
CITY OF BIRMINGHAM 
MEETING OF THE BOARD OF ZONING APPEALS 

TUESDAY OCTOBER 10,  
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) SEPTEMBER MINUTES

5. APPEALS

Address Petitioner Appeal Type/Reason 

1) 680 FAIRFAX TODD GRABEL 23-27 DIMENSIONAL 

2) 1395 NORTHLAWN TEMPLETON BUILDING 23-33 DIMENSIONAL 

3) 1115 CHAPIN FRANK COLASONTI 23-34 DIMENSIONAL 

4) 321 LAKE PARK GLEN CARLSON III 23-35 DIMENSIONAL 

5) 604 HANNA AJITAL GREWAL 23-36 DIMENSIONAL 

6) 660 MOHEGAN GLENN DESROSIERS 23-37 DIMENSIONAL 

7) 

6. CORRESPONDENCE

7. GENERAL BUSINESS

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

9. ADJOURNMENT
Title VI 

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

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

https://zoom.us/j/963


0 0.25 0.5 0.75 10.125
Miles

Ü

OCTOBER BZA MAP



 

Birmingham Board Of Zoning Appeals Proceedings 
Tuesday, September 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, September 12, 2023. Chair Morganroth convened the meeting at 7:30 p.m.  
 
2. Rollcall 
 
Present: Chair Erik Morganroth; Board Members Kevin Hart, Richard Lilley, John Miller,  

Pierre Yaldo; Alternate Board Member Carl Kona 
 
Absent:  Vice Chair Jason Canvasser; Board Member Ron Reddy 
 
Staff:  Building Official Johnson; Senior Planner Cowan, City Transcriptionist Eichenhorn, 
Assistant Building Official Morad, Assistant Building Official Zielke 
 
Chair Morganroth welcomed those present and reviewed the meeting’s procedures. He noted that 
the members of the Board of Zoning Appeals are appointed by the City Commission and are 
volunteers who serve staggered three-year terms. They are a quasi-judicial board and sit at the 
pleasure of the City Commission to hear appeals from petitioners who are seeking variances from 
the City’s Zoning Ordinance. Under Michigan law, a dimensional variance requires four affirmative 
votes from this board, and the petitioner must show a practical difficulty. A land use variance 
requires five affirmative votes and the petitioner has to show a hardship. He pointed out that this 
board does not make up the criteria for practical difficulty or hardship. That has been established 
by statute and case law. Appeals are heard by the board as far as interpretations or rulings. In 
that type of appeal the appellant must show that the official or board demonstrated an abuse of 
discretion or acted in an arbitrary or capricious manner. Four affirmative votes are required to 
reverse an interpretation or ruling.  
 
Chair Morganroth took rollcall of the petitioners. All petitioners were in attendance. 
 
3. Announcements  
 
Announcements can be found in the evening’s agenda packet. 
 
4. Approval Of The Minutes Of The BZA Meetings Of August 8, 2023 
 

T# 09-38-23 
 

Motion by Mr. Lilley 
Seconded by Mr. Kona to approve the minutes of the BZA meeting of August 8, 2023 
as submitted. 
 



 

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

T# 09-39-23 
1)  680 Fairfax 
      Appeal 23-27 
 
ABO Zielke presented the item, explaining that the owner of the property known as 680 Fairfax 
was requesting the following variance to replace the existing pool deck and patio:  
 

A. Chapter 126, Article 2, Section 2.06.1 of the Zoning Ordinance requires that the 
minimum open space required is 40% (4705.00 SF). The existing and proposed is 30.29% 
(3562.43 SF). Therefore, a variance of 9.71% (1142.57 SF) is being requested. 

 
Staff answered informational questions from the Board.  
 
Todd Grabel, owner, reviewed the letter describing why this variance was being sought and 
answered informational questions from the Board. The letter was included in the evening’s agenda 
packet. 
 
Board comments were as follows: 

● While the proposed impervious elements might benefit the owner, the lot did not allow 
for the amount of impervious surface proposed; 

● The applicant could reduce the amount of impervious surface proposed; 
● The east side of the original driveway was replaced with pervious surface. The applicant 

should submit updated documents to the Board indicating the amount of impervious 
surface that was replaced with pervious surface; 

● If the applicant did not intend to implement the plans exactly as presented, the Board 
could not vote on the plans; 

● Since the applicant would be having a professional do the plans for a resubmission, the 
professional might advise on ways of further reducing the impervious surface in order to 
reduce the requested variance, which would increase the chances of approval; 

● Removing the bricks inside the curved driveway would reduce the amount of impervious 
surface on the lot; and, 

● The amount of pavement required for an entry into a rear-facing garage can make 
reducing impervious surfaces on a lot challenging. 

 
Mr. Grabel elected to table the item and to return with more precise plans. 
 
Motion by Mr. Miller 
Seconded by Mr. Lilley with regard to Appeal 23-27, a motion to postpone to October 
10, 2023. 
 
Motion carried, 6-0. 



 

 
VOICE VOTE  
Yeas:  Lilley, Morganroth, Miller, Yaldo, Kona, Hart 
Nays:  None 
 

T# 09-40-23 
2)  1340 Puritan 
      Appeal 23-28 
 
ABO Zielke presented the item, explaining that the owner of the property known as 1340 Puritan 
was requesting the following variance for a second floor rear addition:  
 

A. Chapter 126, Article 2, Section 2.06.2 of the Zoning Ordinance requires that the 
total combined setbacks are 14.00 feet or 25% of total lot width, whichever is larger. The 
required is 20.00 feet. The proposed is 18.80 feet. Therefore, a variance of 1.20 feet is 
being requested. 

 
Staff answered informational questions from the Board.  
 
Eric Heiderer of Polyarch Inc., representing the owners, reviewed the letter describing why this 
variance was being sought and answered informational questions from the Board. The letter was 
included in the evening’s agenda packet. 
 
Board comments were as follows: 

● If the house did not have an overhang, a variance would still be required; and, 
● The planned main bedroom is large, and based on the applicant’s response the extra foot 

of the cantilever would not be required and only added an additional nonconformity. 
 
Motion by Mr. Yaldo 
Seconded by Mr. Miller with regard to Appeal 23-28, A. Chapter 126, Article 2, Section 
2.06.2 of the Zoning Ordinance requires that the total combined setbacks are 14.00 
feet or 25% of total lot width, whichever is larger. The required is 20.00 feet. The 
proposed is 18.80 feet. Therefore, a variance of 1.20 feet is being requested. 
 
Mr. Yaldo moved to approve variance request, tied to the plans as submitted, on the 
condition that it be pulled back about a foot with respect to the main bedroom and 
that revised plans be submitted. 
 
The Chair clarified that the cantilever would be removed. 
 
Mr. Yaldo confirmed. 
 
It was confirmed that Staff could administratively approve that change. 
 
Mr. Miller said the need for the variance was due to the unique existing circumstances 
of the house, was not self-created, and that it was very reasonable to create an 
addition like the one proposed. He said that conformity to the ordinance would be 



 

unnecessarily burdensome in this case. He voiced his support for the elimination of 
the overhang as well. 
 
The Chair offered his support for the motion. He noted that while the Board aims to 
not increase existing nonconformities, in specific situations the Board allows for 
existing nonconformities to be maintained so as not to penalize the owner. 
 
In reply to Staff, the Chair clarified that the roof overhang could be allowed, and that 
the second floor overhang would need to be removed per the motion. He clarified that 
would allow the applicant to build within the present nonconformity, but not to 
expand the existing nonconformity. 
 
Motion carried, 6-0. 
 
ROLL CALL VOTE  
Yeas:  Lilley, Morganroth, Miller, Yaldo, Kona, Hart 
Nays:  None 
 

T# 09-41-23 
3)  1450 Bird 
      Appeal 23-29 
 
ABO Zielke presented the item, explaining that the owner of the property known as 1450 Bird 
was requesting the following variances to reconstruct a detached garage:  

 
A. Chapter 126, Article 2, Section 2.10.1 of the Zoning Ordinance limits the lot 
coverage to a maximum of 30% of the lot. The required 30% is 1440.00 SF. The existing 
is 32.60% (1565 SF). The proposed is 31.00% (1490.00 SF). Therefore, a variance of 
1.00% (50.00 SF) is being requested.  
 
B. Chapter 126, Article 4, Section 4.03(G)(1)(C) of the Zoning Ordinance requires 
that the maximum building height of an accessory structure in the R3 zoning shall not 
exceed 14.50 feet to the mid-point. The proposed is 15.50 feet. Therefore, a variance of 
1.00 feet is being requested. 

 
Staff answered informational questions from the Board.  
 
Timothy Chak, owner, reviewed the letter describing why this variance was being sought and 
answered informational questions from the Board. The letter was included in the evening’s agenda 
packet. 
 
Board comments were as follows: 

● The plans reduced the nonconformity to an extent and would be taken into account; 
● The desire for a fan would not be considered a practical difficulty. Adding a fan because 

the applicant did not want to add a different mechanism for heating the space would also 
not amount to a practical difficulty; 



 

● The challenge facing the applicant was common to every property owner in an R3 district. 
The variance would then be disregarding the ordinance in this case. A variance should be 
granted based on the unique circumstances of the property; 

● Whether the variance request was impacted by the fact that the structure was still partially 
standing could be a point of discussion for the Board; 

● There were some options for reducing the extent of the variance being requested; and, 
● While Variance B would have been more difficult to approve, Variance A was a more 

reasonable request. 
 

In reply to Board comment, Mr. Chak stated he would be willing to only pursue Variance A and 
to eliminate his request for Variance B. 
 
Motion by Mr. Hart 
Seconded by Mr. Lilley with regard to Appeal 23-29, Chapter 126, Article 2, Section 
2.10.1 of the Zoning Ordinance limits the lot coverage to a maximum of 30% of the 
lot. The required 30% is 1440.00 SF. The existing is 32.60% (1565 SF). The proposed 
is 31.00% (1490.00 SF). Therefore, a variance of 1.00% (50.00 SF) is being 
requested.  
 
Mr. Hart moved to approve Variance A only and tied approval to the plans. He said it 
was a reasonable request to keep the footprint relatively the same in terms of the 
garage that was damaged, that the percentage of lot coverage would be a minimal 
amount, and that it would have minimal impact on the neighboring properties. He 
said allowing Variance A would do substantial justice to the owner and the neighbors. 
 
In regards to Variance B, Mr. Hart said that minor modifications to the structure could 
allow for the requested building heights and usage that the applicant would prefer.  
 
The Chair noted that the plans reduced the necessary variance because of the addition 
of the staircase.  
 
Motion carried, 6-0. 
 
ROLL CALL VOTE  
Yeas:  Lilley, Morganroth, Miller, Yaldo, Kona, Hart 
Nays:  None 
 

T# 09-42-23 
 
Motion by Mr. Yaldo 
Seconded by Mr. Miller with regard to Appeal 23-29, Chapter 126, Article 4, Section 
4.03(G)(1)(C) of the Zoning Ordinance requires that the maximum building height of 
an accessory structure in the R3 zoning shall not exceed 14.50 feet to the mid-point. 
The proposed is 15.50 feet. Therefore, a variance of 1.00 feet is being requested. 
 
 
Mr. Yaldo moved to deny Variance B. He stated that the challenge facing the applicant 
was not due to the unique circumstances of the property and would be shared by all 



 

other property owners within the R3 zone, which resulted in there being no basis on 
which to grant Variance B.  
 
The Chair voiced his support for the motion and noted that the appellant agreed to 
remove the request for Variance B. 
 
Motion carried, 6-0. 
 
ROLL CALL VOTE  
Yeas:  Lilley, Morganroth, Miller, Yaldo, Kona, Hart 
Nays:  None 
 

T# 09-43-23 
4)  2649 Yorkshire 
      Appeal 23-31 
 
ABO Zielke presented the item, explaining that the owner of the property known as 2649 Yorkshire 
was requesting the following variance to construct an addition to the existing home:  
 

A. Chapter 126, Article 4, Section 4.74(C) of the Zoning Ordinance requires that the 
minimum distance between principal residential buildings on adjacent lots of 14.00 feet 
or 25% of total lot width, whichever is larger. The required is 18.75 feet on the west side. 
The proposed is 16.00 feet. Therefore, a variance of 2.75 feet is being requested. 

 
Staff answered informational questions from the Board.  
 
Eli Nakhleh, owner, reviewed the letter describing why this variance was being sought and 
answered informational questions from the Board. The letter was included in the evening’s agenda 
packet. 
 
Board comments were as follows: 

● If any part of the future engineering documents indicate the need for a variance greater 
than 2.75 feet, the applicant would have to return for a new variance; 

● The variance request would add to the existing garage in the back, but would not change 
the outside wall or the existing distance between the two homes; 

● Compared to the applicant’s previous request, the present request was much more 
reasonable; and, 

● Since the foundations would be new, they could be poured in line with the variance. 
 
Motion by Mr. Hart 
Seconded by Mr. Lilley with regard to Appeal 23-31, Chapter 126, Article 4, Section 
4.74(C) of the Zoning Ordinance requires that the minimum distance between 
principal residential buildings on adjacent lots of 14.00 feet or 25% of total lot width, 
whichever is larger. The required is 18.75 feet on the west side. The proposed is 16.00 
feet. Therefore, a variance of 2.75 feet is being requested. 
 
 
 



 

Mr. Hart moved to approve the variance request and tied approval to a maximum 
variance of 2.75 feet and to the plans other than that. He said the applicant had done 
a good job of mitigating the issues that were raised during the previous presentation 
to the Board.  
 
The Chair noted that the applicant’s engineer would have to confirm that the plans 
would result in a variance no greater than 2.75 feet, and that the surveyor would have 
to verify that the dimensions of 4.9 feet and 11.1 feet were consistent.  
 
Mr. Miller voiced his support for the motion. He said the quality of the addition would 
do substantial justice not only to the applicant, but to the neighboring property 
owners as well.  
 
Motion carried, 6-0. 
 
ROLL CALL VOTE  
Yeas:  Lilley, Morganroth, Miller, Yaldo, Kona, Hart 
Nays:  None 
 

T# 09-44-23 
5)  220 Park 
      Appeal 23-32 
 
SP Cowan presented the item, explaining that the owner of the property known as 220 Park was 
requesting the following variance to remove one directly accessible storefront from the public 
sidewalk facing Hamilton Row:  
 

A. Chapter 126, Article 3, Section 3.04(E) of the Zoning Ordinance requires that 
storefronts be directly accessible from public sidewalks. The applicant is proposing a 
building frontage along Hamilton Row without a directly accessible entrance facing the 
street’s frontage line at the first story. Therefore, a variance of one directly accessible 
storefront from the public sidewalk is being requested. 

 
Staff answered informational questions from the Board.  
 
John Hindo, President of Boji Group, reviewed the letter describing why this variance was being 
sought and answered informational questions from the Board. The letter was included in the 
evening’s agenda packet. 
 
Board comments were as follows: 

● An ordinance-compliant entrance could be maintained with a card swipe or buzzer so it 
would not be accessible at all times; 

● There was some concern about setting a precedent where a window, rather than a door, 
would be facing a street in the downtown area; 

● It could be argued that the side of the building facing Hamilton was not a storefront area 
or part of the core downtown area; 

● When a bank occupied this building, one of the doors required that visitors be buzzed in 
for entry; 



 

● The Hamilton facade was not required to be a commercial storefront and did not have the 
same glazing requirements as other parts of the downtown overlay. Since this building 
was permitted to have a first floor office use, the ordinance requiring a door off Hamilton 
may not apply to this building; 

● Creating a door into a private office space seemed to contradict the purpose of the 
ordinance; and, 

● WeWork did not have a door on the Oakland facade. 
 
Mr. Hindo committed to creating an ordinance-compliant door if the tenant left at the end of their 
15-year lease. 
 
Motion by Mr. Lilley 
Seconded by Mr. Kona with regard to Appeal 23-32, Chapter 126, Article 3, Section 
3.04(E) of the Zoning Ordinance requires that storefronts be directly accessible from 
public sidewalks. The applicant is proposing a building frontage along Hamilton Row 
without a directly accessible entrance facing the street’s frontage line at the first 
story. Therefore, a variance of one directly accessible storefront from the public 
sidewalk is being requested. 
 
Mr. Lilley moved to approve the variance request and tied approval to the plans 
because otherwise a door would be leading into a private office. The purpose of the 
ordinance might require a door on every side of a large building if there were retail 
involved, but those circumstances were not present in this case.  
 
In reply to the Chair, Mr. Lilley confirmed his motion would also require that the 
applicant add the door in the future if the use were to change. 
 
The Chair clarified that requirement would apply if the tenant elected not to renew 
their lease or if the tenant were to change, and if the space were to become a more 
public one. He noted the City would be able to require that a door be added onto the 
Hamilton facade either at the expense of the tenant or the owner, depending on their 
lease. 
 
Mr. Miller said he had been concerned about setting precedent. While he noted that 
maintaining activity on the streets in the downtown area was important to 
Birmingham, he added that the unique condition of this building warranted support 
for the motion. 
 
Motion carried, 6-0. 
 
ROLL CALL VOTE  
Yeas:  Lilley, Morganroth, Miller, Yaldo, Kona, Hart 
Nays:  None 
 
6.   Correspondence  
7.   Open To The Public For Matters Not On The Agenda   
8.   Adjournment 
 



 

No further business being evident, the Board motioned to adjourn at 9:25 p.m. 
 
 

 

 

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

 
 



CASE DESCRIPTION 

680 FAIRFAX (23-27) 

Hearing date: October 10, 2023 

Appeal No. 23-27:  The owner of the property known as 680 Fairfax, requests the 
following variance to replace the existing pool deck and patio: 

A. Chapter 126, Article 2, Section 2.06.1 of the Zoning Ordinance requires that the
minimum open space required is 40% (4705.00 SF).  The existing is 30.29% (3562.43 SF).
The proposed is 33.05% (3888.53 SF).  Therefore, a variance of 6.95% (816.47 SF) is
being requested.

Staff Notes:   This applicant looking to replace the existing pool deck and patio that was 
permitted in 1970.  The existing open space is non-conforming per the zoning ordinance.  
This appeal was in front of the board last month where it was tabled for additional 
information (see minutes). 

This property is zoned R1 – Single family residential. 

Jeff Zielke, NCIDQ, LEED AP 
Assistant Building Official 
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Area – 11,762.61 sq. �. 

