUT, TRUSS HANFACTURER SHALL REVEL THE ZONE: R-| \Y AR_IANCE CHART
DRAUNGS AND NDICATE TO THE AIRCHITECT, PRICR 10 FABRICATION, ANY CHANGE IN BEARIS CONDITION THAT UOWLD RECUIRE LSE GROUS: R-3 z
RE-FRAMNG THE STRUCTURE T ACCOMM HE TRUBSES.
[DEsan el L covorr GN L CONSTRUCTICN TYFE, 5B COMBUBTIBLE REQUESTED REGLIRED EXISTING PROPOSED Mmm LIJ g
0. w TRUSS KN L BE BY TRUSS MANFAC! TO DES) .OAD REQUIREIENTS LISTED BELOW IPROTE!
BRACe ALl FOOF TRUSSES FER MANFACTURER'S BRECRIGATION o =142 o4 VARIANCE® (ALLoweD) Q V]
Roor TUssES, VARIANCE A, 300 a5 as' 202" — 6
TOP CHORD LIvVE LEAD 30 o REAR SETBACK v =
DEAD LOAD hl
e VARIANCE B, 286 2o 26 20 r
BOTIOM CHORD LIVE LOAD o PoF SIDE SETBACK ):‘
TOTAL A PeF g
Z9
0 £

ALL CODE REQUIREMENT6. A6 OUTLINED IN THE GURIRENT MICHIGAN REGIDENTIAL BUILDING CODI
28. PROFERLY VENTILATE ROCF 80 THERE I8 A CROSS- VENTlLATIW WITH ROCK VENTB AND BOFFIT VENTS PER THE CURRENT Mi
BUILDM CODE. CONTINUCUS ROCOF RIDGE VENT BHALL BE BY MID-AMERICA BUILDNG FRODUCTS, PLYMOUTH, MICHIGAN rm) b!l—lﬂb FROVIDE
UNDERLAYMENT OF B2 FELT LNDER ASFHALT 8HNGLEB AND A LAYER OF GRACE ICE AND WATER SHIELD FROM EAVE TO ENTIRE LENGTH
ﬁ ROCF (I00% OF ROCF ENTIRELY ). SE| SE!
INBULATION |6 TO Bl WVID!‘D WITH A VAPOR BARRIER ON THE WARHM SIDE SURPACE NET FREE VENTILATION AREA REQUIRED I8 /302th CF
THE AREA PENG VENTILATED. NBOX OF THAT AREA SHALL BE N THE UFTER FPORTION OF THAT BPACE.
THE REMANDER VENTILATIGN 16 TO BE FROVIDED BT CONTINUOUS BOFFIT VENTS, EAVE VENT® AND CROS6 VENTS,
38 ALL CONCRETE FLAT WORK SHALL BE PLACED ON 4" OF COMPACTED BAND.

30. PROVIDE ALL NECEGSARY INDERPINNMNG AND BRACING AS REQUINED TO FROPERLY INSTALL NEW FOOTINGS.
3 PROVIDE WATERPROOFING ABPHALTIC PARGING COATING BELOW GRADE F REGUIRED. l

32 THE CONTRACTOR SHALL FUVIDE UWRITTEN CHANGE ORDERS DOCUMENTING ADDITIONAL WORK. OR DELETION OF WORK, PRIOR.
T THE CHANGE EHFORT ON THE JOB.

33, LOTS AND STREET 8HALL BE MANTANNED FREE OF DIRT AND DEBRI8 DURNG CONSTRICTION.
B FLASTER AND TAM ALL BADCH BELOU GRADE.

30 FROSTRLY VENT CRASL SMACES PER STATE MECHANICAL CODE.

B, BLATH FANS TO BE VENTED T EXTERIOR

37 HANDRAIL GRIP 8IZE $HALL NOT EXCFED A MAXIMUM CROBS. OF 2 B/8" PER THE CURRENT MICHIGAN REBIDENTIAL l

Exlsting Garage
(1o Ranain]

s

BUILDNG CODE.

38. BAL BI.IILDM f-uAma BHALL BE BALUBTERD &PACED NO FARTHER THAN 4" APART FER THE REGUIREMENT® OF THE CURSEENT MICHIGAN REGIDENTIAL

38 PROVIDE 2X10 DOUBLE HBADER AT ALL INTERIOR DOOR OFENINGS AND X0 TRIFLE HEADER AT ALL EXTERIOR DOOR AND
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Birmingham Board Of Zoning Appeals Proceedings
Tuesday, November 9, 2021
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, November 9, 2021. Chair Charles Lillie convened the meeting at 7:30 p.m.

2. Rollcall

Present: Chair Charles Lillie; Board Members Jason Canvasser, Kevin Hart, John Miller, Erik
Morganroth; Alternate Board Members Ron Reddy, Erin Rodenhouse

Absent: Board Members Richard Lilley, Francis Rodriguez

Administration:
Bruce Johnson, Building Official
Brooks Cowan, Senior Planner
Laura Eichenhorn, City Transcriptionist
Mike Morad, Assistant Building Official
Jeff Zielke, Assistant Building Official

Chair Lillie welcomed those present, reviewed the meeting’s procedures, and assigned duties for
running the evening’s meeting to Vice-Chair Morganroth.

Vice-Chair Morganroth described BZA procedure to the audience. 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.

Vice-Chair Morganroth took rollcall of the petitioners. All petitioners were present.
T# 11-61-21

3. Announcements
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The highly transmissible COVID-19 Delta variant is spreading throughout the nation at an
alarming rate. As a result, the CDC is recommending that vaccinated and unvaccinated personnel
wear a facemask indoors while in public if you live or work in a substantial or high transmission
area. Oakland County is now at the HIGH level of community transmission for COVID-19. The
City has reinstated mask requirements for all employees while indoors. The mask requirement
also applies to all board and commission members as well as the public attending public meetings.

4. Approval Of The Minutes Of The BZA Meetings Of October 12, 2021

Mr. Canvasser asked that on page nine ‘hew’, meaning ‘conform or adhere’, be changed to
‘adhere’.

Mr. Lillie wanted it made more clear, beyond the statement on page 11 that “After discussion,
Mr. Labelle said he would be willing to just pursue variance A,” that the appellant in Appeal 21-
46 withdrew their request for variance B.

Mr. Miller expressed appreciation of the use of the word ‘disjuncture’ in the minutes on page
three.

Motion by Mr. Lillie
Seconded by Mr. Canvasser to accept the Minutes of the BZA meeting of October 12,
2021 as amended.

Motion carried, 7-0.

ROLL CALL VOTE
Yeas: Morganroth, Lillie, Reddy, Rodenhouse, Canvasser, Hart, Miller
Nays: None
T# 11-62-21
5. Appeals

1) 791 N. Eton
Appeal 21-42

ABO Zielke presented the item, explaining that the owner of the property known as 791 N. Eton
was requesting the following variance to construct a new single-family home with an attached
garage:

A. Chapter 126, Article 2.08.2 of the Zoning Ordinance requires that the minimum
distance between principal residential buildings on adjacent lots of 14.00 feet or 25% of
the total lot width whichever is larger. The required is 17.50 feet. The proposed is 12.70
feet. Therefore, a variance of 4.80 feet was being requested.
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ABO Zielke noted that Appeal 21-42 was also before the Board in October 2021 and was tabled
at that time.

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

In reply to Ms. Rodenhouse, Mr. Badrak explained that the appellants could not comply with the
ordinance even though it was a new building being proposed because they did not want to have
to cross the driveway to reach their garage. He also stated that it made the back yard more
usable for the appellants’ young daughter.

Motion by Mr. Miller

Seconded by Mr. Reddy with regard to Appeal 21-42, A. Chapter 126, Article 4, Section
4.03(H) of the Zoning Ordinance requires that the maximum area of an accessory
structure in an R3 zone not exceed 500 square feet. The applicant is proposinga 1,177
square foot solar panel car port, therefore a dimensional variance of 677 square feet
was requested.

Mr. Miller moved to approve the variance and to tie it to the plans as submitted. He
stated the problem was the result of the house next door and therefore was not self-
created by the appellants. He said conformity with the ordinance in this case would
be unnecessarily burdensome.

Motion carried, 7-0.

ROLL CALL VOTE
Yeas: Miller, Reddy, Lillie, Rodenhouse, Morganroth, Hart, Canvasser
Nays: None

2) 157 E. Frank
Appeal 21-37

ABO Zielke presented the item, explaining that the owner of the property known as 157 E. Frank
was requesting the following variances to replace the existing driveway:

A. Chapter 126, Article 2.10.1 of the Zoning Ordinance requires that a minimum open
space of 40% (2440.00 SF), shall be maintained. The proposed is 33.52% (2045.00 SF).
Therefore, a variance of 6.48% (395.00 SF) was being requested.

B. Chapter 126, Article 4.31(A) of the Zoning Ordinance requires that a minimum of
65% (1034.40) of the front open space in all single-family districts shall be free of paved
surfaces. The proposed is 45.83% (729.43 SF). Therefore a variance of 19.17% (304.99
SF) was being requested.

ABO Zielke noted that Appeal 21-37 was also before the Board in September 2021 and was tabled
at that time.



Birmingham Board of Zoning Appeals
November 9, 2021

Michael Lewis, owner, reviewed the letter describing why these variances were being sought. The
letter was included in the evening’s agenda packet.

A few hypothetical methods for reducing the variance requests were proposed by Board members.
The appellant explained why those strategies would not be feasible.

Motion by Ms. Rodenhouse

Seconded by Mr. Reddy with regard to Appeal 21-37, A. Chapter 126, Article 2.10.1 of
the Zoning Ordinance requires that a minimum open space of 40% (2440.00 SF), shall
be maintained. The proposed is 33.52% (2045.00 SF). Therefore, a variance of 6.48%
(395.00 SF) was being requested; and, B. Chapter 126, Article 4.31(A) of the Zoning
Ordinance requires that a minimum of 65% (1034.40) of the front open space in all
single-family districts shall be free of paved surfaces. The proposed is 45.83%
(729.43 SF). Therefore a variance of 19.17% (304.99 SF) was being requested.

Ms. Rodenhouse moved to approve the variances and tied them to the plans as
submitted. She said the appellant established a practical difficulty. She stated that
there were unique circumstances about the property, that the appellant’s driveway
was in disrepair, that the matter was not self-created and that the variances
requested were the minimum necessary to remedy the situation.

Mr. Lillie said he would support the motion. He concurred with Ms. Rodenhouse that
the appellant established a practical difficulty and noted that the appellant reduced
the overall variance request compared to his previous submittal to the Board.

Mr. Reddy said this was one of the rare cases where compliance with the ordinance
would be unduly burdensome. He said he would support the motion.

Mr. Canvasser said he understood the need to replace the driveway and could support
a variance for the back of the radius. He said, however, that the circular driveway was
a self-created issue and a pre-existing non-conforming use. He said he would want to
see part of the driveway replaced with green space. For that reason, he said he could
not support the motion.

Motion carried, 6-1.
ROLL CALL VOTE

Yeas: Rodenhouse, Reddy, Lillie, Morganroth, Hart, Miller
Nays: Canvasser

3) 1061 Forest
Appeal 21-47
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BO Johnson presented the item, explaining that the owner of the property known as 1061 Forest
was requesting the following variance to construct a fence in the required front open space:

A. Chapter 126, Article 4.1(A)(1) of the Zoning Ordinance states that fences in the
front open space shall not exceed 3.00 feet in height. The proposed is 6.00 feet.
Therefore, a variance of 3.00 feet was being requested.

BO Johnson confirmed for the Board that while technically the front open space is along Adams,
the Forest side of the house has the address, the front door, and what would visually seem to be
the front yard of the house.

Richard Rassel, attorney, reviewed the letter describing why this variance was being sought. The
letter was included in the evening’s agenda packet.

In reply to Vice-Chair Morganroth, Mr. Rassel contended that the six foot fence would better
ensure the appellants’ childrens’ safety and the appellants’ privacy better than a three foot fence
would.

In reply to Mr. Canvasser, Nicholas Green, co-owner, confirmed that both the neighbors directly
adjacent to 1061 Forest and the neighbors in-view of the potential six foot fence had assented to
its proposed installation.

Mr. Canvasser noted that while appeals do not function as popularity contests, it was useful to
know whether the neighbors that would be most directly impacted by the fence were supportive
of the request.

In reply to Board inquiry, BO Johnson confirmed that while the ordinance regarding fences has
not changed since 1997, the original approval issued by the City for the six foot fence at this
property may have been in error.

Public Comment
Eric Milton, neighbor to the west, said he strongly supported the appellants’ request.

Saverio Bitonti said he was supportive of the appellants’ request.

Motion by Mr. Lillie

Seconded by Mr. Canvasser with regard to Appeal 21-47, A. Chapter 126, Article
4.1(A)(1) of the Zoning Ordinance states that fences in the front open space shall not
exceed 3.00 feet in height. The proposed is 6.00 feet. Therefore, a variance of 3.00
feet was being requested.

Mr. Lillie moved to approve the variance and tied it to the plans as submitted. He
noted unique circumstances of the property included that functionally the front of the
house is along Forest while the City determined the front to be along Adams, and that
the yard area used by the appellants’ children is consequently also along Adams. He
noted that Adams is a busy thoroughfare and the neighbor at 246 Adams is now
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commercial, whereas the property used to be residential, both of which contribute to
the reasonableness of the request. He said that while not every property on a busy
street should get a similar variance, 1061 Forest does not seem to front on Adams
and has had a similar six foot fence since 1997.

Mr. Miller expressed his support for the motion, saying that a six foot fence for a side
or rear yard is reasonable for any Birmingham resident. Since Adam functions as the
side yard, he said granting the request was appropriate in this case.

Vice-Chair Morganroth said he had a challenge with the idea that busier roads require
fences higher than three feet. He said in his experience that a three foot fence plus
landscaping is more than sufficient to maintain childrens’ safety. He said that if main
roads require an exception to the ordinance’s requirements for fence heights that the
Commission would need to determine that. He said this appellant established a
practical difficulty by showing that the front and side of the property are determined
differently from how they function, and that he would support the motion for that
reason.

Mr. Lillie concurred with Vice-Chair Morganroth. He also stated that neighbors’
support for a request does not prove a practical difficulty, just as a lack of neighbors’
support does not negate the existence of a practical difficulty.

Mr. Reddy said he would support the motion, but noted that the appellants removing
the original six foot fence was the reason the need for this request arose. He
recommended that other homeowners facing similar issues reach out to the City
before taking action.

Ms. Rodenhouse contended that the previous allowance of the six foot tall fence at
the property, even if it was allowed in error by the City, established a precedent for
this property that should be weighed heavily. She said that not granting the variance
in this case would be an unreasonable restraint on this property.

Motion carried, 7-0.

ROLL CALL VOTE
Yeas: Lillie, Canvasser, Rodenhouse, Reddy, Morganroth, Hart, Miller
Nays: None

4) 670 S. Old Woodward
Appeal 21-48

SP Cowan presented the item, explaining that the owner of the property known as 670 S. Old
Woodward was requesting one of the following variances to satisfy parking requirements in order
to operate a salon/spa with 23 service chairs:
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A. Chapter 126, Article 4, Section 4.45(G)(2) of the Zoning Ordinance requires that
off-street parking be provided within 100 feet of the building being served, distance being
measured along the most direct line of public pedestrian access. The applicant is proposing
a shared parking agreement with Adams Square Shopping Center, which is 1,300 feet
away from the subject property. Therefore, a variance of 1,200 feet was requested.

OR

B. Chapter 126, Article 4, Table A of the Zoning Ordinance requires that beauty salon
uses provide 2 parking spaces per service chair, or 1 parking space per 300 square feet
of floor area, whichever is greater. The applicant is proposing 23 service chairs and is
required to provide 46 parking spaces. The subject property has 24 parking spaces on-
site. Therefore, a variance of 22 parking spaces was requested.

Dennis Cowan, attorney, reviewed the letter describing why one of these two variances was being
sought. The letter was included in the evening’s agenda packet. He also noted he was of no
relation to SP Cowan. Mr. Cowan also stated that SP Cowan, PD Dupuis, and ACE Ecker had been
very helpful in the preparation of this request and asked that fact be noted.

In reply to Board inquiry, Mr. Cowan stated:

e The 23 chairs were being proposed in order to best utilize the 7000 sq. ft. facility, and the
request for 23 chairs had been reduced from the original request of 36 chairs;

e Due to significant competition for real estate in Birmingham, the appellant had to purchase
the property at 670 S. Old Woodward quickly and became aware of the parking issue after
the fact;

e For variance A, the customers would be parking on-site and the stylists would be parking
off-site at Adams Square;

e He and the appellant looked into potential parking agreements with a number of smaller,
closer buildings, but many were uninterested and it was ultimately decided that it would
be most practical to find space for all stylist parking in one location; and,

e The six-minute walk to Adams Square would not be prohibitive for the stylists, and that
stylists that work in an urban setting are accustomed to having to walk some amount to
their workplace.

Mr. Reddy and Ms. Rodenhouse both said they saw the matter as self-created. Mr. Reddy opined
this was the case because the appellant had the opportunity to know the potential parking issues
both before and after signing the lease. Ms. Rodenhouse opined this was the case since the
business could function and provide parking for eleven chairs and the appellant wanted to exceed
that amount. She said she found no unique circumstances about the property that would merit
the granting of either variance.

Ms. Rodenhouse also noted that if the Board were to grant variance A the City would have to be
presented with a signed, written parking agreement.

Frank Jarbou, owner and appellant, responded to Board inquiry that:
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e The business would not be able to operate with 11 chairs to begin and a gradual increase
in chairs as more parking becomes available;

e The chairs and associated suites are rented out to each individual stylist, not shared
between stylists. This means that even though most of the time the building would be at
25% capacity, and 11 chairs is 50% of the requested capacity, 11 chairs would ultimately
not accommodate 23+ stylists because the spaces are not shared. Potential timing or
booking issues would result from trying to share the chairs and suites;

e It is written into the stylists’ leases that the business would pay for stylists to get rides via
rideshares from the business to the stylists’ vehicles; and,

e The on-site manager of the business would enforce the requirement that the stylists park
at Adams Square.

Public Comment

Saverio Bitonti said he recently closed his salon at the 555 Building and recommended that the
appellant re-assess whether space for parking would be available there.

