
CITY OF BIRMINGHAM 
MEETING OF THE BOARD OF ZONING APPEALS 

TUESDAY, JANUARY 9, 2024 
7:30 PM 

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

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

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

1. CALL TO ORDER

2. ROLL CALL

3. ANNOUNCEMENTS

4. APPROVAL OF THE MINUTES
a) December 12, 2023

5. APPEALS

Address Petitioner Appeal Type/Reason 

1) 631 RUFFNER ALAN GHASSAN 23-39 DIMENSIONAL 

2) 1215 CEDAR JACK HALIFI 23-41 DIMENSIONAL 

3) 172 GEORGE GREG AERTS 24-43 DIMENSIONAL 

4) 220 LAKE PARK SCOTT SAWICA 24-44 DIMENSIONAL 

5) 460 WIMBLETON KEVIN CLEARY 24-45 DIMENSIONAL 

6. CORRESPONDENCE

7. GENERAL BUSINESS
a) Election of Vice Chairperson

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

9. ADJOURNMENT
Title VI 

Persons with disabilities that may require assistance for effective participation in this public meeting should contact the City 
Clerk’s Office at the number (248) 530-1880, or (248) 644-5115 (for the hearing impaired) at least one day before the meeting 
to request help in mobility, visual, hearing, or other assistance.  

Las personas con incapacidad que requieren algún tipo de ayuda para la participación en esta sesión pública deben ponerse 
en contacto con la oficina del escribano de la ciudad en el número (248) 530-1800 o al (248) 644-5115 (para las personas 
con incapacidad auditiva) por lo menos un dia antes de la reunión para solicitar ayuda a la movilidad, visual, auditiva, o de 
otras asistencias. (Title VI of the Civil Rights Act of 1964). 
The public entrance during non-business hours is through the police department at the Pierce Street entrance only. 
Individuals requiring assistance entering the building should request aid via the intercom system at the parking lot entrance 
gate on Henrietta Street. 
La entrada pública durante horas no hábiles es a través del Departamento de policía en la entrada de la calle Pierce 
solamente. Las personas que requieren asistencia entrando al edificio debe solicitar ayudan a través del sistema de 
intercomunicación en la puerta de entrada de estacionamiento en la calle de Henrietta. 

https://zoom.us/j/963
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Birmingham Board Of Zoning Appeals Proceedings 
Tuesday, December 12, 2023 

City Commission Room 
151 Martin Street, Birmingham, Michigan 

 
 
1. Call To Order   
 
Minutes of the regular meeting of the City of Birmingham Board of Zoning Appeals (“BZA”) held 
on Tuesday, December 12, 2023. The meeting was convened at 7:30 p.m.  
 
2. Rollcall 
 
Present: Chair Erik Morganroth; Board Members Kevin Hart (arrived after Appeal 23-40),  

John Miller, Ron Reddy, Pierre Yaldo; Alternate Board Member Carl Kona 
 
Absent:  Board Member Richard Lilley 
 
Staff:  Building Official Johnson; Assistant Building Official Morad, Assistant Building  
Official Zielke 
 
Chair Morganroth welcomed those present and reviewed the meeting’s procedures. He noted that 
the members of the Board of Zoning Appeals are appointed by the City Commission and are 
volunteers who serve staggered three-year terms. They are a quasi-judicial board and sit at the 
pleasure of the City Commission to hear appeals from petitioners who are seeking variances from 
the City’s Zoning Ordinance. Under Michigan law, a dimensional variance requires four affirmative 
votes from this board, and the petitioner must show a practical difficulty. A land use variance 
requires five affirmative votes and the petitioner has to show a hardship. He pointed out that this 
board does not make up the criteria for practical difficulty or hardship. That has been established 
by statute and case law. Appeals are heard by the board as far as interpretations or rulings. In 
that type of appeal the appellant must show that the official or board demonstrated an abuse of 
discretion or acted in an arbitrary or capricious manner. Four affirmative votes are required to 
reverse an interpretation or ruling.  
 
Chair Morganroth took rollcall of the petitioners. All petitioners were in attendance.  
 
3. Announcements  
 
Announcements can be found in the evening’s agenda packet. 
 
4. Approval Of The Minutes Of The BZA Meetings Of November 14, 2023 
 

T# 12-56-23 
 

Motion by Mr. Yaldo 
Seconded by Mr. Kona to approve the minutes of the BZA meeting of November 14, 
2023 as submitted. 
 



 

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

T# 12-57-23 
1)  490 Berwyn 
      Appeal 23-40 
 
ABO Zielke presented the item, explaining that the owner of the property known as 490 Berwyn 
was requesting the following variance to construct a rear addition:  
 

A. Chapter 126, Article 4, Section 4.74(C) of the Zoning Ordinance requires that  
the minimum distance between principal residential buildings on adjacent lots of 14.00  
feet or 25% of total lot width, whichever is larger. The required is 36.53 feet. The  
proposed is 26.46 feet on the north side. Therefore, a variance of 10.07 feet is being  
requested. 

 
Staff answered informational questions from the Board.  
 
A representative from Kevin D. Hart Architects reviewed the letter describing why this variance 
was being sought. The letter was included in the evening’s agenda packet. 
 
Motion by Mr. Reddy 
Seconded by Mr. Miller with regard to Appeal 23-40, A. Chapter 126, Article 4, Section 
4.74(C) of the Zoning Ordinance requires that the minimum distance between 
principal residential buildings on adjacent lots of 14.00 feet or 25% of total lot width, 
whichever is larger. The required is 36.53 feet. The proposed is 26.46 feet on the 
north side. Therefore, a variance of 10.07 feet is being requested. 
 
Mr. Reddy moved to approve and tied approval to the plans, noting that this was a 
pre-existing non-conforming structure, that the non-conformity would not be 
expanded, that it would pose some difficulty to the owner not to allow the addition.  
 
Mr. Miller seconded the motion, explaining that while 10 feet may seem like a large 
variance, being unable to update a home built in 1929 would represent an 
unnecessary hardship. He said granting the variance would result in substantial 
justice to the neighborhood since it would allow the improvement of the older home 
without an increase in the pre-existing non-conformity.    
 
Mr. Reddy concurred with Mr. Miller’s comments as well. 
 
Motion carried, 5-0.  
 
ROLL CALL VOTE 
Yeas:  Reddy, Miller, Yaldo, Kona, Morganroth 



 

Nays:  None 
 

T# 12-58-23 
2)  612 Davis 
      Appeal 23-37 
 
ABO Zielke presented the item, explaining that the owner of the property known as 612 Davis 
was requesting the following variance to construct a second floor addition: 
 

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 4.67 and the proposed is 
4.67 feet with an overhang of 1.67 feet. Therefore, a variance of 0.33 feet for the addition 
and a 1.17 foot for the overhang is being requested. 

 
B. Chapter 126, Article 4, Section 4.74(C) of the Zoning Ordinance requires that the 
minimum distance between principal residential buildings on adjacent lots of 14.00 feet 
or 25% of total lot width, whichever is larger. The required is 14.00 feet. The existing and 
proposed is 13.49 feet on the east side. Therefore, a variance of 0.51 feet is being 
requested. 

 
Staff answered informational questions from the Board.  
 
Bert Koseck, architect, reviewed the letter describing why these variances were being sought and 
answered informational questions from the Board. The letter was included in the evening’s agenda 
packet. 
 
It was noted by a Board member that the appellant’s explanation of why alternative proposals 
were not pursued was helpful. 
 
Public Comment 
Sam Shabrang, neighbor, voiced his support for the requested variances. 
 
Motion by Mr. Miller 
Seconded by Mr. Hart with regard to Appeal 23-37, 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 4.67 and the proposed is 4.67 feet with an overhang of 1.67 
feet. Therefore, a variance of 0.33 feet for the addition and a 1.17 foot for the 
overhang is being requested, and B. Chapter 126, Article 4, Section 4.74(C) of the 
Zoning Ordinance requires that the minimum distance between principal residential 
buildings on adjacent lots of 14.00 feet or 25% of total lot width, whichever is larger. 
The required is 14.00 feet. The existing and proposed is 13.49 feet on the east side. 
Therefore, a variance of 0.51 feet is being requested. 
 
Mr. Miller moved to approve the variances, tying them to the plans as submitted, and 
explaining that the nonconformity was due to the relationship between the time of 
the ordinance’s implementation and the age of the house. He stated that building over 
the attached garage would mitigate the undesirable look of the present garage. He 



 

said it would do substantial justice to the neighborhood and be within the spirit of 
the ordinance.   
 
Mr. Kona opined that the house’s positioning on the lot amounted to a hardship. 
 
The Chair said he liked the home’s positioning on the lot because it added character. 
He stated that granting the variances would improve the pre-existing non-
conformities and noted that the pre-existing non-conformities would not be 
increased. 
 
Mr. Hart voiced support for the motion, and said the appellant’s presentation should 
be used as a model for future appellant presentations to the Board. He stated that 
these plans were a positive solution to the challenges of the site, whereas a 
conforming improvement to the house would likely be a lot more obtrusive to the 
neighbors.  
 
Motion carried, 6-0.  
 
ROLL CALL VOTE 
Yeas:  Reddy, Miller, Yaldo, Kona, Morganroth, Hart 
Nays:  None 
 
The Chair asked Staff to provide this presentation as an example of a complete and thorough 
presentation for future prospective appellants. 
 
