
 
Agenda 

Board of Zoning Appeals Regular Meeting 
Tuesday, March 10, 2026 - 7:30 PM 
151 Martin Street, Birmingham, MI 

City Commission Room 205  
 

 
  
1.  CALL TO ORDER 

2.  ROLL CALL 

3.  ANNOUNCEMENTS  

4.  APPROVAL OF THE MINUTES 

 a) February 10 

5.  APPEALS 

Address Petitioner Appeal Type/Reason 

1070 LINCOLN CT JAMES SCIGLIANO 26-02 Dimentional  

504 WILLITS  PAUL SAMARTION 26-07 Dimentional 

1711 LATHAM  CHRIS LAMPHEAR 26-09 Dimentional 
  
  
6.  CORRESPONDENCE 

7.  GENERAL BUSINESS 

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

9.  ADJOURNMENT 

  
City boards and committees meet in person, and most have a virtual option available to the public. Members 
of the public may attend the Board of Zoning Appeals meeting in person at Birmingham City Hall or attend 
virtually. 
 
Link to Access Virtual Meeting: https://zoom.us/j/963 4319 8370   
Telephone Meeting Access: 877 853 5247 US Toll-free      
Meeting ID Code: 963 4319 8370  
 
City Hall is open to the public during regular business hours, Monday through Friday from 8 a.m. – 5 p.m. The 
Police Department lobby entrance on the east side of City Hall on Pierce Street operates as the after-hours 
public entrance.  

Page 1 of 65

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


Individuals requiring assistance to enter the building should request aid via the intercom system at the parking 
lot entrance gate on Henrietta Street. 
 
Persons who require mobility, visual, hearing, or other assistance for effective participation in this public 
meeting should contact the City Clerk’s Office at (248) 530-1880, or (248) 644-3405 (TDD) at least one day 
before the meeting to request help. 

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

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 algún tipo de ayuda para la participación en esta sesión 
pública deben ponerse en contacto con la oficina del escribano de la ciudad en el número (248) 530-
1800 o al (248) 644-3405 (para las personas con incapacidad auditiva) por lo menos un dia antes de 
la reunión para solicitar ayuda a la movilidad, visual, auditiva, o deotras asistencias. (Title VI of the 
Civil Rights Act of 1964) 
The public entrance during non-business hours is through the police department at the Pierce Street 
entrance only. Individuals requiring assistance entering the building should request aid via the 
intercom system at the parking lot entrance gate on Henrietta Street 
La entrada pública durante horas no hábiles es a través del Departamento de policía en la entrada 
de la calle Pierce solamente. Las personas que requieren asistencia entrando al edificio debe solicitar 
ayudan a través del sistema de intercomunicación en la puerta de entrada de estacionamiento en la 
calle de Henrietta 
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Board Of Zoning Appeals – Regular Meeting Minutes 
February 10, 2026 – 7:30 p.m.       

City Commission Room 205, 151 Martin Street, Birmingham, MI       
_________________________________________________ 

 
1. CALL TO ORDER  
 
Minutes of the regular meeting of the City of Birmingham Board of Zoning Appeals (“BZA”) held on 
February 10, 2026. The meeting was convened at 7:30 p.m.   
 
2. ROLL CALL  
 
Present: Vice Chair Jason Canvasser; Board Members Kevin Hart, Carl Kona, John Miller, Ron Reddy 
 
Absent: Chair Erik Morganroth; Board Member Richard Lilley; Alternate Board Members Donald  

Rogers, Susan Shacket 
 
Staff: Building Official Zielke; City Transcriptionist Eichenhorn, Assistant Building Official 
Erickson,  

Assistant Building Official Morad 
 
3. ANNOUNCEMENTS  
 
Announcements may be found in the evening’s agenda packet. 
 
4. APPROVAL OF THE MINUTES OF THE BZA MEETINGS OF JANUARY 13, 2026 
 
Motion by Miller 
Seconded by Kona to approve.  
 
Motion carried, 5-0.  
 
VOICE VOTE  
Yeas: Reddy, Canvasser, Hart, Miller, Kona 
Nays: None 
 
5. APPEALS 
 
1) 1420 W Lincoln 
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      Appeal 26-06 
 
ABO Erickson presented the item, explaining that the owner of the property known as 1420 W 
Lincoln was requesting the following variance to construct a new 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 68.25 feet. The proposed is 62.83 feet. Therefore, a 
variance of 5.42 feet is being requested. 

 
Staff answered questions from the Board.  
 
Rick Rattner, attorney, reviewed the letter describing why this variance was being sought. The letter 
was included in the evening’s agenda packet.  
 
The Board discussed the following regarding the item: 

● This would not have a negative impact on any other lots if this variance were granted. 
● While the applicant will be purchasing the neighboring lot as well, since no lot combination 

has occurred, the variance request is only for the lot containing 1420 W. Lincoln. 
● The Board can consider as part of its deliberation how this variance request might impact 

the second lot and the adjacent lots in the future. 
 