Motion by Mr. Canvasser

Seconded by Mr. Lillie with regard to Appeal 21-48, A. Chapter 126, Article 4, Section
4.45(G)(2) of the Zoning Ordinance requires that off-street parking be provided
within 100 feet of the building being served, distance being measured along the most
direct line of public pedestrian access. The applicant is proposing a shared parking
agreement with Adams Square Shopping Center, which is 1,300 feet away from the
subject property. Therefore, a variance of 1,200 feet was requested. OR B. Chapter
126, Article 4, Table A of the Zoning Ordinance requires that beauty salon uses
provide 2 parking spaces per service chair, or 1 parking space per 300 square feet of
floor area, whichever is greater. The applicant is proposing 23 service chairs and is
required to provide 46 parking spaces. The subject property has 24 parking spaces
on-site. Therefore, a variance of 22 parking spaces was requested.

Mr. Canvasser moved to deny the variance. He stated that strict compliance with the
ordinance would not unreasonably prevent the petitioner from using the property for
its permitted purpose, noting that the business could have 11 chairs. He said
compliance with the ordinance was not demonstrated to be unnecessarily
burdensome and that the variance would not do substantial justice to property
owners in the area. He said that distance, inclement weather, temperatures, and time
of day could all dissuade people from actually using Adams Square for parking, which
would result in increased parking pressures around 670 S. Old Woodward. He stated
the City was not provided with specific ways the requirement for stylists to park at
Adams Square would be enforced, and noted that the City was also not provided with
any examples of leases between the business and the stylists that would require that
or would provide penalties for failure to comply. He said he found no unique
circumstances, that the issue seemed self-created, and that the appellant could have
done more due diligence to avoid this issue. He stated that the distance between the
business and the stylist parking would also present potential safety issues for the
stylists, especially in light of the necessity to cross Woodward.
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Vice-Chair Morganroth concurred with Mr. Canvasser. He suggested that the
appellant consider using 11 chairs and find another way to use the balance of the
space. He stated that having to cross Woodward would likely deter stylists from using
Adams Square for parking, which would then result in stylists parking closer to 670
S. Old Woodward, which would then result in decreased parking available for other
retailers and possibly residents near 670 S. Old Woodward.

Motion carried, 7-0.

ROLL CALL VOTE
Yeas: Canvasser, Lillie, Rodenhouse, Reddy, Morganroth, Hart, Miller
Nays: None

5) 1759 Henrietta
Appeal 21-49

ABO Zielke presented the item, explaining that the owner of the property known as 1759 Henrietta
was requesting the following variances to construct a second floor addition to an existing non-
conforming single-family home:

A. Chapter 126, Article 2.08.2 of the Zoning Ordinance requires that the minimum
distance between principal residential buildings on adjacent lots of 14.00 feet or 25% of
the total lot width whichever is larger. The required is 14.00 feet. The proposed is 12.50
feet. Therefore, a variance of 1.50 feet was being requested.

B. Chapter 126, Article 4.30(C)(1) of the Zoning Ordinance permits a covered or
uncovered porch including the steps may project into a front open space for a maximum
distance of 10.00 feet. The existing and proposed is 13.59 feet. Therefore, a variance of
2.5 feet was being requested.

ABO Zielke noted the request for variance B was revised down after the agenda was published
from 3.59 feet to 2.55 feet.

Chris Joseph, owner, reviewed the letter describing why these variances was being sought. The
letter was included in the evening’s agenda packet.

Motion by Mr. Miller

Seconded by Mr. Hart with regard to Appeal 21-49, A. Chapter 126, Article 2.08.2 of
the Zoning Ordinance requires that the minimum distance between principal
residential buildings on adjacent lots of 14.00 feet or 25% of the total lot width
whichever is larger. The required is 14.00 feet. The proposed is 12.50 feet. Therefore,
a variance of 1.50 feet was being requested; and, B. Chapter 126, Article 4.30(C)(1)
of the Zoning Ordinance permits a covered or uncovered porch including the steps
may project into a front open space for a maximum distance of 10.00 feet. The
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existing and proposed is 13.59 feet. Therefore, a variance of 2.55 feet was being
requested.

Mr. Miller moved to approve the variances and to tie them to the plans largely as
submitted, with the clarification that variance B was being amended to a 2.55 foot
request. He said the request was reasonable and fit with the character of the
neighborhood. He noted that the pre-existing, older home was not situated in
accordance with the City’s current requirements for the building envelope, and so the
problem was not self-created.

Motion carried, 7-0.

ROLL CALL VOTE
Yeas: Miller, Hart, Canvasser, Lillie, Rodenhouse, Reddy, Morganroth
Nays: None

6) 551 S. Bates
Appeal 21-50

ABO Zielke presented the item, explaining that the owner of the property known as 551 S. Bates
was requesting the following variances to construct a front and rear patio to an existing non-
conforming home:

A. Chapter 126, Article 2.10.1 of the Zoning Ordinance requires that the maximum lot
coverage is 30% (1826.40 SF) of the lot. The proposed is 35.82% (2181.00 SF).
Therefore, a variance of 5.82% (354.60 SF) was being requested.

B. Chapter 126, Article 4.31(A) of the Zoning Ordinance requires that a minimum of
65% (958.75) of the front open space in all single family districts shall be free of paved
surfaces. The proposed is 63.34% (935.00 SF). Therefore, a variance of 1.66% (23.75
SF) was being requested.

C. Chapter 126, Article 4.30(C)(1) of the Zoning Ordinance permits a covered or
uncovered porch including the steps may project into a front open space for a maximum
distance of 10.00 feet. The existing and proposed is 13.60 feet. Therefore, a variance of
3.60 feet was being requested.

Jane Synnesvedt, owner, reviewed the letter describing why these variances were being sought.
The letter was included in the evening’s agenda packet.

Motion by Mr. Hart

Seconded by Mr. Reddy with regard to Appeal 21-50, A. Chapter 126, Article 2.10.1 of
the Zoning Ordinance requires that the maximum lot coverage is 30% (1826.40 SF)
of the lot. The proposed is 35.82% (2181.00 SF). Therefore, a variance of 5.82%
(354.60 SF) was being requested; B. Chapter 126, Article 4.31(A) of the Zoning
Ordinance requires that a minimum of 65% (958.75) of the front open space in all
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single family districts shall be free of paved surfaces. The proposed is 63.34% (935.00
SF). Therefore, a variance of 1.66% (23.75 SF) was being requested; and, C. Chapter
126, Article 4.30(C)(1) of the Zoning Ordinance permits a covered or uncovered porch
including the steps may project into a front open space for a maximum distance of
10.00 feet. The existing and proposed is 13.60 feet. Therefore, a variance of 3.60 feet
was being requested.

Mr. Hart moved to approve the variances and tied them to the plans as submitted. He
stated that the appellant has made several efforts to decrease the amount of
hardscape and to increase the open space, and that the existing non-conforming
property presented unique circumstances.

Motion carried, 7-0.

ROLL CALL VOTE

Yeas: Hart, Reddy, Morganroth, Miller, Canvasser, Lillie, Rodenhouse

Nays: None

7) 1679 Dorchester
Appeal 21-51

Appeal 21-51 was postponed.

T# 11-63-21
6. Correspondence
All correspondence was included in the agenda packet.

T# 11-64-21
7. General Business

T# 11-65-21
8. Open To The Public For Matters Not On The Agenda
None.

T# 11-66-21
8. Adjournment
Motion by Mr. Lillie

Seconded by Mr. Canvasser to adjourn the November 9, 2021 BZA meeting at 10:15
p-m.

11



Birmingham Board of Zoning Appeals
November 9, 2021

Motion carried, 7-0.

ROLL CALL VOTE
Yeas: Lillie, Canvasser, Rodenhouse, Hart, Reddy, Morganroth, Miller
Nays: None

y;
H#( ,/‘ /| —
Syl —

Bruce R. Johnson, Building Official
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Birmingham Board Of Zoning Appeals Proceedings
Tuesday, May 10, 2022
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, May 10, 2022. Chair Erik Morganroth convened the meeting at 7:30 p.m.

2. Rollcall

Present: Chair Erik Morganroth; Vice-Chair Jason Canvasser; Board Members Kevin Hart,
John Miller, Ron Reddy; Alternate Board Member Carl Kona

Absent: Board Members Charles Lillie, Pierre Yaldo

Administration:
Bruce Johnson, Building Official
Brooks Cowan, Senior Planner
Laura Eichenhorn, City Transcriptionist
Mike Morad, Assistant Building Official
Jeff Zielke, Assistant Building Official

Chair Morganroth welcomed those present and reviewed the meeting’s procedures.

Chair Morganroth described BZA procedure to the audience. 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 present.
3. Announcements

Michigan and Oakland County are at a substantial rate of COVID-19 community transmission. Per
Occupational Safety and Health Administration (OSHA) mask guidance for areas of high or
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substantial community transmission levels, and to continue to protect essential government
operations and functions, the city requires masks in City Hall for all employees, and for board and
commission members. Masks are recommended for members of the public who attend city
meetings. The city continues to provide KN-95 respirators for all in-person meeting attendees.

T# 05-21-22
4, Approval Of The Minutes Of The BZA Meetings Of April 12, 2022

Vice-Chair Canvasser said that on page five, the third full paragraph, ‘orginance’ should be
changed to ‘ordinance’, and ‘building’ should be changed to ‘buildable’ in the same line.

Motion by Mr. Reddy
Seconded by Vice-Chair Canvasser to accept the Minutes of the BZA meeting of April
12, 2022 as amended.

Motion carried, 6-0.

VOICE VOTE
Yeas: Morganroth, Canvasser, Hart, Reddy, Miller, Kona
Nays: None

5. Appeals
T# 05-22-22
1) 525 W. Merrill
Appeal 22-14

SP Cowan presented the item, explaining that the owner of the property known as 525 W Merrill
was requesting the following variance to install a sign for a legal nonconforming commercial use
in an R8 Attached Single Family residential zone:

A. Article 1, Table B of the Sign Ordinance permits permanent business signs in
commercial zones only. The applicant is applying to have a permanent business sign in an
R8 Attached Single-Family zone, therefore a dimensional variance of 2.58 square feet is
being requested.

In reply to Vice-Chair Canvasser, BO Johnson stated that tying an approval to the present plans
as submitted would prevent the variance from transferring to any potential future owner of 525
W. Merrill.

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

In reply to Chair Morganroth, Mr. Biddison said the aim was to make the business a little bit easier
to find since it is residential in appearance.
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In reply to Mr. Kona, Mr. Biddison said clients are both walk-in and by-appointment. He noted
that there are also new clients to the business and the sign helps those clients locate the business.

Motion by Mr. Miller

Seconded by Vice-Chair Canvasser with regard to Appeal 22-14, A. Article 1, Table B
of the Sign Ordinance permits permanent business signs in commercial zones only.
The applicant is applying to have a permanent business sign in an R8 Attached Single-
Family zone, therefore a dimensional variance of 2.58 square feet is being requested.

Mr. Miller moved to approve the variance and tied the approval to the plans as
submitted. He said he saw no negative impacts in allowing the signage given its
subtlety and said it would be helpful in locating the business. He said the need for the
variance was not self-created and is due to the unique circumstances of the business
being legally non-conforming in the R8 zone.

Mr. Hart said he was supportive of the motion. He said allowing the sign would
prevent this business’ clients from accidentally knocking on residential neighbors’
doors when trying to find the business. He said it was a reasonable request, not really
a change in use, and fitting in the context.

Mr. Kona said he would not support the motion because the area was predominantly
residential, with the commercial building across the street having no signage. He said
that residents of the Baldwin House would be able to see 525 W. Merrill’s illuminated
sign at night.

Mr. Reddy said he would also not support the motion, stating that strict compliance
with the ordinance would not prevent the petitioner from using the property as it was
designed to be used.

Chair Morganroth said he would support the motion. He said that if the City aimed to
phase out legally non-conforming parcels, then the City would not allow a six-month
gap in occupancy during which the legally non-conforming status can transfer to a
new occupant. Since the City does allow this, he said the City is encouraging this
legally non-conforming use, and thus this use deserves the right to a regular sign.

Vice-Chair Canvasser reiterated BO Johnson’s statement that this variance would be
limited to the present occupant and any future occupant would have to seek a new
variance if they desired a sign. He said the variance did not enlarge an existing non-
conformity, that there was a practical difficulty, and that granting the variance would
help reduce potential disruptions to the residential surroundings. He said there was
a benefit to both the neighborhood and owners of 525 W. Merrill. For these reasons,
Vice-Chair Canvasser said he would support the motion.

In reply to the Chair, SP Cowan confirmed that the illuminance of the sign is regulated
by the sign ordinance and would be reviewed as part of the final application.
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Motion carried, 4-2.

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

2)

T# 05-23-22
500 Arlington
Appeal 22-15

ABO Zielke presented the item, explaining that the owner of the property known as 500 Arlington
was requesting the following variance to construct a new home with attached garage:

A. Chapter 126, Article 4.75 (A)1 of the Zoning Ordinance requires that a private
attached, single family residential garage be setback a minimum of 5.00 feet from the
portion of the front fagade on the first floor of the principal residential building that is
furthest setback from the front property line. The proposed garage is 36.96 feet in front
of the portion of the front fagade. Therefore, a variance of 41.96 feet is being requested.

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

In reply to the Chair, Mr. Sweeney said:

If he had to comply with the ordinance the home would not be able to have an attached
garage without going 40 feet further into the backyard;

It would be an odd location for the garage and would cause it to be facing the neighboring
home;

It would also be possible that they would have to eliminate the garage entirely;

He could move the house forward a bit under 20 feet and remain within the setbacks;
Locating the house further from the street made the variance request larger;

The variance could be half the requested amount if the house were moved closer to the
street;

The intention was to avoid having the angle of the street dictate the design of the house;
and,

He created the volume where the house could be built, and he did not feel that the house
was required to be parallel to the property line or to the street at the front of the house.

In reply to Mr. Miller, Mr. Sweeney stated:

He only became aware that he was not meeting the ordinance in March 2022;

When the home was being designed he thought he was meeting the ordinance;

A facade is a plane, not a point, and so the plane of the glass on the front of the home
was being treated as the front facade when he met with the City two years ago;

The garage was placed about 6.5 feet behind that plane of glass;

Whether the garage had to be moved another foot or had to be shrunken a bit remained
up for debate because the definition of ‘facade’ in this case was still being discussed. The
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ordinance is not clear on what length of a building qualifies as a ‘facade’, and he has no
vertical surface parallel to the setback line;

e He believed the interpretation took this long because he and the City agree on what would
be allowed on a rectilinear lot, but diverge on what is allowed on an angular lot; and,

e The City's interpretation created a line, parallel to the front property line, that passes
through the building and behind which the garage must be located.

Mr. Miller said:

e The project began as a large lot and new construction, and that one of the more simple
aspects of the ordinance is that the garage must be located five feet back from the face
of the house. In those circumstances it is usually not difficult to meet that aspect of the
ordinance;

e The BZA would need to see a hardship or uniqueness in this case to grant the variance;

e If the two axes of the home had been angled to the front of the lot, the applicant likely
could have met the zoning ordinance;

e He was sure that the applicant could still locate a two-vehicle garage on the lot; and,

e The applicant’s contention seemed to be that the design was very far along, and the City’s
interpretation of the ordinance is what is causing the hardship.

Mr. Sweeney said he did not know of many houses that have an approximately 2400 sq. ft. area
in front of the garage, where the garage is still considered not far enough back. He said the
matter arose because measuring the front facade was not clear in the ordinance or in this case,
and was not communicated to the applicant until March 2022. He said the issue was not simple
since the applicant met with the City two years prior and was not informed of the present
expectation. He said a case similar to this one has probably not arisen before, which likely
complicated the interpretation.

Mr. Miller asked if Mr. Sweeney’s description of the chronology of events aligned with the City’s.

ABO Zielke said once the item was submitted, there was some back-and-forth regarding where
the facade would be located on the plans. He said that because of the uniqueness of the angles,
it took the City some time to conclude how it should be measured.

Vice-Chair Canvasser noted that the variance request before the BZA was a dimensional variance,
and not an appeal of an interpretation. He said the BZA should be focused on the present request.
He asked BO Johnson if he concurred.

BO Johnson said in response to Mr. Miller's inquiry, he believes the chronology as presented by
Mr. Sweeney is accurate. BO Johnson said he was not involved early on or with the concluding
decision about where the facade should be located on the drawings.

Mr. Hart said he believed the City interpreted the ordinance correctly, and provided an example
where the BZA has required a garage to be located five feet behind a front door that was inset
three feet from a front facade. He said this case was similar, in that part of the house is
approximately 51 feet in front of the front door. He said the BZA exists because of situations like
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this, however, to also consider the spirit of the law, and that it was clear in this case that the
front door is far behind the front of the house.

Chair Morganroth concurred, saying that the City seeks to avoid a form where a garage is the
leading facade instead of the front door. He said in this case there is a lot of massing in front of
the garage, and so the question becomes whether this unique design adequately meets the spirit
of the ordinance or not.

The Chair reminded the BZA that they had received three letters of support for the variance
request.

Motion by Mr. Reddy

Seconded by Mr. Miller with regard to Appeal 22-15, A. Chapter 126, Article 4.75 (A)1
of the Zoning Ordinance requires that a private attached, single family residential
garage be setback a minimum of 5.00 feet from the portion of the front facade on the
first floor of the principal residential building that is furthest setback from the front
property line. The proposed garage is 36.96 feet in front of the portion of the front
facade. Therefore, a variance of 41.96 feet is being requested.

Mr. Miller said because of the unique circumstances of this request he would move to
approve the variance and to tie it to the plans as submitted. He noted that there is a
24-foot wide portion of the building that is approximately 40 feet in front of the
garage door. He said the ten foot area on the far north side of the door could be
considered the facade and that the applicant could be seen as attempting to meet the
spirit of the ordinance.

Mr. Miller said much of the issue stems from the front angle of the street line of the
lot. He said it was a unique lot with a unique condition. He said approval in this case
should establish no precedent and that keeping the garage five feet behind the front
facade is important on typical residential streets. He said the garage in this case is far
behind the east wing of the house, and so given that he supported the motion.