3)  631 Ruffner 
      Appeal 23-39 
 
No action was taken on this appeal. It was determined that an additional variance would be 
required for the changing location of the front door. The appeal will return during a future 
meeting.  
 

T# 12-59-23 
4)  2428 Northlawn 
      Appeal 23-42 
 
ABO Zielke presented the item, explaining that the owner of the property known as 2428 
Northlawn was requesting the following variance to construct a new home: 
 

A. Chapter 126, Article 4, Section 4.61(A)(1) of the Zoning Ordinance requires that  
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. The required is 47.25 feet on the east side. The 
proposed is 24.97 feet. Therefore, a variance of 22.28 feet is being requested. 

 
Staff answered informational questions from the Board.  
 



 

Kent Johnston, owner, reviewed the letter describing why this variance was being sought and 
answered informational questions from the Board. The letter was included in the evening’s agenda 
packet. 
 
Public Comment 
Doug Krizanic, neighbor, offered his support for the requested variance. 
 
Motion by Mr. Yaldo 
Seconded by Mr. Kona with regard to Appeal 23-42, A. Chapter 126, Article 4, Section 
4.61(A)(1) of the Zoning Ordinance requires that 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. The required is 47.25 feet on the east side. The proposed is 24.97 
feet. Therefore, a variance of 22.28 feet is being requested. 
 
Mr. Yaldo moved to approve the variance and tied approval to the plans. He noted 
that the appellant had demonstrated a number of times that there were special 
conditions applicable to the property. He noted that some of the appellant’s previous 
variance requests were eliminated from the present appeal. He continued that strict 
enforcement of the ordinance would result in an unnecessary hardship in this case, 
and that granting the variance would not be contrary to the spirit or intent of the 
ordinance.     
 
Motion carried, 6-0.  
 
ROLL CALL VOTE 
Yeas:  Reddy, Miller, Yaldo, Kona, Morganroth, Hart 
Nays:  None 
 
6.   Correspondence  
7.   Open To The Public For Matters Not On The Agenda   
 
The Board briefly discussed the criteria for approving different types of variances. It was noted 
that Staff would explore the process for adding additional use variance criteria to the zoning 
ordinance and for distinguishing between dimensional and use variances in the zoning ordinance.  
 
The Board briefly discussed its present vacancies and it was determined that a temporary Vice 
Chair would be voted on at the January meeting. 
 
8.   Adjournment 
 
No further business being evident, the Board motioned to adjourn at 8:41 p.m. 
 
 
 

 

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



CASE DESCRIPTION 

631 Ruffner (23-39) 

Hearing date: January 9, 2024 

Appeal No. 23-39:  The owner of the property known as 631 Ruffner, requests the following 
variances to construct an addition: 
A. Chapter 126, Article 2, Section 2.10.2 of the Zoning Ordinance requires that the minimum
total side yard setbacks of 14.00 feet or 25% of total lot width, whichever is larger.  The required
is 14.00 feet.  The proposed is 13.71 feet.  Therefore, a variance of 0.29 feet is being requested.

B. Chapter 126, Article 2, Section 2.10.2 of the Zoning Ordinance requires that no side yard
setback shall be less than 5.00 feet.  The existing is 4.87 and the proposed is 4.87 feet.
Therefore, a variance of 0.13 feet is being requested.

C. Chapter 126, Article 4, Section 4.74(C) of the Zoning Ordinance requires that the minimum
distance between principal residential buildings on adjacent lots of 14.00 feet or 25% of total lot
width, whichever is larger.  The required is 14.00 feet.  The existing and proposed is 10.59 feet
on the west side.  Therefore, a variance of 3.41 feet is being requested.

D. Chapter 126, Article 4, Section 4.74(C) of the Zoning Ordinance requires that the minimum
distance between principal residential buildings on adjacent lots of 14.00 feet or 25% of total lot
width, whichever is larger.  The required is 14.00 feet.  The existing and proposed is 11.98 feet
on the east side.  Therefore, a variance of 2.02 feet is being requested.

E. Chapter 126, Article 4, Section 4.75(C) of the Zoning Ordinance requires that attached single
family residential garages must be setback a minimum of 5.00 feet from the portion of the front
façade on the first floor of a principal residential building that is setback from the front property
line.  The required is 35.32 feet.  The existing garage is 30.32 feet in front of the furthest façade.
The proposed is 19.66 feet in front of the furthest façade.  Therefore, a variance of 24.66 feet is
being requested.

Staff Notes:   This applicant is requesting variances to construct a second floor addition on the 
existing non-conforming home that was constructed in 1989.  This lot is adjacent to a corner lot. 
The existing home has the garage door facing the street and the garage is in front of the furthest 
front façade.  See minutes from December meeting as this appeal was postponed to this 
meeting. 

This property is zoned R3 – Single family residential. 

Jeff Zielke, NCIDQ, LEED AP 
Assistant Building Official 
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Letter of Practical Difficulty or Hardship
631 Ruffner Ave
Birmingham, MI 48009

Letter of Intent for Zoning Variances Due to Practical Difficulty or Hardship:

LOT# 1337
PARCEL ID: 08-19-36-426-047

Dear Planning & Zoning Members,

We are requesting a variance for the above address, for the reasons outlined below. The
proposed relocation of the front door would allow us to expand our living space while
improving the appearance and curb appeal of our home. The additional space above the
garage will allow us to remain in our home as we continue to expand our family. With
these modifications, we would be able to improve the exterior of our home to be modern
and attractive which would better fit the aesthetic of the new homes in our community.

1) The granting of the variance will not have any effect on the neighboring
properties

2) We are faced with a practical difficulty/hardship due to the former requirements
which allowed our home to be built with a garage in the front. At the time it was
built it was compliant with city requirements and we purchased the home as
such. Now with the more recent ordinances, it is not compliant to have the front
door behind the garage which poses a practical difficulty as we are trying to work
with the current layout of our home while modifying it to improve the curb appeal.

Thank you for your consideration,
Sincerely,

—-------------------------------------------

Alan Ghassan
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EX. 8" WATER MAIN PER CITY RECORD 

12" COMBINED SAN.-STS SYSTEM PER CITY RECORD 
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631 RUFFNER A VE. 50' WIDE 
I hereby certify that I have surveyed and 
mopped the land above plotted ond/or 
described on Morch 22, 2000 and that the 
ratio of closure on the unadjusted field 
observations of such survey was 1 /50,000. 

GRADING NOTE 

I.J ALL PROPOSED GRADING SHALL BE CONTAINED
WITHIN THE PROPERTY LINES OF THIS LOT, AND 
SHALL NOT ENCROACH UPON ANY ADJACENT 
PROPERTIES. 

2.J SOIL EROSION CONTROLS ARE REQUIRED TO BE 
INSTALLED AROUND THE ENTIRE PERIMETER OF 
SOIL DISRUPTION PER THE COUNTY 
NOTE: SIDEYARD DRAINAGE SHALL NOT DRAIN 

ONTO ADJACENT LOTIS). 
(TYPICAL) 

.t, TP 1

ATTENTION BUILDERS/CONTRACTORS 

1. THIS DRAWING IS NOT INTENDED TO REPRESENT A BOUNDARY OR LOT SURVEY, AND SHOULD
NOT BE USED TO ESTABLISH PROPERTY LINES OR LOCATE IMPROVEMENTS. 

2. U.L.C. ASSUMES NO RESPONSIBILITY FOR THE GIVEN BUILDING Dlt.tENSI0NS. DIMENSIONS MUST
BE VERIFIED BY OWNER/BUILDER PRIOR TO CONSTRUCTION. 

J. THIS PLAN SHALL NOT BE USED TO SET FOUNDATIONS. ARCHITECTURAL PLANS MUST BE USED
roR CONSTRUCTION OF FOUNDATION. 

4. UPON ACCEPTANCE AND SUBMITTAL OF THIS PLAN FOR PERMITS, THE OWNER/BUILDER
ACKNOWLEDGES HE HAS REVIEWED THE PLAN, AND THAT IT MEETS THE ESTABLISHED 
REQUIREMENTS. 

5. APPROVAL OF THIS PLOT PLAN DOES NOT RELIEVE THE OWNER/BUILDER OF COMPLIANCE WITH
ALL CODES AND ORDINANCES THAT SHALL APPLY • 

6. SETBACKS SHOWN ON THIS DRAWING HAVE BEEN OBTAINED FROM THE MUNICIPALITY. ANY DEED
OR SPECIAL RESTRICTIONS - (i.e. SUBDIVISION RESTRICTIONS, HOUSE SIZE, BUILDING LOCATION, 
etc.) lilUST BE SUPPLIED TO U.L.C. IN WRITING WHEN PLOT PLAN IS ORDERED. U.L.C. WILL 
NOT BE RESPONSIBLE FOR INTERPRETING SUBDMSI0N RESTRICTIONS. 

7. LI.LC. RECOMMENDS A .50' EXTRA ALLOWANCE TO ALL MINIUUU SETBACKS. WHERE THE 
OWNER / BUILDER DOES NOT FOLLOW THIS RECOMMENDATION. THE OWNER / BUILDER AGREES
TO HOLD LI.LC. HARMLESS FOR STRUCTURE ENCROACHMENT (Sl INTO THE MINIMUM SETBACK. 