Public Comment 
Sarah Dodge opposed the variance request due to its large size within the neighborhood context 
and its possible impact on her home. 
 
Richard Sharer opposed the variance request due to its large size within the neighborhood context 
and the resulting removal of trees from the property. 
 
Motion by Kona 
Seconded by Miller with regard to 142 W Lincoln, Appeal 26-06, 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 68.25 feet. The proposed is 62.83 feet. Therefore, a variance of 5.42 feet is being 
requested. 
 
Mr. Kona moved to approve the motion tied to the plans, noting that the lot was 
disadvantaged by its back lot being nearly three times the size of its front. This 
disproportion creates a lot of constraints for building on the lot. The steep decline on 
the lot also constrains where the house my be placed. His approval was based on the 
special conditions of the property, that a disapproval would be an unnecessary hardship 
for the owner, that granting the variance would not be contrary to the spirit or purpose 
of the ordinance, that it would not be contrary to public health, safety, or welfare, and 
that granting the variance would result in substantial justice to the owner, owners in 
the area, and the general public. 
 
Mr. Miller noted that the variance request was small relative to the approximately 68 
foot side yard setback. He did not recall having to deal with a side yard setback this 
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large, and explained that demonstrated the unusual nature of the lot. For this reason, 
he supported the motion. 
 
Mr. Reddy supported the motion as well. He explained that while he understood the 
neighbors’ concern, the five foot variance would have a relatively small impact on the 
large home that could otherwise be built by right on this large lot.  
 
The Vice Chair supported the motion, noting for the public that the Board has a very 
specific set of factors it must consider when deciding whether to grant or deny a review. 
He noted that popularity, square footage, and aesthetics were not aspects considered 
during Board review. Since this lot is irregularly shaped, granting the variance was 
appropriate. If the lot were square and the same size, a substantially larger home could 
be built by right. A house will be built on the lot at some point, and this particular 
request is minimal and should not impact the property or any adjacent homeowners, 
including the potential future owners of the presently vacant lot next door.  
 
Mr. Hart supported the motion as well, noting that both the topography and the unusual 
shape posed challenges for the appellant. He said granting the variance would allow the 
property to be landscaped properly and would also be an appropriate use of the 
property. He concurred that it would not pose difficulties for any of the neighboring 
properties. 
 
Motion carried, 5-0. 
 
ROLL CALL VOTE  
Yeas: Reddy, Canvasser, Hart, Miller, Kona 
Nays: None 
 
2) 551 S Bates 
      Appeal 26-07 
 
ABO Morad presented the item, explaining that the owner of the property known as 551 S Bates 
was requesting the following variance to construct a front covered porch and steps: 
 

A. 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 proposed is 15.00 feet. Therefore, a variance of 5.00 feet is 
being requested. 

 
Staff answered questions from the Board.  
 
Jeff Rizzo, 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 Miller with regard to 551 S Bates, A. 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 proposed is 15.00 
feet. Therefore, a variance of 5.00 feet is being requested. 
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Mr. Reddy moved to approve tied to the plans, noting the home was 100 years old and 
that the variance would largely recreate the previous porch and stair conditions. He 
noted the home was pre-existing, non-conforming. Literal enforcement would be 
unnecessarily burdensome as it would prevent stairs from being built for porch access. 
Granting the variance would not be contrary to the spirit or purpose of the zoning 
ordinance, and granting the variance would result in substantial justice to the property 
owners.  
 
Mr. Miller seconded, noting that while the stair treads were slightly larger than the 
previous stairs, this was likely safer for exterior stairs that would be used in a range of 
weather conditions.  
 
Motion carried, 6-0. 
 
ROLL CALL VOTE  
Yeas: Reddy Canvasser, Hart, Miller, Kona 
Nays: None 
 
6. CORRESPONDENCE  
 
Any submitted correspondence was provided to the Board and the relevant appellants. 
 
7.  GENERAL BUSINESS 
8.  OPEN TO THE PUBLIC FOR MATTERS NOT ON THE AGENDA 
9.  ADJOURNMENT 
 
No further business being evident, the Board motioned to adjourn at 8:03 p.m. 
 
 
 

 

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

 
 

1070 LINCOLN CT (26-02) 

Hearing date: March 10, 2026 
 

 
Appeal No. 26-02:  The owner of the property known as 1070 Lincoln ct, requests 
the following variances to construct a new home: 
 
A.  Chapter 126, Article 2, Section 2.10.2 of the Zoning Ordinance requires a 
minimum rear yard setback of 30.00 feet. The proposed is 16.71 feet. Therefore, 
a variance of 13.29 feet is being requested. 
 
B. Chapter 126, Article 2, Section 2.10.2 of the Zoning Ordinance requires a 
minimum combined front and rear setback of 55.00 feet. The proposed is 41.00 
feet. Therefore a variance of 14.00 feet is being requested.  