Vice-Chair Canvasser said he would not support the motion, stating that supporting
the motion would be a reinterpretation of the City’s interpretation. He said that while
there is an avenue to challenge the City’s interpretation, such a request was not
presently before the BZA. He echoed Mr. Miller’s prior observation that this would be
new construction with no particular topographical issues or other issues that would
establish a practical difficulty. He stated that a substantially similar house could be
built on this lot. The Vice-Chair concluded that the appeal did not surmount the self-
creation issue.

Mr. Hart said he would support the motion. He said it was an extremely unique
circumstance, and said supporting the motion reflects not on the City’s interpretation
but on the spirit and intent of the ordinance. He noted that the BZA exists specifically
for cases like this, and that this project meets the intent of the ordinance. He said the
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unique design of the home should be encouraged and that the garage was well behind
the front facade.

The Chair said he would be supporting the motion. He said the unique angles of the
lot and the architecture require a more unique analysis. He concurred with Mr. Hart
that there is a large massing in front of the garage, and that if not for the unique
angles that make this structure notable the home could likely comply with the
ordinance but would also eliminate the uniqueness of the design. The home is set
back far from the street so any concern about the garage facing the street and being
visually unattractive does not apply to this particular home. He would like to
encourage unique structures like this to beautify the community.

Motion carried, 5-1.

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

T# 05-24-22
3) 2225 E. Fourteen Mile Rd
Appeal 22-16

SP Cowan presented the item, explaining that the owner of the property known as 2225 E.
Fourteen Mile Rd was requesting the following variances to update the site’s parking lot and
landscaping:

A. Chapter 126, Article 4, Section 4.54(C)(1) requires a screen wall along the side
or rear line of any parking facility which immediately adjoins the side line of property
zoned to a residential district. The subject property adjoins a school and a cemetery that
are zoned R2 Single Family Residential for a total of 997 feet, therefore, a dimensional
variance of 997 feet is being requested.

B. Chapter 126, Article 4, Section 4.54(C)(3)(a) requires a screen wall along the
front or side of any parking facility that abuts a street. The subject property has 441 feet
of parking lot facing a street; therefore, a dimensional variance of 441 feet is being
requested.

C. Chapter 126, Article 4, Section 4.21(F)(1) requires maximum height for pole
mounted luminaries to be 13’ for parking lots adjacent to residential properties. The
subject site is proposing 16’ pole mounted luminaires; therefore, a dimensional variance
of 3 feet is being requested.

D. Chapter 1, Article 1, Table D of the Sign Ordinance permits religious institutions
to have one sign at 20 square feet or less if less than 500 feet from occupied residential
dwellings, or 40 square feet of signage if it is more than 500 feet from occupied residential
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dwelling units. The applicant is proposing three signs for a total of 104 square feet of
signage, therefore a dimensional variance of 64 square feet is being proposed.

It was noted by Staff that the 64 feet requested in variance D was incorrect, and should have
been noticed as 84 feet.

Since variance D was noticed improperly, the BZA proceeded with variances A, B, and C and
postponed hearing variance D until it could be appropriately noticed.

Xander Bogaerts, architect, reviewed the letter describing why these variances were being sought.
The letter was included in the evening’s agenda packet.

In reply to Mr. Bogaerts, SP Cowan said the intent of Chapter 126, Article 4, Section 4.54(C)(3)(a)
was likely to ensure that a vehicle would be impeded from accidentally entering a street or
sidewalk from the parking lot, and to screen vehicle headlights and taillights.

In reply to Chair Morganroth, Mr. Bogaerts said variance B was being requested because the
parking is at least 60 feet back from the property line and is parallel parking. He noted that meant
there is no risk of a vehicle accidentally entering a street or sidewalk from the parking area, and
noted that vehicle headlights or taillights would not be effectively obscured by the screening wall
in this case.

Regarding variance C, Mr. Reddy said he would be concerned about the impact of the requested
taller light poles on the single family residences north of Bradford on the west side of Melton.

Mr. Bogaerts estimated that the impact on those residences would be similar between a 13-foot
light pole and a 16-foot light pole. He noted that there would be at least 200 feet of green space
and two layers of trees between the parking area near Melton and Melton Road itself, which he
said would prevent the residences from being impacted. He noted that the lights are shielded to
point downward. Mr. Bogaerts added that none of the residents on Melton had voiced concern
either during the Planning Board’s review of the item or during the present BZA review of the
item.

Motion by Mr. Miller

Seconded by Vice-Chair Canvasser with regard to Appeal 22-16, A. Chapter 126,
Article 4, Section 4.54(C)(1) requires a screen wall along the side or rear line of any
parking facility which immediately adjoins the side line of property zoned to a
residential district. The subject property adjoins a school and a cemetery that are
zoned R2 Single Family Residential for a total of 997 feet, therefore, a dimensional
variance of 997 feet is being requested; and, C. Chapter 126, Article 4, Section
4.21(F)(1) requires maximum height for pole mounted luminaries to be 13’ for
parking lots adjacent to residential properties. The subject site is proposing 16’ pole
mounted luminaires; therefore, a dimensional variance of 3 feet is being requested.

Mr. Miller moved to approve variances A and C and tied them to the plans as
submitted. He said those two variances were unique in that they are triggered by the
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residential zoning designation of Eton Academy to the north and the cemetery to the
east, neither of which are actually residential. The need for variances A and C, then,
was not self-created and was due to the unique circumstances of the property.

Chair Morganroth asked it be noted that Mr. Bogaerts said that if either Eton Academy
or the cemetery did become residential in the future that Our Shepherd Lutheran
would be open to meeting the ordinance.

Motion carried, 6-0.

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

T# 05-25-22
Motion by Mr. Hart
Seconded by Vice-Chair Canvasser with regard to Appeal 22-16, B. Chapter 126,
Article 4, Section 4.54(C)(3)(a) requires a screen wall along the front or side of any
parking facility that abuts a street. The subject property has 441 feet of parking lot
facing a street; therefore, a dimensional variance of 441 feet is being requested.

Mr. Hart moved to approve variance B and tied it to the plans as submitted. He said
the appellant submitted a responsible design of the property, with particular
attention to the perviousness of the site through the inclusion of the bioswale and
landscape islands. He said the variance would have little to no impact on the
neighboring properties. He said granting the variance would do substantial justice
both to the owner and to the neighbors.

Mr. Miller said he would not support the motion because of the importance of
screening parking.

Chair Morganroth said he also would not support the motion because the appellant
did not establish why they could not include the screening walls required by the
ordinance. He said the assumption of the intent of the ordinance as occurred during
the item’s discussion is not established fact. He said that this variance is not related
to the residential zoning of the parcels adjacent to the property and no hardship was
established. He said the screening walls in this case would have both benefit and
purpose.

Mr. Kona said he also would not support the motion. He noted the appellant has the
option to use greenery to replace the screening wall, and said screening parking is as
much an aesthetic issue as it is an issue of safety or an issue of obscuring headlights
or taillights. He stated that 60 feet is only about three car lengths away and a lack of
a screening wall in this case would result in a lot of additional illumination of 14 Mile.

Motion failed, 3-3.
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ROLL CALL VOTE
Yeas: Canvasser, Hart, Reddy
Nays: Morganroth, Miller, Kona

BO Johnson asked the Board to retain their materials for this appeal.

T# 05-26-22
4) 1061 Forest
Appeal 22-18

ABO Zielke presented the item, explaining that the owner of the property known as 1061 Forest
was requesting to construct a porch/patio in the required side yard of an existing home:

A. Chapter 126, Article 4, Section 4.30(C)(3) of the Zoning Ordinance requires that
patios do not project into a required side open space. A patio and stairs is being proposed
to project 8.00 feet into the south side open space; therefore, a variance of 8.00 feet is
being requested.

Nicholas Green, representative for the petitioner, reviewed the letter describing why this variance
was being sought. The letter was included in the evening’s agenda packet.

In reply to the Chair, Mr. Green stated that the distance from the last step to the front door would
be further than it presently is. The porch and steps will be Trex composite decking.

Motion by Vice-Chair Canvasser

Seconded by Mr. Kona with regard to Appeal 22-18, A. Chapter 126, Article 4, Section
4.30(C)(3) of the Zoning Ordinance requires that patios do not project into a required
side open space. A patio and stairs is being proposed to project 8.00 feet into the
south side open space; therefore, a variance of 8.00 feet is being requested.

Vice-Chair Canvasser moved to approve the variance and tied it to the plans as
submitted. He said it was not a self-created issue and that the property had very
unique circumstances including how the house is angled, where the front of the home
is, and how those do not align. He said the steps are a safety issue and that the
applicant would not be going substantially larger than the current steps. He said he
saw effort at mitigating the request. The Vice-Chair stated the variance would do
substantial justice to the petitioner as well as other property owners, and strict
compliance with the ordinance would render conformity unnecessarily burdensome.

Motion carried, 6-0.
ROLL CALL VOTE

Yeas: Morganroth, Canvasser, Hart, Reddy, Miller, Kona
Nays: None
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T# 05-27-22
5) 36877 Woodward
Appeal 22-19

SP Cowan presented the item, explaining that the owner of the property known as 36877
Woodward was requesting the following variances to construct a new veterinary clinic in the TZ-
3 Transition Zone:

A. Chapter 126, Article 4, Section 2.46.2 of the Zoning Ordinance requires the
minimum front yard setback for the building facade to be built within 5 feet of the front
lot line for a minimum of 75% of the street frontage length. The applicant is proposing a
building facade within 5 feet of the front lot line for 55% of the street frontage length,
therefore a dimensional variance of 35 feet is being requested.

B. Chapter 126, Article 4, Section 4.53(A)(1) of the Zoning Ordinance requires that
no more than 25% of a property’s frontage, or 60 feet, whichever is less, shall be occupied
by parking lot. The applicant is proposed 32% of their frontage line to be occupied by
parking a parking lot; therefore, a dimensional variance of 12 feet is being requested.

C. Chapter 126, Article 4, Section 4.83(B)(3) of the Zoning Ordinance requires that
buildings longer than 100 feet to have one (1) usable entrance for every full 50 feet of
frontage along the front public sidewalk. The applicant is proposing a building width of
100'8"” with one door facing the frontage, therefore a dimensional variance of 1 door is
being requested.

Mike Matthys, architect, reviewed the letter describing why these variances were being sought.
The letter was included in the evening’s agenda packet.

In reply to Chair Morganroth, Mr. Matthys said variance A was being sought because complying
with the ordinance would make the building less architecturally pleasant, especially when viewed
from Woodward heading north. He added that meeting the ordinance and maintaining the extant
access points would also be problematic. He said he was unsure if he could move the parking to
the building’s rear if he lengthened the building to the north while making the building shallower.

Chair Morganroth noted that the petitioner was not restrained by the existing footprint since the
proposal was for a complete demolition and rebuild.

Mr. Matthys acknowledged that to be the case, but said the plans were constrained by efforts to
maintain the same access points, efforts to maximize parking on-site, and the utility on the
southern boundary of the site. He said the petitioner has pushed to meet the intent of the
ordinance while accommodating the restraints of the site.

In reply to the Chair, Mr. Matthys said variance A could be lessed by approximately 15 feet if the
southern trapezoidal corner were eliminated.

1
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BO Johnson confirmed for Mr. Reddy that the locations of the site’s curb cuts are determined by
MDOT.

Motion by Vice-Chair Canvasser

Seconded by Mr. Hart with regard to Appeal 22-19, A. Chapter 126, Article 4, Section
2.46.2 of the Zoning Ordinance requires the minimum front yard setback for the
building facade to be built within 5 feet of the front lot line for a minimum of 75% of
the street frontage length. The applicant is proposing a building facade within 5 feet
of the front lot line for 55% of the street frontage length, therefore a dimensional
variance of 35 feet is being requested; B. Chapter 126, Article 4, Section 4.53(A)(1)
of the Zoning Ordinance requires that no more than 25% of a property’s frontage, or
60 feet, whichever is less, shall be occupied by parking lot. The applicant is proposed
329% of their frontage line to be occupied by parking a parking lot; therefore, a
dimensional variance of 12 feet is being requested; and, C. Chapter 126, Article 4,
Section 4.83(B)(3) of the Zoning Ordinance requires that buildings longer than 100
feet to have one (1) usable entrance for every full 50 feet of frontage along the front
public sidewalk. The applicant is proposing a building width of 100'8” with one door
facing the frontage, therefore a dimensional variance of 1 door is being requested.

Vice-Chair Canvasser moved to approve all three variances and tied the approvals to
the plans as submitted. He stated that the property had unique circumstances that
would render compliance with the ordinance unnecessarily burdensome. He said the
plans would do substantial justice to other property owners and to the City as a
whole, especially given the site’s gateway location.

Vice-Chair Canvasser said that while the petitioner could meet the ordinance instead
of seeking variance C, he noted that asking the petitioner to do so would have
cascading effects that would change the entire proposal. He said he found the
proposed plans reasonable overall, that the door is almost on the frontage, and that
the grade of the property also impacted this aspect of the plans.

Mr. Hart said the petitioner worked to make the plans as ordinance-compliant as
possible. He noted that there are specific architectural challenges with veterinary
medicine that the plans address.

Chair Morganroth said he would not support the motion. He said the requirements of
TZ-3 zoning were designed intentionally, and that this proposal could do more to
come closer to compliance. He noted that removing the trapezoidal design of the
southern corner could lower the request for Variance A to about 20 feet.

Motion carried, 4-2.
ROLL CALL VOTE

Yeas: Canvasser, Hart, Reddy, Miller
Nays: Kona, Morganroth
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T# 05-28-22
6) 201 Southfield
Appeal 22-20

SP Cowan presented the item, explaining that the owner of the property known as 201 Southfield
was requesting the following variance to install additional bedrooms within the property’s four
multi-family units:

A. Chapter 126, Article 4, Section 4.46, Table A of the Zoning Ordinance requires 2
parking spaces per residential unit with 3 or more room units in an R7 Zone. The applicant
is proposing four multi-family units with three room units each, therefore requiring eight
parking spaces. The subject site has four parking spaces; therefore, a dimensional
variance of four parking spaces is being requested.

Stephen Bonamy with Creative Brick reviewed the letter describing why this variance was being
sought. The letter was included in the evening’s agenda packet.

The Chair explained that there is a history of parking variance requests coming before the BZA.
He noted that it is difficult for the BZA to consider approving a variance if the parking spaces
needed are not provided elsewhere, possibly through on-street parking or leasing parking from
another owner. He asked whether the applicant had pursued any such options.

John Ketty, owner of Creative Brick, stated he had not checked with the parking structure across
the street about leasing four parking spaces to meet the ordinance.

Motion by Mr. Miller

Seconded by Mr. Reddy with regard to Appeal 22-20, A. Chapter 126, Article 4, Section
4.46, Table A of the Zoning Ordinance requires 2 parking spaces per residential unit
with 3 or more room units in an R7 Zone. The applicant is proposing four multi-family
units with three room units each, therefore requiring eight parking spaces. The
subject site has four parking spaces; therefore, a dimensional variance of four parking
spaces is being requested.

Mr. Miller moved to deny the variance request. He said that while there are challenges
given the size of the site, in similar circumstances there have always been attempts
to supply parking spaces in other ways, as the Chair previously stated. Mr. Miller said
he had heard no attempts at mitigating the variance request on the part of the
applicant. He said the situation was self-created since the applicant was undertaking
the work that would require the increase in parking spaces.

Mr. Kona concurred with Mr. Miller. He said the applicant could also not control how

the two-bedroom units would be used, and noted that he could not support increasing
the demand on the available parking.

13
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Mr. Reddy said the parking ordinances exist to maintain sufficient parking, and noted
that there are already challenges in parking on residential streets in the area near
201 Southfield.

Vice-Chair Canvasser said he would not support the motion. He said two adults
renting an apartment with one parking spot would determine for themselves how to
navigate the lack of an additional parking space. He said that the pre-existing non-
conformity and some self-creation made the decision a close one, but that he was
ultimately all right with granting the variance.

Mr. Hart said he would not support the motion either. He said that putting two more
parking spaces in place of the proposed pergola would reduce the value and aesthetic
of the property. He stated that this is an urban setting and noted that the draft 2040
Plan has discussed increasing density. He said he did not believe that the additional

bedrooms would increase the occupancy of the building and said that adding more
parking spaces in this situation was not justified.

Motion carried, 4-2.

ROLL CALL VOTE

Yeas: Morganroth, Reddy, Miller, Kona
Nays: Canvasser, Hart

6. Correspondence

Three letters regarding Appeal 22-15 were provided to the BZA and to the petitioner.

BO Johnson also summarized a memorandum from the City Attorney regarding the Open
Meetings Act.

7. Open To The Public For Matters Not On The Agenda

T# 05-29-22
8. Adjournment

Motion by Vice-Chair Canvasser
Seconded by Mr. Kona to adjourn the May 10, 2022 BZA meeting at 10:22 p.m.

Motion carried, 6-0.
VOICE VOTE

Yeas: Morganroth, Canvasser, Hart, Reddy, Miller, Kona
Nays: None
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Bruce R. Johnson, Building Official

%M»\/

Laura Eichenhorn

City Transcriptionist
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CASE DESCRIPTION

925 LARCHLEA (25-29)
Hearing date: November 18, 2025

Appeal No. 25-29: The owner of the property known 925 Larchlea, requests the
following variance to construct an addition to the existing home:

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

Staff Notes: The applicant is seeking a variance to construct a second story addition
to the existing non-conforming home that was constructed in 1950.

This property is zoned R1 — Single family residential.

Andrew Erickson
Assistant Building Official



CHAPTER 126 - ZONING

ARTICLE 8: ENFORCEMENT AND PENALTIES

8.01 The Board of Zoning Appeals

3. Variances.

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

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

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

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

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

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

Received Date: Hearing Date:
Received By: Appeal #:
Type of Variance: Elnterpretation ﬁ Dimensional n Land Use n Sign n Admin Review
I. PROPERTY INFORMATION:
Address: 925Larchlea Drive Lot Number: 136 Sidwell Number: 08-19-35-180-011

Il. OWNER INFORMATION:

Name: Rick Kastler

Address: 925 Larchlea Drive City: Birmingham State: MI Zip code: 48009-2938

Email:* rick@kastlerconstruction.com Phone: 248-379-2377

lll. PETITIONER INFORMATION:

Hame: Rick Kastler Firi/Cotmpany Naffies Kastler Construction Inc.