Bldg. coverage – allowable 3528.78 sq. �. exis�ng 2055.75 sq. �. 17.48% 

Open space – min. 4705.04 sq. �. exis�ng 3562.43 sq �. 30.29% 

 

 

Open space added prior to the survey: 

207 sq. �. along the East fence line 

 

Open space to be added: 

326.1 sq. �. with the center of the horseshoe driveway 

12.68 sq. �. with the removal of the stairs on the SW corner of the exis�ng pa�o 

126 sq. �. with the removal of a por�on of the pa�o to create more straight lines.  

Total -464.78 sq. �. 

 

Open space would increase to 4027.21 sq. �. crea�ng 34.24% open space. 

 

Total open space increase including the work pre-da�ng the survey. 

Total 671.78 sq. �. or 5.71%  

 

 

 



CASE DESCRIPTION 

1395 NORTHLAWN (23-33) 

Hearing date: October 10, 2023 

Appeal No. 23-33:  The owner of the property known as 1395 Northlawn, requests the 
following variance for a house currently under construction: 

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 15.50 feet.  The proposed
is 14.59 feet on the east side.  Therefore, a variance of 0.91 feet is requested.

Staff Notes: The Zoning Ordinance regulates the minimum distance between houses to a 
distance equal to the 25% of the lot with measured at the front setback line. In this case, 
the minimum distance between houses must be at least 15.50 feet. The house at this 
location has been under construction since 2018. The owner recently hired a new builder, 
Templeton Building Company, to finish construction of the new house that is now ready for 
insulation and drywall to begin. Templeton Building Company approached the Building 
Department to review an as-built survey they completed for the property showing that the 
house is constructed in the location shown on the 2018 plans approved by the Building 
Department at that time. However, a portion of the new house does not comply with the 
minimum distance between it and the house to the east. The portion out of compliance is 
approximately 26.25 feet long and tapers from 0.91 feet to 0.00 feet as shown on the survey 
included with this request. Other than the requested variance above, the house as 
constructed is in compliance with all other Zoning Ordinance regulations applicable to it. 

The subject lot and the lot to the east are both 50.00 feet wide at the street. However, the 
subject lot is pie shaped and gets wider from front to back requiring a greater distance 
between measurement than the lot to the east because lot width is measured at the front 
setback line. The subject lot is 62.00 feet wide at the front setback line requiring a minimum 
distance between houses of 15.50 feet. The lot to the east is 50.00 feet wide at the setback 
line requiring a distance between of 12.50 feet.      

This property is zoned R1 – Single family residential. 

Bruce Johnson 
Building Official 
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 735 Forest Avenue 
 Suite 204 
 Birmingham, MI 48009 
 Phone: 248.642.5330 
 Fax: 248.642.5331 
 www.templetonbc.com 

 

 New Homes  -  Remodeling  -  Additions  -  Historical Restoration  -  New Homes  -  Remodeling  -  Addit 

October 3, 2023 
 
 
City of Birmingham 
151 Martin 
Birmingham, MI 48009 
 
Attn: Zoning Board of Appeals 
Re: 1395 Northlawn Blvd. 
 
 
To Whom it May Concern: 
 
We bring to the Zoning Board of Appeals our hardship regarding 1395 Northlawn 
Blvd. for the following reasons: 
 

1. Lot location and shape: 
a. The lot is directly adjacent to the Birmingham Country club on the 

west side.  
b. The lot is a pie shaped lot which is unique in the neighborhood. 
c. These two items cause a pinch point at the front of the home where 

the driveway, golf course fence, and house meet on the west side 
causing the home to be shifted to the east side of the lot. The home is 
moved as close as possible toward the west to allow for the driveway 
to pass through the limited space between the house and the fence. 

d. Along the east property line, as the house moves towards the south, 
the house continually moves farther from the neighboring house on 
the east. 
 

2. Our encroachment in the distance between the buildings only affects our 
lot, if the neighboring property to the east were to ever change their property 
in the future, this would not affect their ability to expand their home as their 
required distance between buildings is 12.5’. 
 

3. The home was built within accordance of the approved plans. The home 
was constructed with a distance between the buildings of 14.59’. It has only 
recently come to our attention that the distance between buildings should 
have been required at a distance of 15.50’.     

 
 
 

http://www.templetonbc.com/


 
 
 

 
 735 Forest Avenue 
 Suite 204 
 Birmingham, MI 48009 
 Phone: 248.642.5330 
 Fax: 248.642.5331 
 www.templetonbc.com 

 

 New Homes  -  Remodeling  -  Additions  -  Historical Restoration  -  New Homes  -  Remodeling  -  Addit 

 
Due to the reasons listed above, we are asking for a variance of 0.91’ to be granted 
which would allow the structure to remain as constructed and have no effect on 
the future development of the neighboring properties. 
 
We appreciate your consideration in this matter. 
 
 
Sincerely, 
 
 
 
 
Ben Templeton 
President 

http://www.templetonbc.com/
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DESIGN LOADS

ROOF SNOW LOAD:

WIND LOAD:

GROUND SNOW LOAD: Pg = 25 PSF
SNOW EXPOSED FACTOR: Ce = 1.0
SNOW EXPOSED IMPORTANCE FACTOR: I    = 1.0
THERMAL FACTOR: Ct = 1.0
FLAT ROOF SNOW LOAD:     Pf = 0.7CeCtPg = 17.5 PSF (ACSE 7, 7.3)

BASIC WIND SPEED (3 SECOND GUST) 90 MPH
WIND IMPORTANCE FACTOR 1    = 1.0
WIND EXPOSURE: B
COMPONENTS & CLADDING: WALL = -15 PSF / ROOF = -25 PSF TABLE 1609.6.2.1 (2)
DESIGN WIND PRESSURE: (horizontal) WALL = -12 PSF / ROOF = 8 PSF TABLE 1609.6.2.1 (1)

DESIGN LOADS

1ST FLOOR: 50 PSF LIVE
20 PSF DEAD
70 PSF TOTAL

2ND FLOOR: 30 PSF LIVE
15 PSF DEAD
45 PSF TOTAL
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LOT WIDTH MEASURED AT LINE OF FRONT 
SETBACK
LOT WIDTH = 62'
10% OF 62' = 6.2'
25% OF 62' = 15.5'
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A-9 WALL SECTIONS

A-11 DETAILS
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SITE: 21,704 SQFT

FRONT: 3,568 SQFT
FRONT DRIVEWAY: 790 SQFT
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x 36' - 0"84' - 1"

x 10' - 4"6' - 10"

x 6' - 2"10' - 4" x 4' - 6"9' - 10"

x 7' - 3"16' - 2"

x 3' - 11"10' - 10"

x 27' - 2"37' - 4"

x 10' - 0"20' - 4"

x 7' - 5"6' - 10"

BASEMENT

NOTE:
MINIMUM HEADER SIZE TO BE (2) 2X10'S FOR
OPENINGS UP TO SIX FOOT IN LENGTH UNLESS
NOTED OTHERWISE.

NOTE:
PROVIDE PIN OR BLOCKING TO PREVENT
DOORS TO OPEN BEYOND 4". PIN OR BLOCK TO
REMAIN IN PLACE UNTIL DECK OR LANDING IS
CONSTRUCTED OUTSIDE OF DOOR.

NOTE:
PROVIDE SELF-ILLUMINATED SWITCH AT TOP
& BOTTOM OF EACH STAIR. CONTROLLING
LIGHT FOR THAT STAIR

NOTE:
PROVIDE SOLID BRIDGING AT JOIST END @
EVERY OTHER JOIST SPACE. TYP.

NOTE:
CONTRACTOR TO VERIFY WINDOW
MANUFACTURER BEFORE ORDERING NEW
WINDOWS

NOTE:
CONTRACTOR TO VERIFY ALL DIMENSION
PRIOR TO CONSTRUCTION.

NOTE:
CONTRACTOR TO PROVIDE FIRE STOPPING PER
MRC 2015 CODE

MICHIGAN RESIDENTIAL CODE 2015 (MRC
2015)

NOTE:
CONTRACTOR TO MEET THE MINIMUM OR
EXCEED MUEC 401.2 CODE COMPLIANCE.

NOTE:
FOUNDATION REINFORCING SHALL BE
GROUNDED PER THE BUILDING AND
ELECTRICAL CODES AND A GROUNDING ROD
IS TO BE INSTALLED
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GENERAL NOTES

1 MICHIGAN RESIDENTIAL CODE 2015 (MRC
2015)

2 CONTRACTOR TO PROVIDE FIRE STOPPING
PER MRC 2015

3 CONTRACTOR TO EXTEND ALL PIPE VENTS &
AIR INTAKES TO BACK SIDE OF HOUSE.

4 CONTRACTOR TO MEET OR EXCEED THE
MINIMUM REQUIREMENTS FOR MRC 2015
CHAPTER 11 FOR INSULATION

5 PROVIDE SOLID BRIDGING AT JOIST END @
EVERY OTHER JOIST

6 PROVIDE SELF-ILLUMINATED SWITCH AT TOP &
BOTTOM OF EACH STAIR. CONTROLLING LIGHT
FOR THAT STAIR

7 PROVIDE PIN OR BLOCKING TO PREVENT
DOORS TO OPEN BEYOND 4". PIN OR BLOCK
TO REMAIN IN PLACE UNTIL DECK OR LANDING
IS CONSTRUCTED OUTSIDE OF DOOR.

8 MINIMUM HEADER SIZE TO BE (2) 2X10'S FOR
OPENINGS UP TO SIX FOOT IN LENGTH UNLESS
NOTED OTHERWISE.

9 USE 2x6 WOOD STUDS IN GARAGE IF PLATE
HEIGHT EXCEEDS 10'-0" DUE TO GRADE
CONDITIONS.

10 CONTRACTOR TO VERIFY ALL DIMENSION
PRIOR TO CONSTRUCTION.

11 CONTRACTOR TO VERIFY WINDOW
MANUFACTURER BEFORE ORDERING NEW
WINDOWS

12 PROVIDE PIN OR BLOCKING TO PREVENT
DOORS TO OPEN BEYOND 4". PIN OR BLOCK
TO REMAIN IN PLACE UNTIL DECK OR LANDING
IS CONSTRUCTED OUTSIDE OF DOOR.

13 ALL INTERIOR DECORATIVE COLUMNS.
CONTRACTOR TO USE (2) SIMPSON A21 CLIPS
SECURED TO FLOOR & CEILING. VERIFY IN
FIELD.

14 ALL EXTERIOR COLUMNS.  CONTRACTOR TO
USE (2) SIMPSON A21-Z CLIPS SECURED TO
FOUNDATION w/ (1) 1/2" DIA. GALV. BOLT,
DRILL & EPOXY FILLED, MIN. 3" INBEDMENT &
TO BEAM ABOVE w/ (2) 10dx11/2"L GALV.
NAILS.
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(20 MIN. FIRE RATED)
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STRUCTURAL SIZES, REQUIRMENTS AND 
SPECIFICATIONS
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5

MIN. R-20 
INSULATION 

             A7
3

3" CONCRETE TOPPING 
EDPM WATER PROOFING 
ON HOLLOW CORE PLANK.

TAIL BEARING 
FLOOR TRUSS

MIN .25"/1' SLOPE

4"x12" GLAZANIZED METAL SCUPPER
@ BOTTOM OF BALCONYTUFDEK™ MEMBRANE SYSTEM (VERIFY STYLE 

w/ OWNER, INSTALL TO MANUFACTUER 
REQUIRMENTS) ON 3/4" EXTERIOR O.S.B. 
DECKING ON 2x SLEEPERS

MIN .25"/1' SLOPE

MIN 1/8" / 1' SLOPE

6'-1 1/2"

3/4" T&G PLYWOOD SUBFLOOR 
(GLUED & SCREWED) ON FLOOR 
TRUSS

FACE MOUNT HANGER
(TYP)

PACK OUT WEB w/ 
WOOD FILLER. 
ATTACH FILLER TO 
STEEL WEB w/ 1/2" 
DIA. THROUGH 
BOLTS, 3 ROWS @ 16" 
O.C. USE WASHERS & 
NUTS, BOTH ENDS

STEEL BEAM
FLOOR TRUSS
(TYP)

HOLD OFF HANGER FROM 
CONTACT TO STEEL BEAM
(TYP)

ONE ROW OF 1/2" DIA. BOLTS 
@ 24" O.C. STAGGERED 
AROUND WEB SUCH THAT THE 
NEW SPACING SHALL BE 24" 
O.C. ALONG TOP FLANGE.  
RECESS WASHER AND BOLT 
HEAD INTO WOOD PLATES
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5/8" DRYWALL

FLOOR STRUCTURE, SEE 
STRUCTURAL
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FABRIC AWNING,
VERIFY STYLE w/ 
OWNER

FINISHED SECOND FLOOR LINE

5/8" DRYWALL TYP.

3/4" T&G PLYWOOD SUBFLOOR
(GLUED & SCREWED) ON FLOOR 
STRUCTURE

GOLD SEAL 400 ICYNENE 
SPRAY INSULATION.
(MINIMUM R-30) TYP.

3 COAT CEMENT STUCCO OVER METAL LATH 
OVER BUILDING PAPER OVER TYVEK STUCCO 
WRAP OVER 7/16" EXTERIOR OSB ON 2X6 
STUDS 16" O.C. SHEATHING TO BE NAILED W/ 
6D NAILS 6" O.C. @ EDGES / 12" O.C. @
INTERMEDIATE TYP.

3" CONCRETE TOPPING ON 
HOLLOW CORE PLANK ON 
CONT. EDPM WATERPROOF 
MEMBRANE ON CONC. PLANK

SILL SEAL PER 
MANUFACTURE SPEC. 

TREATED 2x6 WOOD PLATE 
ON P. CONC. FLOOR, 
ATTACHED w/ 1/2" DIA. EXP. 
BOLT @ 72" O.C. TO CONC. 
PLANK

FINISHED FIRST FLOOR LINE

EDPM WATER PROOF MEMBRANE,
WRAP ABOVE CULTURED STONE BY 1'-0"

2" RIGID INSULATION w/ 5/8" DRYWALL
(ALTERNATE INULATION w/ CLASS A FIRE
& SMOKE RATING)

CULTURED STONE OVER MORTAR 
SCRATCH COAT (SEE MANUFACTURER 
REQUIREMENTS) OVER MANUFACTURER 
SPECIFIED WIRE MESH or EXPANDED 
METAL LATH w/ FASTENING STRIPS 
USING #10 DIA. x 2" LONG COARSE 
THREAD PAN HEAD, SELF TAPPING 
THREAD SCREWS w/ 1/2" WASHERS, 
APPLY SCREWS 8" O.C. HORIZONTALLY 
& 12" O.C. VERTICALLY OVER WEATHER 
BARRIER OVER ICF

FABRIC AWNING,
VERIFY STYLE w/ 

OWNER

FINISHED SECOND FLOOR LINE

3/4" T&G PLYWOOD SUBFLOOR
(GLUED & SCREWED) ON FLOOR 

STRUCTURE

GOLD SEAL 400 ICYNENE 
SPRAY INSULATION.

(MINIMUM R-30) TYP.

3 COAT CEMENT STUCCO OVER METAL LATH 
OVER BUILDING PAPER OVER TYVEK STUCCO 

WRAP OVER 7/16" EXTERIOR OSB ON 2X6 
STUDS 16" O.C. SHEATHING TO BE NAILED W/ 

6D NAILS 6" O.C. @ EDGES / 12" O.C. @
INTERMEDIATE TYP.

FINISHED FIRST FLOOR LINE

5/8" TYPE 'X' GYPSUM
DRYWALL ON COMMON
WALLS & CEILING TO 
CODE
TYP.

3" CONCRETE TOPPING 
EDPM WATER PROOFING 
ON HOLLOW CORE PLANK.

4" CONCRETE TOPPING 
EDPM WATER PROOFING 
ON HOLLOW CORE PLANK.

2" RIGID INSULATION w/ 5/8" DRYWALL
(ALTERNATE INULATION w/ CLASS A FIRE
& SMOKE RATING)

30 YR. ASPHALT SHINGLES OVER ROOFING 
PAPER OVER 1/2" EXTERIOR O.S.B. DECKING 
OVER PRE. ENGINEERED ROOF TRUSSES @ 
24" O.C.

FINISHED SECOND FLOOR LINE

FINISHED FIRST FLOOR LINE

GRADE

BASEMENT FLOOR LINE

CONC. SLAB, SEE STRUCTURAL

3/4" T&G PLYWOOD SUBFLOOR
(GLUED & SCREWED) ON FLOOR 
STRUCTURE

5/8" TYPE 'X' GYPSUM
DRYWALL ON COMMON
WALLS & CEILING TO 
CODE
TYP.

GOLD SEAL 400 ICYNENE SPRAY INSULATION.
(MINIMUM R-40) TYP.

3 COAT CEMENT STUCCO OVER METAL LATH 
OVER BUILDING PAPER OVER TYVEK STUCCO 
WRAP OVER 7/16" EXTERIOR OSB ON 2X6 
STUDS 16" O.C. SHEATHING TO BE NAILED W/ 
6D NAILS 6" O.C. @ EDGES / 12" O.C. @
INTERMEDIATE TYP.

4" CONCRETE SLAB ON 
HOLLOW CORE PLANK

6" DRAIN TILE w/ APPROVED FILTER 
MEMBRANE MATERIAL SET IN PEA 
GRAVEL 2" BELOW TILE / 6" COVER 
ABOVE w/ 10 PERCENT MATERIAL 
THAT PASSES THROUGHT A NO. 
4SLEEVE. INVERT OF THE PIPE OR TILE 
SHALL NOT BE HIGHER THAN THE 
FLOOR ELEVATION. THE DRAIN SHALL 
EXTEND A MINIMUM OF 12" BEYOND 
THE OUTSIDE EDGE OF FOOTING. PIPE 
OR TILE TO CONNECT TO GRAVITY 
OUTFLOW OR INTERNAL SUMP w/ 
MECHANICAL PUMP.

5/8" DRYWALL TYP.

WATCH DOG WATERPROOFING 
(TUFF-N-DRI XTS)  FOUNDATION 
PROTECTOR SYSTEM.

1x8 WOOD FASCIA & 
FYPON CROWN MOLDING

WET PLASTER SOFFIT w/ 
CONTROL JOISTS @ 10'-0" O.C. 
or HARDIE SOFFIT BOARD, 
VERIFY w/ OWNER

COPPER GUTTER 
& DRIP EDGE.