 
 
             Staff Notes:   This applicant is proposing to build a new home.        
    This property is zoned R3 – Single family residential.  
 
  
 
 

 

Andrew Erickson 
Assistant Building Official 
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CASE DESCRIPTION 
 
 

504 Willits (26-07) 
 

Hearing date: March 10, 2026 
 

Appeal No. 26-07:  The owner of the property known 504 Willits, requests the following 
variances to construct a new home: 
 
A.  Chapter 126, Article 2, Section 2.08.4 of the Zoning Ordinance requires a maximum roof 
height for a pitched roof in an R-2 zoning district of 28.00 feet for this property.  The proposed 
roof height is 34.69 feet; therefore a variance of 6.69 feet is requested. 
 
B.  Chapter 126, Article 2, Section 2.08.4 of the Zoning Ordinance requires a maximum roof 
height for a flat roof in an R-2 zoning district of 24.00 feet for this property.  The proposed roof 
height is 32.10 feet; therefore a variance of 8.10 feet is requested. 
 
C.  Chapter 126, Article 2, Section 2.08.4 of the Zoning Ordinance requires a maximum eave 
height for the building for an R-2 zoning district of 24.00 feet for this property.  The proposed 
eave height is 28.59 feet; therefore a variance of 4.59 feet is requested. 
 
D.   Chapter 126, Article 2, Section 2.08 of the Zoning Ordinance requires that the maximum lot 
coverage is 30% of the lot in the residential zones.  The maximum amount for this lot is 30% or 
2371.5 SF. The proposed is 35.1% or (2774.65 SF).  Therefore, a variance of 5.1% or (403.15 
SF) is being requested. 
 

Staff Notes:   This applicant is seeking variances for maximum height and maximum lot 
coverage to construct a new home with an attached garage. The grades on this lot slopes to the 
rear. 
 
This property is zoned R2 – Single family residential. 
 
 

 

Andrew Erickson, 
Assistant Building Official  
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February 12, 2026 

Birmingham Bldg Dept. 

151 Martin 

Birmingham, MI 48009 

 

 RE: 504 Willits; 

 

 To whom it may concern, we are applying for a dimensional variance for building height of a new home 

that is to be constructed on 504 Willits St., Birmingham MI. 

The property's site/grade elevations uniquely fall to the rear of the property, creating a naturally occurring 

walk out situation.  The grades at the front of the home are roughly 763' and fall to roughly 755' within the 

proposed building footprint.  We have carefully designed to home to meet the 28' height requirement at 

the front of the property; however, it is impossible to make the average height work due to the sloping 

grades that are naturally occurring on the site.  We have strategically designed the rear of the home to 

have a flat roof situation to help lessen the impact of the building height as much as possible.  

 

Variance A (Roof midpoint height variance) 

The site has severe grading issues that are naturally occurring.  The front property line slopes from east 

to west.  The east grade is 763.96' and the west is 760', dropping roughly 4' east to west.  Additionally, 

the grade falls to the north, with a high grade of roughly 760' down to 750.3', roughly a 10' fall. 

In order to try to balance the house from the street, we are proposing to fill the west side of the front yard 

to level the front yard out with the use of a retaining wall.  By doing so, we meet the 28' midpoint roof 

height.  The rear of the home is taller due to the over10' fall in grade, putting our midpoint height to 38'-

4".  The natural fall of the grade is causing the house to not meet the required height maximum.  We are 

requesting a dimensional variance. 

Required: 28'-0" 

Proposed: 34'-8 3/8" 

Variance amount: 6'-8 3/8" 

 

Variance B (Flat roof height variance) 

Due to the natural fall of the site, the flat roof portion of the home exceeds the maximum of 24'.   We are 

requesting a dimensional variance. 

Required: 24'-0" 

Proposed: 32'-1 1/4" 

Variance amount: 8'-1 1/4" 

 

 

 

 

Continued, 
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Variance C (Eave height variance) 

Due to the natural fall of the site, the eaves on sides of the home exceed the maximum of 24'.   We are 

requesting a dimensional variance. 

Required: 24'-0" 

Proposed: 28'-7 1/8" 

Variance amount: 4'-7 1/8" 

 

Variance D (Lot coverage) 

The main floor of the house is designed to have access to an open-air deck on the north side of the home 

to service the main kitchen, dining spaces and have access to the backyard side of the home. 

Due to the natural fall of the site, we have access out from the lower level of the home, beneath the above 

deck.  According to the ordinance, this situation is considered a covered deck situation, requiring the deck 

area to be included in the lot coverage calculations. 

If we had a flat lot, we would not have this issue, since the deck would be at grade and would not have a 

roof, therefore not impacting our lot coverage.  The home is designed to meet the 30% lot coverage (not 

including the deck).  