Address: o5 s. Main Street S Clawson State: g | ZiPCode 4an17

Email: | . Phone:
rick@kastlerconstruction.com 248-379-2377

IV. GENERAL INFORMATION:

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

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

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

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

Variance Chart Example

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

V. REQUIRED INFORMATION CHECKLIST:

Please provide the following in your electronic submission:

Completed and signed application

Signed letter of practical difficulty and/or hardship

Certified survey

Building plans including existing and proposed floor plans and elevations

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

0 O 0 O

VI. APPLICANT SIGNATURE

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

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

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

Signature of Owner: //Z///Z"/— pate: __[0 ’C‘l h=

4/ ’
Signature of Petitioner: // - Date: JIDILCQ R

Revised 01/17/2024




CITY OF BIRMINGHAM
BOARD OF ZONING APPEALS
RULES OF PROCEDURE

ARTICLE I - Appeals
A. Appeals may be filed under the following conditions:

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

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

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

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

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

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

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

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

5. In variance requests, applicants must provide a statement that clearly sets forth all special

conditions that may have contributed to a practical difficulty that is preventing a reasonable
use of the property.

Revised 01/17/2024



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

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

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

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

The order of hearings shall be:

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

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

Interested parties' comments and view on the appeal.

Rebuttal by applicant.

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

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

When a motion made is to approve or deny a petitioner's request and if there is a tie vote,
then the vote results in no action by the board and the petitioner shall be given an
opportunity to have his or her request heard the next regularly scheduled meeting when all
the members are present.




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.

ARTICILE IT - 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.



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.

2/

Signatufe 5FApplicant

DECEMBER 2018 Page 3



1. NO TITLE POLICY SUPPLIED BY HE CLIENT. EASEMENTS MAY
EXIST AND ARE NOT SHOWN.

2. BEARINGS ARE BASED ON "TALIAFERRO ESTATES".

AVERAGE SKETCH OF SURVEY
FRONT SETBACK:  pART OF THE SOUTHWEST 1/4 SECTION 26, T. 2N, R. 10E.,
%23 = :}-g, CITY OF BIRMINGHAM, OAKLAND COUNTY, MICHIGAN.
zggg 200 "ASSESSOR'S
SITE PLAT NO. 23.
4939 = 41.3' L. 30,
#955 = 41.6’ PG. 53
#1055 = 38.1° | o7 0.CR.  LOT
AVG. = 4098 26 25 PROPERTY DESCRIPTION:
opmiq 2% ) (PER CITY OF BIRMINGHAM ASSESSING)
. S023713E L | 73-Q0 PARCEL NO. 19-35-180-011
- LANDSCAPING “8 #925 LARCHLEA DRIVE
o
o ‘ I S 1o
0| <+ LOT 136 OF "TALAFERRO ESTATES", A
¥ | ”TI_?‘SLTI':EERO o 3 SUBDMSION OF PART OF THE NORTH
y ) NORTHWEST 1/4 OF SECTION 35, T.2N.,
| LIBER 43 OF ) R.10E., CITY OF BIRMINGHAM, OAKLAND
PLATS, 5o COUNTY, MICHIGAN, AS RECORDED IN
x PAGE 26, = > LIBER 43 OF PLATS, PAGE 26, OAKLAND
| 0.CR. R COUNTY RECORDS.
| Cr o S GRAPHIC SCALE
= ob ey 20 0 10 20
— D
< @ ol
= = D
| o o, ( IN FEET )
x |X_c%f PAVERS [~ PAVERS 1 inch =20 ft.
o |1 &
i 136 g LOT
8.0 ol 137
- EX AN 2L 229 N
~ RES. o ‘ house to house
#925 ok PATIO
o J/ BLOCK
& PATH
O =<
o | LOT AREA = 10,875 SQ. FT.
W- ) L _ EX. HOUSE/GARAGES = 3,187 SQ. FT.
i 6.3" -
/ T PORCH EX. PORCH/DECK/LANDSCAPE
WALLS, CONCRETE AND BRICK/
STONE PAVING SURFACES &
FRONT PORCH = 1,838 SQ. FT.
STONE
N PAVERS | CpRIvE = EXISTING IMPERVIOUS SURFACES
X ' I (HOUSE & GARAGES) COVERAGE = 29.3%.
* o~
re) S EXISTING IMPERVIOUS SURFACES
o IS (HARD SURFACES & WALLS) = 16.9%
0 n ,
pd SURVEYOR'S CERTIFICATE
1 ‘;&: | HEREBY CERTIFY THAT | HAVE SURVEYED AND
232 T3W 75.00" ewp. MAPPED THE LAND ABOVE PLATTED AND/OR
{ IRON DESCRIBED ON 7/5/2025 AND THAT THE RATIO
\' Ao, OF CLOSURE ON THE UNADJUSTED FIELD
CAPRED LARCHLEA DRIVE OBSERVATIONS _QF. SUCH. SURVEY WAS LESS
THAN 1/5000yF M, o
(60 FEET WIDE) | ,ﬂx?,’_.—-—--hj‘:f/@m%
§A87 pAUL Y
LEGEND £y WALTER %%
@ FOUND IRON § 1 KINNUNEN .2
O SET IRON g i98
EXISTING FENCE &R LicenseNo. /G2
X %0\, 4001048781 <& &
NOTES: S e a4

[

PA\{L W. KINNUNEN, P.S. #4001048781

REV. 8/26/2025

LINE & DISTANCE, LLC.

P.O. BOX 85095 WESTLAND, MI 48185 PH: 313.350.0412

Email: pwk 2190@yahoo.com

DATE: 7/11/2025
[DRAWN BY: MGB
SCALE: 1" = 20'

DWG. NO.
1 OF 1



tammis@ekocite.com
Typewritten text
22'-9"
house to house


Project:
| Residence
| 925 Larchlea Drive
B Lo % - A ; ‘ . Birmingham, Mi
v umm ‘ ZONING:: R 48009

S ; —
LoT <1ZE ¢ !@/3’7 W P “ General. Contractor:

A P AGE & 5 . Kastler Construction
X DO%% = H26TL.H ALLoWARBLE LOT CoVEEAGE 2 F |

425 South Main Street
¢ A0, = 4;*?;?;4:@53 AlLLowsBLE oPEW SPACE

REMOVE EX|ST, PERGOLA 4 PaTio
For Nex HARDLCAPE pPATI — e~

Clawson, Ml 48017
X 2O 248-655-5580 (office)
= G, 515, 0 248-379-2377 (cell)

Architect:
Property line Tammis Donaldson
- P o ‘ f - Y - o | # 7 " .

to house EAlET HousE € GARARE FoTPRILTL &/ 1&7.00 Ekocite Architecture
2 | EX1&T. CovER' D FRONT PorRCH: 1G.0o ;37 E| glokon’:;ilei% 5\7\/3e
o) =N A f a | ; L i e ot e mn | oyal Oak,

i’f &L‘jcik zw@ E LoelZ. L?‘w s PRO POl CANTILEN/EE ADDITION 59,00 ¢

el O ool ; : L

//
2
EX 15T
2Ze!
SETPLe K
[4 5. oo

&5, 00"
50,

s

o

8.0

MO B

W
-

T W

w

248-629-7428 (office)
tammis@ekocite.com
www.ekocite.com

o

®

T — | lohs] PRoposED OPEN SPACE LIST ! | [ ATE ©
o e S| T vARiANCE EXIST, HOUGE deARAGE 51870 &F, =-l9- 25

=t d \ TR - ——l ‘ EXIST FRONT PoRcH | .o b, |

PROPUGBI> CANTILENVRZE ADDITION 9,00  &fF 10-9-2025

rZr’Z(I,G:‘? )

1&———?
R
™,
S

| AT gl b NG (22.3%0), EX 16T, EEoMNT &l DENVA L 1o, c0 5, Fy

| KRE<, i 1 1 5 = A A i——— B ST, F e .

| L EEACE Y | Holsk 1o ExieT, DRNVEAT B18.c0 &F 10-29-25
| ‘E?{iﬁ:}f « i LA N Hou<E

TR (L) == - B S EXIST CoURT(ARD PATIO 7.0%,00  &F,
SR F B e ' —eve x 1 & - | TR R S g o B 1 A W i L N - s
- o i e : oo : » o e . % ’ ] i» i’“w " v ¢ = 4 ”TZ:‘WTA ,{,,« CJ{‘;\] E}? 6/ O )_)4 ¢ OO ‘:::v, ;y

SOREE 45 ~ur s # [
?M} [ “:%'J ; » & t‘}%f\
S e L] H

3
i
H
]
3
P
&
4y
1w
a

|
{
|
|
i
1
i
e

F 2 BT

DN E |

4o
Ex 1
0,08

AVE.

] \i v
21-8 Y-

SSOALEL | = Ao

E DOURVEY B LINe s DBTANCE LLC ™ '\ e
( DOUTH ) PROPOSED \ARIANCE 4I0DE e — S T T N |
. [ \ J i

SZCALE L |0

e | E}{ 1_42;1‘

e
iz

£x |
K

A

-

N
Ve RIANCE |

A > |
i |
i ( i -
il e L
: PRI, BATH ¥ |
{ . bt SN 4 A
P . « : , 7<——~ STACK e ABcNVE
w M - " . ‘2"1 T “i’" = ‘f VVVVVV , Ay . . B - g ' g:';\ i';za’f‘,_ ~W% ) /;v; \,\:“JA’ .
- 1 1NN ! ~~ 2 . o gXi=2l NG A
| : | maa—— 3 2 \
i ! § ; W . D i
| i { : 18 § R o — PR T | — 5 :
L i ; g 'ﬁ:f"’“rf*l = i 2 E){;f’;ﬁ’ﬁ %,:E;:;@w L, %’/w; }u.._. } il = | $ 4
,,,,, 2 ; I’
— b st vt § oo : ! g i
R ] /
I E e — - — - + -t i a v B R TR |
Z | + = . -
. | / Pt D EDRacAN
i l i /
i i i
i |
f i Y
e | ;;f;\ £ L : “"‘T N P
i
SRR % : j;;“,‘" 7 — “‘% o

W

7 el e g Py 2/ e ‘
T & I # LG I L R
——d L}{‘{;v e !/é%' = =2

e !


tammis@ekocite.com
Typewritten text
10-9-2025

tammis@ekocite.com
Line

tammis@ekocite.com
Line

tammis@ekocite.com
Line

tammis@ekocite.com
Typewritten text
5.9 
Property line
to house

tammis@ekocite.com
Typewritten text
4.85'

tammis@ekocite.com
Typewritten text
10-29-25

tammis@ekocite.com
Line


- B
S

o . Project:
15 .66 - : Residence
N ~ o JE ; 925 Larchlea Drive
! : Birmingham, Ml
| | 48009
ZO NIiNaE e - = General Contractor:

425 South Main Street
Clawson, Ml 48017
248-655-5580 (office)
248-379-2377 (cell)

Architect:
Tammis Donaldson
Ekocite Architecture
137 E Bloomfield Ave
 Royal Oak, M1 48073
248-629-7428 (office)
[ tammis@ekocite.com
| | : o www.ekocite.com

e

exE TeExet

§ . — {
PN AR B

T breroern Srronb Pual. fob A . Yo m (oo

gt o
. ] DEE T FROFOSED VAR AN ol SHEET|
== (covee FpaE-ZB-| FOR pMoRE IHFO, | T GARAEE

%5

i
A

|
i
I

BSTe PLAM

SUpPN/EY %T:Liﬁﬁé_ﬁiéTAHOE; Ll

Zba e

5,00

-

LARCHLEA DE, |

AE PLAL

LIVIHE Room KlteHed MUD Raom || Cou gD iEXE%f ge
ElaoE PLANS

L Reor PELoW

ABC Lols

! . . ! ‘\\
%
; j \

|

0
\
J
[
O
2

 GABIEE

2

\
YN

X | - » | | | ST PDEMKO Exlet. koo
— . | | e i \ | \GARBAGE To BEASAIN

S S S SR S { - . K\,\h
e e T N L R RMT B\

/ e - L J/ExIST RooF
e

:iTL vvvvvvvvvv ‘ » / CROOMES B ek \%

O REALTNY \

\‘\
5
5

) i:ﬂ <

15%  Existing garage door

‘av&"; - &k “u% §
1 3 .

“EVlETyg SECoOMD FLookz. . EY =T, vipsT FlooR PLALL

Bk PraZs Al o - M SCALE 'z |-o! S



tammis@ekocite.com
Typewritten text
Existing garage door
 

tammis@ekocite.com
Typewritten text
Existing garage door



Project:
Residence

925 Larchlea Drive
Birmingham, Mi
48009

General Contractor:
Kastler Construction
425 South Main Street
Clawson; Ml 48017
248-655-5580 (office)
248-379-2377 (cell)

Architect: '
Tammis Donaldson . ,
Ekocite Architecture -
137 E Bloomfield Ave
Royal Oak, M 48073
248-629-7428 (office)
tammis@ekocite.com
‘www.ekocite.com

OATE:

I ) N 9O

4 - 5

o oBxlet KoHEL R menrwseese

exlET LIV BA

TExlsr EX BT colBrvARD
/MWAUD - , -

T | THEX ST

@@%‘@2 - ree f

N

fl

CANUTILEYE B

-
¥

o

Ex =T
i
B

€ \‘*{\ﬁ | ) e v |
: © U EXIST DIW. Roork 1 % A8 cm——— ===
T N ey ‘7’9 o, Dod ez,

- | _kxlstt
e / pnTeY

F.

AR oFF |
EXiET, @cﬁag

L

Y

i

(AR AT
H

” \/ 4 -y ¥ ExisT, T .

’ I e b B

O e e e
W

Agf}”: -

W - f— STl e, chPraE ;
Resore'D | CEXIST. cRAET RAOAK] I SEcoND Pl ABSIE)

D T W

| e PO ¢

i

e
b
!

g

!

}

v
|

et
s
Py

H

s
A oy UssT,

\\
]
A

v
Al
i

et aiase

A

o Y- ExsT. |

_ng
3
=

A-r !@ i Dot
{

Pt

|
N
4
¥

|

4 BN 4 TlLowd Desrs TEACKS T

CExlsr | Pedousteo T
| - PEDROOK | OFEFIcE

#

roeERT

Ly

PLACE
0
|
|
:
|
|
{
L
f
| win e

K

fhe
\k}
JorHousk o | -
- IQAQ “'Tg £ 2 . N

™ : AN



tammis@ekocite.com
Typewritten text
7'


Project:
Residence

925 Larchlea Drive
Birmingham, M|
48009

General Contractor:
Kastler Construction
425 South Main Street
Clawson, MI 48017
248-655-5580 (office)
248-379-2377 (cell)

Architect:
Tammis.Donaldson

Ekocite Architecture
137 E Bloomfield Ave
Royal Oak, Mi 48073
248-629-7428 (office)
tammis@ekocite.com
www.ekocite.com

| @A’m L
L e-4-725 (e
1o-7-25 (ZEY)

’*‘x | i 1 '
N S A a e
! T &%l 71" Roo

Al

CANT

bl
i

N N

=

s/
&

I
i

e

o

1

12

]

h

b/

) | § , |

ST HALL vapo

Mfﬁ%i’ G
N

rd

2
1.

H
i

IPETECSToR.

géﬁ “ w;@g

po

(’&) Z ><¢,“
¢

]
Z

1
R ¥ T

i

ge=0" 4
" oAt

| : b ALIG
-+ L | | o -+ ftims;mm:%@;—md oS L
| | Nl

o Byl [ HURE T

AN

. o WD
<ot B & 5l
ket T e

Ay

N S ———— 40 4 EXIET NLE L ,;,[fj;ﬁj;ﬁﬂf.iﬁff_ﬁff,fﬁj“ﬂf,f,‘Tf,",';ifffj'”jiIfQ@Q‘é;’2;74;T‘LM'.“?l;?;f S Eon PRV N N— R

FLooE- PUAL o
A LEL i/‘}' e f Lol ' '




. Project:
Residence

925 Larchlea Drive
Birmingham, M
48009

General Contractor:
Kastler Construction
425 South Main Street
Clawson, Ml 48017
248-655-5580 (office)..
248-379-2377 (cell)

Architect: ‘
Tammis Donaldson
Ekocite Architecture
: 137 E Bloomfield Ave
; | Royal Oak, Ml 48073

. : 248-629-7428 (office)

tammis@ekocite.com
www.ekocite.com

opteEr
e -4-78 (D)
to-7- 125 (zZev)

FAVE VL daTiAC INE

T |

W B2y
a T

N O

2 | — gyl — 7 |

e B AP s il AN e e AN S

L scaler gz ot |

SCALE ? l/,ar“:. =X

L ExXEsTING LEColD. Pbmﬁf B  PROPOZED SECOMD. ?*Lz&ﬁ =2

|

!

e | —1 ' I JN TRIBER CRAENT
o : T , 11 B I | &I DiMg

eA T AR ok

| | Afzadr il ey fas Ll aaes ([ 2sil e & ez puc
— il [ M IH ki s TRl

)
i

¥ § . !

PADE Tz BaF A\D-LIUE D

=1 1

§
|
- &

7218

’ é@a o e

o | | o " R A W \ o

S ALE: ll/é%,"-;, |-




Project:
Residence

925 Larchlea Drive
Birmingham, Mi
48009

General Contractor:
Kastler Construction
425 South Main Street
Clawson, Ml 48017
248-655-5580 (office)
248-379-2377 (cell)

- Architect:
- Tammis Donaldson
 Ekocite Architecture
- 137 E Bloomfield Ave
- Royal Oak, M 48073
| 248-629-7428 (office)
tammls@ekomte com
- www.ekocite.com

DR
o4 25 ( c. 93 .
CNo-T-75 (BB

T EIDek VEMT -

TDIMENS oI AL F’H T 6!—4 u@pa ou e«u«wm
R M ; Faff oﬁ 5 0o SH EA‘TH e ol
S :Fﬂzé NE IMEER B” Book —TRUSS AT 24 ca,(.;,

B0 OB 4 WATER ghtIEL D
IN& uuAf oM P:A FELET
| ME«"‘I’AL DRIP® |

e

I%’Tﬂ, ﬁ‘wé & U

i s 7
: l

|
i N ]

i

| ?& E -

*****

EYIeT SEroU0 Floo B

st rlosle -

EwlastEl

| ! '
N ’ 1% & /e DAL T

i _é//w /ﬁ PEIALL

>

P ALY

1/0012 J&!%ﬂﬂ -
LT m

JleH Fleok o P4
TaG oz SUBFlepRoll
TNOl oPEN TR Uss

e

-2

i

»

- iﬁs/ai?,ﬁ?.@;;’ff”,“,fi'l.'fﬁf”, o

S0 RodgH |

-,

|

V.