8. UTILITY LEAD LOCATIONS AS SHOWN ARE APPROXIMATE. AS-BUILT LOCATIONS lilUST BE
OBTAINED FROM THE LOCAL MUNICIPALITY. 

NOTE, 
�ueONTRACTOR TO CONFIRM 
BASD.IENT WALL HEIGHT, FIRST 
FLOOR £L£VATION AND 8AS£1,1£NT 
FLOOR ELEVATION PRIOR TO TH£ 
START OF CONSTRUCTION!!! 

URBAN LAND CONSULTANTS WILL SET HlaH <3RADE/BRICKLED<3E 
CONTRACTOR TO USE GRADE SET ON SITE. 
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CASE DESCRIPTION 

1215 Cedar (23-41) 

Hearing date: January 9, 2024 

Appeal No. 23-41:  The owner of the property known as 1215 Cedar, requests the 
following variances to construct an addition: 
A. Chapter 126, Article 2, Section 2.10.2 of the Zoning Ordinance requires that the
minimum total combined side yard setbacks of 14.00 feet or 25% of total lot width,
whichever is larger.  The required is 14.00 feet.  The proposed is 11.80 feet.  Therefore,
a variance of 2.20 feet is being requested.

B. Chapter 126, Article 2, Section 2.10.2 of the Zoning Ordinance requires that no side
yard setback shall be less than 5.00 feet.  The existing is 3.90 feet and the proposed is
3.90 feet.  Therefore, a variance of 1.10 feet for the addition is being requested.

C. Chapter 126, Article 4, Section 4.74(C) of the Zoning Ordinance requires that the
minimum distance between principal residential buildings on adjacent lots of 14.00 feet
or 25% of total lot width, whichever is larger.  The required is 14.00 feet.  The existing
and proposed is 8.0 feet on the north side.  Therefore, a variance of 6.00 feet is being
requested.

Staff Notes:   The applicant is requesting variances to construct an addition to the 
existing non-conforming home constructed in 1947. 

This property is zoned R3 – Single family residential. 

Jeff Zielke, NCIDQ, LEED AP 
Assistant Building Official  
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SEQUENCE OF CONSTRUCTION:

BENCHMARK:

ATTENTION BUILDERS & CONTRACTORS

SOIL EROSION & SILT FENCE DETAILS:

MISC. NOTES:

TREE PROTECTION

FENCE DETAIL

SITE LOCATION MAP
(NO SCALE)

WETLAND NOTE:

FLOODPLAIN NOTE:

GRADING NOTE:

Nowry & Hale

Land Surveying LLC

Jack Jobs, Inc - Jack Halifi
6735 Heron Point
West Bloomfield, MI 48323-2061

SITE GRADING PLAN

S 89°51'40" E (M)
140.00' R&M

S 
00

°1
1'

00
" W

 R
&

M

40
.0

0'
 R

&
M

N 89°51'40" W (M)
140.00' R&M

N
 0

0°
11

'0
0"

 E
 R

&
M

40
.0

0'
 R

&
M

LEGAL DESCRIPTION

XXX.XX

N. 40' OF
OUTLOT F

PARCEL ID#
19-36-402-003
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0.13 AC.±
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PROPOSED 2 CAR
GARAGE ON SLAB
FINISH FLOOR = 959.50
AREA: 400 FT.²

PROPOSED 2
STORY ADD. ON
CRAWL SPACE
FF:763.81 M.E.
AREA: 127.5 FT.² PROPOSED

CONCRETE
DRIVEWAY
AREA:  1225 FT.²

PROP. CATCH BASIN
WITH GAS TRAP
RIM: 757.20
6" PVC INV.: 753.70

MISS DIG SHALL BE CONTACTED
PRIOR TO CONSTRUCTION TO HAVE
THE EXISTING UTILITIES LOCATED
PH: 811 OR WWW.MISSGIG811.ORG

APPLICANT IS RESPONSIBLE FOR
RESTORATION OF ROAD PAVEMENT,
CURBS, CONCRETE WALKS AND
GREENBELT  AREAS AS A RESULT OF
WORK DONE FOR PROPOSED
AND/OR EXISTING UTILITY LEADS.
THE DPW MUST BE CONTACTED
PRIOR TO COMMENCEMENT OF
WORK WITHIN THE RIGHT OF WAY.

ROOF DOWNSPOUTS ARE NOT PERMITTED TO
DISCHARGE DIRECTLY INTO COMBINED SEWER SYSTEM
AND MUST BE DIRECTED ONTO GRASS, LANDSCAPE OR
OTHER GREEN SPACE AREA TO PREVENT PONDING
WATER ON THE PROPERTY OR FROM BEING DIRECTED
TOWARDS ADJACENT PROPERTIES

ALL SIDEWALK FLAGS WHICH ARE
LOCATED BETWEEN THE
APPROACH AND DRIVEWAY MUST
BE MADE 6 INCH THICK CONCRETE

2' DIA. YARD BASIN W/2' SUMP
& GAS TRAP  DETAIL BEDDING AND TRENCH BACKFILL

DETAIL FOR 12" DIA. OR SMALLER PIPE
(PVC AND HDPE PIPE)

PROP.
CLEANOUT

PROP. 152 LF 6"
PVC  @ 0.9 %

TAP EX. SAN. SEWER
@ SPRING LINE
INV.: 752.39

SAN. MAIN INV, @
PROP. LEAD: 751.89 17

.2
'

INSTALL 3" MIN CURB
ALONG DRIVEWAY

TAPER CURB TO 0
INCHES 5 TO 10 FEET
FROM SIDEWALK TAPER CURB TO 0

INCHES 5 TO 10 FEET
FROM SIDEWALK

PROPOSED
CONCRETE
DRIVEWAY
AREA:  1225 FT.²

PROPOSED
TRENCH DRAIN

DOWNSPOUT

DOWNSPOUT

DOWNSPOUT

PROP. CONC.
RET. WALL

FRONT SETBACK

5.
0'

PROPOSED
COVERED
PORCH ON
CONC. SLAB
ELEV.=763.23
AREA: 125 FT.²
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ZONING REQUIREMENTS
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CASE DESCRIPTION 

172 George (24-43) 

Hearing date: January 9, 2024 

Appeal No. 24-43:  The owner of the property known as 172 George, requests the 
following variance to construct a detached garage: 
A. Chapter 126, Article 4, Section 4.03(B) of the Zoning Ordinance requires that an
accessory building is not permitted to be closer to a principal building on an adjoining lot
than the sum of the minimum required side setbacks as determined in Section 4.74(C).
The required is 14.00 feet.  The proposed is 10.00 feet.  Therefore, a variance of 4.00
feet is being requested.

Staff Notes:   This applicant is requesting a variance to construct the detached garage 
with a proposed single family home. 

This property is zoned R3 – Single family residential. 

Jeff Zielke, NCIDQ, LEED AP 
Assistant Building Official  
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CITY OF BIRMINGHAM  
BOARD OF ZONING APPEALS  

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

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

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

of the Sign Ordinance.  
  

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

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

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

  
2. All applications for appeal shall be submitted to the Community Development Department 

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

  
3. All property owners and occupants within 300 feet of the subject property will be given 

written notice of a hearing by the City of Birmingham.  
  

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

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

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

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

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

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

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

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

VI, Section 125.3604 (3).  
  
C. The order of hearings shall be:  
  

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

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

present at the appeal hearing.  
  

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

4. Rebuttal by applicant.  
  

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

D. Motions and Voting  
 

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

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

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

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

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

  
4. When there are less than six (6) members present for a meeting, then all petitioners shall 

be given an opportunity at the beginning of the meeting to elect to have the request heard 
at the next regularly scheduled meeting.  

  
  
ARTICLE II - Results of an Appeal  
  
A. The Board may reverse, affirm, vary or modify any order, requirement, decision or 

determination as in its opinion should be made, and to that end, shall have all the powers 
of the officer from whom the appeal has been taken.  

  
B. The decisions of the Board shall not become final until the expiration of five (5) days from 

the date of entry of such orders or unless the Board shall find that giving the order 
immediate effect is necessary for the preservation of property and/or personal rights and 
shall so certify on the record.  

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

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

  
D. Failure of the appellant, or his representative, to appear for his appeal hearing will result in 

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

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

before final action.  
  
F. Any decision of the Board favorable to the applicant is tied to the plans submitted, 

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

    

  
  
ARTICLE III - Rehearings  
  
A. No rehearing of any decision of the Board shall be considered unless new evidence is 
submitted which could not reasonably have been presented at the previous hearing or unless there 
has been a material change of facts or law.  
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B. Application or rehearing of a case shall be in writing and subject to the same rules as an 
original hearing, clearly stating the new evidence to be presented as the basis of an appeal for 
rehearing.    
  
  
I certify that I have read and understand the above rules of procedure for the City of Birmingham 
Board of Zoning Appeals.    
  
  
_________________________________________  
Signature of Applicant  
  
  
  
  



LETTER OF DIFFICULTY & HARDSHIP 
 
PROJECT: 172 GEORGE STREET, BIRMINGHAM, MI. 
 
12.11.23 
 
VARIANCE REQUESTED: GARAGE DISTANCE FROM NEIGHBOR’S HOME 
 
The Subject Property is located next door to a corner lot (928 Clark). The property next 
to that home on the side street (984 Clark) contains a home that is 5.83 feet from the 
Subject Property’s rear lot line. We are proposing to build a new home with a rear 
detached garage on the Subject Property.  
 