Required: 30% lot coverage 

Proposed without deck: 29.9% lot coverage 

Proposed with deck: 35.1% lot coverage 

 

 

 Sincerely, 

  

  

Paul Samartino 

Martini Samartino Design Group, LLC 

920 East Long Lake Rd., Suite 200B  

Troy, Michigan 48085   

248-524-0445  
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41.
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PROVIDE METAL FLASHING, COUNTER FLASHING AND STEPPED FLASHING WHERE NOTED AND AT ALL PENETRATIONS AND TERMINATIONS OF EXTERIOR WALL ASSEMBLIES, EXTERIOR WALL INTERSACTIONS WITH ROOF, CHIMNEYS, PORCHES, DECKS, BALCONIES AND SIMILAR PROJECTIONS.
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40.
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CHIMNEY TERMINATION MUST PROJECT 2'0" ABOVE ANY PART OF THE BUILDING WITHIN 10 FEET, BUT SHALL NOT BE LESS THAN 3'0" ABOVE HIGHEST POINT WHERE CHIMNEY PASSES THROUGH THE ROOF.
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NOT USED.
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47.
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THESE CONSTRUCTION DOCUMENST ARE A GRAPHIC REPRESENTATION FOR THE PROPOSED PROJECT.  DIMENSIONS OF ROOMS, WINDOWS OR FIXTURES MAY VARY BETWEEN MANUFACTURERS AND INSTALLATION.  BUILDER TO MAKE EVERY ATTEMPT TO MATCH DIMENSIONS AS DRAWN. 
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WINDOW DESIGNATIONS ARE APPROXIMATE.  EXACT SIZES ARE PER THE MANUFACTURER'S SPECIFICATIONS.

AutoCAD SHX Text_283
PROVIDE A BATH FAN WHERE SHOWN ON PLAN AND VENT FAN TO EXTERIOR AS REQUIRED.  VENT MECHANICAL EXHAUST DIRECTLY OUTSIDE PER R303.3. (MRC-2015)
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PROVIDE UNDERSTAIR PROTECTION MRC 2015 ENCLOSED ACCESSIBLE SPACE UNDER SHALL HAVE WALLS, UNDER STAIR SURFACE AND ANY SOFFITS PROTECTED ON THE ENCLOSED SIDE WITH \" GYPSUM BOARD.
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WHERE HANDRAILS ARE SHOWN, HANDRAIL HEIGHT IS TO BE NOT LESS THAN 34" A.F.F. AND MORE THAN 38" A.F.F. PER R311.7.7.1  GUARD RAIL IS TO BE NOT LESS THAN 36" A.F.F. PER R312.2. PROVIDE HANDRAIL ON AT LEAST (1) SIDE OF EVERY STAIRWAY PER SECTION R311.7.7 OF THE   (MRC-2015) 2015 MICHIGAN RESIDENTIAL CODE.  HANDRAIL GRIP TO COMPLY WITH 2015 MICHIGAN RESIDENTIAL CODE SECTION R311.7.7.3 HANDRAIL SHALL BE CONTINUOUS.  WHERE ADJACENT TO WALLS SHALL HAVE A SPACE OF MIN 1 1/2" BETWEEN WALLS AND THE HANDRAIL.  PER R317.7.2
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PROVIDE ELECTRICAL SMOKE DETECTORS IN ALL SLEEPING AREAS, HALLWAYS, AND MECHANICAL ROOMS ON ALL FLOOR LEVELS, INCLUDING THE BASEMENT.  SMOKE DETECTORS SHALL BE WIRED TOGETHER SO AS WHEN ONE SOUNDS  THEY ALL SOUND AND HAVE BATTERY BACKUP PER SEC. R314 OF 2015 MICHIGAN RESIDENTIAL CODE.
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VERIFY ELECTRICAL SERVICE IN ACCOMMODATING ALL NEW WORK. VERIFY  ALL PROPOSED ELECTRICAL OUTLETS, SWITCHES, DIMMERS, LIGHT LOCATION,  ETC. INCLUDING CABLE AND PHONE PRE-WIRING SECURITY.  TAKE INTO  CONSIDERATION ALL ELECTRICAL INSTALLATION WITH OWNER, AND COMPLY WITH 2015 MICHIGAN RESIDENTIAL ELECTRICAL CODES.
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WHERE APPLICABLE, VERIFY FIREPLACE OPTION WITH SUBDIVISION SPECS. AND WORK ORDER.
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ROOF VENTILATION WHERE EAVE OR CORNICE VENTS ARE INSTALLED INSULATION SHALL NOT BLOCK THE FREE FLOW OF AIR.  A MINIMUM OF A 1" INCH SPACE SHALL BE PROVIDED BETWEEN THE INSULATION AND THE ROOF SHEATHING AT THE LOCATION OF THE VENTS.
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PROVIDE APPROVED SEALANT WHERE REQUIRED AND AS DETAILED BY MFG.
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DO NOT DRILL KITCHEN WINDOW DOUBLERS.
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PROVIDE A 1" MIN. SOLID CORE FIRERATED DOOR BETWEEN GARAGE AND RESIDENCE MIN. 20 MINUTE FIRERATED R302.5.1.
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ALL WINDOW NUMBERS REFER TO GENERIC WINDOW SIZES.  VERIFY SIZES WITH WINDOW MANUFACTURER USED.  ALL SIZES AND SHAPES TO MATCH DIMENSIONALLY.
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ALL BEDROOM WINDOWS TO MEET 2015 MICHIGAN RESIDENTIAL EGRESS CODES. ALL WINDOW SILLS, 72" ABOVE FINISH GRADE, SHALL HAVE THE BOTTOM OF THE OPENING   LOCATED A MIN. OF 24" ABOVE FINISH FLOOR OF THE ROOM PER MRC 2015 SEC. R612.2.
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FIXED AND SLIDING PANELS OF SLIDING TYPE DOORS.
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SHOWER AND BATHTUB DOORS AND ENCLOSURES (IF APPLICABLE).
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PANELS WITH A GLAZED AREA IN EXCESS OF 9 SQ. FT. WITH LOWEST EDGE LESS THAN 18 INCHES ABOVE THE FINISHED FLOOR LEVEL.
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ALL OTHER AREAS AS CODE REQUIRES PER 2015 MICHIGAN RESIDENTIAL CODE.