I
2

' !

'A i ExIaT. W/ e

F%ﬁ%& CE M ENT
P oIDIHNG o WEATHER

wfzwam oMl fzosBo

/wca STUDS AT i@“é,a

M’@:

’V'ON -& 0% ﬁ;’

/% M D fésié;&w @,&,T{QH S -

YK i/ %) pecebE

T Existile

PeEr AU “

G APAEE

Bl L,Dwér SECTION AT EXISTING

%@A{’é" |/Aii“ !v :

J FlesT FleoR

- @AEA@ E sUAR

AN
Y

it A LLE

'“,","E,)i B %uég‘ S

i

N

lLF

LN

| Y4

lo -
i

- 4 2 4 VBT e

L, —

EXlsT coderpETe S
Faum DATIOM *

[-Quibi Na — =ZECliol AT ACDITIOoNd -
E—TY XAV




Project:
Residence
925 Larchlea Drive
. Birmingham, Mi

. 48009

. General Contractor:

. Kastler Construction
- 425 South Main Street
. Clawson, M| 48017
248-655-5580 (office)
248-379-2377 (cell)

Architect:

Tammis Donaldson -
Ekocite Architecture
137 E Bloomfield Ave
Royal Oak, MI 48073
248-629-7428 (offi ce)

~ tammis@ekocite.com
www.ekocite.com

CpATE:
8- A4-Tn (é D\}
10 7- 7% (&v}

UWDERLAAAMENT ol Fe osp =H m—m u@r
B3N ’Z.xm tZAm'g,a% AT e 0e, —

- RooF BIbgE VENT

‘\:41@“ oR 4 WATER -
~‘,’4’Hua;;£czzmxfa “THE <

T DiM EUSIoHAL -
AcpHALCT SHI ?\,é@ LE

il 1) 1/41« van /QJ -
CBEAAM - %&/@ﬁ;;m U

o EX |4t cjzc’%».‘cp ELD,

IxG CEIL'a JoreT 2 %8
AT TGN G A L

WQ*"‘% DRAL

A | | \V”’“”‘/@ DE:MAWV
CPRIKARY PBgtHROO R SRR | l.c.

Y

0% Ba (BETIND) -1/

S
h
I-178

\

T GorEIT

“FLASH UG —

PR CEAR BT LA ——
CEiDlMe oM WEATHER ? -
TpAREIER OW Y2 0sB | R
o @u Lkl STUDS AT
Ka . ,

o HALNAY

x4

clLooe  ald Y4 "r:é, : S > SN S~ > S S | |
“ sUBELooR o T wm c 3 (
Jolet AT 1&" 0., o ,

8o moUaw

TG

E‘X
" AN
bW
SL
0
S
W’“"W

B9 NP E~ 3 = w7/ m— <4
TExie N@f 4

k— Dol FlLook
CBEARIMNG WAL

’\y

e

o
e

L
| CBisT PaTRY f LAUKDRY oo e cRAET ROOAK

5T

-0 Ex|

..%Zzi;%’?f?}%’!’ ool

TEXETT CONCRETE  FoURDATION — eI aesre

PpUILDIHE  &ECTION AT <ECOoND ELooE BDDITIo
Scpllrlfe = -0




CASE DESCRIPTION

36977 Woodward Ave (25-30)
Hearing date: November 18, 2025

Appeal No. 25-30: The owner of the property known as 36977 Woodward Ave,
requests the following variances to construct a new three story commercial building:

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

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

Staff Notes: The subject site, 36799 Woodward Ave (the applicant occasionally refers
to the lot as 36999 Woodward Ave), is a vacant lot to the south of Quarton Road and west
of Woodward Ave.

The applicant has submitted an application for Special Land Use Permit and Final Site
Plan & Design Review for the construction of a 3 (three) story commerical office building
with an interior floor area over 4,000 sq. ft. per tenant. The proposed development
consists of one parcel. The subject property is adjacent to the recently completed
development for 36877 Woodward Ave, Gasow Veterinary Hospital.

On October 22, 2025 (Agenda - Video), the Planning Board moved to adopt the findings
of the Planning Department in the report dated October 22, 2025, related to the approval
criteria outlined in Article 7, Sections 7.27 and 7.36 of the Zoning Ordinance and
recommend that the City Commission approval the Special Land Use Permit and Final
Site Plan & Design Review with the condition that the applicant receive the necessary
variances from the Board of Zoning Appeals. The discussion surrounded the Planning
Board'’s understanding regarding the site specific challenges, specifically regarding to the
building facade percentage along the street frontage and still providing vehicular access
to the site.

This property is zoned TZ-3 — Transitional Zone.

Summer Aldred-Arens
City Planner


https://www.bhamgov.org/A%20-%20Planning%20Board%20Agenda%20-%2010-22-25.pdf?t=202510171545140
https://vimeo.com/1129654127?fl=pl&fe=sh

CHAPTER 126 - ZONING

ARTICLE 8: ENFORCEMENT AND PENALTIES

8.01 The Board of Zoning Appeals

3. Variances.

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

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

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

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

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

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

APPLICATION FOR THE BOARD OF ZONING APPEALS

Received Date: Hearing Date:
Received By: Appeal #:
Type of Variance: n Interpretation n Dimensional u Land Use n Sign n Admin Review

|. PROPERTY INFORMATION:

Address: Lot Number: Sidwell Number: 08-19-25-101-006
36999 Woodward Avenue, Birmingham, Ml

Il. OWNER INFORMATION:

Name:

Phase Three Properties, LLC

Address: City: State: Zip code:
1004 Brookwood Street Birmingham Mi 48009
Email:* Phone:
santefrat@gmail.com 248.417.6393

lll. PETITIONER INFORMATION:

Name: Firm/Company Name:

Dean Thurman

Address: City: State: Zip code:
4211 Parnell Drive Clarkston M 48346
Email: Phone:

thurmand@aol.com 586.929.9004

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

Variance Chart Example

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

V. REQUIRED INFORMATION CHECKLIST:

Please provide the following in your electronic submission:
Completed and signed application

Signed letter of practical difficulty and/or hardship

Certified survey

Building plans including existing and proposed floor plans and elevations

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

O O O O

VI. APPLICANT SIGNATURE

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

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

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

Signature of Owner:SM S Fatacangel Date: 10/13/2025
e

Signature of Petitioner:_Dean Thurman (Oct 13,2025 12:17:07 EDT) Date: 10/13/2025

Revised 01/17/2024




CITY OF BIRMINGHAM
BOARD OF ZONING APPEALS
RULES OF PROCEDURE

ARTICLE I - Appeals

A. Appeals may be filed under the following conditions:

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

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

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

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

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

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

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

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

5. In variance requests, applicants must provide a statement that clearly sets forth all special

conditions that may have contributed to a practical difficulty that is preventing a reasonable
use of the property.

Revised 01/17/2024



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

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

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

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

The order of hearings shall be:

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

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

Interested parties' comments and view on the appeal.

Rebuttal by applicant.

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

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

When a motion made is to approve or deny a petitioner's request and if there is a tie vote,
then the vote results in no action by the board and the petitioner shall be given an
opportunity to have his or her request heard the next regularly scheduled meeting when all
the members are present.




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.




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.

';\—‘._
Dean Thurman (Oct 13, 2025 12:17:07 EDT)

Signature of Applicant

DECEMBER 2018 Page 3
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Board of Zoning Appeals

Community Development — Building Department
151 Martin Street

Birmingham, Ml 48009

Re: 36999 Woodward Avenue (Invest Wise Development)- BZA Practical Difficulties Response

Zoning Board Members,

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

a. The petitioner respectfully requests a variance from the zoning ordinance requiring that 75% of the
property frontage contains building mass, as the proposed design provides 61.4%. Strict
application of this ordinance creates unnecessary hardship.

b. Maximum building height for sloped roofs, the eave line shall be no more than 34 feet and the
roof peak no more than 46 feet. The petitioner respectfully requests a variance from the maximum
building height requirement in Table 2.46.6 of the Birmingham Zoning Ordinance. The proposed
design includes a glass conservatory tower element with a peak height of 45 feet (mean high of
42’ to the midpoint) which is 3 feet higher than the maximum allowed. The roof area in question is
a minor percentage of the overall roof af roughly 7.5%. All other areas are below the maximum
height. We request this minor variance to allow for a visual focal point at the Northeast corner of
the site which will be used as a small gathering space at the roof top level. Furthermore, the
structure will be primarily clad in glass which will further reduce its visual footprint.

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

a. The proposed office building has been thoughtfully designed to meet the intent of the zoning
ordinance, the Owner’s spatial needs, while also confributing to Birmingham’s architectural and
civic character. We have fully maximized the frontage along Woodward and Quarton.

The property’'s physical characteristics and site constraints make compliance with the 75%
requirement impractical. The site is narrow in width and irregular in shape, with angular corners
that limit building placement and reduce the usable frontage area. Furthermore, the property
contains an existing curb, along Woodward, that must be maintained (slightly modified) for access
fo the on-site parking lot. Although there is a shared access point along Quarton (northern
property boundary), it does not allow for left hand turn access. This would severely limit client and
staff access to the site, so Woodward access is a must. The required drive reduces the buildable
frontage, making full compliance with the frontage standard physically impossible without
eliminating essential site functionality.

Krieger Klatt Architects Inc. 2120 East 11 Mile Road Royal Oak MI 48067
P.248.414.9270 F.248.414.9275 www.kriegerklatt.com 1
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This condition creates a practical difficulty that is unique to this parcel and noft self-created by the
petitioner. The proposed design—providing 61.4% frontage coverage—still achieves the infent of
the ordinance by engaging the street, defining the public edge, and enhancing the pedestrian
environment, while accommodating the necessary access and site constraints.

b. Strict application of the zoning ordinances 42-foot maximum building height, for the sloped roof
peak, will not unreasonably prevent the petitioner from fully utilizing the property for its permitted
office use, but we believe we meet the spirit of the ordinance as the mean height is at 42" (45’
peak less the 39" eave).

This small, peaked roof areas iis only 7.5% of the overall roof area which is primarily flat. The flat-
roofed area is fully compliant with the roof height requirements. This sloped roof area is located
at the primary visual corner of the site (NE corner) and will be used as a small gathering space
for the office. To properly drain the conservatory roof, a pitch is required. If forced to lower the
peak height, the eave height will be forced to lower as well. The reduced eave height will
create challenges for pedestrian, structural and HVAC passage from the primary third level
structure\ and open roof patio.

This glass conservatory is designed as the staple architectural feature of the building. It's height
will be further diminished due to the fransparent nature of the material and its minimal framing.

Strict enforcement of the ordinance would force the elimination or lowering of the conservatory
roofline, diminishing both the interior usability of space and the architectural integrity of the
entire structure. The hardship is not a matter of seeking excess mass or density; rather, it is the
inability to reasonably design a modest, human-scaled building that accommodates a fully
permitted office use while including an expressive architectural form.

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

a. Strict enforcement of the zoning ordinance would result in unnecessary hardship for the petitioner
due to a combination of site-specific physical constraints and design-related factors unique to this
property.

The subject site is narrow in width, irregular in shape, and features angular corners, all of which
restrict the buildable area along the street frontage. In addition, the parcel contains an existing
(modified) curb cut that must be maintained to provide vehicular access to the on-site parking
lot. City engineering and safety requirements also mandate arear access drive for circulation and
emergency access. Together, these constraints significantly limit the amount of frontage available
for building placement.

Strict enforcement of the zoning ordinance—requiring 75% of the frontage to contain building

mass—would make it physically and functionally impossible to comply without eliminating an
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essential access point along Woodward. The proposed design, which provides 61.4% building
frontage, represents the maximum feasible frontage coverage that can be achieved while
maintaining safe and functional site circulation.

b. Strict enforcement of the zoning ordinance height limitafions would result in unnecessary
hardship for the petitioner by preventing the realization of a key architectural and functional
element integral to the design and use of the proposed office building.

The project includes a glass conservatory element with an eave height of 39 feet and a peak
height of 45 feet, which slightly exceeds the 42-foot maximum building height but remains within
the permitted 46-foot pitched roof peak height established by the Birmingham Zoning
Ordinance. This conservatory forms the signature architectural feature of the building—an
occupiable, light-filled space on the upper floor that acts as a lantern-like beacon, providing a
welcoming visual presence for those entering the city.

Strict enforcement of the 42-foot limit would diminish the proportional balance and usability of
this feature, forcing a significant reduction in height that would compromise the interior
functionality of the top-floor space and undermine the architectural integrity of the building. The
conservatory is designed to be transparent, lightweight, and modest in scale, ensuring it does
not negatively affect light, air, or building massing for neighboring properties.

The purpose of the height regulation is to prevent excessive bulk and protect public welfare—
objectives that remain fully met in this design. The requested relief represents a minimal deviation
that allows the property to be used for its infended office purpose, in a way that also enhances
the visual and civic character of the city.

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

a. Granting the requested variance would not be contrary to the spirit and purpose of the zoning
ordinance, nor defrimental to public health, safety, or welfare.

The intent of the frontage requirement is to encourage buildings that define the street edge, foster
pedestrian activity, and contribute to a cohesive, human-scaled urban form. The proposed design
fully embraces these principles. The building is oriented toward the street, with an active facade,
clear pedestrian entries, and street-facing transparency consistent with Birmingham's design
goals. All parking spaces have been positioned to the rear and south side for concealment
purposes. The requested reduction in frontage—from 75% to 61.4%—arises solely from site and
access constraints, not from a desire to under develop or disengage from the street.

Far from undermining the ordinance’s intent, the proposed design advances it by infroducing an
architectural feature of civic and visual significance: a tower element capped with a glass
conservatory that acts as a lantern at the city's entry point. This element enhances the public
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realm by serving as a welcoming visual marker, improving the pedestrian experience, and
reinforcing Birmingham's fradition of design excellence.

The site’s narrow, irregular shape and required access points—including an existing curb cut and
mandatory rear access drive—limit the buildable frontage area but are handled in a way that
maintains functional circulation and safety. All vehicle and pedestrian movements meet city
engineering standards, ensuring there are no adverse impacts on fraffic safety, emergency
access, or neighboring properties.

The requested variance therefore allows a thoughtful, high-quality design to be realized while
preserving the ordinance’s objectives and protecting the public welfare. The project strengthens
the streetscape, enhances architectural character, and supports the city’s long-term vision for
vibrant, well-designed commercial corridors.

b. Granting the requested variance will not be contrary to the spirit or purpose of the zoning
ordinance, nor defrimental to public health, safety, or welfare.

The intent of Birmingham's building height regulations is to ensure that new development
remains consistent in scale, character, and visual harmony with the surrounding urban context,
while protecting access to light and air and maintaining a pedestrian-oriented environment. The
proposed height variance upholds all of these objectives.

The project’s glass conservatory tower, with an eave height of 39 feet and a roof peak height of
45 feet, is designed as a slender, fransparent, and architecturally refined feature that enhances
the building’s appearance without adding significant bulk or mass. Its height remains within the
permitted 46-foot roof peak limit and does not encroach on any required setbacks or open-
space provisions. The conservatory’s small footprint and glass enclosure ensure that it does not
obstruct light or air for neighboring properties, nor does it create additional shading, congestion,
or visual dominance along the streetscape.

Rather than conflicting with the ordinance’s intent, this feature advances it by providing a
distinctive architectural expression that aligns with Birmingham's long-standing emphasis on
design excellence and civic identity. The owner's intent—to create a beautiful, lantern-like
architectural element that greefts visitors as they enter the city—reflects the same urban design
principles embedded in Birmingham's planning framework: pedestrian orientation, visual interest,
and contextual scale.

4. The alleged practical difficulty is due to unique circumstances peculiar to the property and not to
general conditions in the neighborhood.

a. The lot is narrow in width, irregular in shape, and features angular corners, all of which constrain
the buildable envelope and limit the extent of the frontage that can be occupied by building
mass. These conditions are peculiar to this site and create geometric and spatial limitations not
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P.248.414.9270 F.248.414.9275 www.kriegerklatt.com 4



http://www.kriegerklatt.com/

krieger klatt

ARCHITECTS

architecture interiors consulting

commonly shared by surrounding properties, which fend to have more regular shapes and
consistent street frontage dimensions.

In addition to its geomeftry, the property contains an existing (modified) curb cut, along
Woodward, that must be maintained to provide vehicular access to the on-site parking lot. City
engineering and fire code standards also require a rear access drive to ensure safe circulation
and emergency vehicle access. The combination of these access requirements further limits the
portion of the frontage that can reasonably accommodate building area.

These site-specific constraints directly affect the project’s ability to meet the 75% frontage
requirement, even though the proposed use (a small office building) is fully permitted within the
zoning district. The difficulty is therefore not a result of the petfitioner’'s actions or any general
condifion in the surrounding area, but rather a unique set of physical and regulatory
circumstances specific to this property.

b. The practical difficulty associated with the height limitation arises from unique physical and
contextual circumstances that are peculiar to this specific property and not shared by other
parcels in the neighborhood.

The site is narrow in width, irregularly shaped, and defined by angular corners, which restrict the
placement and configuration of the building footprint. These unusual site characteristics directly
affect the building’s massing, proportion, and roofline composition. To achieve a balanced and
functional design that responds to these conditions, the project incorporates a glass
conservatory tower with an eave height of 39 feet and a peak height of 45 feet—slightly above
the base height limit, but within the permitted pitched roof peak height of 46 feet.

The proposed glass conservatory is not an arbitrary or excessive design gesture, but a contextual
response to these constraints — functioning as both an occupiable upper-floor space and a
signature architectural element that enhances the city’s visual character. These conditions are
unigue to this property and are not representative of general conditions found elsewhere in the
district, where lot configurations and access points are typically more regular.