There is an Ordinance requirement that a new garage must be 14 feet from any 
neighboring principal structure. This would require our rear garage to be 8.17 feet from 
our rear lot line, which would locate the garage so close to the house as to make access to 
the right-hand garage space not possible. We are proposing a rear garage setback of 4.17 
feet, or a variance of 4 feet. 
 
It is interesting and confusing to note that this Ordinance requirement does not apply in a 
reverse circumstance. Meaning, if the neighbor at 984 Clark chose to build a new home, 
and our garage were already there, the 14-foot separation requirement would not apply. 
 
We pursued alternate site designs. The lot is small, only 45 x 120 feet. There is not room 
within ordinance restrictions to provide a garage in the front. We considered moving the 
garage and house to opposite sides of the lot, and found that the same rear setback 
restrictions would apply, plus in that case, a main house east side setback variance would 
also be required. Additionally, we noted that if the driveway were on the opposite side, 
we would have to remove a City tree; Plus, the existing curb cut and approach as already 
on the east side, consistent with our proposed site design. 
 
Respectfully Submitted: 
 
 
__________________________________________ 
Gregory Aerts, AIA 
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A-4 SECOND FLOOR PLAN

172 GEORGE STREET
Birmingham, Michigan

A-5

GENERAL CONSTRUCTION
REQUIREMENTS:

GENERAL STRUCTURAL
REQUIREMENTS:

A-6 ELEVATIONS

ELEVATIONSA-7

A-8

SHEET INDEX

ATTIC LEVEL PLAN A-10 DETAILS

ELEVATIONS

A-9 GARAGE PLANS & ELEVATIONS

1. THE MINIMUM CEILING HEIGHT OF ROOMS AND SPACES, EXCEPT STAIRWAYS, SHALL COMPLY THE REQUIREMENTS OF THE CURRENT MICHIGAN
RESIDENTIAL CODE (SECTION R305).  HABITABLE BASEMENTS SHALL HAVE A MINIMUM CEILING HEIGHT OF NOT LESS THAN 7'-0" MEASURED VERTICALLY
FROM THE FINISHED FLOOR TO THE LOWEST CEILING PROJECTION(S).  BASEMENTS WITHOUT HABITABLE SPACES SHALL HAVE A CEILING HEIGHT OF
NOT LESS THAN 6'-8", EXCEPT THAT UNDER BEAMS, DUCTS AND GIRDERS, THE MINIMUM HEIGHT SHALL BE NOT LESS THAN 6'-4", PER THE
REQUIREMENTS OF THE CURRENT MRC (SECTION R305.1)
2. BASEMENTS WITH HABITABLE SPACE AND EVERY BEDROOM SHALL HAVE AT LEAST ONE OPENABLE EMERGENCY ESCAPE AND RESCUE WINDOW OR
EXTERIOR DOOR OPENING FOR EMERGENCY ESCAPE AND RESCUE.  OPENINGS FOR THIS PURPOSE SHALL HAVE A SILL HEIGHT OF NOT MORE THAN 44"
ABOVE THE FLOOR.  ESCAPE AND RESCUE WINDOW OPENINGS WITH A FINISHED SILL HEIGHT BELOW ADJACENT GRADE SHALL BE PROVIDED WITH A
WINDOW WELL, PER THE REQUIREMENTS OF THE CURRENT MRC (SECTION R310.2).  ALL EMERGENCY ESCAPE AND RESCUE OPENINGS SHALL HAVE A
MINIMUM NET CLEAR OPENING OF NOT LESS THAN 5.7 SQFT., AND HAVE A MINIMUM CLEAR OPENING WIDTH OF 20" AND HEIGHT OF 24".
3. CORROSION RESISTIVE FLASHING SHALL BE LOCATED BENEATH THE FIRST COURSE OF MASONRY VENEER ABOVE FINISHED GROUND LEVEL, ABOVE
THE FOUNDATION WALL OR SLAB AND AT OTHER POINTS OF SUPPORT, INCLUDING STRUCTURAL FLOORS, SHELF ANGLES AND LINTELS, PER THE
REQUIREMENTS OF THE CURRENT MRC (SECTION R703.7 AND R703.8).
4. WEEPHOLES SHALL BE PROVIDED IN MASONRY VENEER WALLS AT A MINIMUM SPACING OF 33" O.C., WITH A MINIMUM DIAMETER OF 3/16".  WEEPHOLES
SHALL BE LOCATED ABOVE ALL FLASHING LOCATIONS.
5. MASONRY FIREPLACE HEARTHS SHALL BE A MINIMUM DEPTH OF 20", IF OPENING IS GREATER THAN OR EQUAL TO 6 SQFT., AND 16", IF LESS THAN 6
SQFT.  THE EXTENSIONS ON EACH SIDE SHALL BE 12" MINIMUM, IF OPENING IS GREATER THAN OR EQUAL TO 6 SQFT., AND 8", IF LESS THAN 6 SQFT.
HEARTH THICKNESS SHALL NOT BE LESS THAN 4".  THE MINIMUM CLEARANCE TO WOOD OR COMBUSTIBLE FRAMING ON ALL SIDES OF A MASONRY
FIREPLACE AND/OR MASONRY CHIMNEY SHALL NOT BE LESS THAN 2".  WOODWORK ON FRONT OF FIREPLACE SHALL COMPLY WITH THE CURRENT MRC
(SECTION R1003.13). CHIMNEY TERMINATION HEIGHT SHALL EXTEND AT LEAST 2'-0" HIGHER THAN ANY PORTION OF THE BUILDING WITHIN 10'-0", BUT NOT
LESS THAN 3'-0" ABOVE THE POINT WHERE CHIMNEY PASSES THROUGH ROOF.
6. ALL ROOF SHEATHING SHALL BE COVER BY A MINIMUM OF (1) LAYER OF 15# ROOFING FELT, IF SLOPE IS 4:12 OR GREATER.  IF ROOF SLOPE IS LESS
THAN 4:12, BUT GREATER THAN 2:12, (2) LAYER OF 15# ROOFING FELT ARE REQUIRED WITH A 19" OVERLAP.  ALL OTHER ROOF FLASHING AND FASTNERS
TO COMPLY WITH THE CURRENT MRC.
7. AN APPROVED ICE BARRIER SHALL BE INSTALLED FROM THE EDGE OF THE EAVE TO A POINT 24" INSIDE THE EXTERIOR WALL LINE OF THE BUILDING.
8. ALL WATER FROM ROOFS SHALL BE COLLECTED AND DIVERTED SO AS NOT TO CREATE A HAZARD.
9. ALL INSULATION SHALL BE INSTALLED AS SPECIFIED AND IN ACCORDANCE WITH THE LATEST PUBLISHED ENERGY CODE REQUIREMENTS.
10. AN APPROVED VAPOR RETARDER IS REQUIRED AT ALL EXTERIOR WALLS CONSTRUCTED OF WOOD AND CONTAINING THERMAL INSULATION, WITH A
MAXIMUM 1.0 PERM RATING.
11. FIREBLOCKING SHALL BE PROVIDED AT ALL CONCEALED SPACES AND PENETRATIONS, AS REQUIRED BY THE CURRENT MRC (R602.8).
12. DRAFTSTOPPING SHALL BE PROVIDED AT ALL CONCEALED SPACES, AS REQUIRED BY THE CURRENT MRC (SECTION R502.12)
13. THE MINIMUM GARAGE/DWELLING SEPARATION IS 1/2" GYPSUM BOARD APPLIED TO THE GARAGE SIDE OF THE COMMON WALL(S) AND ATTIC, WITH A
20 MIN. SOLID CORE WOOD OR INSULATED METAL DOOR THROUGH ANY SUCH SEPARATIONS.
14. NOT LESS THAN ONE EXIT DOOR SHALL BE PROVIDED FROM DWELLING UNIT.  THE REQUIRED DOOR SHALL BE A SIDE HINGED EXIT DOOR, NOT LESS
THAN 3'-0" WIDE AND 6'-8" TALL.  THE MINIMUM WIDTH OF A HALLWAY OR EXIT ACCESS SHALL NOT BE LESS THAN 3'-0".
15. THERE SHALL BE A FLOOR OR 36" MINIMUM LANDING ON EACH SIDE OF EACH EXTERIOR DOOR, EXCEPT AT THE EXTERIOR OF SLIDING DOORS.  THE
LANDING ON THE EXTERIOR SIDE OF AN EXTERIOR DOOR SHALL NOT BE MORE THAN 8" BELOW THE TOP OF THE THRESHOLD.
16. STAIRWAYS SHALL NOT BE LESS THAN 36" IN CLEAR WIDTH AT ALL POINTS ABOVE THE PERMITTED HANDRAIL HEIGHT AND BELOW THE REQUIRED
HEADROOM HEIGHT.  THE MAXIMUM RISER HEIGHT IS 8 1/4".  THE MINIMUM TREAD DEPTH IS 9", EXCLUSIVE OF THE 1 1/2" MAXIMUM NOSING WHEN
RISERS ARE CLOSED.  THE MAXIMUM DIFFERENCE BETWEEN THE GREATEST RISER AND/OR TREAD SHALL NOT EXCEED THE SMALLEST BY MORE THAN
3/8".
17. HANDRAILS HAVING A MINIMUM AND MAXIMUM HEIGHT OF 34" AND 38", RESPECTIVELY, MEASURED VERTICALLY FROM THE NOSING OF THE TREADS,
SHALL BE PROVIDED ON AT LEAST ONE SIDE OF STAIRWAYS OF THREE OR MORE RISERS.  ALL HANDRAILS SHALL BE CONTINUOUS THE FULL LENGTH OF
THE STAIRS.  ALL HANDRAILS SHALL BE GRASPABLE PER THE REQUIREMENTS OF THE CURRENT MRC (SECTION R311.5.6).
18. PORCHES, BALCONIES OR RAISED FLOOR SURFACES LOCATED MORE THAN 30" ABOVE THE FLOOR OR GRADE BELOW SHALL HAVE GUARDRAILS NOT
LESS THAN 36" IN HEIGHT.  OPEN SIDES OF STAIRS WITH A TOTAL RISE OF MORE THAN 30" ABOVE THE FLOOR OR GRADE BELOW SHALL HAVE
GUARDRAILS NOT LESS THAN 34" IN HEIGHT MEASURED VERTICALLY FROM THE NOSING OF THE TREADS.  SPACING AND GUARD OPENING LIMITATIONS
ARE DEFINED IN THE CURRENT MRC (SECTION R312.2).
19. ENCLOSED ACCESSIBLE SPACE UNDER STAIRS SHALL HAVE WALLS AND SOFFITS PROTECTED ON THE ENCLOSED SIDE WITH
1/2" GYPSUM BOARD, PER THE REQUIREMENTS OF THE 2009 MRC (SECTION R314.8).
20. APPROVED HARD-WIRED SMOKE DETECTORS SHALL BE INSTALLED IN EACH SLEEPING ROOM, AND OUTSIDE OF EACH SEPARATE SLEEPING AREA, IN
THE IMMEDIATE VICINITY OF THE BEDROOMS.  IN ADDITION, EACH ADDITIONAL STORY OF THE DWELLING INCLUDING ANY BASEMENT OR CELLAR AREA
SHALL BE PROVIDED WITH A SMOKE DETECTOR, HARD-WIRED.  ALL DETECTORS SHALL BE WIRED TOGETHER AND SHALL BE EQUIPED WITHA BATTERY
BACKUP SYSTEM.
21. SAFETY GLAZING SHALL BE INSTALLED IN ALL LOCATIONS AS REQUIRED BY THE CURRENT MRC (SECTION R308.4).
22. ALL ATTICS SHALL BE VENTED WITH A VENT AREA OF 1/150 OF ATTIC AREA (EAVE OR UPPER VENTS ONLY) OR 1/300 OF ATTIC AREA (BOTH EAVE AND
UPPER VENTS).  CATHEDRAL CEILINGS SHALL BE CONTINUOUSLY VENTED (EACH SPACE OR CELL) TOP AND BOTTOM, WITH INSULATION HELD DOWN TO
ALLOW AIR CIRCULATION.  A MINIMUM OF 1" SPACE SHALL BE PROVIDED BETWEEN THE INSULATION AND THE ROOF SHEATHING AT THE VENT LOCATIONS.