AutoCAD SHX Text_321
PROVIDE FIBER-CEMENT, FIBER-MAT REINF. CEMENT, GLASS MAT GYPSUM BACKERS OR FIBER REINF. GYPSUM BACKERS AS BACKERS FOR TUB AND/OR SHOWER WALL TILES AND PANELS.  BACKERS MUST COMPLY W/ ASTM C 1288, C 1325, C1178 OR C 1278 AND BE INSTALLED PER MANUF. RECOMMENDATIONS.  MRC 2015 SEC. R702.4.2.
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PROVIDE NON-ABSORBENT FINISH, TO THE SURFACE OF ALL BATHING AREAS W/ WALL MOUNTED SHOWER HEADS, A MIN. OF 6'-0" ABOVE FINISH FLOOR PER MRC 2015 SEC. R307.2.
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39.
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PROVIDE 2-LAYER MINERAL COATED ROLLED ROOFING AT ALL EAVES TO  24" INSIDE BUILDING.  2-LAYERS MUST BE CEMENTED TOGETHER  VERIFY WITH BUILDING DEPARTMENT.
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PROVIDE ADEQUATE ROOF VENTILATION AND SOFFIT VENTILATION (MIN) AS REQUIRED.  VERIFIED BY CALCULATION 1/150 OF AREA VENTILATION REQ'D PER SEC. R806.2.
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ROOF TRUSS FRAMING INDICATED ON DRAWINGS IS OUR ASSUMED LAYOUT.  TRUSS MANUFACTURER SHOULD REVIEW THE DRAWING AND INDICATE TO ARCHITECT PRIOR TO FABRICATION, ANY CHANGE IN BEARING CONDITIONS  THAT WOULD REQUIRE RE-FRAMING OF OUR STRUCTURE TO ACCOMODATE TRUSSES.
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THE ROOF TRUSS MANUFACTURER TO FURNISH SHOP DRAWING TO THE DESIGNER PRIOR TO FABRICATION OF THE TRUSSES.
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ROOF TRUSS DESIGNED BY TRUSS MANUFACTURER TO CONFORM TO ALL  MINIMUM DESIGN LOAD REQUIREMENTS.  
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ALL POURED CONCRETE WALLS WITH A BRICK LEDGE GREATER THAN 4'-0",  SHALL BE REINFORCED VERTICALLY WITH #5 BARS 32" O.C. AND HORIZONTALLY WITH ONE  (1) #4 BAR @ 12" FROM TOP AND @ THE THIRD-POINT OF THE WALL. UNLESS NOTED OTHERWISE ON DRAWINGS.
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CASE DESCRIPTION 

 
 

1711 Latham (26-08) 

Hearing date: March 10, 2026 
 

 
Appeal No. 26-08:  The owner of the property known as 1711 Latham, request 
the following variances to re-build an existing Living Room using the existing        
foundation: 
 
A.  Chapter 126, Article 2, Section 2.08.2 of the Zoning Ordinance requires a 
minimum rear yard setback of 30.00 feet. The proposed is 25.10 feet. Therefore, 
a variance of 4.90  feet is being requested. 
 
B. Chapter 126, Article 2, Section 2.08.2 of the Zoning Ordinance requires a 
minimum combined front and rear setback of 55.00 feet. The proposed is 50.50 
feet. Therefore a variance of 4.50 feet is being requested.  

 
 
            Staff Notes:   This applicant is proposing to re-build an existing Living room on an  
            existing non-conforming home with an irregular shaped lot.            
   This property is zoned R2 – Single family residential.  
 