5. Granting the requested variances will result in substantial justice to petitioner, owners of the
properties in the areq, and to the general public.

a. The proposed office building fully aligns with the zoning district’s goals for active, high-quality, and
pedestrian-criented development. The requested variance—allowing 61.4% of the frontage to
contain building mass instead of 75%—is minimal in scope and directly fied to existing site
constraints, including the property’s narrow width, irregular shape, existing curb cut, and required
rear access drive. Denying the variance would impose an unnecessary hardship that prevents the
reasonable use of the property for its permitted purpose; while granting it will enable a design that
is both functional and aesthetically beneficial to the city.

Krieger Klatt Architects Inc. 2120 East 11 Mile Road Royal Oak MI 48067
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The resulting building will contribute positively to the streetscape and community character. The
design features a tower with a glass conservatory “lantern” element that serves as a welcoming
landmark at a key entry point fo Birmingham. This architectural feature enriches the public realm,
reinforces pedestrian scale, and reflects the city’s commitment to design excellence. Allowing this
project to proceed as proposed ensures that both the petitioner and the broader community
receive equitable and meaningful benefit from a site that otherwise could not be reasonably
developed to this standard.

b. Granting the requested height variance will result in substantial justice to the petitioner, nearby
property owners, and the public by enabling a high-quality architectural feature that embodies
both the spirit of the ordinance and the city's design ideals.

The owner's clear intent is for the glass conservatory element—with an eave height of 39 feet
and a peak height of 45 feet—to serve as the staple architectural element of the building and a
beautiful, welcoming feature for those entering Birmingham.

Strict enforcement of the 42’ peak height would force the elimination of this element as we
would have fo reduce the eave height down to a point which prohibit structural and HVAC
connectivity from supporting third level space. human access from the roof top level. Simply
stating, any door into this space would be too low. eave height requirement would require the
elimination of this flattening proportioned tower, diminishing its visual impact and symbolic
purpose, and depriving both the petitioner and the public of a design that elevates the city's
streetscape experience. The requested relief is modestly five feet above the ordinance limit—
and does not increase the building’s mass, obstruct views, or alter neighboring access to light
and air. The peak remains within the permitted 446-foot height, ensuring full compliance with the
intent of Birmingham's scale and form standards.

6. The practical difficulty is not self-created.

a. The practical difficulty associated with meeting the 75% frontage requirement has not been
created by any person presently having an interest in the property.

The property’s narrow width, irregular shape, and angular corners are longstanding characteristics
of the lot and were established well before the current design proposal. These conditions directly
limit the buildable frontage and are beyond the petitioner’s control.

Additionally, the existing curb cut (modified)which must be maintained for vehicular access and
safety, was established under prior site conditions. The requirement for a rear access drive is a city-
imposed standard necessary to meet engineering, fraffic, and emergency access regulations.
These access elements are mandatory and non-negoftiable, yet they occupy portions of the
frontage that would otherwise be eligible for building placement.
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The petitioner has made every reasonable effort to design a project that complies with the
ordinance to the greatest extent possible while preserving these essential site functions. The
proposed 61.4% frontage coverage is the maximum feasible given the site’s physical constraints
and required access points.

The hardship, therefore, is not self-created, but rather the result of existing and unavoidable site
conditions combined with regulatory access requirements. Granting the variance allows the
property to be used in a manner consistent with the zoning district’s intent while respecting
conditions the petitioner did not cause or control.

b. The practical difficulty requiring this variance is not self-created, but rather the result of existing site
constraints and the inherent conditions of the property, combined with the city’s dimensional
height standards for sloped roofs.

The parcel is narrow, irregularly shaped, and defined by angular corners, which limit the building’s
placement and overall massing options. These characteristics were established long before the
petitioner’s involvement with the site and are beyond the petitioner’s control. In addition, the
property includes an existing curb cut that must be preserved to maintain safe and efficient site
access, as well as a required rear access drive fo meet Birmingham's circulation and safety
standards. Together, these factors impose strict design constraints on how the building can be
organized within the zoning envelope.

The need for the height variance arises not from an arbitrary design choice or an effort fo exceed
allowable limits, but from the petfitioner's infent to design a functional and contextually
appropriate office building that also contributes positively to the city's architectural character.
The glass conservatory, with an eave height of 39 feet and a peak height of 45 feet, serves as an
occupiable lantern-like space and signature feature that enhances the project’s identity and the
city’'s streetscape.

The petitioner has worked diligently to design a building that complies with all other zoning
stfandards—setbacks, coverage, use, and overall massing—while keeping the height variance to
the minimum necessary to preserve the integrity and usability of this feature. The hardship
therefore results from preexisting site geometry and zoning dimensional relationships, not from any
self-imposed condition or development decision.

Granting this variance will allow a reasonable and proportionate design solution that meets the
intent of the ordinance and maintains the spirit of Birmingham's emphasis on architectural quality
and civic identity.

Krieger Klatt Architects Inc. 2120 East 11 Mile Road Royal Oak MI 48067
P.248.414.9270 F.248.414.9275 www.kriegerklatt.com 7



http://www.kriegerklatt.com/

InvestWise Financial

New Office Buildin
36999 Woodward Ave.
Birmingham, MI 48009

General Scope of Work

1. New construction of a 3 story office-use
building.

2. General site improvements

Owner

Thurmpire LLC

(Dean Thurman)

4421 Parnell Drive

Clarkston, Ml 48346

P.586.929.900 E.thurmand@aol.com

Architect

Krieger Klatt Architects
(Jeff Klatit, R.A.)

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

Civil Engineer

Stonefield

(Mitchell Harvey)

555 S. Old Woodward Avenue, Suite 12L
Birmingham, MI 48009

P.248.247.1115

Project Location

Chesterfieid Aye

SHEET INDEX
e
| n| oa
<3|
31=|=
Q| QR
SHEET NO. SHEET NAME QIKIK
G.001 Cover Sheet I R
G.002 Existing Conditions *oxo|E
- Topographic Survey *OE|*
C-1 Cover Sheet * o
C-2 Site Plan * o
C-3 Grading & Stormwater e
Management Plan
C-4 Lighting Plan N
C-5 Landscaping Plan & Details |* |*
C-6 Landscaping Plan & Details |* |*
C-7 Construction Details N
C-8 Construction Details N
A.100 Floor Plans N
A.200 Rendered Exterior Elevations |* |*
A.201 Rendered Exterior Elevations |* |*
A.202 Exterior Elevations
A.203 Exterior Elevations
A.300 Exterior Renderings N
A.301 Exterior Renderings N
A.302 Aerial Rendering S

Lyenbursy 54

Widlow. Ln

Pumtan Ave

w
T
1=}
v

e
1]

{7

EBrookwiogg g4

Westwood Dr

]
=)
o
&
c
5
2

Glenthurst Dr

¥augiNglon ru

Chesterfield Ave
%]

Westwood Dr

N

Z

Location Map

Scale: Not to Scale

Aerial Map

Scale: Not to Scale

Upton bt
&g
L)

oot ol OF

i\
jap4o0ig
Wienwood Dr

anwick St

Madison 5t
Buzlwngham Ave

Dakland Ave

Dorchester Rd

Krieger

Klatt
Architects

400 E. Lincoln Ave., Ste. A | Royal Oak, MI 48067

P: 248.414.9270 F: 248.414.9275
www.kriegerklatt.com

Client:

Thurmpire LLC
4421 Parnell Drive,
Clarkston, Ml 48346

Project:

PRELIMINARY NOT FOR CONJSTRUCTION

InvestWise Financial Office
36999 Woodward Avenue
Birmingham, Ml 48009

Issued Description By
2025-08-15 SPA - Preliminary JP
2025-10-06 SPA - Finall JP
2025-10-13 BZA Submittal JP

Seal:

Note:

Do not scale drawings. Use
calculated dimensions only.

Verify existing conditions in field.

North Arrow:

Sheet Title:

Cover Sheet

Project Number:

25-092

Sheet Number:

G.00]




Existing Site Conditions Aerial View To Northwest

-~

(- _

o -

Existing Site Conditions Aerial View To North Along Woodward

Existing Site Conditions Aerial View

O
B

N
) NN

Existing Site Conditions Aerial View To Northwest

ahn

T i o g\l I;‘“-

Krieger
Klatt
Architects

400 E. Lincoln Ave., Ste. A | Royal Oak, MI 48067
P: 248.414.9270 F: 248.414.9275
www.kriegerklatt.com

Client:

Thurmpire LLC
4421 Parnell Drive,
Clarkston, Ml 48346

Project:

InvestWise Financial Office
36999 Woodward Avenue
Birmingham, Ml 48009

Issued Description By
2025-08-15 SPA - Preliminary JP
2025-10-06 SPA - Final JP
2025-10-13 BZA Submittal JP
Seal:

{11 ‘6;\\«@\\\\\

%, SEB
7 ARVY (N
7t

Note:

Do not scale drawings. Use
calculated dimensions only.
Verify existing conditions in field.

North Arrow:

Sheet Title:
Existing Conditions

PRELIMINARY NOT FOR CONJSTRUCTION

Project Number:
25-092

Sheet Number:

G.002




{
SITE
QUARTON BIG BEAVER RD
o

%

e
%
%
3
Z

\_ /

VICINITY MAP

(NOT TO SCALE)

PARKING

NO MARKED PARKING ON SITE.

PARCEL AREA

15,847t SQUARE FEET = 0.36+ ACRES

BENCHMARK

SITE BENCHMARK #1 (CITY BM #23

BRASS DISC IN CONCRETE WALK,

SW CORNER OF WOODWARD AND QUARTON.
ELEVATION = 767.40° (CITY DATUM)

SITE BENCHMARK #2
MAG NAIL IN E. FACE OF UTILITY POLE,
SW CORNER OF SITE.

ELEVATION = 769.94" (CITY DATUM)

BASIS OF BEARING

SOUTH 2412'50" EAST, BEING THE WESTERLY RIGHT OF
WAY LINE OF WOODWARD, AS PLATTED.

SURVEYOR'S NOTE

NORTH 1/4

THE UNDERGROUND UTILITIES SHOWN HAVE BEEN LOCATED FROM FIELD SURVEY
INFORMATION AND EXISTING PLANS AND DRAWINGS PROVIDED BY VARIOUS
UTILITY COMPANIES AND/OR MUNICIPAL AGENCIES. UNDERGROUND UTILITIES
WHICH ARE LOCATED ON PRIVATE PROPERTY ARE TYPICALLY NOT NOT SHOWN
ON PLANS PROVIDED BY THE UTILITY COMPANIES. THE SURVEYOR MAKES NO
GUARANTEES THAT THE UNDERGROUND UTILITIES SHOWN COMPRISE ALL SUCH
UTILITIES IN THE AREA, EITHER IN SERVICE OR ABANDONED. THE SURVEYOR
FURTHER DOES NOT WARRANT THAT THE UNDERGROUND UTILITIES SHOWN ARE
IN THE EXACT LOCATION INDICATED. THE SURVEYOR HAS NOT PHYSICALLY
LOCATED THE UNDERGROUND UTILITIES OTHER THAN THE STRUCTURE
INVENTORY SHOWN HEREON.

LEGEND

® FOUND MONUMENT (AS NOTED)
a ) FOUND SECTION CORNER (AS NOTED)
(R&M) RECORD AND MEASURED DIMENSION
(R) RECORD DIMENSION
(M) MEASURED DIMENSION
GROUND ELEVATION
ELECTRIC MANHOLE
ELECTRIC METER
ELECTRIC RISER
UTILITY POLE
GAS LINE MARKER
GAS MANHOLE
GAS VALVE
LIGHT POLE WITH STREET LAMP
TRAFFIC SIGNAL
TRAFFIC SIGNAL MANHOLE
SQUARE CATCH BASIN
SANITARY MANHOLE
FIRE HYDRANT
WATER VALVE
WATER GATE MANHOLE
SINGLE POST SIGN
DOUBLE POST SIGN
PARCEL BOUNDARY LINE
PLATTED LOT LINE
— — ———— SECTION LINE
o — EASEMENT (AS NOTED)
CONCRETE CURB
EDGE OF CONCRETE (CONC.)
EDGE OF ASPHALT (ASPH.)
FENCE (AS NOTED)
WALL (AS NOTED)
—_— e — e — — OVERHEAD UTILITY LINE
E ELECTRIC LINE
G GAS LINE
s SANITARY LINE
D
w

] c{@z%d@@@nlzs@oo "8

STORM LINE
WATER LINE
MINOR CONTOUR LINE
MAJOR CONTOUR LINE

BUILDING AREA
ASPHALT

CONCRETE

PRIOR TO CONSTRUCTION ALL LOCATIONS AND DEPTHS OF
EXITING UTILITIES SHALL BE VERIFIED IN THE FIELD. CALL
MISS DIG 3 WORKING DAYS PRIOR TO CONSTRUCTION.

Know what's helow.
811 before you dig.

PLATFORM
BENCHMARK #2 i Dj G 8"GAS
5 LOT 28
G

IV v ——

N

LOT 27

*\’\‘m\

ASPHALT

SANITARY MANHOLE
RIM=764.54

INV. 8", NW=752.54
INV. 8", SE=752.44

o
— e o 5 —— — - e g, M
NORTH LINE OF SE(_:I\ON_ZS _ 2.
). SECTION 25,
e QUARTON ROAD e
VARIABLE WIDTH PUBLIC RIGHT OF
ASPHAL

NORTHWEST T -
CORNER OF e
SECTION 25, RM766.29  72"WM W
T.02N., R.10E. o Fp—-
o w— ¥
GV & WELL }a
PER UTILITY ®R'_f"7i,\6'9
MAP _ 6N~
6" WM e ®, ; P.0.C.
W w 2 o NORTHEAST CORNER OF
= ; LOT 709 QUARTON LAKE
SAN MHPER 4 RZ\DA oS ESTATES SUBDIVISION
AN \ p £24SAN g S SER g B.OAS (TY:;A.F; A
\S \N \K ADARAMP L ¢ G ons - .
. T o/ (TYP.) R NI R N o\,
g i i -2 588-54’10"E(R&M) . : £ CONCRETE| SDRWALE, A\ q:’l\\é%
\_ 02. 1211 (PA%T OF Ry N o @ ry7ez.27 v <
: QUARTON ROAD tEERC IR AN )
' LOTS Eae T T e o\ RIM767.51
Z (FORMERLY PART OF SIGN AN x E. LINE OF
SQUARE CATCH BASIN N R\ ‘ 709 & 710 QUARTON ¢ . -« X&) LOT 709
= . SO LAKE ESTATES SUB.) ; 4z 2X% g <
NVRFE L \A\E GRAVEL ~ SUBJECT TO EASEMENT " CONCRETE e\ |\ o /| SITE
NV 8, SW=761.97 ' Ne FOR PUBLIC UTILITIES R “No BENCHMARK #1},
\ 7Z\Z [ NW CORNER L.17446 P.559 R 2
~ \g)\ |[OF LoT 34 : e ST TTAND O : 53.85'(R) 2D
- Y N 121.10°(R&M) - 76755 4 —— = N28°54’10”W(R) 2, OO
y o —— OWREM) P.0.B. N P
\ X N88'54'10"W(R&M) ME CORNER % %7
0 [leugE OF OF LOT 34 7,0 ’%
A LOT 34 ’%’7/%’5, v
) UL
2%
%6P$ SANITARY MANHOLE
RIM="766.80 , LOT 33
INV. 8", SW=758.90 ,
INV. 8”, SE=756.00’
o
QUARTON LAKIT-:SOF 2
LOT 32 ESTATES REPLA )
; EAST PART OF QUARTON 2
: LAKE ESTATES SUB.
% %,
< o 2
LOT 31 ©
LOT 30 . Ne.¥
: ﬁogl:‘g 5 GAS EASE%A%NT &N A1 ;rﬁ% gAg;lyOLE
. - 4526, P. S v o ;
FOUND CUY WIRE CHAINLINK FENCE 0.6'W - W N P‘ngOP‘C(\ INV. 12", NW=759.26
\(2” PPE_J/ . 71.10/(R&M) ) ANE e hP INV. 12", SE=759.16’
= A4\ lo) » _ )
e o N, e oriorae e
= . . , —
AN i
 SheD REM. LOT 29 FOUND B &N x < — Yo
1/2"—< _2\& '(R&M) O, . e SQUARE CATCH BASIN
REBAR 50.00( = ° RM=764.94 1
NB854 10" W(R&M) _ = :
Tl e o INV. 6”, SW=760.13

NV. 12", NE=760.13'

GRAPHIC SCALE

20 0 10 20 40 80

e ™ ey —

( IN FEET )
1 inch = 20 ft.

PROPERTY DESCRIPTION

LAND IN THE CITY OF BIRMINGHAM, OAKLAND COUNTY, MIl, DESCRIBED AS
FOLLOWS:

THE EAST 50 FEET OF LOT 29 AND ALL OF LOTS 30, 31, 32, 33 AND 34 OF
QUARTON LAKE ESTATES REPLAT OF EAST PART OF QUARTON LAKE ESTATES
SUBDIVISION, ACCORDING TO THE PLAT THEREOF RECORDED IN LIBER 38 OF
PLATS, PAGES 24 AND 24A, OAKLAND COUNTY RECORDS.