FINISHED ATTIC FLOOR LINE

FYPON BAND w/ STUCCO 
COATING

2'-0"

30 YR. ASPHALT SHINGLES OVER ROOFING 
PAPER OVER 1/2" EXTERIOR O.S.B. DECKING 
OVER PRE. ENGINEERED ROOF TRUSSES @ 
24" O.C.

FINISHED SECOND FLOOR LINE

FINISHED FIRST FLOOR LINE

GRADE

BASEMENT FLOOR LINE

3/4" T&G PLYWOOD SUBFLOOR
(GLUED & SCREWED) ON FLOOR 
STRUCTURE

5/8" TYPE 'X' GYPSUM
DRYWALL ON COMMON
WALLS & CEILING TO 
CODE
TYP.

GOLD SEAL 400 ICYNENE SPRAY INSULATION.
(MINIMUM R-40) TYP.

3 COAT CEMENT STUCCO OVER METAL LATH 
OVER BUILDING PAPER OVER TYVEK STUCCO 
WRAP OVER 7/16" EXTERIOR OSB ON 2X6 
STUDS 16" O.C. SHEATHING TO BE NAILED W/ 
6D NAILS 6" O.C. @ EDGES / 12" O.C. @
INTERMEDIATE TYP.

4" CONCRETE TOPPING ON 
HOLLOW CORE PLANK

6" DRAIN TILE w/ APPROVED FILTER 
MEMBRANE MATERIAL SET IN PEA 
GRAVEL 2" BELOW TILE / 6" COVER 
ABOVE w/ 10 PERCENT MATERIAL 
THAT PASSES THROUGHT A NO. 
4SLEEVE. INVERT OF THE PIPE OR TILE 
SHALL NOT BE HIGHER THAN THE 
FLOOR ELEVATION. THE DRAIN SHALL 
EXTEND A MINIMUM OF 12" BEYOND 
THE OUTSIDE EDGE OF FOOTING. PIPE 
OR TILE TO CONNECT TO GRAVITY 
OUTFLOW OR INTERNAL SUMP w/ 
MECHANICAL PUMP.

5/8" DRYWALL TYP.

WATCH DOG WATERPROOFING 
(TUFF-N-DRI XTS)  FOUNDATION 
PROTECTOR SYSTEM.

1x8 WOOD FASCIA & 
FYPON CROWN MOLDING

WET PLASTER SOFFIT w/ 
CONTROL JOISTS @ 10'-0" O.C. 
or HARDIE SOFFIT BOARD, 
VERIFY w/ OWNER

COPPER GUTTER 
& DRIP EDGE.

FINISHED ATTIC FLOOR LINE

STONE SILL ATTACHED w/ 3x3x3/16" STEEL LINTEL 

FYPON BAND w/ STUCCO 
COATING

CULTURED STONE OVER MORTAR SCRATCH COAT (SEE 
MANUFACTURER REQUIREMENTS) OVER MANUFACTURER 
SPECIFIED WIRE MESH or EXPANDED METAL LATH w/ 
FASTENING STRIPS USING #10 DIA. x 2" LONG COARSE 
THREAD PAN HEAD, SELF TAPPING THREAD SCREWS w/ 
1/2" WASHERS, APPLY SCREWS 8" O.C. HORIZONTALLY & 
12" O.C. VERTICALLY OVER WEATHER BARRIER OVER 3" 
RIGID INS. OVER 7/16" EXTERIOR OSB ON 2X6 STUDS 16" 
O.C. SHEATHING TO BE NAILED W/ 6D NAILS 6" O.C. @ 
EDGES / 12" O.C. @
INTERMEDIATE TYP.

3 COAT CEMENT STUCCO OVER METAL LATH 
OVER BUILDING PAPER OVER TYVEK STUCCO 
WRAP OVER 7/16" EXTERIOR OSB ON 2X6 
STUDS 16" O.C. SHEATHING TO BE NAILED W/ 
6D NAILS 6" O.C. @ EDGES / 12" O.C. @
INTERMEDIATE TYP.

TREATED 2x6 WOOD PLATE ON P. 
CONC. FLOOR, ATTACHED w/ 1/2" 
DIA. EXP. BOLT @ 72" O.C. TO 
CONC. PLANK

2'-0"

TILE ON MORTAR BED w/ ELECTRIC HEAT,
OVER DRAINAGE BOARD, OVER WEATHER
MEMBRANE, OVER EXTERIOR GRADE PLYWOOD
OVER SLEEPERS OVER FLOOR TRUSSES

FINISHED SECOND FLOOR LINE

FINISHED FIRST FLOOR LINE

GRADE

FINISHED ATTIC FLOOR LINE

BEAD BOARD,
VERIFY STYLE w/ OWNER

BEAD BOARD,
VERIFY STYLE w/ OWNER

LINEAR DRAIN,
SEE MANUFACTURE FOR INSTALATION

LINEAR DRAIN,
SEE MANUFACTURE FOR INSTALATION

RECESSED MOTORIZED SCREEN, 
VERIFY COLOR w/ OWNER, VERIFY 
INSTALTION w/ MANUFACTURE

RECESSED SCREEN TRACK IN 
COLUMN, VERIFY COLOR w/ 
OWNER, VERIFY INSTALATION w/ 
MANUFACTURE

TAIL BEARING TRUSS

TAIL BEARING TRUSS 

BETWEEN BOTTOM CHORD & LVL

10"

HEADER, SEE S2

STEEL HEADER SEE S1

MIN. R-20 INSULATION 
UNDER HEATED FLOOR

FYPON BAND w/ STUCCO COATING
TO MATCH TO STONE

FYPON BAND w/ STUCCO COATING
TO MATCH TO STONE

REMOVABLE TRIM FOR ACCESS TO 
MOTORIZED SCREEN, VERIFY w/ MANUFACTURE
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FINISHED SECOND FLOOR LINE

GRADE

BASEMENT FLOOR LINE

5/8" DRYWALL TYP.

CONC. SLAB, SEE STRUCTURAL

3/4" T&G PLYWOOD SUBFLOOR
(GLUED & SCREWED) ON FLOOR 
STRUCTURE

GOLD SEAL 400 ICYNENE 
SPRAY INSULATION.
(MINIMUM R-40) TYP.

CONCRETE TOPPING ON 
HOLLOW CORE PLANK

6" DRAIN TILE w/ APPROVED FILTER 
MEMBRANE MATERIAL SET IN PEA 
GRAVEL 2" BELOW TILE / 6" COVER 
ABOVE w/ 10 PERCENT MATERIAL 
THAT PASSES THROUGHT A NO. 
4SLEEVE. INVERT OF THE PIPE OR TILE 
SHALL NOT BE HIGHER THAN THE 
FLOOR ELEVATION. THE DRAIN SHALL 
EXTEND A MINIMUM OF 12" BEYOND 
THE OUTSIDE EDGE OF FOOTING. PIPE 
OR TILE TO CONNECT TO GRAVITY 
OUTFLOW OR INTERNAL SUMP w/ 
MECHANICAL PUMP.

SILL SEAL PER 
MANUFACTURER SPEC. 

TREATED 2x6 WOOD PLATE 
ON P. CONC. FLOOR, 
ATTACHED w/ 1/2" DIA. EXP. 
BOLT @ 72" O.C. TO CONC. 
PLANK

1/2" DIA. EXP. 
BOLT @ 72" O.C.

FINISHED FIRST FLOOR LINE

WATCH DOG WATERPROOFING 
(TUFF-N-DRI XTS)  FOUNDATION 

PROTECTOR SYSTEM.

GROUT CAVITY SOLID 
BELOW FLASHING LINE.

3/4" T&G PLYWOOD SUBFLOOR
(GLUED & SCREWED) ON FLOOR 
STRUCTURE

FINISHED ATTIC FLOOR LINE

LIMESTON

5/8" DRYWALL TYP.

TREATED 2x6 WOOD PLATE 
ON 6x4x12 FILLED SOLID 
CORE CMU ANCHORED TO 
CONCRETE PLANK

STONE CAP ON WEATHER 
MEMBRANE OVER 
EXTERIOR GRADE 
PLYWOOD, OVER TREATED 

WATER PROOF 
MEMBRANE.

FABRIC FLASHING w/ WEEP 
HOLES 32" O.C. w/ PEA 
GRAVEL

CORRUGATED HOT DIPPED 
GALVANIZED STEEL BRICK TIES 
24" O.C. VERT & HORIZ.

STONE, AIRSPACE, BUILDING WRAP OVER
7/16" EXTERIOR OSB ON 2X6 STUDS 16"
O.C. SHEATHING TO BE NAILED W/ 6D
NAILS 6" O.C. @ EDGES / 12" O.C. @
INTERMEDIATE TYP.

STONE 

STONE CAP

FYPON BAND w/ STUCCO 
COATING

3x3x3/8" STEEL LINTEL

30 YR. ASPHALT SHINGLES OVER ROOFING 
PAPER OVER 1/2" EXTERIOR O.S.B. DECKING 
OVER PRE. ENGINEERED ROOF TRUSSES @ 
24" O.C.

STONE, AIRSPACE, BUILDING WRAP OVER
7/16" EXTERIOR OSB ON 2X6 STUDS 16"
O.C. SHEATHING TO BE NAILED W/ 6D
NAILS 6" O.C. @ EDGES / 12" O.C. @
INTERMEDIATE TYP.

METAL SEAM ROOF

FINISHED SECOND FLOOR 

GRAD

BASEMENT FLOOR 

5/8" DRYWALL 

CONC. SLAB, SEE STRUCTURAL

3/4" T&G PLYWOOD SUBFLOOR
(GLUED & SCREWED) ON FLOOR 
STRUCTURE

GOLD SEAL 400 ICYNENE 
SPRAY INSULATION.
(MINIMUM R-40) TYP.

3 COAT CEMENT STUCCO OVER METAL LATH 
OVER BUILDING PAPER OVER TYVEK STUCCO 
WRAP OVER 7/16" EXTERIOR OSB ON 2X6 
STUDS 16" O.C. SHEATHING TO BE NAILED W/ 
6D NAILS 6" O.C. @ EDGES / 12" O.C. @
INTERMEDIATE TYP.

CONCRETE TOPPING ON 
HOLLOW CORE PLANK

6" DRAIN TILE w/ APPROVED FILTER 
MEMBRANE MATERIAL SET IN PEA 
GRAVEL 2" BELOW TILE / 6" COVER 
ABOVE w/ 10 PERCENT MATERIAL 
THAT PASSES THROUGHT A NO. 
4SLEEVE. INVERT OF THE PIPE OR TILE 
SHALL NOT BE HIGHER THAN THE 
FLOOR ELEVATION. THE DRAIN SHALL 
EXTEND A MINIMUM OF 12" BEYOND 
THE OUTSIDE EDGE OF FOOTING. PIPE 
OR TILE TO CONNECT TO GRAVITY 

SILL SEAL PER 
MANUFACTURER 
SPEC. 
1/2" DIA. EXP. 
BOLT @ 72" O.C.

FINISHED FIRST FLOOR 

WATCH DOG WATERPROOFING 
(TUFF-N-DRI XTS)  FOUNDATION 

PROTECTOR SYSTEM.

GROUT CAVITY SOLID 
BELOW FLASHING LINE.

3/4" T&G PLYWOOD SUBFLOOR
(GLUED & SCREWED) ON FLOOR 
STRUCTURE

5/8" DRYWALL 

FINISHED ATTIC FLOOR 

LIMESTON

BALCON

FIRESTONE BUILDING PRODUCT RUBBERGUARD 
FULLY ADHERED EPDM ROOFING SYSTEM 60 
MIL. ASTM D-412 OR EQUAL. ON TAPERED 
INSULATION ON 7/16" EXTERIOR O.S.B. DECKING 

STEEL 

STEEL 

FYPON BAND w/ STUCCO 
COATING

30 YR. ASPHALT SHINGLES OVER ROOFING 
PAPER OVER 1/2" EXTERIOR O.S.B. DECKING 
OVER PRE. ENGINEERED ROOF TRUSSES @ 
24" O.C.

GOLD SEAL 400 ICYNENE SPRAY INSULATION.
(MINIMUM R-40) TYP.

5/8" DRYWALL TYP.

1x8 WOOD FASCIA & 
STONE CROWN MOLDING

WET PLASTER SOFFIT w/ 
CONTROL JOISTS @ 10'-0" O.C. 
or HARDIE SOFFIT BOARD, 
VERIFY w/ OWNER

COPPER GUTTER 
& DRIP EDGE.

2'-0"

FIRESTONE BUILDING PRODUCT RUBBERGUARD 
FULLY ADHERED EPDM ROOFING SYSTEM 60 
MIL. ASTM D-412 OR EQUAL. ON TAPERED 
INSULATION ON 7/16" EXTERIOR O.S.B. DECKING
ON 2x SLEEPERS 

MIN .25"/1' SLOPE

4"x12" GLAZANIZED METAL SCUPPER
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ELECTRICAL INSTALLATION NOTES FOR CONTRACTOR:
1. ALL BRANCH CIRCUIT WIRING SHALL BE MINIMUM #12 AWG THHN/THWN  AS SPECIFIED.  ALL WIRE TO BE COPPER

UNLESS SPECIFIED OTHERWISE.
2. ALL CONDUIT INSTALLED IN FLOORS SHALL
3. ALL SERVICE EQUIPMENT TO BE PROPERLY BONDED AND GROUNDED WITH CORRECT SIZE WIRE.
4. EACH SERVICE DISCONNECTING MEANS SHALL BE PERMANENTLY MARKED TO IDENTIFY IT AS A SERVICE

DISCONNECTING MEANS AND THE LOAD SERVED. ALL PANELS, LOAD CENTERS, PANEL BOARDS, SWITCHBOARDS SHALL
BE LEGIBLY IDENTIFIED BY PAINT, ENGRAVED OR EMBOSSED PLATES. ALL CIRCUITS NEW, EXISTING OR MODIFIED
SHALL BE LEGIBLY IDENTIFIED AS TO PURPOSE OR USE ON A CIRCUIT DIRECTORY LOCATED ON THE FACE OR INSIDE
OF THE PANEL DOORS

5. IN CASE OF MORE THAN ONE SERVICE TO A BUILDING, IDENTIFICATION SHALL BE PER N.E.C. 230-2.
6. ALL WIRING INSTALLED IN A PLENUM OR ENVIRONMENTAL AIR HANDLING SPACE SHALL BE APPROVED FOR SUCH USE

AND COMPLY WITH N.E.C. 300-22.
7. ALL FLOOR, WALL, CEILING PENETRATIONS TO BE SEALED WITH  MATERIAL.  FLAME SAFE– FIRE STOP SYSTEM TYPE

FS1900 INSTALL PER INSTRUCTIONS]
8. LIGHT FIXTURES TO BE INSTALLED IN SUSPENDED CEILINGS THAT ARE ALSO USED FOR ENVIRONMENTAL AIR SHALL

CONFORM TO  SEE N.E.C. 300-2, ARTICLE 100 PLENUM DEFINATION.
9. A 120 VOLT G.F.C.I. PROTECTED RECEPTACLE OUTLET SHALL BE INSTALLED WITHIN 25 FEET OF ANY HVAC OR

REFRIGERATION EQUIPMENT. N.E.C. 210-63
10. FOR MEDICAL FACILITYS AND MEDICAL OFFICES ONLY: WIRING IN EXAMINING ROOMS AND OR PATIENT CARE AREAS IS

REQUIRED TO COMPLY WITH N.E.C. ARTICLE 517. LIGHT FIXTURES MOUNTED BELOW 7-1/2 FEET ARE REQUIRED TO
COMPLY ALSO.

11. ALL BATTERY BACK UP OPERATED EXIT SIGNS AND EMERGENCY LIGHT UNITS ARE TO BE CONNECTED TO LIGHTING
CIRCUITS IN AREAS SERVED AND AHEAD OF ANY SWITCHING DEVICE. N.F.P.A. LIFE SAFETY CODE SECTION 5-8 THRU
5-10. N.E.C. ARTICLE 700

12. PLACEMENT OF EMERGENCY LIGHTING UNITS AS SHOWN ON FURNISHED DRAWINGS ARE BASED ON THE
PHOTOMETRIC LIGHTING CURVES FURNISHED BY THE FIXTURE MANUFACTURER FOR EACH FIXTURE INSTALLED. THESE
CURVES ALLOW A REASONABLE PREDICTION OF THE  LEVELS THAT MAY BE EXPECTED AT VARIOUS POINTS FROM THE
LIGHT SOURCE. ACTUAL LEVELS OF OUTPUT INTENSITY MAY DIFFER BY AS MUCH AS +/- 15%, DUE TO NORMAL
VARIABLES INHERENT IN THE MANUFACTURING PROCESS, ALSO VARIABLES SUCH AS THE FINAL COLOR OF AREA
SERVED AND REFLECTIVITY OF CEILING, WALL AND FLOOR SURFACES.

13. THE INTENT OF EMERGENCY LIGHTING IS TO PROVIDE A LEVEL OF ILLUMINATION SUFFICIENT TO ALLOW PEOPLE TO
SAFELY EXIT A BUILDING IN CASE OF A POWER FAILURE OR OTHER EMERGENCY.

14. BEFORE FINAL ACCEPTANCE BY LOCAL FIRE MARSHALL OR CITY OFFICIAL RELEGATED TO SUCH TASK AN ON SITE
CHECK OF ACTUAL ILLUMINATION LEVELS SHALL BE DONE IN THE FINISHED AREAS SERVED BY THE ELECTRICAL
CONTRACTOR TO DETERMINE IF CODE REQUIREMENTS HAVE BEEN MET OR IF ADDITIONAL LIGHTING UNITS ARE
REQUIRED TO BE INSTALLED.  CONTRACTOR TO FURNISH ALL PAPERS AND INFORMATION FURNISHED WITH UNITS TO
TENANT OR OWNER BECAUSE PERIODIC MAINTENANCE AND TESTING IS REQUIRED, AND RECORDS KEPT ON FILE OF
SUCH TESTS.

15. CIRCUIT BREAKERS USED TO SWITCH 120V OR 277V FLUORESCENT LIGHTING CIRCUITS MUST BE LISTED AND MARKED
SWD

Carbon Monoxide Device May Be Battery-
Powered, Plug-In Or Without Battery
Backup, Wired Into The Dwelling's Ac Power
Line With Secondary Battery Backup, Or
Connected To A System By Means Of A
Control Panel.  Per Code.

