
 
TO:   Zoning Board of Appeals 
 
FROM:   David J. Waligora, AICP, Senior Planner 
 
DATE:   February 19, 2025 
 
RE:   2305 Ridge Rd: Non-Conforming (Substandard) Lot 
 
 
Agenda item:  8B 
 
Meeting Date:  February 26, 2026  
  
Applicant/  David VanAssche 
Owner:  102 Lac Sainte Claire Dr 
   Saint Claire Shores, MI 48082 
 
  
Address:  2305 Ridge Rd, White lake, MI 48383 
 
Parcel #:  12-18-151-029  
 
Location: Westside of Ridge Rd, north of England  
 Beach Rd. 
 
Zoning:  R1-D, Single Family Residential 
 
 
 
 
 
Attachments 
1. Survey Drawing, Alpine Engineering 
2. Application 
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Property Description 
The 11,862 sq ft (approx. 40’ x ±280’), circa 
1921 platted parcel, 12-07-157-015, is located 
on the west side of Ridge Rd, just north of 
England Beach Rd. The property is zoned R1-D 
(Single-Family Residential). The home is 
surrounded by R1-D single family homes to the 
north and south, and R1-C to the east. The 
property is situated on the eastern shore of 
White Lake. The parcel is considered a 
Substandard Lot, and the applicant is 
requesting a review under Sec. 7.27-B. 
 
Applicant’s Proposal 
The applicant is proposing to demolish the existing home and construct a new single-family dwelling with 
a proposed footprint of approximately 3,402 square feet. The proposed structure would have side yard 
setbacks of less than 10 feet and would result in a lot coverage ratio exceeding what is permitted by right 
under the ordinance. 
 
The applicant has indicated that the final footprint and architectural design have not yet been finalized. 
The applicant has requested ZBA review of the proposed setback parameters in order to determine 
whether the general building envelope is acceptable prior to completing detailed architectural plans. 
 
Proposed Dimensional Review 
 

Section 7.27 – Nonconforming Lots of Record 

 
This Section applies to those districts in which single-family residential is a principal permitted use and is 
intended to provide relief for the owners of non-conforming lots where said lot or lots do not meet the 
minimum standards of the Ordinance. 
 
B. If all front, side, rear, and open space requirements cannot be met, no building permit shall be 
issued for a nonconforming lot, except with approval of the Board of Appeals after public hearing in 
accordance with Section 7.35 of this ordinance. The application to the Board of Appeals shall simply state, 
“Nonconforming Lot.” The application shall be on forms established by the Township and shall include at a 
minimum, a drawing showing all proposed structures on the lot, all applicable setbacks, and areas 
designated for parking automobiles. The Board of Appeals shall permit the use of such nonconforming lot or 
lots if it finds that the following standards have been met: 
 

i. The lot was legally established 
pursuant to all applicable 
provisions of Michigan law or White 
Lake Township ordinance. 

Staff Finding: The Lot was platted in 1921 as Lot 17 of the 
England Beach Sub-Division No. 1 Plat. 

2305 Ridge Rd 
Zoning Map Clip   

R1-D R1-C 

England Beach Rd 
White 
Lake 
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ii. The construction that will result 
from the issuance of said permits 
will be in keeping with the general 
character of the neighborhood in 
which the construction will take 
place. 

Staff Finding: The surrounding area along Ridge Road is 
developed with single-family homes. Many homes are setback 
at or beyond the minimum front yard setback required in the 
R1-D district. The proposed structure would be located at the 
eastern wall of the existing detached garage and would not 
substantially alter the established street frontage pattern along 
Ridge Road. 
 

iii. The proposed use will not have a 
significant effect on adjoining and 
nearby property owners. 

Staff Finding: The proposed use is consistent with the existing 
single-family residential use pattern in the area. The scale and 
placement of the proposed structure appear generally similar to 
other homes along Ridge Road, and no unusual impacts to 
adjoining properties have been identified based on the site plan 
submitted. 
 

iv. The design of the proposed 
structure is appropriate for the 
area, width, and shape of the lot, 
and is designed in such a fashion as 
to provide adequate access for fire 
and other emergency vehicles. 

Staff Finding: The ZBA should consider this standard, as the 
applicant is proposing building coverage in excess of the 
permitted 25 percent lot coverage. The Lot Coverage maximum 
is intended to ensure that structures remain proportional to the 
size of the lot while preserving adequate open space for 
stormwater infiltration, drainage, and the overall character of 
the zoning district. For reference, a conforming 12,000 square 
foot lot in the R-1D district would typically contain no more 
than approximately 3,000 square feet of building coverage. 
 