1. DESIGN LOADS ARE AS FOLLOWS, PER CURRENT MICHIGAN RESIDENTIAL CODE (TABLES
R502 AND R802) :
     - ROOF:
          - 30 PSF LL
          - 20 PSF DL
     - SECOND FLOOR:
          - 40 PSF LL (30 PSF @ BEDROOM)
          - 10 PSF DL
     - FIRST FLOOR:
          - 40 PSF LL (30 PSF @ BEDROOM)
          - 10 PSF DL
2. ALL EXTERIOR FRAME WALLS TO BE 2X4 (U.N.O.)
3. ALL INTERIOR FRAME WALLS TO BE 2X4 (U.N.O.)
4. ALL HEADERS TO BE (2) 2X10 ON (2) 2X4 COLS. EA. END - MIN. (U.N.O.)
5. ALL SILLS OR PLATES, WHICH REST ON CONCRETE OR MASONRY EXTERIOR WALLS AND
ARE LESS THAN 8" FROM EXPOSED GROUND, SHALL BE PRESSURE TREATED.  WOOD JOIST
OR THE BOTTOM OF A WOOD STRUCTURAL FLOOR CLOSER THAN 18" OR WOOD GIRDERS
CLOSER THAN 12" TO EXPOSED GROUND IN CRAWL SPACES SHALL BE OF PRESSURE
TREATED WOOD.  WOOD SIDING, SHEATHING AND WALL FRAMING ON THE EXTERIOR OF A
BUILDING HAVING A CLEARANCE OF LESS THAN 6" FROM THE GROUND SHALL BE OF
PRESSURE TREATED WOOD.
6. WALL STUDS SHALL BE A MINIMUM OF #3, STANDARD OR STUD GRADE LUMBER.  NON-
BEARING WALL STUDS MAY BE UTILITY GRADE IF SPACED IN ACCORDANCE WITH THE
REQUIREMENTS OF THE CURRENT MRC (TABLE R602.3).  MAXIMUM STUD HEIGHT SHALL
COMPLY WITH THE REQUIREMENTS OF THE CURRENT MRC (TABLE R602.3.1).
7. EXTERIOR WALLS SHALL BE PROVIDED WITH APPROVED WIND BRACES AT EACH END OF
A WALL AND AT LEAST EVERY 25'-0" OF WALL LENGTH, OR CONTINUOUS STRUCTURAL
SHEATHING SHALL BE PROVIDED.
8. ALL CUTTING AND NOTCHING OF STRUCTURAL LUMBER SHALL BE IN ACCORDANCE WITH
THE REQUIREMENTS OF THE CURRENT MRC (SECTION 602.6).
9. ALL HEADERS SHALL SAFELY SUPPORT ALL SUPERIMPOSED LOADS PER THE
REQUIREMENTS OF THE CURRENT MRC (SECTION 602.7).
10. ALL PRE-ENGINEERED ROOF TRUSSES, BEAMS, I-JOISTS, FLOOR TRUSSES, ETC. SHALL
BE INSTALLED, BRACED AND CONNECTED IN ACCORDANCE WITH THE MANUFACTURER'S
WRITTEN DESIGN SPECIFICATIONS.
11. ALL JOIST, BEAMS, RAFTERS AND CEILING JOIST  SHALL BE #2 HEM FIR MINIMUM U.O.N.
SIZED FOR SPANS IN ACCORDANCE WITH THE CURRENT MRC, AND BEAR THE STAMP OF AN
APPROVED LABELING AGENCY.  ALL PLYWOOD SHEATHING SHALL BE SIZED FOR SPANS AS
APPROVED BY THE GRADING AGENCY STAMP ON THE PRODUCT. PROVIDE 3/4" T&G FIR
PLYWOOD FOR FLOORS U.O.N.
12. ALL MASONRY VENEER TO BE ATTACHED WITH METAL WALL TIES @ 24" O.C. MINIMUM
BOTH VERTICALLY AND HORIZONTALLY.
13. ALL MASONRY VENEER SUPPORTED BY WOOD OR COLD-FORMED STEEL
CONSTRUCTION ADJOINING MASONRY SUPPORTED BY THE FOUNDATION, SHALL BE
SEPERATED WITH A MOVEMENT JOINT, PER THE REQUIREMENTS OF THE CURRENT MRC
(SECTION R703.7.2)
14. ALL MASONRY VENEER SUPPORTED BY ROOF CONSTRUCTION SHALL BEAR ON A STEEL
ANGLE SUPPORTED BY EITHER THE STUD WALL OR A MINIMUM OF (3) 2X6 WOOD
MEMBERS, WITH A MAXIMUM SLOPE OF 7:12, PER THE REQUIREMENTS OF THE CURRENT
MRC (SECTION R703.7.2.2)
15. PROPER SUPPORT IS REQUIRED BELOW ALL BEARING WALLS AND CONCENTRATED
LOADS NOT BEARING DIRECTLY ON THE FOUNDATION.  DOUBLED JOIST, LADDERS,
LAMINATED BEAMS OR OTHER SUPPORTING MEMBERS MUST BE DESIGNED, SIZED AND
INSTALLED TO SAFELY SUPPORT LOADS AND HAVE SUFFICIENT CAPACITY TO TRANSFER
THE LOADS TO APPROVED FOUNDATIONS.  SOLID BLOCKING IS REQUIRED IN THE FLOOR
DECK AT ALL POINT LOADS TO TRANSFER THE LOAD TO APPROVED FOUNDATIONS.
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CASE DESCRIPTION 

220 Lake Park (24-44) 

Hearing date: January 9, 2024 

Appeal No. 24-44:  The owner of the property known 220 Lake Park, requests the 
following variance to construct an addition with an attached garage to the front of the 
existing house: 

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

Staff Notes:   This appeal was in front of the board in November 2022 (see attached 
minutes).  Due to the time limitation of obtaining the permit within a year, this applicant 
is seeking the same request as before. 

This property is zoned R1 – Single family residential. 