Exterior Wall Mounted Gas Lamp
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CASE DESCRIPTION 

1115 CHAPIN (23-34) 

Hearing date: October 10, 2023 

Appeal No. 23-34:  The owner of the property known as 1115 Chapin, requests the  
following variance to construct a detached garage: 

A. Chapter 126, Article 2, Section 2.10.1 of the Zoning Ordinance limits the lot coverage to
a maximum of 30% of the lot.  The required 30% is 1440.00 SF.  The proposed is 32.95%
(1581.90 SF).  Therefore, a variance of 2.95% (141.90 SF) is being requested.

Staff Notes:   This applicant is proposing to construct a new detached garage on the lot 
with an existing home that was constructed in 1925.  There was a rear addition constructed 
to this home in 1991 which required variances (see attached minutes).  This applicant before 
the board in August (minutes attached) regarding the proposed garage. 

This property is zoned R3 – Single family residential. 

Jeff Zielke, NCIDQ, LEED AP, COSS 
Assistant Building Official 
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10/10/2023 

Dear Members of the Birmingham Board of Zoning Appeals, 

Our difficulties remain as they were at the August BZA meeting: 

No Garage 

No Basement 

No Attic/Second Floor 
 

Hardship: No two-car garage with adequate space. 
 

Hearing what some BZA members commented on at the August meeting, we have 

adjusted the height of our proposed structure downward.  Our previously 

requested variance of 15.5’ is removed for consideration. 
 

However, our 1,065 sq. ft. home was rebuilt in 1992 when the lot coverage was 

based solely on lot setbacks, not the percentage of lot coverage.  The current lot 

coverage restriction prevents us from building a two-car garage. 
 

We took to heart the thoughtful, expert observation made by BZA member 

Architect Hart that with our requested variance our proposed design is barely a 

two-car garage.  Therefore, we are again requesting the same variance regarding 

lot coverage as proposed in August.  
 

Our proposed design with the variance corrects our hardship by meeting our need 

for a two-car garage with additional space.  It helps us to meet a modest need for 

us to age-in-place with dignity. 

Thank you for reconsidering our request for a variance, 

Frank Colasonti, Jr and James B. Ryder 

Homeowners 

1115 Chapin Avenue 
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● Regardless of the purpose of the ordinance, the BZA would need to hear why the 
ordinance could not be adhered to. 

 
Motion by Mr. Reddy 
Seconded by Mr. Kona with regard to Appeal 23-25, Chapter 126, Article 4, Section 
4.03(D) of the Zoning Ordinance requires that a swimming pool shall not be closer 
than 10.00 feet to the principal building located on the same lot. The proposed is 8.00 
feet. Therefore, a variance of 2.00 feet is being requested. 
 
Mr. Miller moved to deny the variance. He said that while he originally thought the 
location of the pool was limited by the power lines, since that was not ultimately the 
case, the request seemed to be self-created. He stated that the request was not due 
to unique circumstances of the property, and that adhering to the ordinance in this 
case would not be unnecessarily burdensome. 
 
Mr. Reddy concurred with Mr. Miller. 
 
The Chair supported the motion. He said there were a number of options available for 
mitigating the ordinance.  
 
Motion carried, 6-0. 
 
ROLL CALL VOTE  
Yeas:  Lilley, Morganroth, Miller, Reddy, Kona, Hart 
Nays:  None 
 

T# 08-37-23 
6)  1115 Chapin 
      Appeal 23-26 
 
ABO Zielke presented the item, explaining that the owner of the property known as 1115 Chapin 
was requesting the following variances to construct a new detached garage: 
 

A. Chapter 126, Article 2, Section 2.10.1 of the Zoning Ordinance limits the lot coverage 
to a maximum of 30% of the lot. The required 30% is 1440.00 SF. The proposed is 32.95% 
(1581.90 SF). Therefore, a variance of 2.95% (141.90 SF) is being requested. 
 

B. Chapter 126, Article 4, Section 4.03(G)(1)(C) of the Zoning Ordinance requires that 
the minimum building height on an accessory structure in the R3 zoning shall not exceed 
14.50 feet to the mid-point. The proposed is 15.25 feet. Therefore, a variance of 0.75 feet 
is being requested. 

 
Staff answered informational questions from the Board.  
 
Frank Colasanti Jr., co-owner, reviewed the letter describing why these variances were being 
sought. The letter was included in the evening’s agenda packet. 
 



In reply to Board inquiry, Mr. Colasanti explained that the appellants were advised that the 
structure could accommodate two vehicles, especially since one of the vehicles was smaller. 
 
Board comments were as follows: 

● The lot is limited by its size and the ordinances, and the BZA’s decision could not be 
impacted by the amount of storage desired by the appellant; 

● Since most or all of the structure would be used for storage, the width could be reduced 
by two feet in order to mitigate the need for a variance; 

● A different style roof may change where the peak would be measured from. Reducing the 
width of the garage would also lower where the peak would be measured from; and, 

● It would be difficult for the garage to accommodate two vehicles given the stairs. 
 
Motion by Mr. Reddy 
Seconded by Mr. Miller with regard to Appeal 23-26, Chapter 126, Article 2, Section 
2.10.1 of the Zoning Ordinance limits the lot coverage to a maximum of 30% of the 
lot. The required 30% is 1440.00 SF. The proposed is 32.95% (1581.90 SF). 
Therefore, a variance of 2.95% (141.90 SF) is being requested; and, Chapter 126, 
Article 4, Section 4.03(G)(1)(C) of the Zoning Ordinance requires that the minimum 
building height on an accessory structure in the R3 zoning shall not exceed 14.50 feet 
to the mid-point. The proposed is 15.25 feet. Therefore, a variance of 0.75 feet is 
being requested. 
 
Mr. Reddy moved to deny the variances. He said slight modifications to the design 
would minimize or eliminate the requested variances. He noted that the modifications 
might also benefit the appellant.  
 
Mr. Hart said there was hardship faced by the appellant in terms of the size of the 
garage. He said the appellant also tried to mitigate the extent of the variance. He said 
the garage could not be much smaller, and therefore represented a reasonable 
request. He said he would not support the motion. 
 
Motion carried, 5-1. 
 
ROLL CALL VOTE  
Yeas:  Lilley, Morganroth, Miller, Reddy, Kona 
Nays:  Hart 
 
6.   Correspondence  
7.   Open To The Public For Matters Not On The Agenda   
8.   Adjournment 
 
No further business being evident, the Board motioned to adjourn at 9:44 p.m. 
 
 
 

 

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



CASE DESCRIPTION 

321 LAKE PARK (23-35) 

Hearing date: October 10, 2023 

Appeal No. 23-35:  The owner of the property known as 321 Lake Park, requests 
The following variance to construct a circle driveway in the front open space: 

A. Chapter 126, Article 4, Section 4.31(A)1 of the Zoning Ordinance requires that
The minimum open space of 65% of the front open space in all single-family
Districts shall be free of paved surfaces.  The required is 2749.50 SF.
The proposed is 54% (2283.00 SF). Therefore, a variance of 11% (466.50 SF) is
being requested.

Staff Notes:   This applicant is proposing to construct a circular driveway at the new 
home that is under construction.   

This property is zoned R1 – Single family residential. 

Jeff Zielke, NCIDQ, LEED AP, COSS 
Assistant Building Official 



0 0.008 0.016 0.024 0.0320.004
Miles

Ü

321 LAKE PARK MAP



9/11/23

3300 Auburn Rd.
Peter Stuhlreyer

peter@designhaus.com



Revised 03/09/2023 

    

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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 September 25, 2023 
 
 
City of Birmingham 
Community Development – Building Department  
Zoning Board of Appeals 
151 Martin St. 
Birmingham, MI 48009 
 
RE: 321 Lake Park Dr. - Dimensional Variance Request  

Application for the BZA – Letter of Practical Difficulty.  
Parcel ID # 19-26-476-021 
 
 

   
 
 
BZA Members: 
 
As representative and Architect for Glen and Denise Carlson regarding the new construction of their 
residence at 321 Lake Park, we request, on behalf of the Carlsons, an appearance before the Zoning 
Board of Appeals (ZBA) regarding the following.   
 
We are requesting a review concerning Article 4.31 OS-02 Minimum 65% free of paved surfaces. With the 
new home construction and layout, we are asking for approval of a front drive design that will be slightly 
over the required minimum for the front, but not for the overall open space.  As proposed, we request that 
54% of the front yard be free of paved surfaces.  This is a deviation of only 11% from the minimum 65%.  
Reasoning is as follows. 
 
The Carlson’s have lived on the same lot for almost 30 years, and have been residents of Birmingham for 
over 65 years. They have attended local public schools, participated in community events, and have 
enjoyed the many amenities of Birmingham. Both of their parents have also lived in the Birmingham area 
and raised their families here. The Carlsons are truly “lifelong Birmingham residents” and enjoy residing in 
the community.  They also have a large extended family and enjoy having guests over often, as do their 
neighbors.  Because of this, the streets are often lined with cars on both sides of the street reducing 
accessibility and causing traffic concerns.  In order to help alleviate this, we have designed a half circle 
drive that extends across the width of the Carlson’s front yard.  This would allow their guests to park safely 
off-street and free up street travel.  The resulting amount of pavement in comparison with the average front 
yard causes the coverage to be slightly over the minimum in the front.  We tried to comply with the strict 
percentages by reducing the width and length to meet the ordinance, but the result would be a narrow drive 
that doesn’t serve the intended purpose of reducing traffic concerns.  In addition, the disproportionate 
narrow drive alters the overall aesthetic appeal of the house by creating an un-balanced look when viewed 
from the front.  The larger drive will be in proportion with the house and will blend-in well with the 
surrounding neighbors’ residences.   
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The amount of 54% front open space is the minimum amount being requested.  This request is in 
compliance with the overall open space and coverage on the lot.  In short, the overall open space we are 
requesting is compliant.  In addition, with the new drive, 3 street trees currently in poor health will be 
replaced to complement the overall look in front of the new residence.   
 
Letters of support have been provided and the request is nothing more than what seems to be a trend of 
several adjacent properties up and down the street. 
 
 
 
 
 
 
 
 
Please review the application and supporting materials and we look forward to discussing this further. 
 
 If you have any questions or need additional information, please feel free to contact me. 
 
 
 
Regards, 
 
 
Peter Stuhlreyer 
Chief Architect 
Designhaus, LLC 
 
 
 
Cc Fritz Carlson 
  McClure Construction 



LEGEND

1

N
O

R
TH

VICINITY MAP

BASIS OF BEARING

PARCEL AREA

TITLE REPORT NOTE

PROPERTY DESCRIPTION

SURVEYOR'S NOTE

BENCHMARK TO
P

O
G

R
A

P
H

IC
 S

U
R

VE
Y

SURVEYOR'S CERTIFICATION

w
w

w
.k

e
m

te
c

a
g

ro
u

p
o

fc
o

m
p

a
n

ie
s
.c

o
m

A
 
G

R
O

U
P

 
O

F
 
C

O
M

P
A

N
I
E

S

P
R

O
F

E
S

S
I
O

N
A

L
 
E

N
G

I
N

E
E

R
I
N

G
,

S
U

R
V

E
Y

I
N

G
 
&

 
E

N
V

I
R

O
N

M
E

N
T

A
L

S
E

R
V

I
C

E
S

 
E

a
s

t
p

o
i
n

t
e

 
 
 
 
 
 
 
 
 
 
 
 
 
D

e
t
r
o

i
t
 
 
 
 
 
 
 
 
 
 
 
 
 
 
A

n
n

 
A

r
b

o
r
 
 
 
 
 
 
 
 
 
 
 
G

r
a

n
d

 
B

l
a

n
c

 
 
 
(
8
0
0
)
 
2
9
5
.
7
2
2
2
 
 
 
 
 
 
 
 
 
 
 
(
3
1
3
)
 
7
5
8
.
0
6
7
7
 
 
 
 
 
 
 
 
 
 
 
 
(
7
3
4
)
 
9
9
4
.
0
8
8
8
 
 
 
 
 
 
 
 
 
 
 
 
 
 
(
8
8
8
)
 
6
9
4
.
0
0
0
1

KE
M

-T
EC

N
O

R
TH

FRONT SETBACK TABLE

AutoCAD SHX Text
N00°30'30"E(R&M)

AutoCAD SHX Text
100.00'(R&M)

AutoCAD SHX Text
N89°29'30"W(R&M)

AutoCAD SHX Text
150.00'(R&M)

AutoCAD SHX Text
N89°29'30"W(R&M)

AutoCAD SHX Text
150.00'(R&M)

AutoCAD SHX Text
N00°30'30"E(R&M)

AutoCAD SHX Text
100.00'(R&M)

AutoCAD SHX Text
100.00'(R&M)

AutoCAD SHX Text
100.00'(R) 109.93'(M)

AutoCAD SHX Text
29.8'

AutoCAD SHX Text
22.8'

AutoCAD SHX Text
11.0'

AutoCAD SHX Text
32.8'

AutoCAD SHX Text
20.0'

AutoCAD SHX Text
0.4'

AutoCAD SHX Text
4.2'

AutoCAD SHX Text
7.1'

AutoCAD SHX Text
4.4'

AutoCAD SHX Text
6.6'

AutoCAD SHX Text
20.6'

AutoCAD SHX Text
20.2'

AutoCAD SHX Text
3.5'

AutoCAD SHX Text
7.4'

AutoCAD SHX Text
3.5'

AutoCAD SHX Text
1.0'

AutoCAD SHX Text
4.4'

AutoCAD SHX Text
16.8'

AutoCAD SHX Text
#321 2-STORY RESIDENCE BASEMENT = 749.7 

AutoCAD SHX Text
HEDGEROW

AutoCAD SHX Text
HEDGEROW

AutoCAD SHX Text
WOOD PRIVACY FENCE

AutoCAD SHX Text
PORCH

AutoCAD SHX Text
4.9'

AutoCAD SHX Text
8.8'

AutoCAD SHX Text
RETAINING WALL, TYP.

AutoCAD SHX Text
CHIMNEY

AutoCAD SHX Text
LANDSCAPING

AutoCAD SHX Text
DOWNSPOUT

AutoCAD SHX Text
BRICK WALK

AutoCAD SHX Text
BRICK

AutoCAD SHX Text
LANDSCAPING

AutoCAD SHX Text
ASPHALT

AutoCAD SHX Text
GATE

AutoCAD SHX Text
GATE

AutoCAD SHX Text
WROUGHT IRON FENCE

AutoCAD SHX Text
WOOD PRIVACY FENCE

AutoCAD SHX Text
GATE

AutoCAD SHX Text
LANDSCAPING

AutoCAD SHX Text
SHRUBS

AutoCAD SHX Text
POOL

AutoCAD SHX Text
BRICK

AutoCAD SHX Text
BRICK

AutoCAD SHX Text
BRICK

AutoCAD SHX Text
HEDGEROW

AutoCAD SHX Text
SHRUBS

AutoCAD SHX Text
HEDGEROW

AutoCAD SHX Text
SHRUBS

AutoCAD SHX Text
ASPHALT DRIVE

AutoCAD SHX Text
FRAME EXTENSION

AutoCAD SHX Text
LANDSCAPING

AutoCAD SHX Text
SITE BENCHMARK #2

AutoCAD SHX Text
SITE BENCHMARK #1

AutoCAD SHX Text
FOUND 1/2" PIPE

AutoCAD SHX Text
FOUND 1/2" PIPE

AutoCAD SHX Text
CONCRETE BLOCK PAVERS

AutoCAD SHX Text
CONCRETE WALK

AutoCAD SHX Text
BRICK

AutoCAD SHX Text
ASPHALT DRIVE

AutoCAD SHX Text
ASPHALT

AutoCAD SHX Text
ASPHALT

AutoCAD SHX Text
ASPHALT

AutoCAD SHX Text
BRICK

AutoCAD SHX Text
BRICK

AutoCAD SHX Text
WALK

AutoCAD SHX Text
GATE

AutoCAD SHX Text
COVERED CONCRETE

AutoCAD SHX Text
WOOD PICKET FENCE

AutoCAD SHX Text
#283 2-STORY RESIDENCE

AutoCAD SHX Text
LOT 322

AutoCAD SHX Text
LOT 321

AutoCAD SHX Text
LOT 323

AutoCAD SHX Text
QUARTON LAKE ESTATES SUBDIVISION

AutoCAD SHX Text
PORCH

AutoCAD SHX Text
#351 2-STORY RESIDENCE

AutoCAD SHX Text
LOT 284

AutoCAD SHX Text
LOT 283

AutoCAD SHX Text
CONCRETE WALK

AutoCAD SHX Text
CONCRETE WALK

AutoCAD SHX Text
LAKE PARK DRIVE 60' PUBLIC RIGHT OF WAY ASPHALT

AutoCAD SHX Text
O'HANG

AutoCAD SHX Text
PORCH

AutoCAD SHX Text
FOUND 1/2" PIPE 0.3'W

AutoCAD SHX Text
22.7'

AutoCAD SHX Text
30.1'

AutoCAD SHX Text
GARAGE

AutoCAD SHX Text
WOOD PRIVACY FENCE

AutoCAD SHX Text
WOOD PRIVACY FENCE

AutoCAD SHX Text
WOOD PRIVACY FENCE

AutoCAD SHX Text
ASPHALT DRIVE

AutoCAD SHX Text
8"SEWER

AutoCAD SHX Text
8"SEWER

AutoCAD SHX Text
8"SEWER

AutoCAD SHX Text
SEWER MANHOLE RIM=755.95' INV. 8", N=746.60' INV. 8", S=746.55'

AutoCAD SHX Text
6"WM

AutoCAD SHX Text
6"WM

AutoCAD SHX Text
6"WM

AutoCAD SHX Text
8"GAS

AutoCAD SHX Text
2"GAS

AutoCAD SHX Text
2"GAS

AutoCAD SHX Text
POSSIBLE 10' SEWER/UTILITY EASEMENT

AutoCAD SHX Text
S

AutoCAD SHX Text
S

AutoCAD SHX Text
365'

AutoCAD SHX Text
SEWER MANHOLE RIM=754.98' INV. 8", N=744.98' INV. 8", S=744.88'

AutoCAD SHX Text
8"SEWER

AutoCAD SHX Text
8"SEWER

AutoCAD SHX Text
INV.=747.80  CALCULATED PER SLOPE  ON PLAN

AutoCAD SHX Text
S

AutoCAD SHX Text
APPROX. LOCATION OF SEWER MANHOLE  PER PLAN, UNABLE TO LOCATE IN FIELD

AutoCAD SHX Text
8"SEWER

AutoCAD SHX Text
S

AutoCAD SHX Text
8"SEWER

AutoCAD SHX Text
SEWER MANHOLE RIM=758.21' INV. 8", S=748.51' INV. 8", N=748.56'

AutoCAD SHX Text
8"SEWER (387' 0.349% PER PLAN)

AutoCAD SHX Text
AC

AutoCAD SHX Text
H

AutoCAD SHX Text
Y

AutoCAD SHX Text
D

AutoCAD SHX Text
WV

AutoCAD SHX Text
AIR CONDITIONING UNIT

AutoCAD SHX Text
FIRE HYDRANT

AutoCAD SHX Text
WATER VALVE

AutoCAD SHX Text
DRAIN

AutoCAD SHX Text
CABLE TV RISER

AutoCAD SHX Text
GAS METER

AutoCAD SHX Text
UTILITY POLE

AutoCAD SHX Text
DOWNSPOUT

AutoCAD SHX Text
FOUND MONUMENT (AS NOTED)

AutoCAD SHX Text
WATER LINE

AutoCAD SHX Text
PLATTED LOT LINE

AutoCAD SHX Text
PARCEL BOUNDARY LINE

AutoCAD SHX Text
EASEMENT (AS NOTED)

AutoCAD SHX Text
BUILDING OVERHANG

AutoCAD SHX Text
BUILDING

AutoCAD SHX Text
EDGE OF CONCRETE (CONC.)