 
              
  
 
 

 

Andrew Erickson 
Assistant Building Official 

Page 46 of 65



Page 47 of 65



1711 LATHAM

0 0.008 0.016 0.024 0.0320.004
Miles

Ü

1711 LATHAM

Page 48 of 65



Revised 01/17/2024 

CITY OF BIRMINGHAM  
 Community Development - Building Department 

151 Martin Street, Birmingham, MI 48009 
Community Development: 248-530-1850  

Fax: 248-530-1290 / www.bhamgov.org 
APPLICATION FOR THE BOARD OF ZONING APPEALS 

Received Date:   ____________             Hearing Date:  ______________

Received By:   _____________  Appeal #:  __________________  
Type of Variance:   Interpretation   Dimensional  Land Use  Sign   Admin Review 

I. PROPERTY  INFORMATION:

Address: Lot Number: Sidwell Number:  

II. OWNER INFORMATION:

Name: 

Address: City: State: Zip code: 

Email:* Phone: 

III. PETITIONER INFORMATION:

Name: Firm/Company Name: 

Address: City: State: Zip code: 

Email: Phone: 

IV. GENERAL INFORMATION:

The Board of Zoning Appeals typically meets the second Tuesday of each month. COMPLETE digital applications along with supporting documents 
must be submitted on or before the 12th day of the month preceding the next regular meeting. Please note that incomplete applications will not be 
accepted.   
To insure complete applications are provided, appellants must schedule a pre-application meeting with the Building Official, Assistant 
Building Official and/or City Planner for a preliminary discussion of their request and the documents that will be required to be submitted. 
Staff will explain how all requested variances must be highlighted on the survey, site plan and construction plans. Each variance request must be 
clearly shown on the survey and plans including a table as shown in the example below. All dimensions to be shown in feet measured to the second 
decimal point.  
The BZA application fee is $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: 
o Completed and signed application
o Signed letter of practical difficulty and/or hardship
o Certified survey
o Building plans including existing and proposed floor plans and elevations
o If appealing a board decision, provide a copy of the minutes from any previous Planning, HDC, or DRB board meeting

VI. APPLICANT SIGNATURE

Owner hereby authorizes the petitioner designated below to act on behalf of the owner. 
By signing this application, I agree to conform to all applicable laws of the City of Birmingham.  All information submitted on this application is 
accurate to the best of my knowledge.  Changes to the plans are not allowed without approval from the Building Official or City Planner. 
 *By providing your email to the City, you agree to receive news and notifications from the City.  If you do not wish to receive these messages, you may 
unsubscribe at any time.

Signature of Owner:_______________________________________________                        Date:  ___________________________ 

Signature of Petitioner:____________________________________________                    Date: ___________________________  Chris Lamphear (Jan 6, 2026 14:38:21 EST)

                    X

1711 Latham Rd., Birmingham, MI 48009-3021 SUB LOT 66 08-19-35-478-009

Drieka DeGraff

1711 Latham Rd. Birmingham MI 48009-3021

drieka@sbcglobal.net 248-535-6439

Chris Lamphear LL Custom Contracting Inc.

1439 E. 11 Mile Rd. Madison Heights MI 48071

sshop@llcustomcontracting.com 586-615-6712

1/06/26

1/8/26
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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 12th day of the month preceding the next regular meeting.  If the 12th falls
on a Saturday, Sunday, or legal holiday, the next working day shall be considered the last
day of acceptance.

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

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

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

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

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

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

C. The order of hearings shall be:

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

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

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

4. Rebuttal by applicant.

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

D. Motions and Voting

1. A motion is made to either grant or deny a petitioner's request
a) For a motion to grant or deny a non-use variance request, the motion  must receive

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

(5) affirmative votes to be approved.
c) For a motion to grant or deny an appeal of a decision or order by an administrative

official or board, the motion must receive four (4) affirmative votes to be approved.

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

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

ARTICLE II - Results of an Appeal 

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

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

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

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

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

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

ARTICLE III - Rehearings 

A. No rehearing of any decision of the Board shall be considered unless new evidence is
submitted which could not reasonably have been presented at the previous hearing or unless there
has been a material change of facts or law.
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DECEMBER 2018  Page 3 

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

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

_________________________________________ 
Signature of Applicant  

Signature:

Email:

Chris Lamphear (Jan 6, 2026 14:38:21 EST)

Chris Lamphear (Jan 6, 2026 14:38:21 EST)

clamphear@llcustomcontracting.com
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BZA APPLICATION FILLABLE 2024
Final Audit Report 2026-01-08

Created: 2026-01-06

By: Susan Shopinski (sshop@llcustomcontracting.com)

Status: Signed

Transaction ID: CBJCHBCAABAAkynNaDZn5sqJc8SnGV8KU38WrrgdSVWe

"BZA APPLICATION FILLABLE 2024" History
Document created by Susan Shopinski (sshop@llcustomcontracting.com)
2026-01-06 - 7:11:19 PM GMT