ALSO:

THE FOLLOWING PORTION OF QUARTON ROAD ABUTTING ABOVE PARCEL WHICH
WAS ABANDONED BY THE BOARD OF COUNTY ROAD COMMISSIONERS BY
RESOLUTION RECORDED IN LIBER 17446, PAGE 559, OAKLAND COUNTY
RECORDS: PART OF QUARTON ROAD WHICH WAS FORMERLY PART OF LOTS 709
AND 710 OF QUARTON LAKE ESTATES SUBDIVISION, ACCORDING TO THE PLAT
THEREOF AS RECORDED IN LIBER 14 OF PLATS, PAGES 6, 6A AND 6B,
OAKLAND COUNTY RECORDS, BEING MORE PARTICULARLY DESCRIBED AS:
COMMENCING AT THE NORTHEAST CORNER OF SAID LOT 709; THENCE SOUTH
24 DEGREES 12 MINUTES 50 SECONDS EAST 66.37 FEET ALONG THE EAST LINE
OF SAID LOT 709; THENCE NORTH 88 DEGREES 54 MINUTES 10 SECONDS WEST
53.85 FEET (RECORDED AS 54.30 FEET) TO THE NORTHEAST CORNER OF LOT
34 AND THE POINT OF BEGINNING, SAID LOT 34 BEING LOCATED WITHIN
QUARTON LAKE ESTATES COMPANY REPLAT OF THE EAST PART OF QUARTON
LAKE SUBDIVISION, AS RECORDED IN LIBER 38 OF PLATS, PAGES 24 AND 24A,
OAKLAND COUNTY RECORDS; THENCE CONTINUING NORTH 88 DEGREES 54
MINUTES 10 SECONDS WEST 121.10 FEET ALONG THE NORTH LINE OF SAID LOT
34 TO THE NORTHWEST CORNER THEREOF; THENCE NORTH 24 DEGREES 12
MINUTES 50 SECONDS WEST 36.50 FEET ALONG THE NORTHERLY PROLONGATION
OF THE WEST LINE OF SAID LOT 34; THENCE SOUTH 88 DEGREES 54 MINUTES
10 SECONDS EAST 121.10 FEET ALONG A LINE 60.00 FEET SOUTH OF,
MEASURED AT RIGHT ANGLES TO AND PARALLEL WITH, THE NORTH LINE OF
SECTION 25, TOWN 2 NORTH, RANGE 10 EAST, CITY OF BIRMINGHAM, OAKLAND
COUNTY, MICHIGAN; THENCE SOUTH 24 DEGREES 12 MINUTES 50 SECONDS
EAST 36.50 FEET ALONG THE NORTHERLY PROLONGATION OF THE EAST LINE
OF SAID LOT 34 TO THE POINT OF BEGINNING.

TITLE REPORT NOTE

ONLY THOSE EXCEPTIONS CONTAINED WITHIN THE FIRST AMERICAN TITLE
INSURANCE COMPANY COMMITMENT NO. NCS—1262856—MICH, DATED MAY 13,
2025, AND RELISTED BELOW WERE CONSIDERED FOR THIS SURVEY. NO OTHER
RECORDS RESEARCH WAS PERFORMED BY THE CERTIFYING SURVEYOR.

7. BUILDING AND USE RESTRICTIONS AND OTHER TERMS COVENANTS AND
CONDITIONS, BUT DELETING ANY COVENANT, CONDITION OR RESTRICTION
INDICATING A PREFERENCE, LIMITATION OR DISCRIMINATION BASED ON RACE,
COLOR, RELIGION, SEX, HANDICAP, FAMILIAL STATUS OR NATIONAL ORIGIN TO
THE EXTENT SUCH COVENANTS, CONDITIONS OR RESTRICTIONS VIOLATE 42 USC
3604 (C), DISCLOSED BY INSTRUMENT RECORDED IN LIBER 590, PAGE 376,
LIBER 719, PAGE 281 AND LIBER 1173, PAGE 40, LIBER 2409, PAGE 372.
(AFFECTS ALL LOTS, SEE DOCUMENT FOR TERMS AND CONDITIONS)

8. THE TERMS, PROVISIONS AND EASEMENT(S) CONTAINED IN THE DOCUMENT
ENTITLED EASEMENT AND RIGHT OF WAY RECORDED AS LIBER 4526, PAGE 621.
(AS SHOWN)

9. THE TERMS AND PROVISIONS CONTAINED IN THE DOCUMENT ENTITLED
RESOLUTION FOR ABANDONMENT RECORDED AS LIBER 17446, PAGE 558.
(PORTION OF VACATED QUARTON ROAD SUBJECT TO EASEMENT FOR PUBLIC
UTILITIES, SEE DOCUMENT FOR ADDITIONAL TERMS AND CONDITIONS)

10. THE TERMS AND PROVISIONS CONTAINED IN THE DOCUMENT ENTITLED
CORRECTIVE ACTION NOTICE TO REGISTER OF DEEDS RECORDED AS LIBER
35369, PAGE 396. (AFFECTS ALL LOTS, SEE DOCUMENT FOR TERMS AND
CONDITIONS)

11. NOTICE OF THE VIOLATION OR ENFORCEMENT OF A LAW, ORDINANCE,
PERMIT, OR GOVERNMENTAL REGULATION RELATING TO ENVIRONMENTAL
PROTECTION AS DISCLOSED BY THE FOLLOWING DOCUMENT ENTITLED
CORRECTIVE ACTION NOTICE TO REGISTER OF DEEDS, RECORDED AS LIBER
35369, PAGE 396 OF OFFICIAL RECORDS. (AFFECTS ALL LOTS, SEE DOCUMENT
FOR TERMS AND CONDITIONS)

12. THE TERMS AND PROVISIONS CONTAINED IN THE DOCUMENT ENTITLED
DECLARATION OF RESTRICTIVE COVENANT FOR A RESTRICTED NONRESIDENTIAL
CORRECTIVE ACTION RECORDED JUNE 22, 2018 AS LIBER 51931, PAGE 39.
(AFFECTS ALL LOTS, SEE DOCUMENT FOR TERMS AND CONDITIONS)

13. NOTICE OF THE VIOLATION OR ENFORCEMENT OF A LAW, ORDINANCE,
PERMIT, OR GOVERNMENTAL REGULATION RELATING TO ENVIRONMENTAL
PROTECTION AS DISCLOSED BY THE FOLLOWING DOCUMENT ENTITLED
DECLARATION OF RESTRICTIVE COVENANT FOR A RESTRICTED NONRESIDENTIAL
CORRECTIVE ACTION, RECORDED JUNE 22, 2018 AS

LIBER 51931, PAGE 39 OF OFFICIAL RECORDS. (AFFECTS ALL LOTS, SEE
DOCUMENT FOR TERMS AND CONDITIONS)

SURVEYOR'S CERTIFICATION

TO INVESTMENT FINANCIAL LLC; AND FIRST AMERICAN TITLE INSURANCE
COMPANY NATIONAL COMMERCIAL SERVICES:

THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT
IS BASED WERE MADE IN ACCORDANCE WITH THE 2021 MINIMUM STANDARD
DETAIL REQUIREMENTS FOR ALTA/NSPS LAND TITLE SURVEYS, JOINTLY
ESTABLISHED AND ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEMS 2, 4, 5
7A, 8, AND 9 OF TABLE A, THEREOF. THE FIELD WORK WAS COMPLETED ON
07,/08/25.

DATE OF PLAT OR MAP: 07/09/25

DRART

ANTHONY T. SYCKO, JR., P.S.
PROFESSIONAL SURVEYOR

MICHIGAN LICENSE NO. 47976

22556 GRATIOT AVE., EASTPOINTE, MI 48021
TSycko@kemtec—survey.com
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APPLICANT

THURMPIRE LLC

4421 PARNELL DRIVE, CLARKSTON, Ml 48346
MUNICIPALITY, STATE ZIP

586-9299004

THURMAND@AOL.COM
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SOURCE: GOOGLE EARTH PRO

AERIAL MAP
SCALE: I" =100+

Know what's below
Call before you dig.

CITY OF BLOOFIELD HILLS

SOURCE: CITY OF BIRMINGHAM ZONING MAP & OAKLAND COUNTY GIS MAP

PLANS PREPARED BY:

STONEFIELD

engineering & design

Birmingham, Ml - New York, NY - Salem, MA
Princeton, NJ - Tampa, FL - Rutherford, NJ

www.stonefieldeng.com

555 S. Old Woodward Avenue, Suite 12L, Birmingham, M| 48009

ZONING MAP
SCALE: |" = 100"+

PLAN REFERENCE MATERIALS:

THIS PLAN SET REFERENCES THE FOLLOWING DOCUMENTS
INCLUDING, BUT NOT LIMITED TO:
. SURVEY PREPARED BY KEM-TEC & ASSOCIATES INC.
DATED 07/08/2025
. ARCHITECTURAL PLANS PREPARED BY KRIEGER KLATT
ARCHITECTS
. GEOTECHNICAL REPORT
. AERIAL MAP OBTAINED FROM GOOGLE EARTH PRO
. LOCATION MAP OBTAINED FROM USGS ONLINE MAPS
ALL REFERENCE MATERIAL LISTED ABOVE SHALL BE
CONSIDERED A PART OF THIS PLAN SET AND ALL INFORMATION
CONTAINED WITHIN THESE MATERIALS SHALL BE UTILIZED IN
CONJUNCTION WITH THIS PLAN SET. THE CONTRACTOR IS
RESPONSIBLE TO OBTAIN A COPY OF EACH REFERENCE AND
REVIEW

Phone 248.247.1115

IT THOROUGHLY PRIOR TO THE START OF
CONSTRUCTION.
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DRAWING TITLE SHEET #
COVER SHEET C-1
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GRADING & STORMWATER MANAGEMENT PLAN C-3
LIGHTING PLAN C-4
LANDSCAPING PLAN & DETAILS C-5&C-6
L CONSTRUCTION DETAILS C-7&C-8 )
" ADDITIONAL SHEET INDEX |
DRAWING TITLE SHEET #
ALTA / NSPS LAND TITLE SURVEY SHEET | OF |
. )

DESCRIPTION

REVISED PER SITE PLAN COMMENTS

AE/VF] SITE DEVELOPMENT PLANS

VAF

10/06/2025
08/14/2025

NOT APPROVED FOR CONSTRUCTION
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New York, NY - Salem, MA
* Tampa, FL * Rutherford,

NJwww.stonefieldeng.com

engineering

STON&EdeIfIELD

Phone 248.247.1115

Princeton, NJ

Birmingham, Ml -
555 S. Old Woodward Avenue, Suite 12L, Birmingham, MI 48009
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369771 WOODWARD AVE
PROPOSED OFFICE BUILDING

SITE DEVELOPMENT PLANS

PARCEL ID: 1925101006
36977 WOODWARD AVENUE
CITY OF BIRMINGHAM
OAKLAND COUNTY, MI 48009
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DESCRIPTION

REVISED PER SITE PLAN COMMENTS

AE/VF] SITE DEVELOPMENT PLANS
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— — — c—— PROPERTY LINE
('8
g
—_— -_— SETBACK LINE
n n
o~ o~
o o
Q1 d
O -
PROPOSED CURB & GUTTER g3
— o
a A
LAND USE AND ZONING = — PROPOSED FLUSH CURB
PARCEL ID: 1925101006
TRANSITION ZONE (TZ3) DISTRICT —~ T O PROPOSED SIGNS / BOLLARDS NOT APPROVED FOR CONSTRUCTION
PROPOSED USE
OFFICE PERMITTED USE
PROPOSED BUILDING o
ZONING REQUIREMENT REQUIRED PROPOSED S
MAXIMUM BUILDING HEIGHT 42 FT (4 STORIES) 3 STORIES ®
MINIMUM BUILDING HEIGHT 24 FT (2 STORIES) 3 STORIES PROPOSED CONCRETE I 5
MINIMUM FRONT YARD SETBACK 0-5 FT: 75% (117.4 FT) PROVIDED : 61.4% (96.1 FT)(V) <Z( £
o <
MINIMUM SIDE YARD SETBACK OFT 299 FT m -
PROPOSED ASPHALT c £ 5 o
MINIMUM REAR YARD SETBACK 10 FT 41.6 FT mmm O) K ‘5 £
o m— (4]
| BUILDING LOCATION AD). TO INTERSECTION PROVIDED y I I g “ 5 ¢ S
[ ] PROPOSED SCREENING WALL 2 9 o
(V) VARIANCE m © >Z— 9 G ow
. d =
[
(1) BUILDING FACADE SHALL BE BUILT TO WITHIN 5 FEET OF THE FRONT LOT LINE FOR A o% vy o 8 - =
MINIMUM OF 75% OF THE STREET FRONTAGE LENGTH : (156.50 FT)(0.75) = |17.4 FT PROPOSED BUILDING DOORS z (@) s o L~
£ T 8% 33
= o0
o 355 ¢35
© 7 ) o 2rFg2 329
OFF-STREET PARKING REQUIREMENTS c R & o
© ; - > o
CODE SECTION REQUIRED PROPOSED I o)) s Z § < £
- o
§ 4.46. TABLE A OFFICE PARKING: 19 SPACES m q:) £ S <
| SPACE FOR EACH 300 SF OF FLOOR AREA &9 %
oo O
5,606 SF (I SPACE / 300 SF) = 19 SPACES c £ 3
[ S
§9.02 MINIMUM PARKING SPACE DIMENSIONS: PROVIDED € o 3
) o
QUARTON ROAD 180 SF Z
LE WIDTH PUBLIC RIGHT OF WAY §453.A PARKING LOT FRONTAGE: 216 FT
B .
VARIA ASPHALT NO MORE THAN 60 FT o
§453B PARKING LOT SCREENING: PROPOSED n
@
L 3 FT WALL BETWEEN SIDEWALK )
F e
© LL]
@ >
S 6 <
—
P O
PROPOSED 3 FT SCREENING . e .4
| c —L— ¢ G WALL (TYP)) — G 2 > ) GENERAL NOTES
K — [ — N0 P &
\ 1o - — — ey g X . . THE CONTRACTOR SHALL VERIFY AND FAMILIARIZE THEMSELVES a)
— ~ o TEACK A - @ WITH THE EXISTING SITE CONDITIONS AND THE PROPOSED SCOPE
o —— = RD SETBACK
\ — 5 FTMAXIMOM FRONT YA \ OF WORK (INCLUDING DIMENSIONS, LAYOUT, ETC) PRIOR TO :I
\ = ~ 1) ® INITIATING  THE  IMPROVEMENTS  IDENTIFIED  WITHIN ~ THESE
PROPOSED CONCRETE 4 S PROPOSED BIKE DOCUMENTS. SHOULD ANY DISCREPANCY BE FOUND BETWEEN THE . |
_TRANSFORMER PAD 7 T PARKING EXISTING SITE CONDITIONS AND THE PROPOSED WORK THE 7, m
" \ CONTRACTOR SHALL NOTIFY STONEFIELD ENGINEERING & DESIGN, Z
9 ’\ N o2 LLC. PRIOR TO THE START OF CONSTRUCTION. L
DR OPOSED FULL <r:'\ \ 2. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS AND - ¢
MOVEMENT DRIVEWAY < ENSURE THAT ALL REQUIRED APPROVALS HAVE BEEN OBTAINED -l O
= X 5 \ o 2 O PRIOR TO THE START OF CONSTRUCTION. COPIES OF ALL REQUIRED o —
= S < % PERMITS AND APPROVALS SHALL BE KEPT ON SITE AT ALL TIMES - LL
® \ S 2 DURING CONSTRUCTION. w 3
25 3. ALL CONTRACTORS WILL, TO THE FULLEST EXTENT PERMITTED BY Z L 5 &
v R LAW, INDEMNIFY AND HOLD HARMLESS STONEFIELD ENGINEERING & LU o z 2
\ R 5O DESIGN, LLC. AND IT'S SUB-CONSULTANTS FROM AND AGAINST ANY 5 W =
EX°) v DAMAGES AND LIABILITIES INCLUDING ATTORNEY'S FEES ARISING o SZ=ZZ
SYn K3 Ay OUT OF CLAIMS BY EMPLOYEES OF THE CONTRACTOR IN ADDITION ) Sa%>
S OPOSED CONGRETE 53 dr c;\(% TO CLAIMS CONNECTED TO THE PROJECT AS A RESULT OF NOT (o) L ~
fpivpasiirietl B vo L2 CARRYING THE PROPER INSURANCE FOR WORKERS COMPENSATION, -l 7, <9z
(TYP) e 7;,\ PROPOSED ADA SPACE, AL LIABILITY INSURANCE, AND LIMITS OF COMMERCIAL GENERAL W | P~ o3 ZD
= AISLE & SIGN LIABILITY INSURANCE. > o *aZO
o 4. THE CONTRACTOR SHALL NOT DEVIATE FROM THE PROPOSED w| I~ oxY
) IMPROVEMENTS IDENTIFIED WITHIN THIS PLAN SET UNLESS APPROVAL a) . Q5ma
IS PROVIDED IN WRITING BY STONEFIELD ENGINEERING & DESIGN, O~ o =3 3<Zt
LLC. L w 5
5. THE CONTRACTOR IS RESPONSIBLE TO DETERMINE THE MEANS AND - (Ne ] o’ UR>%
2 METHODS OF CONSTRUCTION. — <3E<
. 6. THE CONTRACTOR SHALL NOT PERFORM ANY WORK OR CAUSE wn | 6 o. amUO
S DISTURBANCE ON A PRIVATE PROPERTY NOT CONTROLLED BY THE
e 5 < :I'EOES?ASEE CT%',\‘CRETE PERSON OR ENTITY WHO HAS AUTHORIZED THE WORK WITHOUT
50 C . (TYP) PRIOR WRITTEN CONSENT FROM THE OWNER OF THE PRIVATE
3 \ PROPOSED PROPERTY.
3 \ CROSSWALK 7. THE CONTRACTOR IS RESPONSIBLE TO RESTORE ANY DAMAGED OR
UNDERMINED STRUCTURE OR SITE FEATURE THAT IS IDENTIFIED TO

REMAIN ON THE PLAN SET. ALL REPAIRS SHALL USE NEW MATERIALS
TO RESTORE THE FEATURE TO ITS EXISTING CONDITION AT THE
CONTRACTORS EXPENSE.

8. CONTRACTOR IS RESPONSIBLE TO PROVIDE THE APPROPRIATE SHOP
DRAWINGS, PRODUCT DATA, AND OTHER REQUIRED SUBMITTALS
FOR REVIEW. STONEFIELD ENGINEERING & DESIGN, LLC. WILL REVIEW

EXISTING RIGHT IN/RIGHT OUT
DRIVEWAY TO BE MODIFIED

V4

g PROPOSED ASPHALT =
/ PAVEMENT e

PROPOSED 'STOP' THE SUBMITTALS IN ACCORDANCE WITH THE DESIGN INTENT AS
\‘ 10— SIGN REFLECTED WITHIN THE PLAN SET.
r 9. THE CONTRACTOR IS RESPONSIBLE FOR TRAFFIC CONTROL IN
e — \ ACCORDANCE WITH MANUAL ON UNIFORM TRAFFIC CONTROL
DEVICES, LATEST EDITION.