AutoCAD SHX Text
EDGE OF ASPHALT (ASPH.)

AutoCAD SHX Text
CONCRETE CURB 

AutoCAD SHX Text
WALL (AS NOTED)

AutoCAD SHX Text
FENCE (AS NOTED)

AutoCAD SHX Text
SEWER LINE

AutoCAD SHX Text
GAS LINE

AutoCAD SHX Text
RECORD AND MEASURED DIMENSION

AutoCAD SHX Text
RECORD DIMENSION

AutoCAD SHX Text
MEASURED DIMENSION

AutoCAD SHX Text
(R&M)

AutoCAD SHX Text
(R)

AutoCAD SHX Text
(M)

AutoCAD SHX Text
EDGE OF BRICK

AutoCAD SHX Text
BUILDING AREA

AutoCAD SHX Text
CONCRETE

AutoCAD SHX Text
MAJOR CONTOUR LINE

AutoCAD SHX Text
MINOR CONTOUR LINE

AutoCAD SHX Text
GROUND ELEVATION

AutoCAD SHX Text
ASPHALT

AutoCAD SHX Text
TREE / BRUSH LINE (AS NOTED)

AutoCAD SHX Text
0.00

AutoCAD SHX Text
TREE (AS NOTED)

AutoCAD SHX Text
OVERHEAD UTILITY LINE

AutoCAD SHX Text
1 OF 1 SHEETS

AutoCAD SHX Text
DRAWN BY:

AutoCAD SHX Text
CHECKED BY:

AutoCAD SHX Text
ATS           10/15/21

AutoCAD SHX Text
JDM           10/15/21

AutoCAD SHX Text
21-03071

AutoCAD SHX Text
PROJECT NO;

AutoCAD SHX Text
SCALE:

AutoCAD SHX Text
1" = 10'

AutoCAD SHX Text
1 inch =     ft.

AutoCAD SHX Text
( IN FEET )

AutoCAD SHX Text
GRAPHIC SCALE

AutoCAD SHX Text
0

AutoCAD SHX Text
10

AutoCAD SHX Text
10

AutoCAD SHX Text
20

AutoCAD SHX Text
10

AutoCAD SHX Text
40

AutoCAD SHX Text
5

AutoCAD SHX Text
(NOT TO SCALE)

AutoCAD SHX Text
NORTH 00°30'30" EAST, BEING THE EASTERLY RIGHT OF WAY LINE OF LAKE PARK DRIVE, AS PLATTED.

AutoCAD SHX Text
15,000± SQUARE FEET = 0.344± ACRES

AutoCAD SHX Text
A CURRENT TITLE POLICY HAS NOT BEEN FURNISHED AT TIME OF SURVEY, THEREFORE EASEMENTS AND/OR ENCUMBRANCES AFFECTING SUBJECT PARCEL MAY NOT BE SHOWN.

AutoCAD SHX Text
THE LAND SITUATED IN THE CITY OF BIRMINGHAM, COUNTY OF OAKLAND, STATE  CITY OF BIRMINGHAM, COUNTY OF OAKLAND, STATE CITY OF BIRMINGHAM, COUNTY OF OAKLAND, STATE , STATE OF MICHIGAN, IS DESCRIBED AS FOLLOWS: LOT 322 OF QUARTON LAKE ESTATES SUBDIVISION, OF THE EAST 1/2 OF SECTION 26, TOWN 2 SOUTH, RANGE 10 EAST, BIRMINGHAM, OAKLAND COUNTY, MICHIGAN, AS RECORDED IN LIBER 14 OF PLATS, PAGE(S) 6A AND 6B OF OAKLAND COUNTY RECORDS.

AutoCAD SHX Text
MICHIGAN LICENSE NO. 47976

AutoCAD SHX Text
ANTHONY T. SYCKO, JR., P.S.

AutoCAD SHX Text
PROFESSIONAL SURVEYOR

AutoCAD SHX Text
THE UNDERGROUND UTILITIES SHOWN HAVE BEEN LOCATED FROM FIELD SURVEY INFORMATION AND EXISTING DRAWINGS. THE SURVEYOR MAKES NO GUARANTEES THAT THE UNDERGROUND UTILITIES SHOWN COMPRISE ALL SUCH UTILITIES IN THE AREA, EITHER IN SERVICE OR ABANDONED. THE SURVEYOR FURTHER DOES NOT WARRANT THAT THE UNDERGROUND UTILITIES SHOWN ARE IN THE EXACT LOCATION INDICATED ALTHOUGH HE DOES CERTIFY THAT THEY ARE LOCATED AS ACCURATELY AS POSSIBLE FROM INFORMATION AVAILABLE. THE SURVEYOR HAS NOT PHYSICALLY LOCATED THE UNDERGROUND UTILITIES OTHER THAN THE STRUCTURE INVENTORY SHOWN HEREON.

AutoCAD SHX Text
OCTOBER 15, 2021

AutoCAD SHX Text
DATE:

AutoCAD SHX Text
SITE BENCHMARK #1 NORTHEAST BOLT OF TOP FLANGE OF HYDRANT ON PROPERTY HOUSE #321 LAKE PARK DRIVE. ELEVATION = 757.14' (CITY DATUM) SITE BENCHMARK #2 NAIL IN NORTH FACE OF 24" PINE TREE IN REAR YARD. ELEVATION = 758.95' (CITY DATUM) CITY BENCHMARK #22 NORTHWEST CORNER OF LAKE PARK DRIVE AND W. MAPLE ROAD ELEVATION = 753.76' (CITY DATUM)

AutoCAD SHX Text
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.

AutoCAD SHX Text
22556 GRATIOT AVE., EASTPOINTE, MI 48021

AutoCAD SHX Text
TSycko@kemtec-survey.com

AutoCAD SHX Text
BY

AutoCAD SHX Text
REVISION

AutoCAD SHX Text
DATE

AutoCAD SHX Text
DESCRIPTION

AutoCAD SHX Text
PREPARED FOR: MIKE PIZZOLA 321 LAKE PARK DRIVE, BIRMINGHAM, MICHIGAN, PART OF SECTION 26,  TOWN 2 SOUTH, RANGE 10 EAST  

AutoCAD SHX Text
1

AutoCAD SHX Text
WOODWARD AVE.

AutoCAD SHX Text
QUARTON RD.

AutoCAD SHX Text
REDDING RD.

AutoCAD SHX Text
W. MAPLE RD.

AutoCAD SHX Text
COVINGTON RD.

AutoCAD SHX Text
LAKE

AutoCAD SHX Text
PARK

AutoCAD SHX Text
DR.

AutoCAD SHX Text
SITE

AutoCAD SHX Text
QUARTON LK.

AutoCAD SHX Text
HOUSE ADDRESS: DISTANCE:        MEASURED TO: DISTANCE:        MEASURED TO:        MEASURED TO: #375 43.6'        HOUSE 43.6'        HOUSE        HOUSE #351 45.1'        HOUSE 45.1'        HOUSE        HOUSE #321 TO BE REMOVED HOUSE TO BE REMOVED HOUSE HOUSE #283 39.9'        HOUSE 39.9'        HOUSE        HOUSE #237 40.3'        HOUSE 40.3'        HOUSE        HOUSE AVERAGE 42.2' 42.2' 

AutoCAD SHX Text
JDM

AutoCAD SHX Text
1

AutoCAD SHX Text
3/31/22

AutoCAD SHX Text
REVISED FRONT SETBACK TABLE

AutoCAD SHX Text
ATS

AutoCAD SHX Text
2

AutoCAD SHX Text
04/26/22

AutoCAD SHX Text
ADDITIONAL GRADES PER REVIEW LETTER

AutoCAD SHX Text
MRJ

AutoCAD SHX Text
3

AutoCAD SHX Text
05/06/22

AutoCAD SHX Text
ADDED SANITARY INFO.

AutoCAD SHX Text
MRJ

AutoCAD SHX Text
4

AutoCAD SHX Text
05/09/22

AutoCAD SHX Text
REVISED POSSIBLE SEWER/UTILITY EASE.





Revision/IssueNo. Date

3 3 0 0  A U B U R N  R D .  S U I T E  3 0 0
A U B U R N  H I L L S ,  M I  4 8 3 2 6

T : 2 4 8 . 6 0 1 . 4 4 2 2  F : 2 4 8 . 4 5 3 . 5 8 5 4

W W W . D E S I G N H A U S . C O M
I N F O @ D E S I G N H A U S . C O M

DES IGNHAUS
ARCHITECTURE

E S T

1998

Carlson Residence
321 Lake Park Drive
Birmingham, MI 48009

G001 01
90

53

Title Sheet and Index

OWNER REVIEW

PROGRESS

PERMIT

CITY COMMENTS

11.01.21

12.16.21

01.06.22

02.21.22

Carlson Residence
321 Lake Park Drive

Birmingham, MI 48009

INDEX OF DRAWINGS

SHEET ISSUED

REVISION TAG

SHEET NO: DRAWING NAME

GENERAL

SHEET REVISED

G001 Title Sheet and Index

OW
NE

R 
RE

VI
EW

 / 
11

.0
1.

21

ARCHITECTURAL

A100 Foundation Plan
A101 Basement Plan
A102 First Floor Plan

THESE CONSTRUCTION DOCUMENTS WERE PREPARED FOR COMPLIANCE WITH THE MICHIGAN
CONSTRUCTION CODES IN EFFECT AT THE TIME OF PERMIT SUBMITTAL. ALL ENGINEERS,
CONTRACTORS AND SUPPLIERS INVOLVED WITH THIS PROJECT SHALL COMPLY WITH THE SAME
CODES ISSUED AND APPROVED CODE MODIFICATIONS AND/OR MUNICIPAL CONSTRUCTION
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REGISTERED DESIGN PROFESSIONAL IN CHARGE:
PETER STUHLREYER. A.I.A.
MICHIGAN IDENTIFICATION # 44668
DESIGNHAUS ARCHITECTURE

STATEMENT OF SELECTED DESIGN PROFESSIONAL

SITE DIAGRAM

LOCATION MAP

LANDSCAPE

S100 Site Plan
L100 Landscape Plan
1 of 1 Survey

A103 Second Floor Plan
A104 Mezzanine Plan
A105 Roof Plan
A106 Basement Reflected Ceiling Plan
A107 First Floor Reflected Ceiling Plan
A108 Second Floor Reflected Ceiling Plan
A109 Workshop Garage Plans
A201 Elevations
A202 Elevations
A203 Elevations
A204 Elevations
A301 Building Sections
A401 Wall Sections
A402 Wall Sections
A403 Wall Section
A500 Details
A501 Details
A502 Details
A503 Fireplace Detail and Section

A600 Framing Plan
A700 Interior Elevations
A701 Interior Elevations
A702 Interior Elevations

NORTH

GENERAL DATA

PROJECT DATA

GENERAL BUILDING AREA & HEIGHT

BUILDING AREAS DETACHED GARAGE: 590.50 SF
BASEMENT: 2552 SF
FIRST FLOOR: 2957 SF
SECOND FLOOR:3566 SF
GARAGE: 925 SF

GROSS AREA

PROPERTY ID ADDRESS: 321 LAKE PARK DR.

PROJECT TYPE R3 - SINGLE FAMILY RESIDENTIAL

PROJECT DESCRIPTION CONSTRUCTION OF SINGLE FAMILY RESIDENCE.

APPLICABLE CODES 2015 MICHIGAN RESIDENTIAL BUILDING CODEBUILDING

JURISDICTION CITY OF BIRMINGHAM

AREA OF WORK 8,487 SQ. FT.

9075 SF
(BASMENT + FIRST FLOOR + SECOND FLOOR)

GARAGE: 925 SF
DETACHED GARAGE: 590.50 SF

BUILDING HEIGHT ALLOWED:
HOUSE: 30' TO MID POINT
ACCESSORY BUILDING: 15'-6"

PROVIDED:
HOUSE: 30' TO MID POINT
DETACHED GARAGE: 15'-6"

ZONING R1 - SINGLE FAMILY RESIDENTIAL

SET BACKS REQUIRED:
SIDES: 10'
REAR: 30'
FRONT: 40'
ACCESSORY 10' FROM PRINCIPAL BUILDING
STRUCTURES:

PROVIDED:
SIDES: 10'/15'=25% Width

17.33' /11.90'
REAR: ACCESSORY STRUCTURE: 8.5'

PRINCIPAL STRUCTURE:    30'-0"
FRONT: 42.30'

PARCEL AREA 0.34 ACRES (15,000 SF)

LOT COVERAGE ALLOWED:
4500 SF (30% MAX)

PROPOSED:
TOTAL COVERAGE: 4472.50 SF (29.82%)

PROJECT TEAM

ZONING DATA

CONSTRUCTION TYPE

CONSTRUCTION TYPE 5B - UNPROTECTED NON SPRINKLED

RATED ASSEMBLIES STRUCTURAL FRAME 0

EXTERIOR BEARING WALLS 0

INTERIOR BEARING WALLS 0

NON BEARING WALLS (E,I) 0

FLOOR CONSTRUCTION 0

ROOF CONSTRUCTION 0

REVISION SUMMARY
CITY COMMENTS 22.02.21 -

ARCHITECT
DESIGNHAUS ARCHITECTURE
3300 AUBURN RD. - STE. 300
AUBURN HILLS, MI 48326
T: 248.601.4422
F: 248.453.5854
PROJECT MANAGER: JOE LATOZAS
PROJECT ARCHITECT:
PETER STUHLREYER, A.I.A

OWNER
MR. & MRS. CARLSON
321 LAKE PARK DR.
BIRMINGHAM, MI 48009
E:CARLSON@ACMEFG.COM
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LIMIT OF DISTURBANCE

PROPOSED SILT FENCE

PROPOSED SLATE
PAVEMENT

PROPOSED CONCRETE
PAVEMENT

PROPOSED CONCRETE
PAVEMENT

PR. ASPHALT
DRIVEWAY

EX. ASPHALT DRIVEWAY
TO BE REMOVED.

EX. HEDGES TO
BE REMOVED.

EX. HEDGES TO
BE REMOVED.

EX. HEDGES TO
BE REMOVED.

EX. TREE TO
BE REMOVED.

EX. HOUSE TO
BE REMOVED.

PR. SLATE PATIO
�REFER TO SITE PLAN�

PR. DETACHED GARAGE
W/ 6" OVERHANGS ON

EAST AND WEST WALLS.
�REFER TO SITE PLAN�

PR. GARAGE
�REFER TO SITE PLAN�

PR. SINGLE FAMILY HOME
�REFER TO SITE PLAN�

PR. SLATE WAL.WAY
�REFER TO SITE PLAN�

PR. CONCRETE WAL.WAY
�REFER TO SITE PLAN�

PR. CONCRETE WAL.WAY
�REFER TO SITE PLAN�

42 LF 1" TYPE . COPPER WATER LEAD.
CONTRACTOR TO CONFIRM
FEASIBILITY OF CONNECTION TO EX.
LEAD PRIOR TO CONSTRUCTION.

PR. CONNECTION TO EX.
SIDEWAL.. CONTRACTOR TO
PROVIDE FLUSH TRANSITION.

PR. CONNECTION TO EX.
SIDEWAL.. CONTRACTOR TO
PROVIDE FLUSH TRANSITION.

PR. LANDSCAPE AREA
�REFER TO SITE PLAN�

PR. LANDSCAPE AREA
�REFER TO SITE PLAN�

PR. LANDSCAPE AREA
�REFER TO SITE PLAN�

PR. LANDSCAPE AREA
�REFER TO SITE PLAN�

EX. HEDGES TO
BE REMOVED.

15 LF 6" SCH 40
PVC #1.00%

17 LF 6" SCH 40
PVC #1.00%

28 LF 6" SCH 40
PVC #1.00%

PR. CONSTRUCTION
ENTRANCE �12
X50
�

VICINITY MAP

N
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PROPERTY DESCRIPTION

BENCHMARK

PR. CONCRETE CURB PER
CITY STANDARDS

SOIL EROSION NOTES:

CONSTRUCTION SEQUENCE

TEMPORARY EROSION CONTROL MEASURES

STRIP & STOCKPILE TOPSOIL / ROUGH GRADE

SITE CONSTRUCTION & PAVEMENT

PERMANENT EROSION CONTROL MEASURES

FINISH GRADING

LANDSCAPING

DISTURBED AREA = 0.35± ACRES

2022
APRMAR

OPERATION TIME AND SCHEDULE
SOIL EROSION AND SEDIMENTATION CONTROL

MAP UNIT SYMBOL MAP UNIT NAME

63A URBAN LAND�THETFORD COMPLEX�
0 TO 3 PERCENT SLOPES

PR. LIMIT OF
DISTURBANCE

�0.35 AC�

SITE NOTES

1. THE CONTRACTOR SHALL VERIFY AND FAMILIARIZE THEMSELVES WITH THE EXISTING SITE
CONDITIONS AND THE PROPOSED SCOPE OF WORK (INCLUDING DIMENSIONS, LAYOUT, ETC.)
PRIOR TO INITIATING THE IMPROVEMENTS IDENTIFIED WITHIN THESE DOCUMENTS. SHOULD
ANY DISCREPANCY BE FOUND BETWEEN THE EXISTING SITE CONDITIONS AND THE PROPOSED
WORK THE CONTRACTOR SHALL NOTIFY KEM-TEC AND ASSOCIATES, PRIOR TO THE START OF
CONSTRUCTION.