Document emailed to clamphear@llcustomcontracting.com for signature
2026-01-06 - 7:21:14 PM GMT

Email viewed by clamphear@llcustomcontracting.com
2026-01-06 - 7:36:04 PM GMT

Signer clamphear@llcustomcontracting.com entered name at signing as Chris Lamphear
2026-01-06 - 7:38:19 PM GMT

Document e-signed by Chris Lamphear (clamphear@llcustomcontracting.com)
Signature Date: 2026-01-06 - 7:38:21 PM GMT - Time Source: server

Document emailed to drieka@sbcglobal.net for signature
2026-01-06 - 7:38:26 PM GMT

Email viewed by drieka@sbcglobal.net
2026-01-08 - 10:55:40 AM GMT

Signer drieka@sbcglobal.net entered name at signing as Drieka DeGraff
2026-01-08 - 3:33:44 PM GMT

Document e-signed by Drieka DeGraff (drieka@sbcglobal.net)
Signature Date: 2026-01-08 - 3:33:46 PM GMT - Time Source: server

Agreement completed.
2026-01-08 - 3:33:46 PM GMT
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DEMO FLOOR PLAN                                     

THESE PLANS ARE UNDER THE CURRENT BUILDING CODE - MRC 2015
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SCALE: 1/4" = 1'-0"
FOUNDATION PLAN                                     

THESE PLANS ARE UNDER THE CURRENT BUILDING CODE - MRC 2015
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SCALE: 1/4" = 1'-0"
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THESE PLANS ARE UNDER THE CURRENT BUILDING CODE - MRC 2015
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SCALE: 1/4" = 1'-0"
NORTH ELEVATION

THESE PLANS ARE UNDER THE CURRENT BUILDING CODE - MRC 2015
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SCALE: 1/4" = 1'-0"
EAST ELEVATION