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

 
 

220 Lake Park (22-48) 

Hearing date: November 8, 2022 
 

 
Appeal No. 22-48:  The owner of the property known 220 Lake Park, 

requests the following variance to construct a front addition to the 
existing house: 

 
A. Chapter 126, Article 4, Section 4.75(A)(1) of the Zoning Ordinance 

requires that private, attached, single-family residential garages 
must be setback a minimum of 5.00 feet from the portion of the front 
façade on the first floor of the principal building that is furthest 
setback from the front property line.  The proposed is the garage is 
95.00 feet in front of the furthest façade.  Therefore, a variance of 
100.00 feet is being requested. 

 
 

 
Staff Notes:   This applicant is looking to construct an attached garage to the existing 
home was built in 2007. The lot is known as a flag lot and the existing home was 
constructed back to the rear setback and forward toward the front.  

  
This property is zoned R1 – Single family residential. 

 
 

 

Jeff Zielke, NCIDQ, LEED AP 
Assistant Building Official 
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WARRANITHAT THE UNDERGROUND UTILITIES SHOWN ARE IN THE EXACT LOCATION
INDICATE! ALTHOUGH HE DOES CERTIFY THAT THEY ARE LOCATED AS ACCURATELY AS
POSSIBLEFROM INFORMATION AVAILABLE. THE SURVEYOR HAS NOT PHYSICALLY
LOCATEDTHE UNDERGROUND UTILITIES OTHER THAN THE STRUCTURE INVENTORY
SHOWN HEREON. 

2. ALL GTTER AND DOWN SPOUTS MUST BE CONSTRUCTED IN A MANOR THAT
DIRECTS VATER FLOW TO THE REAR OF SUBJECT PROPERTY. 

3. PROPGED RETAINING WALLS AND LANDSCAPING AS SHOWN ON SURVEY ARE
DESIGNECBY MICHAEL J. DUL & ASSOCIATES, INC., 212 DAINES STREET, BIRMINGHAM, 
MICHIGAN48009. REFER TO CONSTRUCTION SITE PLAN FOR WALL DETAILS. 

4. ZONIN = R- 1 SINGLE FAMILY RESIDENTIAL

5. SETBXKS

FRONT = N/ A
REAR = 50. 0 FEET

SIDE 1 = 10. 00 FEET MIN. 109 OF ( 80+ 20) 100 FEET

SIDE 2 = 15. 00 FEET MIN. 15% OF ( 80+ 20) 100 FEET

TOTAL = 25. 00 FEET, 25% OF ( 80+ 20) 100 FEET

6. GRADE PLANE = 
AVERAGE ELEVATION ALONG NORTH PROPERTY LINE = 751. 81

AVERAGE ELEVATION ALONG SOUTH PROPERTY LINE = 751. 69

751. 64+ 751. 85)/ 2 = 751. 75

7. PART JF LOT 330 AREA = 42, 196 SQUARE FEET

8. GROUND COVERAGE AREA ( PROPOSED RESIDENCE) = 4, 965 SQUARE FEET

9. GROUND COVERAGE = 4, 965/ 42, 196 = 11. 77% 

10. OPEN SPACE = 88. 23% 
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PARCEL 19- 26- 477-

012 PROPERTY DESCRIPTION ( AS FURNISHED BY

CLIENT) PART OF LOT 330, THAT PART BEING ALL OF LOT 330 EXCEPT THE WEST 200
FEET OF THE SOUTH 80 FEET, OF " QUARTON LAKE ESTATES SUBDIVISION" OF THE
EAST 1/ 2 OF SECTION 26, AND PART OF THE NORTHEAST 1/ 4 OF SECTION 35 AND
THE NORTHWEST 1/ 4 OF SECTION 25, TOWN 2 NORTH, RANGE 10 EAST, 
BLOOMFIELD TOWNSHIP ( NOW CITY OF BIRMINGHAM), OAKLAND COUNTY, MICHIGAN AS RECORDED
IN LIBER 14 OF PLATS, PAGE 6, 6A AND 6B OF OAKLAND COUNTY

RECORDS. FLOOD

NOTE ZONE A: AREA OF 100 - YEAR FLOOD; BASE FLOOD ELEVATIONS AND FLOOD
HAZARD FACTORS DETERMINED. INTERPOLATED FLOOD PLAIN ELEVATION = 736. 2± AND
EXISTS ALONG THE FACE OF THE BANK OF QUARTON LAKE AS SHOWN ON FLOOD
INSURANCE RATE MAP, COMMUNITY - PANEL NUMBER 260168 0005 B, DATED MAY 15, 
1980, PUBLISHED BY THE FEDERAL EMERGENCY MANAGEMENT

AGENCY. 

BENCHMARKS CITY OF BIRMINGHAM BENCHMARK #
22 ELEVATION = 753.

76 BRASS CAP AT N. W. CORNER

OF MAPLE ROAD AND LAKE

PARK. SITE BENCHMARK - SET SPIKE IN

30" TREE, ELEVATION = 755. 50 AS

SHOWN. 72

HOURS 3 WORKING

DAYS) BEFORE YOU
DIG CALL MISS

DIG 800- 482-
7171 TOLL

FREE) PARCEL I.

D. 19- 26- 477-

013 SURVEYOR' S
CERTIFICATION I HEREBY CERTIFY THAT I HAVE SURVEYED THE PROPERTY HEREIN
DESCRIBED. THE ELEVATIONS SHOWN HEREON ARE BASED ON A FIELD SURVEY AND
THE DRAWING HEREON DELINEATED IS / A CORRECT REPRESENTATION OF THE

SAME. ANTHONY T. SYCKO JR. OFM7Ch PROFESSIONAL SURVEYOR P
Yc MICHIGAN LICENSE NO. 47976 Co

t
r ANTHONY T '

f' SYCKO. JR. -

V
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R
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in 1. THE UIGERGROUND UTILITIES SHOWN HAVE BEEN LOCATED FROM FIELD

SURVEY INFORMANN AND THE CITY OF BIRMINGHAM UTILITY MAPS, THE SURVEYOR MAKES
NO GUARANTIES THAT THE UNDERGROUND UTILITIES SHOWN COMPRISE ALL SUCH

UTILITIES IN THE NEA, EITHER IN SERVICE OR ABANDONED. THE SURVEYOR FURTHER DOES
NOT WARRANITHAT THE UNDERGROUND UTILITIES SHOWN ARE IN THE EXACT

LOCATION INDICATE! ALTHOUGH HE DOES CERTIFY THAT THEY ARE LOCATED AS ACCURATELY
AS POSSIBLEFROM INFORMATION AVAILABLE. THE SURVEYOR HAS NOT

PHYSICALLY LOCATEDTHE UNDERGROUND UTILITIES OTHER THAN THE STRUCTURE
INVENTORY SHOWN

HEREON. 2. ALL GTTER AND DOWN SPOUTS MUST BE CONSTRUCTED IN A MANOR
THAT DIRECTS VATER FLOW TO THE REAR OF SUBJECT

PROPERTY. 3. PROPGED RETAINING WALLS AND LANDSCAPING AS SHOWN ON SURVEY
ARE DESIGNECBY MICHAEL J. DUL & ASSOCIATES, INC., 212 DAINES STREET, 

BIRMINGHAM, MICHIGAN48009. REFER TO CONSTRUCTION SITE PLAN FOR WALL

DETAILS. 4. ZONIN = R- 1 SINGLE FAMILY

RESIDENTIAL 5. 

SETBXKS FRONT = N/
A REAR = 50. 0

FEET SIDE 1 = 10. 00 FEET MIN. 109 OF ( 80+ 20) 100

FEET SIDE 2 = 15. 00 FEET MIN. 15% OF ( 80+ 20) 100

FEET TOTAL = 25. 00 FEET, 25% OF ( 80+ 20) 100

FEET 6. GRADE
PLANE = AVERAGE ELEVATION ALONG NORTH PROPERTY LINE = 751.

81 AVERAGE ELEVATION ALONG SOUTH PROPERTY LINE = 751.

69 751. 64+ 751. 85)/ 2 = 751.

75 7. PART JF LOT 330 AREA = 42, 196 SQUARE

FEET 8. GROUND COVERAGE AREA ( PROPOSED RESIDENCE) = 4, 965 SQUARE

FEET 9. GROUND COVERAGE = 4, 965/ 42, 196 = 11.

77% 10. OPEN SPACE = 88.

23% 
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87 PARCEL 19- 26-

477- 012 PROPERTY DESCRIPTION ( AS FURNISHED

BY CLIENT) PART OF LOT 330, THAT PART BEING ALL OF LOT 330 EXCEPT THE WEST
200 FEET OF THE SOUTH 80 FEET, OF " QUARTON LAKE ESTATES SUBDIVISION" OF

THE EAST 1/ 2 OF SECTION 26, AND PART OF THE NORTHEAST 1/ 4 OF SECTION 35
AND THE NORTHWEST 1/ 4 OF SECTION 25, TOWN 2 NORTH, RANGE 10

EAST, BLOOMFIELD TOWNSHIP ( NOW CITY OF BIRMINGHAM), OAKLAND COUNTY, MICHIGAN AS
RECORDED IN LIBER 14 OF PLATS, PAGE 6, 6A AND 6B OF OAKLAND

COUNTY RECORDS. 