2. THE CONTRACTOR SHALL OBTAIN ALL NECESSARY PERMITS AND ENSURE THAT ALL REQUIRED
APPROVALS HAVE BEEN OBTAINED PRIOR TO THE START OF CONSTRUCTION. COPIES OF ALL
REQUIRED PERMITS AND APPROVALS SHALL BE KEPT ON SITE AT ALL TIMES DURING
CONSTRUCTION.

3. ALL CONTRACTORS WILL, TO THE FULLEST EXTENT PERMITTED BY LAW, INDEMNIFY AND HOLD
HARMLESS KEM-TEC AND ASSOCIATES, AND IT'S SUB-CONSULTANTS FROM AND AGAINST ANY
DAMAGES AND LIABILITIES INCLUDING ATTORNEY'S FEES ARISING OUT OF CLAIMS BY EMPLOYEES
OF THE CONTRACTOR IN ADDITION TO CLAIMS CONNECTED TO THE PROJECT AS A RESULT OF
NOT CARRYING THE PROPER INSURANCE FOR WORKERS COMPENSATION, LIABILITY INSURANCE,
AND LIMITS OF COMMERCIAL GENERAL LIABILITY INSURANCE.

4. THE CONTRACTOR SHALL NOT DEVIATE FROM THE PROPOSED IMPROVEMENTS IDENTIFIED
WITHIN THIS PLAN SET UNLESS APPROVAL IS PROVIDED IN WRITING BY KEM-TEC AND
ASSOCIATES,.

5. THE CONTRACTOR IS RESPONSIBLE TO DETERMINE THE MEANS AND METHODS OF
CONSTRUCTION.

6. THE CONTRACTOR SHALL NOT PERFORM ANY WORK OR CAUSE DISTURBANCE ON A PRIVATE
PROPERTY NOT CONTROLLED BY THE PERSON OR ENTITY WHO HAS AUTHORIZED THE WORK
WITHOUT PRIOR WRITTEN CONSENT FROM THE OWNER OF THE PRIVATE PROPERTY.

7. THE CONTRACTOR IS RESPONSIBLE TO RESTORE ANY DAMAGED OR UNDERMINED STRUCTURE
OR SITE FEATURE THAT IS IDENTIFIED TO REMAIN ON THE PLAN SET. ALL REPAIRS SHALL USE NEW
MATERIALS TO RESTORE THE FEATURE TO ITS EXISTING CONDITION AT THE CONTRACTORS
EXPENSE.

8. CONTRACTOR IS RESPONSIBLE TO PROVIDE THE APPROPRIATE SHOP DRAWINGS, PRODUCT
DATA, AND OTHER REQUIRED SUBMITTALS FOR REVIEW. KEM-TEC AND ASSOCIATES. WILL
REVIEW THE SUBMITTALS IN ACCORDANCE WITH THE DESIGN INTENT AS REFLECTED WITHIN
THE PLAN SET.

9. THE CONTRACTOR IS REQUIRED TO PERFORM ALL WORK IN THE PUBLIC RIGHT-OF-WAY IN
ACCORDANCE WITH THE APPROPRIATE GOVERNING AUTHORITY AND SHALL BE RESPONSIBLE
FOR THE PROCUREMENT OF STREET OPENING PERMITS.

10. THE CONTRACTOR IS REQUIRED TO RETAIN AN OSHA CERTIFIED SAFETY INSPECTOR TO BE
PRESENT ON SITE AT ALL TIMES DURING CONSTRUCTION & DEMOLITION ACTIVITIES.

11. SHOULD AN EMPLOYEE OF KEM-TEC AND ASSOCIATES. BE PRESENT ON SITE AT ANY TIME
DURING CONSTRUCTION, IT DOES NOT RELIEVE THE CONTRACTOR OF ANY OF THE
RESPONSIBILITIES AND REQUIREMENTS LISTED IN THE NOTES WITHIN THIS PLAN SET.

12. IN NO WAY SHALL SURFACE RUNOFF BE DIRECTED SO AS TO ADVERSELY IMPACT ADJACENT
PROPERTIES WITH A FLOODING CONDITION. THE GRADING PLAN SHOULD CONTINUE AS FAR
AS STORM SEWER OUTLET OR OTHER NATURAL POINT OF DISCHARGE TO ASSURE PROPER
CONTROL OF SURFACE RUNOFF. SURFACE RUNOFF SHALL BE DIVERTED TO A STORM SEWER OR
OTHER APPROVED POINT OF COLLECTION SO AS NOT TO CREATE A FLOODING CONDITION.

PR. SILT
FENCE

ASPHALT PAVEMENT DETAIL
NOT TO SCALE

COMPACTED EARTH
SUBGRADE APPROVED PER

GEOTECHNICAL ENGINEER

1.5" MDOT 1100T BITUMINOUS
WEARING COURSE

1.5" MDOT 1100L BITUMINOUS
LEVELING COURSE

4" MDOT 21AA OR 22A
CRUSHED LIMESTONE

COMPACT TO 95% OF
MAXIMUM UNIT WEIGHT

NOTES:
1. PAVEMENT SUBJECT TO CHANGE DUE TO THE GEOTECHNICAL ENGINEER'S RECOMMENDATIONS.
2. ALL UTILITY TRENCHES WITHIN PAVEMENT INFLUENCE SHALL USE GRANULAR BACKFILL.

CONCRETE PAVEMENT
NOT TO SCALENOTES:

1. 1
2" EXPANSION JOINTS WITH WATER SEAL SHALL BE PROVIDED AT 12' INTERVALS WITH PRE-MOLDED,

BITUMINOUS JOINT FILLER, RECESSED 14" FROM THE SURFACE.  LONGITUDINAL REBAR TO BE CUT AT
EXPANSION JOINTS.

2. 1" DEEP BY  14" WIDE, TOOLED CONTRACTION JOINTS SHALL BE PROVIDED AT MID-POINT BETWEEN
EXPANSION JOINTS OR 6' INTERVALS MAX.

3. CONCRETE SHALL RECEIVE  BROOM FINISH.

SECTION

FINISHED GRADE SHALL BE FLUSH
WITH ABUTTING PAVEMENT

APPROVED COMPACTED
SUBGRADE

4" THICK P1 CONCRETE
PAVEMENT

4" THICK 21AA COMPACTED
AGGREGATE BASE

SITE CALCULATIONS

FRONT SETBACK TABLE

PR. DOWNSPOUT LOCATION TO DAYLIGHT AT
GRADE OF FOOTPRINT OF HOUSE/GARAGE.

�17. TYP.�

20 LF 6" SCH 40
PVC #1.00%

37 LF 6" SCH 40
PVC #1.00%

TREE PROTECTION TO BE
PROVIDED FOR THE STREET
TREES �3 TYP.�

PR. CURB TAPER

PR. CURB TAPER



321 Lake Park Dr.
Two Story

Single Family Residence

NORTH

SCALE: 1" = 10'1
Architectural Site Plan

Parcel I.D.      # 19-26-476-021

SITE DATA

Parcel Area      0.34 Acres (15,000 SF)

  Regulation   Information

Zoning      R1 - Single Family Residential

Address      321 Lake Park Drive, Birmingham MI 48009

ZONING SCHEDULE OF REGULATIONS

  Regulation

  Required

Setbacks Sides: 10' and 15'
Rear: 30'
Accessory Structures: Rear: 8.5'
10' from principal building
Sides: 5'

Sides:
Provided : 10.00' /15.00'=25% Width
Provided: 17.33' / 11.90'
Rear: 8.5' (Detached Structure)
         30.00' (Principal Structure)
Front: 42.30' (Average)

  Provided

Lot Coverage 30% Maximum (4,500 SF)

Garage attached - 925 Sq. Ft.  (6.16%)
House - 2,641 Sq. Ft. (17.61%)
Covered Porches 316 Sq. Ft. (2.11%)
Detached Garage - 590.50 Sq. Ft. (3.94%)
Total Coverage -  4,472.50 Sq. Ft. (29.82%)

Impervious
Surfaces

60% Maximum (9,000 SF) Structure - 4,472.50 Sq. Ft. (29.82%)
Impervious Surfaces - 4,289 Sq. Ft. (28.59%)
Total=8,761.50 Sq Ft. (58.41%)

Building Height House: 30' to midrise
Accessory Building: 15' - 6"

House: 30'-0"  to midrise
Detached Garage: 15' - 6"

Open Space 40% Minimum (6,000 SF) 6,238.50 Sq. Ft. (41.59%)
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#    TAG      BOTANICAL NAME

   1 RD CORNUS f CHEROKEE CHIEF RED DOGWOOD 3" B&B
   1 RB MALUS x RED BARON RED BARON CRABAPPLE 3" B&B
   1 RM ACER x freemanii 'ARMSTRONG' ARMSTRONG MAPLE 3" B&B
   7      SB AMELANCHIER x g 'AUTUMN BRILLIANCE' AUTUMN BRILLIANCE SERVICEBERRY 3" B&B
   6 WP PINUS strobus WHITE PINE 7-8' B&B
   20 LB PENISETUM x LITTLE BUNNY LITTLE BUNNY FOUTAIN GRASS #2 CONT
   26 HF PENISETUM x HAMELN HAMELN FOUNTAIN GRASS #2 CONT
   9 FI BAPTISIA australis BLUE FALSE INDIGO 3 GAL
   92 GV BUXUS X 'GREEN VELVET' GREEN VELVET BOXWOOD 3 GAL
  17 HO HOSTA - MIXED VARIETY/SIZES HOSTA- MIXED VARIETY/SIZES 1-3 GAL
  18 OH HYDRANGEA quercifolia 'SNOW QUEEN' SNOW QUEEN OAKLEAF HYDRANGEA 5 GAL
   20 DL HEMEROCALLIS x STELLA D'ORO STELLA D'ORO DAYLILY #2 CONT
   15 EG THUJA o EMERALD EMERALD ARBORVITAE 7-8' B&B
27  AJ SEDUM spectabile 'AUTUMN JOY' AUTUMN JOY STONECROP 1 GAL
   14 RS SPIRAEA x coccinea RED SPIREA          #3 CONT
    10     EA      EUONYMUS a COMPACTA DWARF BURNING BUSH 3 GAL
   20 SJ JUNIPERUS x SKYROCKET SKYROCKET JUNIPER 7'-8' B&B
  10 SA THUJA x STEEPLECHASE STEEPLECHASE ARBORVITAE 7-8' B&B
   2  SF PRUNUS x SNOW FOUNTAIN SNOW FOUNTAIN CHERRY

PLANT SCHEDULE
COMMON NAME SIZE/ROOT

GENERAL NOTES FOR LANDSCAPE DEVELOPMENT

1. LANDSCAPE CONTRACTOR SHALL VISIT THE SITE, INSPECT EXISTING SITE CONDITIONS AND REVIEW PROPOSED PLANTING AND RELATED WORK. IN CASE OF DISCREPANCY BETWEEN
PLAN AND PLANT LIST, PLAN SHALL GOVERN QUANTITIES. CONTACT LANDSCAPE ARCHITECT WITH ANY CONCERNS.

2. CONTRACTOR SHALL VERIFY LOCATIONS OF ALL ON SITE UTILITIES PRIOR TO BEGINNING CONSTRUCTION ON HIS/HER PHASE OF WORK. ELECTRIC, GAS, TELEPHONE, CABLE TELEVISION
MAY BE LOCATED BY CALLING MISS DIG. ANY DAMAGE OR INTERRUPTION OF SERVICES SHALL BE THE RESPONSIBILITY OF CONTRACTOR. CONTRACTOR SHALL COORDINATE ALL
RELATED ACTIVITIES WITH OTHER TRADES ON THE JOB AND SHALL REPORT ANY UNACCEPTABLE JOB CONDITIONS TO OWNER'S REPRESENTATIVE PRIOR TO COMMENCING.

3. ALL PLANT MATERIAL TO BE PREMIUM GRADE NURSERY STOCK AND SHALL SATISFY AMERICAN ASSOCIATION OF NURSERYMEN STANDARD FOR NURSERY STOCK. ALL LANDSCAPE
MATERIAL SHALL BE NORTHERN GROWN, NO. 1 GRADE.

4. CONTRACTOR IS RESPONSIBLE FOR VERIFYING ALL QUANTITIES SHOWN ON LANDSCAPE PLAN PRIOR TO PRICING THE WORK.
5. THE OWNER'S REPRESENTATIVE RESERVES THE RIGHT TO REJECT ANY PLANT MATERIAL NOT MEETING SPECIFICATIONS.
6. ALL SINGLE STEM SHADE TREES TO HAVE STRAIGHT TRUNKS AND SYMMETRICAL CROWNS.
7. ALL SINGLE TRUNK SHADE TREES TO HAVE A CENTRAL LEADER; TREES WITH FORKED OR IRREGULAR TRUNKS WILL NOT BE ACCEPTED.
8. ALL TREES TO HAVE CLAY OR CLAY LOAM BALLS, TREES WITH SAND BALLS WILL BE REJECTED.
9. ALL TREE LOCATIONS SHALL BE STAKED BY LANDSCAPE CONTRACTOR AND ARE SUBJECT TO THE APPROVAL OF THE LANDSCAPE ARCHITECT PRIOR TO INSTALLATION OF THE PLANT

MATERIAL.
10. CONCERNING GROUND COVER, ALL PLANTING BEDS SHALL RECEIVE 3" SHREDDED HARDWOOD BARK MULCH, SEE SPECIFICATIONS. ALL OTHER DISTURBED AREAS SHALL BE SODDED.
11. LANDSCAPING SHALL BE MAINTAINED IN A GOOD CONDITION TO PRESENT A HEALTHY, NEAT, AND ORDERLY APPEARANCE FREE FROM REFUSE AND DEBRIS. ALL UNHEALTHY AND

DEAD MATERIAL SHALL BE REPLACED WITHIN ONE (1) YEAR OF THE NEXT APPROPRIATE PLANTING PERIOD.
12. OWNER TO ESTABLISH MAINTENANCE PROGRAM TO ENSURE GROUNDS AND LANDSCAPING TO REMAIN HEALTHY AND WELL GROOMED.
13. RECOMMENDED PLANTING DATES ARE MARCH 1ST TO MAY 15TH FOR ALL MATERIALS, AND OCTOBER 15TH TO DECEMBER 15TH FOR DECIDUOUS MATERIALS. PLANTINGS OUTSIDE

THESE DATES SHALL HAVE PRIOR APPROVAL OF THE LANDSCAPE ARCHITECT.
14.  UNDERGROUND IRRIGATION SYSTEM TO BE DESIGNED AND INSTALLED BY CONTRACTOR.
15. TURF GRASS TO BE COMMON TO OAKLAND COUNTY, MI.

PLANTING DETAILS

DECIDUOUS TREES

PERENNIALS

SHRUBS

EVERGREEN TREES

Detached
Garage

Garage

WOOD FENCE DETAILMETAL FENCE / GATE DETAIL

EDGE DETAIL

NORTH
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CASE DESCRIPTION 

604 HANNA (23-36) 

Hearing date: October 10, 2023 

Appeal No. 23-36:  The owner of the property known as 604 Hanna, requests the 
following variance to construct an attached pergola: 

A. Chapter 126, Article 2, Section 2.08.1 of the Zoning Ordinance limits the lot
coverage to a maximum of 30% of the lot.  The required 30% is 11963.50 SF.  The
existing is 29.29% (1917.10 SF).  The proposed is 32.38% (2119.40 SF).
Therefore, a variance of 2.38% (155.90 SF) is being requested.

Staff Notes:   This applicant is proposing to construct an attached pergola to the 
existing home that was completed in September 2021.  This house was granted a 
distance between structures variance in September 2016 (attached minutes)  

This property is zoned R1 – Single family residential. 

Jeff Zielke, NCIDQ, LEED AP, COSS 
Assistant Building Official 
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September 12, 2023 
 
 
City of Birmingham  
Community Development - Building Department 
151 Martin Street,  
Birmingham, MI 48009 
 
Subject: 604 Hanna Street BZA Application 
 
 
To Whom it May Concern, 
 
I am pleased to be submitting the attached BZA variance submittal for the single-family residential home 
located at  604 Hanna St, Birmingham, MI 48009. 
 
Along with this transmittal please find the following: 
 

• Completed and signed application 

• Signed letter of practical difficulty and/or hardship 

• Certified survey 

• Building plans including existing and proposed floor plans and elevations 
 
 
With this, I believe we have submitted all documents necessary for your review. Please do not hesitate to 
contact me should you need anything further. Thank you. 
 
 
Sincerely, 

 
 
Matt DeLapp 
Singh Homes 
 

Cc: Saab Grewal, Todd Rankine 
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I. Variance Requested 
 

We are requesting a lot coverage variance to install an open-air, pergola-style covering over the 
existing rear concrete patio at the single-family residential home located at  604 Hanna Street, 
Birmingham, MI 48009. The proposed footprint is 18’3” x 11’1” or 202.3 SF (See Figure 1). 

. 
Ordinance Reference: Chapter 126, Article 2, Section 2.08.1 
 

Variance Chart 

Requested Variance Required Maximum Existing Proposed Variance Amount 

Variance A, Lot Coverage 30.00% / 1963.5 SF  29.29% / 1917.1 SF 32.38% / 2119.4 SF 2.38% / 155.9 SF 
 
 
 

II. Background 
 
The home located at 604 Hanna Street is a recently constructed single-family home, built by Singh 
Homes. The building permit was authorized in December 2016, and construction commenced shortly 
thereafter, spanning until the fall of 2019. 

 
The original approved plans, which are included with this submission, feature a pergola-style covering 
which can be seen on pages A.102, A.201, A.203, and S.100. However, while the trench footing 
foundation and concrete slab was installed in anticipation, the construction of the pergola-style 
covering itself was deferred by the homeowner’s choice. This postponement was further extended until 
recently, primarily due to the outbreak of the COVID-19 pandemic in March 2020. 
 