ENCLOSURE RAMP & LANDING (TYP.) PUBLIC RIGHT-OF-WAY IN ACCORDANCE WITH THE APPROPRIATE

\ — — -— \ \ ”
- PROPOSED TRASH e ® \@ PROPOSED ADA COMPLIANT e 10. THE CONTRACTOR IS REQUIRED TO PERFORM ALL WORK IN THE
GOVERNING AUTHORITY AND SHALL BE RESPONSIBLE FOR THE

STONEFIELD

engineering & design

\ \ PROCUREMENT OF STREET OPENING PERMITS.

— Il. THE CONTRACTOR IS REQUIRED TO RETAIN AN OSHA CERTIFIED
%ST&STE&;; FT SCREENING SAFETY INSPECTOR TO BE PRESENT ON SITE AT ALL TIMES DURING
CONSTRUCTION & DEMOLITION ACTIVITIES. SCALE: I"=20' | PROJECT ID: DET-240470
X 12. SHOULD AN EMPLOYEE OF STONEFIELD ENGINEERING & DESIGN, LLC.
BE PRESENT ON SITE AT ANY TIME DURING CONSTRUCTION, IT DOES TITLE:
NOT RELIEVE THE CONTRACTOR OF ANY OF THE RESPONSIBILITIES '

x AND REQUIREMENTS LISTED IN THE NOTES WITHIN THIS PLAN SET.

SITE PLAN

20' ) 20' 40'

GRAPHIC SCALE IN FEET
I"= 20"
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400 E. Lincoln Ave., Ste. A | Royal Oak, MI 48067
P: 248.414.9270 F: 248.414.9275
www.kriegerklatt.com
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04 -Conservatory

GLASS CONSERVATORY SYSTEM M-2 BRICK MASONRY SOLDIER COURSE

o - ~ Hgt.
45'-0"
M-3 ARCHITECTURAL METAL CPRE - FINISHED CLADDING 04 - Max. Roof Hat.
42'-0"
04 -Roof Hgt.
- TTRRERR A Il 38 - 0"
AREREARN. : HRAN |
: il } T ] |
4 i E I ‘ | ‘
T : . | li ‘ ' ‘ i
B o 3 a2 Rinee / il
5. , 1 N ’\ ” | { W
e S — L , , , - 03-Third Fioor ey
e (A% T T T T 71 FUTURE WALL MOUNTED ; 28" -0"
B M-2 BRICK - LIGHT GREY RUNNING BOND
Vit : - —~+———SIGNAGE (TO BE PERMITTED
= AT A LATER DATE)
gl : ADJACENT
BUILDING TO THE
Ve : SOUTH W
:"Q*{f\ b A | -
S 3
.’wg
7 4% e e = o ] ] ] 02 -Second Floor G
. ‘ .: -|4| _ Oll

LT e
[l

i
METAL PANEL WITH PATTERN - DARK GREY | ‘ M-2 BRICK - LIGHT GREY VERTICAL
3, plaliEtiis B STACKED BOND PATTERN

B

M-1 BRICK - DARK.GREY RUNNING BOND
M-2 BRICK - LIGHT GREY RUNNING BOND

- : : i iz . \ : = : : _ 01 -First Floor
0 _oﬂD

M-1 INSET BRICK PATTERN
METAL TRIM (PREFINISHED)

Right (North) Side Elevation

1/8" = llv_on

METAL GUARDRAIL SYSTEM|
METAL GUARDRAIL SYSTEM GLASS CONSERVATORY SYSTEM 04 -Conservatory
M-2 BRICK MASONRY SOLDIER COURSE Hgt

’ 45'-0"

, ; | M-3 ARCHITECTURAL METAL
o v . ok, CPRE - FINISHED CLADDING 04 - Max. Roof Hgt.
| i 420"
o ~ L ALY | 04 -Roof Hgt.
38[ _ Oll

~ 03 - Third Floor

"5 - - 2 ~ g | ?“" ‘ oYl
FUTURE WALL MOUNTED SIGNAGE g | A Aoyt 28'-0
(TO BE PERMITTED AT A LATER DATE) ‘

M-1 BRICK MASONRY - DARK GREY

02 - Second Floor
14'-0"

STEEL CANOPY W/ ‘ -
TURNBUCKLES S \ETAL PANEL WITH PATTERN - DARK GREY
4‘ .
W “BM-2 BRICK - LIGHT GREY VERTICAL
U9 NS TACKED BOND PATTERN
WALL MOUNTED SCONCE | wi | af _ ‘ ! -
LIGHT FIXTURE | | | - " il 61 i i f “2E88\\-2 BRICK - LIGHT GREY RUNNING BOND

e

0'-0"

Front (East) Elevation

1/8" = 1!_0!!

BRICKTECH LIGHT SMOKE BRICK

MAKE: TBD
M-1 |MoDEL: TBD

MATERIAL: BRICK

FINISH / COLOR: LIGHT SMOKE BRONZE

BRICKTECH RIVERDALE BRICK
MAKE: TBD

M-2 | MoDEL: TBD

MATERIAL: BRICK
FINISH / COLOR: RIVERDALE

PAC-CLAD BOARD & BATTEN WALL
PANEL SYSTEM

MAKE: TBD
M_3 MODEL: TBD

FINISH / COLOR: WEATHERED ZINC

MATERIAL: ALUMINUM WALL PANEL SYSTEM

*MATERIAL FINISHES / COLORS SUBJECT TO CHANGE

GLAZING + MATERIAL CA

C.

ELEVATION MATERIAL REQUIRED PROPOSED
BRICK 60% MIN. * 1,549 SQ.FT. = 36.2%
METAL PANEL 1,098 SQ.FT.=25.7%
EAST ELEVATION
STONE 0 SQ.FT.=0%
GLAZING 60% MIN. * 1,630 SQ.FT. =38.1%
BRICK 60% MIN. * 884 SQ.FT. = 36.4%
METAL PANEL 489 SQ.FT. = 20.2%
NORTH ELEVATION
STONE 0 SQ.FT. = 0%
GLAZING 60% MIN. * 1,052 SQ.FT. = 43.4%
BRICK 60% MIN. * 1,209 SQ.FT. = 44.3%
METAL PANEL 545 SQ.FT. = 20.0%
SOUTH ELEVATION
STONE 0 SQ.FT. =0%
GLAZING 60% MIN. * 976 SQ.FT.=35.7%
BRICK 60% MIN. * 1,458 SQ.FT.=38.7%
METAL PANEL 1,370 SQ.FT. = 36.4%
WEST ELEVATION
STONE 0 SQ.FT.=0%
GLAZING 60% MIN. * 940 SQ.FT. = 24.9%

* 60% MIN. TOTAL WALL INCLUDING BRICK, STONE & GLASS

PRELIMINARY NOT FOR CONSTRUCTION
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02 - Second Floor
METAL PANEL WITH PATTERN - DARK GREY 14'-0"
STEEL CANOPY W/ TURNBUCKLES

M-2 BRICK - LIGHT GREY VERTICAL |
STACKED BOND PATTERNESSEA L.

WALL MOUNTED SCONCE LIGHT FIXTURE

o , . ‘ : ) O1 - First Floor
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NEW WOOD ENTRY DOOR

Left (South) Side Elevation
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' . 450
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T . o 12 5 ALUMINUM STOREFRONT SYSTEM - BLACK
FEE G

M-2 BRICK - LIGHT GREY

RUNNING BOND I HCLEAR GLAZING

01 - First Floor
0 ﬁ

Rear (West) Elevation

1/8" = 1!_0!!

BRICKTECH LIGHT SMOKE BRICK

MAKE: TBD
M-1 |MODEL: TBD
MATERIAL: BRICK

FINISH / COLOR: LIGHT SMOKE BRONZE

BRICKTECH RIVERDALE BRICK

MAKE: TBD

M- | MoDEL: TBD

MATERIAL: BRICK
FINISH / COLOR: RIVERDALE

PAC-CLAD BOARD & BATTEN WALL

PANEL SYSTEM

MAKE: TBD
M_3 MODEL: TBD

FINISH / COLOR: WEATHERED ZINC

MATERIAL: ALUMINUM WALL PANEL SYSTEM

*MATERIAL FINISHES / COLORS SUBJECT TO CHANGE

GLAZING + MATERIAL CALC.

ELEVATION MATERIAL REQUIRED PROPOSED
BRICK 60% MIN. * 1,549 SQ.FT. = 36.2%
METAL PANEL 1,098 SQ.FT. =25.7%
EAST ELEVATION
STONE 0 SQ.FT. = 0%
GLAZING 60% MIN. * 1,630 SQ.FT. =38.1%
BRICK 60% MIN. * 884 SQ.FT. = 36.4%
METAL PANEL 489 SQ.FT. = 20.2%
NORTH ELEVATION
STONE 0 SQ.FT. = 0%
GLAZING 60% MIN. * 1,052 SQ.FT. = 43.4%
BRICK 60% MIN. * 1,209 SQ.FT. = 44.3%
METAL PANEL 545 SQ.FT. =20.0%
SOUTH ELEVATION
STONE 0 SQ.FT. = 0%
GLAZING 60% MIN. * 976 SQ.FT.=35.7%
BRICK 60% MIN. * 1,458 SQ.FT.=38.7%
METAL PANEL 1,370 SQ.FT. = 36.4%
WEST ELEVATION
STONE 0 SQ.FT. = 0%
GLAZING 60% MIN. * 940 SQ.FT. = 24.9%

* 60% MIN. TOTAL WALL INCLUDING BRICK, STONE & GLASS
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Aerial rendering of building in context to surrounding area
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VICINITY MAP
(NOT TO SCALE)

PARKING

NG MARKED PARKING ON SITE.

PARCEL AREA

15,8647+ SQUARE FZET = 0.36E ACRES

BENCHMARK

SITE BENCHMARK 1 (CITY BM_423)

BRASS DISC IN CONGRETE WALK,

SW CORNER OF WOODWARD AND QUARTON.
ELEVATION = 767.40' (CITY DATUM)

VAC NAIL IN &
SW CORNER OF SITE.

FACE OF UTILITY POLE,

ELEVATION = 769.94' (CITY DATUM)

BASIS OF BEARING

SOUTH 2417'50° EAST, BEING THE WESTERLY RIGHT OF
WAY LINE OF WOODWARD, AS PLATTED.

SURVEYOR'S NOTE

LOCATED THE UNDERGROUND UTILITIES OTHER THAN THE STRUCTURE
NVENTORY SHOWN HEREON.

LEGEND

zouonm

PRIOR T0 CONSTRUCTION ALL L
EXTNG UTUTIES SHALL BE VER

FOUND MONUMENT (AS NOTED)
FOUND SECTION CORNER (AS NOTED)
RECORD AND MEASURED DIMENSION
RECORD DIMENSION

MEASURED DIMENSION

GROUND ELEVATION

ELECTRIC RISER

uTuTY POLE
GAS LINE WARKER

GAS MANHOLE

0AS VALVE

LIGHT POLE WTH STREET LAW?
TRAFFIC SIGNAL

TRAFFIC SIGNAL MANHOLE
SQUARE CATCH BASN
SANITARY MANHOLE

FIRE HYDRANT

WATER VALVE

WATER GATE MANHOLE
SINGLE POST SIGN

DOUBLE POST SGN
PARCEL BOUNDARY LINE
PLATIED LOT LINE
SECTON LINE

EASEMENT (AS NOTED)
‘CONCRETE CURB

EDGE OF CONGRETE (CONC.)
EDGE OF ASPHALT (ASPH.)
FENCE (AS NOTED)

WALL (45 NOTED)
OVERHEAD UTILITY LINE
ELECTRC LINE

GAS UNE

SANITARY UNE

STORM LNE

WATER LINE

MINOR CONTOUR LINE
MAIOR CONTOUR LINE

BULDNG AREA

ASPHALT

CONCRETE

(ONS AND DEPTHS OF
N THE FIELD. CALL

VISS DIG 3 WORKG DAYS PRIOR T0 CONSTRUCTION,

Knowwhats below.
81 before youdig.

- ————@

. T NORTH 1/4

NORTH LINE OF S OF SECTION 25 L - ngzmxc_u

o N ROAD Y

nSUSTER e\ e
b

v & wrL
pe Unlry @

NORTHEAST CORNER OF
LOT 709 QUARTON LAKE
ESTATES SUBDIVISION

* NW CORNER
OF LOT 34

NE CORER
OF LoT 34

Sy,
N EAST PART OF QUARTON
B

Lo 30
FOUND 5 oS EASEMENT
TBR 7 s, P21
CHAINUINK FENCE 0.6

7110 (R8M) ]
OGN, e, € 50’ oF LOT 29
G v
mxS , REM. LOT 29 FOUND % B\ 8 ——
Y2 s0.00(RAM)__¢
RESAR -
WEE54 10

NV, 6", SW760.13"

GAS REG NV. 127, NE=780.13"

PLATFORN _____———§ \
] T s
Il

. e

Lot 27 /

ASPHALT

SANITARY MANHOLE
~RM-76456
NV. 8", NW=752.5¢'

NV, 87 Se=752.44"

( I¥ FEET )
Linch = 20 ft

PROPERTY DESCRIPTION

CAND N THE GITY OF GIRMINGHAW, OAKLAND COUNTY. WI, DESCRIBED AS
FoLLOWS:

THE EAST 50 FEET OF LOT 20 AND ALL OF LOTS 30, 31, 32, 33 AND 3¢ OF
GUARTON LAKE ESTATES REPLAT OF EAST PART OF QUARTON LAKE ESTATES
SUBDIVISION, ACCORDING TO THE PLAT THEREQF RECORDED IN LIBER 38 OF
PLATS, PAGES 24 AND 24A, OAKLAND COUNTY RECORDS.

ALSO:

THE FOLLOWING PORTION OF QUARTON ROAD ASUTTING ABOVE PARGEL WHICH

EAST 36,50 FEET ALONG THE NORTHERLY PROLONGATION OF THE EAST LINE
OF SAID LOT 34 T0 THE POINT OF BEGINNING.

TITLE REPORT NOTE

ONLY T-OSE EXCEPTIONS CONTAINED WITHN THE FIRST AMERICAN TITLE

INSURANCE COMPANY COMMITMENT NO. NCS—1262856-MICK, DATED MAY 13,
2025, AND RELISTED BELOW WERE CONSIDERED FOR THIS SURVEY. NO OTHER
RECORDS RESEARCH WAS PERFORMED BY THC CERTIFYING SURVEYOR.

7. BUILDING AND USE RESTRICTIONS AND OTHER TERMS COVENANTS AND

(AFFECTS ‘ALL LOTS, SEE DOCUMENT FOR TERMS AND CONDITIONS)

B THE TERMS, PROVSIONS AND EASEMENT(S) CONTANED N THE DOCUMENT
ENTTLED EASEVENT AND RIGHT OF WaY RECORDED AS UBER. ¢35, PAGE 621-
(As sHow)

5. THE TERNS AND PROVSIONS CONTANED IN THE DOCUMENT ENTILED
RESOLUTION FOR ABANGONMENT RECORDED.AS LIBER, 17446, PAGE. 536
(PORTION OF VACATED QUARTON ROAD SUBJECT TO EASEMENT FOR PUBLIC
UTILITIES, SEE DOCUMENT FOR ADDITONAL TERMS AND CONDITIONS)

10 THE TERMS AND PROVISIONS CONTANED IN_THE DOCUMENT ENTITLED
‘CORRECTIVE ACTION NOTICE TO REGISTER OF DEEDS RECORDED AS LIBER
35369, PAGE 396. (AFFECTS ALL LOTS, SEE DOCUMENT FOR TERMS AND
CONDITIONS)

11 NOTICE OF THE VILATION OR ENFORCEMENT OF A LAW, ORDINANCE,

CORRECTIVE ACTION NOTICE TO REGISTER OF DEEDS, RECORDED AS LIBER
35369, PAGE 336 OF OFFICIAL RECORDS. (AFFECTS AL LOTS, SEE DOCUMENT
FOR TERMS AND CONDITONS)

12 THE TERMS AND PROVISIONS CONTANED IN THE DOCUMENT ENTITLED
DECLARATION OF RESTRICTIVE COVENANT FOR A RESTRICTED NONRESIDENTAL
CORRECTIVE ACTION RECORDED JUNE 22,

(AFFECTS ALL LOTS, SEE DOCUMENT FOR TERMS AND CONDI

13. NOTICE OF THE VIGLATION OR ENFORCEMENT OF A LAW, ORDINANCE,
PERMIT, OR GOVERNMENTAL REGULATION RELATING TO ENVRONVENTAL

UBER 51931, PAGE 38 OF OFFICAL RECORDS. (AFFECTS AL LOTS, SEE
DOCUMENT FOR TERMS AND CONDITIONS)

SURVEYOR'S CERTIFICATION

TO INVESTMENT FINANCIAL LLC; AND FIRST AMERICAN TITLE INSURANCE

‘COMPANY NATIONAL COMMERGIAL SERVICES:
THS IS TO CERTIFY THAT THIS AP OR PLAT AND THE SURYEY ON WHICH IT
IS BASFD WERE WADE IN ACCORDANGE WITH THE 2021 MINMUM STANDARD
DETAIL REQUIREMENTS FOR ALTA/NSPS LAND TILE SURVEYS, JOINTLY
ESTABUISHED AND ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEMS 2, 4, 5
7A, 8, AND 9 OF TABLE A, THEREOF. THE FIELD' WORK WAS COMPLETED ON
07/08/25.

DATE OF PLAT OR MAP: 07/08/25

DRAFT

ANTHONY T. SYCKO, JR., P'S.
PROFESSIONAL SURVEYOR

TSyckoBkemtac-survey.com

PROFESSIONAL ENGINEERING,

(i KEM-TEC

SURVEYING & ENVIRONMENTAL

SERVICES

AnnArbor  Grand Blanc:
1565 634001

(734 540585

Detroit
3157500677

4 GROUP OF COMPANES

Eastpointe
7

ALTA / NSPS LAND TITLE SURVEY

25,

INVESTMENT FINANCIAL LLC
TOWN 2 NORTH, RANGE 10 EAST

PART OF SECTION

PREPARED FOR:
36977 WOODWARD AVENUE, BIRMINGHAM, MICHIGAN

REVISED TITLE WORK NOTE
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