FLOOD NOTE ZONE A: AREA OF 100 - YEAR FLOOD; BASE FLOOD ELEVATIONS AND
FLOOD HAZARD FACTORS DETERMINED. INTERPOLATED FLOOD PLAIN ELEVATION = 736. 2± 

AND EXISTS ALONG THE FACE OF THE BANK OF QUARTON LAKE AS SHOWN ON
FLOOD INSURANCE RATE MAP, COMMUNITY - PANEL NUMBER 260168 0005 B, DATED MAY

15, 1980, PUBLISHED BY THE FEDERAL EMERGENCY

MANAGEMENT

AGENCY. BENCHMARKS CITY OF BIRMINGHAM
BENCHMARK # 22 ELEVATION = 

753. 76 BRASS CAP AT N. W. 

CORNER OF MAPLE ROAD AND

LAKE PARK. SITE BENCHMARK - SET SPIKE

IN 30" TREE, ELEVATION = 755. 50

AS SHOWN. 

72 HOURS 3

WORKING DAYS) BEFORE
YOU DIG CALL

MISS DIG 800-
482- 7171

TOLL FREE) PARCEL

I. D. 19- 26-

477-013 SURVEYOR'
S CERTIFICATION I HEREBY CERTIFY THAT I HAVE SURVEYED THE PROPERTY

HEREIN DESCRIBED. THE ELEVATIONS SHOWN HEREON ARE BASED ON A FIELD SURVEY
AND THE DRAWING HEREON DELINEATED IS / A CORRECT REPRESENTATION OF

THE SAME. ANTHONY T. SYCKO JR. OF M7Ch PROFESSIONAL SURVEYOR 
P Yc MICHIGAN LICENSE NO. 47976
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PROPERTY DESCRIPTION:

LOT 330, EXCEPT THE WEST 200 FEET OF THE

SOUTH 80 FEET, "QUARTON LAKE ESTATES"

PART OF THE S.E. 1/4 OF SECTION 26 T.2N.,

R.10E. CITY OF BIRMINGHAM, OAKLAND COUNTY,

MICHIGAN.

AS RECORDED IN LIBER 14, PAGE 6

OAKLAND COUNTY RECORDS.

TAX ID#: 19-26-477-021
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LEGEND:

PROPERTY LINE

OFF-SITE PARCEL

SETBACK LINE

EASEMENT LINE

PART OF THE S.E. 1/4 OF SECTION 26, T2N, R10E.

VICINITY MAP

1" = 2000'

MAPLE

SITE

SITE DATA:

ZONED: R-1 (SINGLE FAMILY RESIDENTIAL)

SETBACKS:

FRONT: AVERAGE DISTANCE FROM THE FRONT

LINE OF HOMES WITH FRONTAGE ON

THE SAME SIDE OF THE STREET 

WITHIN 200 FEET:

290 LAKE PARK: 86.2 FT

240 LAKE PARK: 112.2 FT

200 LAKE PARK: 72.3 FT
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appear to be the appellant’s fault that the correct variance amount was not noted at 
the June 2022 meeting. He tied approval to the plans as submitted. 
 
Mr. Yaldo seconded the motion because granting the variance did substantial justice 
to the owner and neighboring properties, the issue was not self-created, and it was 
not contrary to the spirit or intent of the ordinance. 
 
The Chair noted he would support the motion because the property was existing non-
conforming, and the variance did not add to the non-conformity. He agreed with Mr. 
Yaldo that the variance would do substantial justice since it did not expand the non-
conformity. 
 
Motion carried, 7-0. 
 
ROLL CALL VOTE  
Yeas:  Morganroth, Canvasser, Hart, Reddy, Yaldo, Lilley, Miller 
Nays:  None 
 

T# 11-74-22 
2)  220 Lake Park 
      Appeal 22-48 
 
ABO Zielke presented the item, explaining that the owner of the property known as 220 Lake 
Park was requesting the following variance to construct a front addition to the existing house: 
 

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

 
Staff answered informational questions from the Board. 
 
Gayle McGregor, attorney for the appellant, reviewed the letter describing why this variance was 
being sought. The letter was included in the evening’s agenda packet. 
 
The Chair noted that while the stated issue was replacing a non-functional garage, the request 
went beyond what would be needed to create a functional garage.  
 
Mr. Reddy noted that a 100-foot variance request was particularly large. He said there was likely 
opportunity to at least partially mitigate the variance request.  
 
Mr. Yaldo concurred with his colleagues’ comments, asking whether the requested variance was 
the minimum required to add a functional garage. 
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Mr. Hart said he visited the property and that the addition would not be visible from the street as 
proposed. He said that given the floodplain and the drop from the front of the property to the 
rear, the appellant would have to seek approval from the Michigan Department of Natural 
Resources to add a garage in the rear of the home. 
 
BO Johnson noted that a detached accessory structure could be built without a variance. 
 
In reply to Board comment, Ms. McGregor stated: 

● The ordinance would allow an addition of the same size and height if it were not a garage. 
For that reason, the appellant should be able to create a garage as part of the addition; 

● While the variance requested was significant, the addition would still allow for the required 
distances between structures and would not enter into the required setbacks. 
Consequently, granting the variance would not cause the property to be inconsistent with 
the neighborhood or the neighboring properties;  

● The norm in the neighborhood is three-vehicle attached garages; 
● One of the mitigating factors was that the home cannot be viewed from the street. The 

addition would be in-line with the size of the home and the size of the lot; 
● Granting the variance would be substantially just because none of the neighbors would 

be able to view the addition from the street;  
● The concept drawing was not meant to be a to-scale rendering; and, 
● Putting the garage in the rear of the property would change the character of the lakefront 

for the neighbors. 
 
VC Canvasser said he lived in the same neighborhood as the appellants and was unsure if three-
vehicle attached garages were the norm. 
 
Motion by Mr. Miller 
Seconded by Mr. Hart with regard to Appeal 22-48, A. Chapter 126, Article 4, Section 
4.75(A)(1) of the Zoning Ordinance requires that private, attached, single-family 
residential garages must be setback a minimum of 5.00 feet from the portion of the 
front façade on the first floor of the principal building that is furthest setback from 
the front property line. The proposed is the garage is 95.00 feet in front of the furthest 
façade. Therefore, a variance of 100.00 feet is being requested. 
 
Mr. Miller moved to approve the requested variance, stating the variance was 
necessary due to the unique circumstances of the property. He said the need for the 
variance was not self-created and said the ordinance in this matter was not applicable 
in any really practical sense. He said strict compliance with the ordinance would be 
unreasonable. He tied approval to the plans as submitted. 
 
VC Canvasser said he would not support the motion. He stated that strict compliance 
with the ordinance would not be unnecessarily burdensome, since the structure could 
be built as long as it was detached from the home. He explained there had also been 
an insufficient showing of attempts to mitigate the variance request. 
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Mr. Yaldo noted that only 50% of the requested variance would be used as a garage, 
and that the non-garage space would be above the garage. He noted that the variance 
was not being expanded by adding non-garage space. He added that it was important 
that the concept drawing did not show the proposal to scale. 
 
The Chair said he would support the motion. He said that the addition could be built 
without a variance, but that it would look substantially similar to the present 
proposal. He said it would not do substantial justice to the appellant to force them to 
walk to a detached structure that would otherwise largely look the same as the 
present proposal. He stated that the ordinance did not contemplate a lot of this size 
and shape where the proposed garage would be invisible from the street. He noted 
that the topography of the lot was also prohibitive for building a garage in the rear. 
He said that while he had some concern about providing a 100-foot variance, the lot 
was unique enough to merit his support of the motion. 
 
Motion carried, 5-2. 
 
ROLL CALL VOTE  
Yeas:  Morganroth, Hart, Yaldo, Lilley, Miller 
Nays:  Reddy, Canvasser 
 

T# 11-75-22 
3)  839 Ridgedale 
      Appeal 22-49 
 
ABO Zielke presented the item, explaining that the owner of the property known as 839 Ridgedale 
was requesting the following variance to construct a second floor addition to an existing non-
conforming home: 
 

A. Chapter 126, Article 2.08.2 of the Zoning Ordinance requires that a minimum front 
yard setback is the average of homes within 200 feet each way. The required is 32.70 
feet. The existing and proposed is 28.30 feet. Therefore a variance of 4.40 feet is being 
requested. 

 
Staff answered informational questions from the Board. 
 
Art Lang, architect, reviewed the letter describing why this variance was being sought. The letter 
was included in the evening’s agenda packet. 
 
Mr. Miller noted that he had moved to approve the February 2022 variance request for this 
property because the proposed remodeling would mitigate an existing non-conformity.  
 
The Chair noted that the main bedroom had a number of closets, one of which would be in the 
expanded dormer. While the Chair praised the aesthetics of the design, he said he did not see 
the practical difficulty that necessitated the expanded dormer. 
 



CASE DESCRIPTION 

460 Wimbleton (24-45) 

Hearing date: January 9, 2024 

Appeal No. 24-45:  The owner of the property known as 460 Wimbleton, requests the 
following variances to construct an addition: 
A. Chapter 126, Article 2, Section 2.06.2 of the Zoning Ordinance requires that the
minimum front yard setback is the average of homes within 200.00 feet on each
direction.  The required is 38.30 feet.  The proposed is 35.70 feet.  Therefore, a variance
of 2.60 feet is being requested.

B. Chapter 126, Article 2, Section 2.06.2 of the Zoning Ordinance requires that the
minimum total side yard setbacks of 14.00 feet or 25% of total lot width, whichever is
larger.  The required is 15.00 feet.  The proposed is 14.20 feet.  Therefore, a variance
of 0.80 feet is being requested.