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

THESE PLANS ARE UNDER THE CURRENT BUILDING CODE - MRC 2015
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THESE PLANS ARE UNDER THE CURRENT BUILDING CODE - MRC 2015
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7'
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ZONING INFORMATION:                            THE ZONING INFORMATION WAS ACQUIRED FROM WWW.BHAMGOV.ORG ON JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION  ZONING INFORMATION WAS ACQUIRED FROM WWW.BHAMGOV.ORG ON JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION ZONING INFORMATION WAS ACQUIRED FROM WWW.BHAMGOV.ORG ON JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION  INFORMATION WAS ACQUIRED FROM WWW.BHAMGOV.ORG ON JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION INFORMATION WAS ACQUIRED FROM WWW.BHAMGOV.ORG ON JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION  WAS ACQUIRED FROM WWW.BHAMGOV.ORG ON JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION WAS ACQUIRED FROM WWW.BHAMGOV.ORG ON JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION  ACQUIRED FROM WWW.BHAMGOV.ORG ON JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION ACQUIRED FROM WWW.BHAMGOV.ORG ON JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION  FROM WWW.BHAMGOV.ORG ON JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION FROM WWW.BHAMGOV.ORG ON JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION  WWW.BHAMGOV.ORG ON JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION WWW.BHAMGOV.ORG ON JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION  ON JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION ON JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION  JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION JANUARY 12, 2026. DUE TO THE NEED FOR INTERPRETATION  12, 2026. DUE TO THE NEED FOR INTERPRETATION 12, 2026. DUE TO THE NEED FOR INTERPRETATION  2026. DUE TO THE NEED FOR INTERPRETATION 2026. DUE TO THE NEED FOR INTERPRETATION  DUE TO THE NEED FOR INTERPRETATION DUE TO THE NEED FOR INTERPRETATION  TO THE NEED FOR INTERPRETATION TO THE NEED FOR INTERPRETATION  THE NEED FOR INTERPRETATION THE NEED FOR INTERPRETATION  NEED FOR INTERPRETATION NEED FOR INTERPRETATION  FOR INTERPRETATION FOR INTERPRETATION  INTERPRETATION INTERPRETATION OF THE APPLICABLE ZONING CODE RESTRICTIONS ALL DATA REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION.  THE APPLICABLE ZONING CODE RESTRICTIONS ALL DATA REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION. THE APPLICABLE ZONING CODE RESTRICTIONS ALL DATA REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION.  APPLICABLE ZONING CODE RESTRICTIONS ALL DATA REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION. APPLICABLE ZONING CODE RESTRICTIONS ALL DATA REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION.  ZONING CODE RESTRICTIONS ALL DATA REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION. ZONING CODE RESTRICTIONS ALL DATA REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION.  CODE RESTRICTIONS ALL DATA REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION. CODE RESTRICTIONS ALL DATA REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION.  RESTRICTIONS ALL DATA REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION. RESTRICTIONS ALL DATA REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION.  ALL DATA REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION. ALL DATA REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION.  DATA REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION. DATA REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION.  REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION. REGARDING ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION.  ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION. ZONING MUST BE VERIFIED WITH THE GOVERNING JURISDICTION.  MUST BE VERIFIED WITH THE GOVERNING JURISDICTION. MUST BE VERIFIED WITH THE GOVERNING JURISDICTION.  BE VERIFIED WITH THE GOVERNING JURISDICTION. BE VERIFIED WITH THE GOVERNING JURISDICTION.  VERIFIED WITH THE GOVERNING JURISDICTION. VERIFIED WITH THE GOVERNING JURISDICTION.  WITH THE GOVERNING JURISDICTION. WITH THE GOVERNING JURISDICTION.  THE GOVERNING JURISDICTION. THE GOVERNING JURISDICTION.  GOVERNING JURISDICTION. GOVERNING JURISDICTION.  JURISDICTION. JURISDICTION. THE SURVEYOR DOES NOT MAKE ANY CERTIFICATION ON THE BASIS OF INTERPRETATION OR OPINION. THE SUBJECT PARCEL IS ZONED R2, SINGLE-FAMILY RESIDENTIAL.  MINIMUM LOT AREA  6,000 SQ. FT.  6,000 SQ. FT.  MINIMUM OPEN SPACE:  40% 40% MAXIMUM LOT COVERAGE: 30%     30%     MINIMUM SETBACKS FRONT: 27.7 FEET 27.7 FEET (AVERAGE DISTANCE FROM THE FRONT LOT LINE OF HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE  DISTANCE FROM THE FRONT LOT LINE OF HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE DISTANCE FROM THE FRONT LOT LINE OF HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE  FROM THE FRONT LOT LINE OF HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE FROM THE FRONT LOT LINE OF HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE  THE FRONT LOT LINE OF HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE THE FRONT LOT LINE OF HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE  FRONT LOT LINE OF HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE FRONT LOT LINE OF HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE  LOT LINE OF HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE LOT LINE OF HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE  LINE OF HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE LINE OF HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE  OF HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE OF HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE  HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE HOMES ON LOTS WITH FRONTAGE ON THE SAME SIDE  ON LOTS WITH FRONTAGE ON THE SAME SIDE ON LOTS WITH FRONTAGE ON THE SAME SIDE  LOTS WITH FRONTAGE ON THE SAME SIDE LOTS WITH FRONTAGE ON THE SAME SIDE  WITH FRONTAGE ON THE SAME SIDE WITH FRONTAGE ON THE SAME SIDE  FRONTAGE ON THE SAME SIDE FRONTAGE ON THE SAME SIDE  ON THE SAME SIDE ON THE SAME SIDE  THE SAME SIDE THE SAME SIDE  SAME SIDE SAME SIDE  SIDE SIDE OF THE STREET WITHIN 200 FEET) MINIMUM SETBACKS REAR: 30 FEET  30 FEET  MINIMUM SETBACKS SIDES: 15.8 FEET 15.8 FEET (THE MINIMUM DISTANCE BETWEEN PRINCIPAL BUILDINGS IS EQUAL TO 25% OF THE WIDTH OF THE LOT AT THE FRONT OF THE HOUSE. THE LOT WIDTH AT THE FRONT OF THE HOUSE IS 103.10 FEET) MAXIMUM BUILDING HEIGHT: 30 FEET TO MIDPOINT FOR SLOPED ROOFS; 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET 30 FEET TO MIDPOINT FOR SLOPED ROOFS; 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET  FEET TO MIDPOINT FOR SLOPED ROOFS; 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET FEET TO MIDPOINT FOR SLOPED ROOFS; 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET  TO MIDPOINT FOR SLOPED ROOFS; 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET TO MIDPOINT FOR SLOPED ROOFS; 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET  MIDPOINT FOR SLOPED ROOFS; 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET MIDPOINT FOR SLOPED ROOFS; 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET  FOR SLOPED ROOFS; 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET FOR SLOPED ROOFS; 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET  SLOPED ROOFS; 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET SLOPED ROOFS; 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET  ROOFS; 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET ROOFS; 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET  24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET  FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET  FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET FOR FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET  FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET FLAT ROOFS ONLY; 2 STORIES; AND 24 FEET  ROOFS ONLY; 2 STORIES; AND 24 FEET ROOFS ONLY; 2 STORIES; AND 24 FEET  ONLY; 2 STORIES; AND 24 FEET ONLY; 2 STORIES; AND 24 FEET  2 STORIES; AND 24 FEET 2 STORIES; AND 24 FEET  STORIES; AND 24 FEET STORIES; AND 24 FEET  AND 24 FEET AND 24 FEET  24 FEET 24 FEET  FEET FEET FOR EAVES.
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