At the end of last year, we engaged Miles Bradley to create the pergola-style covering design and 
recently approved its initiation. The design exhibits slight variations from the original plans, but the 
core concept remains unchanged. Considering the considerable time that had elapsed since the 
original permit was issued, we instructed our contractor to request a new permit. However, we were 
informed that the pergola could not be permitted due to lot coverage limitations. 

 
 

III. Practical Difficulty / Unnecessary Hardship 
 

The need for this variance is not self-created, as the pergola-style covering had already received 
approval on the initial plans. If this matter had been raised during the plan review process, we could 
have explored options to adjust the size of the house or the detached garage to ensure full compliance 
with the ordinance. As it stands now, adhering to the current lot coverage restrictions would only 
permit the construction of a pergola-style covering that is unreasonably impractical in size. 
 
It’s important for the sake of this review to emphasize that the term “uncovered patio” appears in 
several instances throughout the documentation, and this wording may have led plan reviewers to 
assume it implied a complete absence of any form of covering, including the open-air pergola-style 
covering that we intended to install. Additionally, it’s worth noting that the pergola-style covering was 
excluded from the lot coverage calculation. This confusion is, to some extent, understandable, 
primarily due to the lack of clear guidelines within the ordinance regarding the treatment of open 
pergola structures. In such cases, we naturally rely on plan reviewers to offer the necessary guidance 
and clarity. 
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Furthermore, there is an unnecessary hardship in the form of expenses incurred with the installation of 
the trench footing foundation. This foundation was initially put in place with the expectation of 
supporting the pergola-style covering. However, it’s important to note that such a foundation is not an 
essential requirement for an uncovered patio. Therefore, the costs incurred for this foundation could 
have been avoided if we had knowledge that the pergola-style covering would not be permitted. 
 
 

IV. Substantial Justice  
 
Granting the variance would result in substantial justice to the property owner, the owners of property 
in the area, and the general public for the following reasons: 
 

1. The original approval during the home construction process created a reasonable expectation 
that we could proceed with the pergola-style covering. 

 
2. Denying the variance would mean that the property owner is unable to utilize an outdoor 

space as intended, diminishing the value and enjoyment of the property. 
 
 

3. The denial of the pergola would be an undue hardship, considering the initial approval and the 
resources already invested in preparing for its construction. 

 
 

4. Approving the variance would ensure consistency and fair treatment for the property owner. 
Denying the variance after the pergola-style covering was initially approved on the building 
plan review and permit creates a sense of inconsistency and unfairness. It’s essential to treat 
property owners equitably and honor previously approved plans. 

 
 

V. Impact on Surrounding Neighborhood 
 

It's important to note that the property is situated on a corner lot, which means that the proposed 
pergola-style covering would be visible from the street. In considering the request for this variance, 

it’s crucial to understand how granting it would not be materially detrimental to the property owners in 

the immediate vicinity and how it would positively impact the surrounding neighborhood in general. 
 

Architectural Harmony: Granting the variance would allow us to create an aesthetically pleasing 
addition to the property. The design of the open-air pergola-style covering has been thoughtfully 

planned to complement the existing architectural elements of the home, and surrounding area. This 

attention to design detail ensures that the visual appeal of the neighborhood is enhanced rather than 
detracted from. Thus, the variance would not be materially detrimental to nearby property owners. 

 
Enhanced Property Values: An attractive and well-designed pergola-style covering can contribute to 

increasing property values in the vicinity. When properties are improved aesthetically and functionally, 
it tends to have a positive cascading effect on neighboring properties. Homeowners in the area can 

benefit from potential increases in their own property values. 

 
Improved Outdoor Living: The installation of the pergola-style covering would create an inviting 
outdoor living space. This, in turn, promotes social interaction among neighbors and enhances the 
overall sense of community in the area. A well-utilized outdoor space can become a focal point for 
neighborhood gatherings and activities. 
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Visual Appeal: The presence of a well-maintained and visually appealing pergola-style covering can 
act as an attractive landmark in the neighborhood. It contributes positively to the streetscape and adds 
character to the area. This, in turn, can boost community pride and cohesion. 
 
Environmental Impact: The open-air pergola would have no additional impact on pervious surfaces 
and ground water runoff, since this would be installed over and on top of, the existing, and approved, 
concrete patio. 
 
In summary, granting the lot coverage variance to install the pergola-style covering would not be 
materially detrimental to nearby property owners, as it is designed to enhance the visual appeal of the 
neighborhood, improve property values, and promote community interaction. The overall impact would 
be beneficial, making it a positive addition to the immediate vicinity and the surrounding neighborhood 
in general. 
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Figure 1 - Proposed Pergola-Style Covering Design 
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Figure 2 - Aerial View of the Property 
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Figure 3 - 3D View of the Property Showing the Rear Patio, Google Maps 

 
 
 
 
 
 
 
 
 
 
 
 
 





















































Birmingham Board of Zoning Appeals Proceedings 
September 13, 2016 
Page 4 of 15 

convincingly, that in this case it is impossible.  So for that reason he would move 
to approve both variances and tie the motion to the plans submitted. 

Mr. Lyon voiced his support for the motion.  They are reducing the garage non-
compliance by a foot on the west side.  Secondly the driveways along the street are all 
on one side except for this last one and it cannot meet the minimum distance between 
buildings.  Further, narrowing the house in the rear requires some unique non-
rectangular construction and that becomes unduly burdensome. 

Mr. Morganroth said he would support the motion and tie it to the plot plan from DTE. 

Mr. Hart expressed his support for the motion because he thinks this is a very 
challenging site and none of the dimensions he sees are exorbitant.  The home is 
encumbered by the irregular shape of the lot. 

Chairman Lillie indicated he also would support the motion.  He thinks this is a very 
unusual lot as far as shape and the problem with the power lines. 

Motion carried, 7-0. 

ROLLCALL VOTE  
Yeas: Judd, Lyon, Canvasser, Grove, Hart, Lillie, Morganroth 
Nays:  None 
Absent:  Jones, Miller 

T# 09-68-16 

604 HANNA  
(Appeal 16-26) 

The owners of the property known as 604 Hanna request the following variance to 
construct a new house. 

A. Chapter 126, Article 4, Section 4.74 of the Zoning Ordinance requires a
minimum of 14 ft. between principal structures.  The proposed house will be 11.34 ft.
from the adjacent principal structure, which will cause a variance request of 2.66 ft.

This property is zoned R-2. 

Two pieces of correspondence have been received that objected to the variance. 

Mr. Worthington noted the proposed home will be located on a corner lot and the street 
side setback is required to be a minimum of 10.0 ft.  The lot to the west is located just 
0.1 ft. over the minimum 5.0 ft. setback. 
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Chairman Lillie noted this may also be one of Mr. Lyon's 9-5, 9-5, 5-9 issues with 
driveway placement. 

In response to Mr. Lyon, Mr. Worthington advised the house is 28.3 ft. wide at the back 
and 26.95 ft. wide at the front. 

Mr. Jason Krieger, Krieger Klatt Architects, spoke on behalf of the property owner, Mr. 
Saab Grewal.  They are seeking a 2.66 ft. setback from the west side yard between 
homes.  Their hardships are: 

 The location of the neighbor to the west is closer than the required 5.0 side yard
setback and they need 14 ft. from the neighbor;

 The width of the lot;

 Being on a corner they are required to maintain a 10.0 setback from Watkins.

They made every effort to bring the house in and position it as far to the east as they 
could to stay as far away from the neighbor to the west as they could by providing a 
6.20 ft. setback on the west. They are reducing the existing footprint of the home and 
after several reiterations have brought it in as much as they could to keep it typical for 
new construction in this area. 

In response to Mr. Lyon, Mr. Krieger explained that by moving the front of the west side 
over to minimize the variance it would get into the upstairs bedrooms which are already 
minimum dimensions. 

Chairman Lillie asked for discussion from members of the audience at 8:02 p.m. 

Ms. Janet Burger, 620 Hanna, said ordinances are in place to establish uniformity within 
the neighborhood.  Everybody else on Hanna was able to comply with the Ordinance 
requirements.  Therefore she feels the hardship is self-created and the applicant should 
be able to comply with the Ordinance. 

Mr. Mark Alhermizi, who owns the property at 607 Frank, spoke in complete support of 
the variance request.  He thought residents in the neighborhood should appreciate new 
construction.  

Motion by Mr. Lyon 
Seconded by Mr. Morganroth in regard to 604 Hanna, Appeal 16-26, the appellant 
seeks a variance of 2.66 ft. under Chapter 126, Article 4, section 4.74 of the 
Zoning Ordinance for the minimum distance between principal structures. He 
would move to approve as advertised.  He thinks that strict compliance would be 
unduly burdensome because of unique circumstances, the 9-5, 9-5, 5-9 issue.  In 
this case it ends with a 10 because of the side yard setback required for Watkins 
St.   
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Mr. Lyon believes that granting the variance does substantial justice to both the 
homeowner and the surrounding neighborhood.  He notes as you go through the 
neighborhood the placement of driveways is a little bit random, but at least on the 
next few houses over they are on the west side and that drives houses to one 
side or the other.  So, you are always going to end up with a couple that are stuck 
too close together. 
 
He notes that Birmingham is unique with the minimum distance between 
structures, or almost unique.  Most cities do not look for the minimum of 5 ft. on 
one side and 9 ft. the other, as in this case. 
 
He does not believe this is self-created because the placement of the house to the 
west is there and the corner lot is part of the original plot.  He notes the lot has 
not been reduced in size as indicated from the original plat. 
 
He would tie the motion to the plans as presented. 
 
Mr. Morganroth expressed his support for the motion because he believes the architect 
has identified the minimum sizes for this home.  The need for the width and the step 
back makes sense based on hallway and bedroom sizes that seem to be at the 
minimum that is reasonable. 
 
Motion carried, 7-0. 
 
ROLLCALL VOTE  
Yeas: Lyon, Morganroth, Canvasser, Grove, Hart, Judd, Lillie 
Nays:  None 
Absent:  Jones, Miller 
 

T# 09-68-16 
 
1444 CHESTERFIELD  
(Appeal 16-27) 
 
The owner of the property known as 1444 Chesterfield requests the following variance 
to construct a covered porch. 
 

A.  Chapter 126, Article 4, Section 4.30 C.1 of the Zoning Ordinance allows the 
front porch and steps to project into the front yard setback a maximum of 10.0 ft.  The 
proposed porch and steps project into the required front yard setback 31.7 ft., therefore, 
a variance of 21.7 ft. is requested. 

 
This property is zoned R-1. 



CASE DESCRIPTION 

660 MOHEGAN (23-37) 

Hearing date: October 10, 2023 

Appeal No. 23-37:  The owner of the property known as 660 Mohegan, requests 
the following variance to construct an addition to square the rear corner of the 
home: 

A. Chapter 126, Article 2, Section 2.06.2 of the Zoning Ordinance requires a
minimum rear yard setback of 30.00 feet. The proposed is 28.34 feet.  Therefore,
a variance of 1.66 feet is being requested.

Staff Notes:   This applicant is proposing to square up the clipped corner at the rear 
of the existing home, which was constructed in 1983.       

This property is zoned R1 – Single family residential. 

Jeff Zielke, NCIDQ, LEED AP, COSS 
Assistant Building Official 
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CITY OF BIRMINGHAM  
 Community Development - Building Department 

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

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

 Received Date:   ____________              Hearing Date:  ______________  
  
  Received By:   _____________   Appeal #:  __________________   

Type of Variance:        Interpretation        Dimensional       Land Use       Sign       Admin Review  

I. PROPERTY  INFORMATION:  
Address:  Lot Number:  Sidwell Number:   

II. OWNER INFORMATION:  
Name:  
Address:  City:  State:  Zip code:  

Email:*  Phone:  
III. PETITIONER INFORMATION:  
Name:  Firm/Company Name:  
Address:  City:  State:  Zip code:  

Email:  Phone:  
IV. GENERAL INFORMATION:  
The Board of Zoning Appeals typically meets the second Tuesday of each month. COMPLETE digital applications along with supporting documents 
must be submitted on or before the 12th day of the month preceding the next regular meeting. Please note that incomplete applications will not be 
accepted.   
To insure complete applications are provided, appellants must schedule a pre-application meeting with the Building Official, Assistant 
Building Official and/or City Planner for a preliminary discussion of their request and the documents that will be required to be submitted. 
Staff will explain how all requested variances must be highlighted on the survey, site plan and construction plans. Each variance request must be 
clearly shown on the survey and plans including a table as shown in the example below. All dimensions to be shown in feet measured to the second 
decimal point.  
The BZA application fee is $360.00 for single family residential; $560.00 for all others. This amount includes a fee for a public notice sign which must 
be posted at the property at least 15-days prior to the scheduled hearing date.   

Variance Chart Example  
Requested Variances  Required  Existing  Proposed  Variance Amount  

Variance A, Front Setback 25.00 Feet  23.50 Feet  23.50 Feet  1.50 Feet  
Variance B, Height 30.00 Feet  30.25 Feet  30.25 Feet  0.25 Feet  

V. REQUIRED INFORMATION CHECKLIST:  
Please provide the following in your electronic submission: 

o Completed and signed application  
o Signed letter of practical difficulty and/or hardship  
o Certified survey  
o Building plans including existing and proposed floor plans and elevations  
o If appealing a board decision, provide a copy of the minutes from any previous Planning, HDC, or DRB board meeting  

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

  X

660 Mohegan Street, Birmingham, Michigan 48009 226 08-19-25-403-019

Glenn N. DesRosiers

660 Mohegan Street Birmingham Michigan 48009

glenn.desrosiers@freg.com (248) 705-3278

Glenn N. DesRosiers

660 Mohegan Street Birmingham Michigan 48009

glenn.desrosiers@freg.com (248) 705-3278
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9-1-2023
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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  
  
  
  
  

Glenn N. DesRosiers
Digitally signed by Glenn N. 
DesRosiers 
Date: 2023.08.31 13:01:38 -04'00'
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GLENN N. DESROSIERS 
  660 MOHEGAN STREET 
 BIRMINGHAM, MICHIGAN 48009 
September 12, 2023 
 
Zoning Board of Appeals 
City of Birmingham 
151 Martin Street 
Birmingham Michigan 48009 
 
Dear Board Members, 
 
My name is Glenn DesRosiers, homeowner and resident of 660 Mohegan Street, Birmingham, Michigan 
48009. 
 
I acquired my home November 30, 2021 as I was intrigued by its contemporary design by well-known 
architect Alexander Bogaerts and unique setting in the Poppleton Park area; however, the home has some 
limitations and nuances that have caused me to embark upon a substantial renovation designed by my 
father, Louis DesRosiers, a third generation architect that has designed many homes and office buildings 
in the City of Birmingham. 
 
One of the unique aspects of the home is that it is situated on a 45-degree angle on the lot, something that 
I have never seen before and have grown to appreciate, for the most part.  One of the appealing elements 
of the home is that it was designed to have a three (3) car attached garage which was one of my deciding 
factors when purchasing it.  This home was featured in the Birmingham Eccentric on November 22, 1984 
(see attached article) emphasizing the ability to fit a three (3) car garage on the site. 
 
The practical difficulty is that the southwest corner of the third car garage is cut off making it extremely 
difficult to utilize the area as a garage to fit an actual third car as intended as well as the new owner’s 
bathroom above (see photos of existing conditions as well as new construction drawings) due to the 45-
degree angle instead of a 90-degree angle of a very small area see attached drawings). 
 
I am seeking approval from the board for a 20” variance in order to create a 90-degree structure on the first 
and second floor that will resolve the practical difficulty for both the garage and the future owner’s 
bathroom above. 
 
Please kindly advise if you have any questions or comments. 
 
Thank you for your consideration. 
 