Staff Notes:   This applicant is requesting variances to construct an addition to the 
existing non-conforming home. 

This property is zoned R1 – Single family residential. 

Jeff Zielke, NCIDQ, LEED AP 
Assistant Building Official  
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SITE PLAN
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1

SITE PLAN NOTES:
PARCEL ID: 19-25-257-018
SITE AREA: 8,067 SF
EXISTING ZONING: R-1, SINGLE FAMILY RESIDENTIAL

FRONT SETBACK TABLE:
380 WIMBLETON 36.3'
420 WIMBLETON 44.2'
444 WIMBLETON 34.8'
460 WIMBLETON 34.7'  SUBJECT PARCEL
498 WIMBLETON 35.0'
520 WIMBLETON 39.3'
554 WIMBLETON 38.6'

AVG SETBACK: 228.2 / 6 = 38.03'

SETBACKS (R-1 DISTRICT):
MIN. SIDE SETBACK: 9' OR 10% OF LOT WIDTH (60'*0.1 = 6')
BOTH: 14 FEET OR 25% OF LOT WIDTH (0.25*60 = 15')
NO SIDE YARD SHALL BE LESS THAN 5'

REQUIRED PROPOSED/EXISTING
SIDE 9' 11.8' EXISTING
SIDE TOTAL 15' 15.9' PROPOSED
REAR 30' 48.5' PROPOSED

LOT COVERAGE / OPEN SPACE:

EX. HOUSE 953 SF
PR. ADDITION 893 SF
EX. GARAGE 581 SF-75 SF (INTERIOR

STAIRCASE) = 506 SF
PR FRONT PORCH/STEPS WITHIN 10' OF FRONT SETBACK 303 SF**
PR REAR UNCOVERED PATIO 156 SF
EX DRIVEWAY 1,242 SF
WALKS 3' WIDE OR LESS 90 SF**
EX. PATIO 445 SF
STAIRS (FROM SIDE DOOR) 42 SF**
STAIRS FROM BASEMENT, AND REAR PATIO) 75 SF

** DENOTES AREAS NOT INCLUDED IN THE OPEN SPACE PER THE ORDINANCE

LOT COVERAGE:
TOTAL AREA: 953 + 893 + 506 = 2,352 SF / 8,067 = 29%

MAX ALLOWED: 2,420 SF
OPEN SPACE:
TOTAL AREA: 8,067 - 953 - 893 - 506 - 156 - 1,242 - 445 - 75 = 3,767 / 8,067 =

46.7% OPEN SPACE

BUILDING HEIGHT:
PROPOSED HEIGHT: 22'

STORMWATER RUNOFF:
EXISTING IMPERVIOUS AREA: 4,285 SF
PROPOSED IMPERVIOUS AREA: 4,992 SF
INCREASED IMPERVIOUS AREA: 707 SF

INCREASED RUNOFF:
C = 0.95
A = 0.016 AC
TIME OF CONCENTRATION (1 YEAR) = 10 MINUTES
INTENSITY = 30.20P^0.22 / (Tc + 9.17)^0.81
                    = 30.20(1)^0.22 / (10 + 9.17)^0.81
                    = 2.76 IN/HR
FLOW = Q = CxIxA
Q = 0.95 x 2.76 x 0.016 = 0.042 CFS

INFILTRATION TESTING WAS PERFORMED ON XX.XX.XXXX.  SOILS ARE CLAY AND NOT
CAPABLE OF INFILTRATION.  PER MEETING WITH CITY ENGINEER, SINCE SITE ABUTS THE
PARK, ADDITIONAL MEASURES WILL NOT BE REQUIRED IF SOILS DON'T INFILTRATE.

FLOOD ZONE:
SITE IS IN FLOOD ZONE "X" (AREA OUTSIDE OF THE 0.2% ANNUAL CHANCE FLOODPLAIN)
PER FEMA MAP NO. 26125C0537F, DATED SEPTEMBER 29, 2006.

WETLANDS:
NO WETLANDS ARE ON SITE PER REVIEW OF EGLE WETLAND MAPPER

PROPERTY DESCRIPTION
(PER TAX RECORDS)
TOWN 2 NORTH, RANGE 10 EAST, BIRMINGHAM FOREST HILLS, LOT 219.
BENCH MARKS
(NAVD88)

BENCH MARK 1
MAG NAIL  IN E. FACE OF
U.POLE AT THE S.W. CORNER
OF 460 WIMBLETON
ELEV. = 777.42

BENCH MARK 1 (OFFSITE)
ARROW ON TOP OF HYDRANT
AT THE SOUTHWEST CORNER
OF WIMBELTON AND OXFORD
(YEAR 2013)
ELEV. = 784.89

CITY BENCH MARK 1
(LOCAL DATUM WHICH IS 1'
HIGHER THAN NAVD 88)
SOUTHWEST CORNER OF
ABBEY AND WIMBLETON
ELEV. = 768.996

SAN. MH
UTILITY POLE
AIR CONDITIONER

OVERHEAD WIRES
SAN. LINE
WATER LINE

12.06.2023 TO CITY FOR REVIEW

NAME REQUIRED EXISTING PROPOSED
VARIANCE A - FRONT SETBACK 38.0 FEET 35.7 FEET

VARIANCE AMOUNT
2.3 FEET35.7 FEET

VARIANCE B - BUILDING SEPARATION 15.0 FEET 14.2 FEET 0.8 FEET13.3 FEET

12.12.2023 TO CITY FOR ZBA REVIEW
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	1A) AGENDA JANUARY - 2024
	CITY OF BIRMINGHAM

	1B) JANUARY BZA MAP
	4) BZA Minutes (DRAFT) - 12-12-23
	Tuesday, December 12, 2023
	Bruce R. Johnson, Building Official

	5A) 23-39 631 RUFFNER COMPLETE
	A) 23-39 631 RUFFNER CASE DESCRIPTION
	631 Ruffner (23-39)
	Staff Notes:   This applicant is requesting variances to construct a second floor addition on the existing non-conforming home that was constructed in 1989.  This lot is adjacent to a corner lot.  The existing home has the garage door facing the stree...

	1. PRACTICAL DIFFICULTIES AND UNNECESSARY HARDSHIPS
	B) 23-39 631 RUFFNER MAP
	C) 23-39 631 RUFFNER APP LTR
	APP
	LTR

	D) 23-39 631 RUFFNER PLANS
	1337 LIENBACHS 11-16-23 sealed (1)
	GHASSAN RESIDENCE BIRMINGHAM 10-11-23 SHT 1
	GHASSAN RESIDENCE BIRMINGHAM 10-11-23 SHT 2
	GHASSAN RESIDENCE BIRMINGHAM 10-11-23 SHT 3
	GHASSAN RESIDENCE BIRMINGHAM 10-11-23 SHT 4

	GHASSAN RESIDENCE BIRMINGHAM FLOOR PLANS 11-15-23

	5B) 23-41 1215 CEDAR COMPLETE
	A) 23-41 1215 CEDAR CASE DESCRIPTION
	1215 Cedar (23-41)
	Staff Notes:   The applicant is requesting variances to construct an addition to the existing non-conforming home constructed in 1947.

	B) 23-41 1215 CEDAR MAP
	C) 23-41 1215 CEDAR APP LTR
	APP
	LTR

	D) 23-41 1215 CEDAR PLANS
	SURVEY
	Sheets and Views
	Model


	PLANS
	N-1 11.6.2023.pdf (p.1)
	A-1 11.6.2023.pdf (p.2)
	A-2 11.6.2023.pdf (p.3)
	A-3 11.6.2023.pdf (p.4)
	A-4 11.6.2023.pdf (p.5)
	A-5 11.6.2023.pdf (p.6)
	A-6 11.6.2023.pdf (p.7)



	5C) 24-43 172 GEORGE COMPLETE
	A) 24-43 172 GEORGE CASE DESCRIPTION
	172 George (24-43)
	Staff Notes:   This applicant is requesting a variance to construct the detached garage with a proposed single family home.

	1. PRACTICAL DIFFICULTIES AND UNNECESSARY HARDSHIPS
	B) 24-43 172 GEORGE MAP
	C) 24-43 172 GEORGE APP LTR
	APP
	APPLICATION FOR THE BOARD OF ZONING APPEALS
	ARTICLE I - Appeals
	ARTICLE II - Results of an Appeal
	ARTICLE III - Rehearings

	LTR

	D) 24-43 172 GEORGE PLANS
	23-00271.01 RPP 12-15-23
	Sheets and Views
	Model


	A1A2


	5D) 24-44 220 LAKE PARK COMPLETE
	1. PRACTICAL DIFFICULTIES AND UNNECESSARY HARDSHIPS
	A) 24-44 220 LAKE PARK CASE DESCRIPTION
	220 Lake Park (24-44)
	Staff Notes:   This appeal was in front of the board in November 2022 (see attached minutes).  Due to the time limitation of obtaining the permit within a year, this applicant is seeking the same request as before.

	B) 24-44 220 LAKE PARK MAP
	C) 24-44 220 LAKE PARK APP LTR
	D 24-44 220 LAKE PARK PLANS
	A) 22-48 220 LAKEPARK CASE DESCRIPTION
	220 Lake Park (22-48)
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