In this case, the applicant is proposing a total of 3,402 square 
feet for the proposed dwelling and garage, equaling a 28.67% 
lot coverage. This amount exceeds the 25% maximum building 
coverage permitted by right under the ordinance. 
 
Additionally, the subject property’s proximity to White Lake is a 
relevant consideration. Lot coverage standards help limit 
impervious surface area and promote stormwater infiltration. 
Increased impervious surfaces may result in greater surface 
runoff, which can carry sediments, nutrients, and other 
pollutants into adjacent water bodies. White Lake is part of the 
Pettibone Creek sub-watershed, which connects to the Huron 
River and ultimately Lake Erie. Maintaining lot coverage 
standards supports responsible stormwater management and 
helps reduce potential impacts to surface water resources 
within the broader watershed system, which is generally 
considered a positive consideration. 
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v. The proposed design is consistent 
with the extent to which other 
developed lots in the subdivision 
have maintained the setbacks and 
other required provisions of this 
Ordinance. 

Staff Finding: Along Ridge Road, many newer homes have been 
constructed on similarly sized lakefront lots over the past 20 
years. Front yard setbacks are generally at or beyond the 
minimum required setback and appear consistent with the 
applicant’s proposed footprint. Side yard setbacks along this 
portion of Ridge Road typically range from approximately 5 to 
10+ feet, which is also consistent with the applicant’s proposed 
setbacks. 
 
In 2020, the ZBA approved a side yard setback variance at 2355 
Ridge Road with a similar lot width of approximately 40 feet, a 
property located just north of the subject parcel. That approval 
allowed for construction of a new home with approximately 19 
percent coverage. 
 

vi. The nonconforming lot shall meet 
all other requirements of this 
Ordinance, which requirements 
for the purpose of this Section 
shall be deemed to include 
reasonable provisions for 
automobile parking. 

Staff Finding: The proposed home will meet all other standards. 
The design is proposed to have a 3-stall garage and includes 
adequate paved area for the parking of vehicles. 

vii. In no event shall the side yards be 
less than five (5) feet to permit 
fire equipment and other 
emergency vehicles reasonable 
access and further to prevent the 
spreading of fire; the Board of 
Appeals shall not have the right to 
vary this provision. 

Staff Finding: The proposed setbacks are 5.9 ft (south side and 
existing) and 6.1 ft (north). 

 
Conclusion 
The subject property is a legally established nonconforming lot within the England Beach Subdivision, 
originally platted in 1921. The lot’s narrow width and configuration present limitations typical of lakefront 
parcels in this subdivision. The applicant is proposing to construct a new single-family dwelling that meets 
the minimum side yard setback requirement of five feet and is generally consistent with the established 
pattern of development along Ridge Road, where many homes have been constructed on similarly sized 
lots with comparable setback conditions. 
 
The proposed development would result in approximately 3,985 square feet of total building coverage, 
which exceeds the maximum lot coverage otherwise permitted under the ordinance. Lot coverage 
standards are intended to ensure that structures remain proportional to lot size and to preserve open 
space for stormwater infiltration and site functionality. The subject property’s location along White Lake 
further highlights the importance of stormwater management considerations, as the lake is part of the 
greater Pettibone Creek and Huron River watershed system. 
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The Zoning Board of Appeals must determine whether the proposed structure represents a reasonable 
and appropriate use of the nonconforming lot and whether the proposal satisfies the standards outlined 
in Section 7.27-B of the Zoning Ordinance. In particular, the ZBA should consider the scale of the 
proposed structure in relation to the size and configuration of the lot, the consistency of the proposed 
setbacks with surrounding development, and whether the proposal is consistent with the intent of the 
ordinance and the general character of the neighborhood. 
 
Zoning Board of Appeals Options:  
After consideration of the staff report, the facts and findings presented, and all public and applicant 
testimony, the Zoning Board of Appeals shall make a motion to approve, deny, or postpone the request. 
 
If the ZBA determines that the applicable standards have been satisfied, the motion should be made in the 
affirmative and should reference the ordinance language to “permit the use of such nonconforming lot,” 
consistent with Section 7.27-B of the Zoning Ordinance, Nonconforming Lots of Record. 
 
The motion may also include any conditions the ZBA determines are reasonable and necessary to ensure 
compliance with the intent of the ordinance. Finally if the ZBA is not comfortable making a motion until the 
design is finalized you also can postpone a decision until a later date. 
 

 
Plat Map, England Beach Sub-Division No.1 

 Lots 17 - 25 

White Lake 
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