Very truly yours, 
 
 
 
Glenn N. DesRosiers 
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EXISTING CEILING
ELEVATION = 7'-11 12" AFF

EXISTING CEILING
ELEVATION = 7'-11 34" AFF

EXISTING FLOOR JOIST
ELEVATION =

8'
-1

0 
3/

4"

7'
-1

1 
1/

2"
7'

-1
1 

3/
4"

8'
-5

"

19
'-4

 1
/2

"

BUILDING SECTION "A"
SCALE:  1/4" = 1'-0"

A
A-8

BUILDING SECTION "B"
SCALE:  1/4" = 1'-0"

B
A-8

MAIN LEVEL FINISH FL.
ELEVATION = 100'-0"

UPPER LEVEL FINISH FL.
ELEVATION = 108'-10 34"

LOWER LEVEL FINISH FL.
ELEVATION = 91'-7"

EXISTING PARAPET
ELEVATION = 119'-4 12"

EXISTING CEILING
ELEVATION = 7'-11 12" AFF

EXISTING CEILING
ELEVATION = 7'-11 34" AFF

EXISTING FLOOR JOIST
ELEVATION =

8'
-1

0 
3/

4"

7'
-1

1 
1/

2"
7'

-1
1 

3/
4"

8'
-5

"

19
'-4
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/2

"

LIVING RM. KITCHEN
103102

OFFICE
211

BATH
210

DINING RM.
EXISTING 3 CAR
GARAGE
109 104

EX. MECHANICAL
005

OWNER'S BEDROOM OWNER'S BATH
205203

PROPOSED
ROOF ADDITION EXISTING STRUCTURE TO REMAIN

PROPOSED UPPER
LEVEL ADDITION EXISTING STRUCTURE TO REMAIN

PROPOSED
ROOF ADDITION

2
A-9

1
A-9

3
A-9

4
A-9

NEW PARAPET
ELEVATION = 114'-0 14"

14
'-0

 1
/4

"

NEW PARAPET
ELEVATION = 114'-0 14"

14
'-0

 1
/4

"

MAIN LEVEL FINISH FL.
ELEVATION = 100'-0"

UPPER LEVEL FINISH FL.
ELEVATION = 108'-10 34"

LOWER LEVEL FINISH FL.
ELEVATION = 91'-7"

EXISTING PARAPET
ELEVATION = 119'-4 12"

EXISTING CEILING
ELEVATION = 7'-11 12" AFF

EXISTING CEILING
ELEVATION = 7'-11 34" AFF

EXISTING FLOOR JOIST
ELEVATION =

MAIN LEVEL FINISH FL.
ELEVATION = 100'-0"

UPPER LEVEL FINISH FL.
ELEVATION = 108'-10 34"

LOWER LEVEL FINISH FL.
ELEVATION = 91'-7"

EXISTING PARAPET
ELEVATION = 119'-4 12"

EXISTING CEILING
ELEVATION = 7'-11 12" AFF

EXISTING CEILING
ELEVATION = 7'-11 34" AFF

EXISTING FLOOR JOIST
ELEVATION =

NEW PARAPET
ELEVATION = 114'-0 14"

NEW PARAPET
ELEVATION = 114'-0 14"

EX. OPEN AREA
002

EX. GYM
004

NOTE:
VERIFY WITH OWNER EXISTING VS NEW
ROOF INSULATION. CURRENTLY EXISTING
ROOF INSULATION IS BATT INSULATION W/
ROOF VENTS. ALL ROOF INSULATION SHALL
BE R-49

NOTE:
VERIFY WITH OWNER EXISTING VS NEW
ROOF INSULATION. CURRENTLY EXISTING
ROOF INSULATION IS BATT INSULATION W/
ROOF VENTS. ALL ROOF INSULATION SHALL
BE R-49

NEW BEAM
REMOVE EXISTING MICROLAM
REPLACE W/ NEW W10 x 49
SET AS HIGH AS POSSIBLE
(FIELD VERIFY BASED ON WORK SCOPE)
PROVIDE WEB BLOCKING BOTH
SIDES W/ 12" DIA. THRU BOLTS @ 12" O.C.
STAGGERED W/ SIMPSON JOIST HANGERS

FIREPLACE

TV FLUSH MOUNT
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WALL SECTIONS

A-9WALL SECTION
SCALE:  3/4" = 1'-0"

1
A-9

WALL SECTION
SCALE:  3/4" = 1'-0"

2
A-9

WALL SECTION
SCALE:  3/4" = 1'-0"

3
A-9

WALL SECTION
SCALE:  3/4" = 1'-0"

4
A-9

MAIN LEVEL FINISH FL.
ELEVATION = 100'-0"

UPPER LEVEL FINISH FL.
ELEVATION = 108'-10 34"

LOWER LEVEL FINISH FL.
ELEVATION = 91'-7"

EXISTING PARAPET
ELEVATION = 119'-4 12"

EXISTING CEILING
ELEVATION = 7'-11 12" AFF

EXISTING CEILING
ELEVATION = 7'-11 34" AFF

EXISTING FLOOR JOIST
ELEVATION =

NEW PARAPET
ELEVATION = 114'-0 14"

MAIN LEVEL FINISH FL.
ELEVATION = 100'-0"

UPPER LEVEL FINISH FL.
ELEVATION = 108'-10 34"

LOWER LEVEL FINISH FL.
ELEVATION = 91'-7"

EXISTING PARAPET
ELEVATION = 119'-4 12"

EXISTING CEILING
ELEVATION = 7'-11 12" AFF

EXISTING CEILING
ELEVATION = 7'-11 34" AFF

EXISTING FLOOR JOIST
ELEVATION =

NEW PARAPET
ELEVATION = 114'-0 14"

7'
-1

1 
1/

2"
7'

-1
1 

3/
4"

11
'-4

 3
/4

"

EXISTING FOUNDATION BEYOND
TO REMAIN

EXISTING FOUNDATION
TO REMAIN

2 x 4 TREATED SILL PLATE
SET ON SILL SEALER W/
1/2" DIA. ANCHOR BOLTS OR
SIMPSON STRAP ANCHORS
@ 32" O.C.

4" STONE VENEER (MATCH EXISTING) W/
WEEP HOLES @ 24" O.C. PROVIDE
ELASTIC FLASHING & MORTAR NET W/
BRICK TIES @ 16" O.C. EACH WAY W/
3/4" AIR SPACE W/ "TYVEK" HOUSE WRAP ON
1/2" CDX PLYWOOD SHEATH'G ON
2 x 4 STUDS @ 16" O.C. W/
CELLULOSE INSULATION MIN. (R-19)
W/ VAPOR BARRIER W/ 5/8"GYP BOARD PAINTED

NEW HARDWOOD FLOOR ON
3
4" T & G PLYWOOD GLUE & SCREW ON
2 x 10 FLOOR JOIST @ 16" O.C. W/
BATT INSULATION
MIN. (R-30) W/ VAPOR BARRIER W/

REFER TO NEW LANDSCAPE PLAN /
CIVIL DRAWINGS FOR NEW PATIO
GRADING

NEW 10" x 42" MINIMUM BELOW
GRADE CONCRETE TRENCH
GRADE BEAM FOOTING
W/ #4 BARS TOP @ BOTTOM
DOWEL & GROUT
INTO EXISTING FOUNDATION

REMOVE EXISTING BRICK VENEER
& WALL CONSTRUCTION SHOWN
W/ DASHED LINE

LEDGER BOARD
W/ THRU BOLTS

EXISTING 2 x 10 FLOOR JOIST
TO REMAIN

REMOVE EXISTING EXTERIOR
SIDING DOWN TO EXISTING
PLYWOOD SHEATHING

EX. 2 x 10
FLOOR JOIST
TO REMAIN

TOP OF WALL
ELEV = 98'-11 34"

10"

3'
-6

"

1'
-0

 1
/4

"

4" STONE VENEER (MATCH EXISTING) W/
WEEP HOLES @ 24" O.C. PROVIDE
ELASTIC FLASHING & MORTAR NET W/
BRICK TIES @ 16" O.C. EACH WAY W/
3/4" AIR SPACE W/ "TYVEK" HOUSE WRAP ON
1/2" CDX PLYWOOD SHEATH'G ON
2 x 4 STUDS @ 16" O.C. W/
CELLULOSE INSULATION MIN. (R-19)
W/ VAPOR BARRIER W/ 5/8"GYP BOARD PAINTED

REMOVE EXISTING EXTERIOR
SIDING DOWN TO EXISTING
PLYWOOD SHEATHING

NEW CAP FLASHING
DETAIL T.B.D.

CRAWL SPACE

REMOVE EXISTING EXTERIOR
SOFFIT MATERIAL FOR NEW GYP
BOARD CEILING (MATCH EXISTING)

EXISTING GYP BOARD WALLS &
CEILING TO REMAIN

EXISTING ROOF TRUSSES
TO REMAIN

NEW EPDM RUBBER ROOFING ON
RIGID ROOFING INSULATION
SLOPE TO EXISTING ROOF DRAINS

EXISTING FOUNDATION
TO REMAIN

EXISTING ROOF TRUSSES
TO REMAIN

NEW EPDM RUBBER ROOFING ON
RIGID ROOFING INSULATION
SLOPE TO EXISTING ROOF DRAINS

PROPOSED
ROOF ADDITION EXISTING STRUCTURE TO REMAIN

NEW CAP FLASHING
DETAIL T.B.D.

1" CONTINUOUS PERIMETER SOFFIT VENT
COR-A-VENT OR BLACK PAINTED SCREEN

3
4" T & G WOOD SOFFIT

3
4" T & G WOOD CEILING

REMOVE EXISTING EXTERIOR
SIDING DOWN TO EXISTING
PLYWOOD SHEATHING

NEW CAP FLASHING
DETAIL T.B.D.

EXISTING GYP BOARD WALLS &
CEILING TO REMAIN

EXISTING ROOF TRUSSES
TO REMAIN

NEW EPDM RUBBER ROOFING ON
RIGID ROOFING INSULATION
SLOPE TO EXISTING ROOF DRAINS

REMOVE EXISTING CANTILEVER BAY
SHOWN W/ DASHED LINES

REMOVE EXISTING BRICK VENEER
& WALL CONSTRUCTION SHOWN
W/ DASHED LINE

NEW FLUSH HEADER
FILL BEAM SOLID W/ FOAM
INSUALTION

EXISTING 2 x 10 FLOOR JOIST
TO REMAIN

EXISTING BRICK VENEER
TO REMAIN

NEW HARDWOOD FLOOR ON
EXISTING PLYWOOD SUB FLOOR ON
EX. 2 x 10 FLOOR JOIST

NEW HARDWOOD FLOOR ON
3
4" T & G PLYWOOD GLUE & SCREW ON
2 x BUILT UP FLOOR JOIST @ 16" O.C.
ON EXISTING SUB FLOOR ON EX.
2 x 10 FLOOR JOIST @ 16" O.C.

NEW CAP FLASHING
DETAIL T.B.D.

NEW ROOF STRUCTURE

MATERIAL NOTE "A"
PROVIDE ALTERNATE BIDS FOR SIDING MATERIAL
1. SWISS PEARL "LARGO"
(COLOR TO BE DETERMINED BY OWNER)
website: www.swisspearl.com

2. LIBERTY SHEET METAL
ALUMINUM COMPOSITE PANELS
(COLOR TO BE SELECTED BY OWNER)
website: www.libertysheetmetal.net

3. LIBERTY SHEET METAL
WOODGRAINS & COMPOSITES
(COLOR TO BE SELECTED BY OWNER)
website: www.libertysheetmetal.net

MATERIAL NOTE "A"

MATERIAL NOTE "A"

MATERIAL NOTE "A"

NOTE:
VERIFY WITH OWNER EXISTING VS
NEW ROOF INSULATION. CURRENTLY
EXISTING ROOF INSULATION IS BATT
INSULATION W/ ROOF VENTS. ALL
ROOF INSULATION SHALL BE R-49

12
'-1
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TOP OF STEEL
ELEV = 112'-11 14"
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"
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TO SHED WATER
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N 7'

-1
1 

3/
4"

CONTINUOUS CAP FLASHING
VERIFY ALL WINDOW FLASHING
DETAILS W/ SELECTED MANUFACTURE

MATERIAL NOTE "A"

NOTE:
VERIFY ALL SIDING FLASHING
DETAILS W/ SELECTED
MANUFACTURE

MATERIAL NOTE "A" ON
BARRIER WRAP (VERIFY) ON
1/2" CDX PLYWOOD SHEATH'G ON
2 x 4 STUDS @ 16" O.C. W/
CELLULOSE INSULATION MIN. (R-19)
W/ VAPOR BARRIER W/
5/8"GYP BOARD PAINTED

3
4" T & G WOOD SOFFIT VERIFY DETAIL W/
SELECTED EXTERIOR FINISH MATERAIL

1'
-0

"

7'
-0

 1
/2

"

EXISTING CONCRETE
SLAB TO REMAIN

2'
-6

"

2'
-6

"

11
'-4

 3
/4

"

REFER TO NEW LANDSCAPE PLAN /
CIVIL DRAWINGS FOR NEW PATIO
GRADING

CONTINUOUS SILL FLASHING
VERIFY ALL WINDOW FLASHING
DETAILS W/ SELECTED MANUFACTURE

CONTINUOUS SILL FLASHING
VERIFY ALL WINDOW FLASHING
DETAILS W/ SELECTED MANUFACTURE

2'
-6

"

INSULATED GLASS IN ALUMINUM FRAME
OVER HEAD DOOR (VERIFY DETAILS, COLOR
& FINISH W/ OWNER)
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TRIM DETAILS

ID-1

DOOR TYPE "A"
SCALE: 3/4" = 1'-0"

A
ID-1

UPPER LEVEL

201 3'-0" x 7'-9"

DOOR
NUMBER DOOR SIZE DOOR TYPE DOOR MATERIAL FINISH FRAME HARDWARE NOTES

NOT USED

202

DOOR TYPE "B"
SCALE: 3/4" = 1'-0"

B
ID-1

WOOD BASE DETAIL
SCALE: 6" = 1'-0"

1
ID-1

1
2" x 2 12" WOOD BASE
(PAINT)

3 16
"

3
16"

21 2"

FINISH FLOOR

1
2"

21
2"

1 2"

3 16
"

3
16"

21
2"

INTERIOR DOOR JAMB DETAIL
SCALE: 6" = 1'-0"

2
ID-1

3
16"

3 16
"

5
8" GYP BOARD
(PAINT)

5
8" GYP BOARD
(PAINT)
WOOD CASING
(PAINT)

WOOD DOOR (PAINT)

WOOD DOOR STOP (PAINT)

203

TYPE (B) SOLID CORE WOOD PAINT WOOD (PAINT)

2'-8" x 7'-9"204 SOLID CORE WOOD PAINT WOOD (PAINT)

3'-0" x 7'-9"205 SOLID CORE WOOD PAINT WOOD (PAINT)

2'-6" x 7'-9"206 SOLID CORE WOOD PAINT WOOD (PAINT)

2'-6" x 7'-9"207 SOLID CORE WOOD PAINT WOOD (PAINT)

2'-6" x 7'-9"208 SOLID CORE WOOD PAINT WOOD (PAINT)

2'-8" x 7'-9"209 SOLID CORE WOOD PAINT WOOD (PAINT)

2'-6" x 7'-9"210 SOLID CORE WOOD PAINT WOOD (PAINT)

INTERIOR DOOR HEAD DETAIL
SCALE: 6" = 1'-0"

2-A
ID-1

21 2"
1 4"

23 4"

MAIN LEVEL

101 NOT USED

102 2'-2" x 7'-8 34" SOLID CORE WOOD PAINT WOOD (PAINT)

103 2'-2" x 7'-8 34" SOLID CORE WOOD PAINT WOOD (PAINT)

104 2'-6" x 7'-8 34" SOLID CORE WOOD PAINT WOOD (PAINT)

105 3'-0" x 7'-8 34" SOLID CORE WOOD PAINT WOOD (PAINT) 1 HOUR FIRE RATED
DOOR & FRAME

LOWER LEVEL

DOOR TYPE "C"
SCALE: 3/4" = 1'-0"

C
ID-1

1
ID-1

2
ID-1

2-A
ID-1

3'-0" x 6'-6"001 SOLID CORE WOOD PAINT WOOD (PAINT)

(2)2'-0" x 6'-8"002 TYPE "C" SOLID CORE WOOD PAINT WOOD (PAINT)

(2)2'-0" x 6'-8"003 TYPE "C" SOLID CORE WOOD PAINT WOOD (PAINT)

(2)2'-0" x 6'-8"004 TYPE "C" SOLID CORE WOOD PAINT WOOD (PAINT)

3'-0" x 6'-8"005 SOLID CORE WOOD PAINT WOOD (PAINT)

NOT USED

1 2"

2
ID-1

1
ID-1

5"

5
8" 1

2" 5
8"

3 16
"

3 16
"

13 4"

5"

TYPE (B)

TYPE (B)

TYPE (B)

TYPE (B)

TYPE (B)

TYPE (B)

TYPE (B)

TYPE (B)

TYPE (B)

TYPE (B)

TYPE (B)

TYPE (B)

TYPE (B)

1
2" WOOD CASING
(PAINT)

5
8" GYP BOARD
(PAINT)

WOOD DOOR STOP (PAINT)

5
8" GYP BOARD
(PAINT)

21
4"

1
4"

21
2"

21 2"

1 4"

1
ID-1

2
ID-1

2-A
ID-1

SOLID CORE FLUSH PANEL DOOR
(PAINT)

SOLID CORE RAISED PANEL DOOR
(PAINT)

5"

5"

5"

5"

REFER TO SCHEDULE REFER TO SCHEDULE

RE
FE

R 
TO
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E

RE
FE

R 
TO

 S
CH

ED
UL

E

RAISED PANEL
DOOR DETAIL

RAISED PANEL
DOOR DETAIL

VERIFY W/ OWNER

VERIFY W/ OWNER

VERIFY W/ OWNER

VERIFY W/ OWNER

VERIFY W/ OWNER

VERIFY W/ OWNER

VERIFY W/ OWNER

VERIFY W/ OWNER

VERIFY W/ OWNER

VERIFY W/ OWNER

VERIFY W/ OWNER

VERIFY W/ OWNER

VERIFY W/ OWNER

VERIFY W/ OWNER

VERIFY W/ OWNER

VERIFY W/ OWNER

VERIFY W/ OWNER

3'
-0

"

3'
-0

"

DOOR
HANDLE

DOOR
HANDLE

1
4"

1
4"

POCKET DOOR

 RAISE HEADER

NEW DOOR IN NEW LOCATION

EXISTING DOOR WIDTH TO REMAIN
RAISE HEADER
EXISTING DOOR WIDTH TO REMAIN
RAISE HEADER
EXISTING DOOR WIDTH TO REMAIN
RAISE HEADER

NEW DOOR IN NEW LOCATION

NEW DOOR IN NEW LOCATION

23
4"

23
4"

23 4"

23 4"

MITERFLUSH

NOTE:
1. ALL INTERIOR DOORS TO BE 1 34" THICK SOLID CORE WOOD DOORS UNLESS OTHERWISE NOTED.
2. FIELD VERIFY ALL DOOR DIMENSIONS PRIOR TO FABRICATION TO ACCOUNT FOR TRIM DETAIL, FINISH FLOOR THICKNESS WHICH INCLUDES TILE & CARPET ON PAD. VERIFY FLOOR TO CEILING LEVEL PLAN FOR EACH ROOM
& DETERMINE PROPER DOOR UNDERCUT FOR EACH CONDITION
3. PROVIDE DOOR SAMPLE SHOWING STYLE, RAIL & FINAL PAINT FINISH FOR OWNER APPROVAL
4. VERIFY DOOR HARDWARE HANDLE BACK SET PRIOR TO BORING HOLE

2'-8" x 7'-9"211 SOLID CORE WOOD PAINT WOOD (PAINT)TYPE (B) VERIFY W/ OWNER POCKET DOOR

SOLID CORE WOOD PAINT WOOD (PAINT)TYPE (B) VERIFY W/ OWNER2'-6" x 7'-9"
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STAIR DETAILS

ID-2LOWER LEVEL STAIR PLAN
SCALE: 3/4" = 1'-0"

1
ID-2

MAIN LEVEL STAIR PLAN
SCALE: 3/4" = 1'-0"

2
ID-2

UPPER LEVEL STAIR PLAN
SCALE: 3/4" = 1'-0"

2
ID-2

STAIR ELEVATION
SCALE: 1/2" = 1'-0"

4.1
ID-2

STAIR ELEVATION
SCALE: 1/2" = 1'-0"
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ID-2

STAIR DETAIL
SCALE: 3" = 1'-0"
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STAIR DETAIL
SCALE: 3" = 1'-0"

6.2
ID-2

m_yag
Typewritten Text
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FOUNDATION &
FRAMING PLAN

S-1
FOUNDATION PLAN
SCALE: 1/4" = 1'-0"

NORTH

MAIN LEVEL FRAMING PLAN
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