
CITY OF EAST GRAND RAPIDS
NOTICE OF PUBLIC HEARING

A public hearing will be held on the application of Bryan and
Heidi Krannitz, the owners of 2360 Lake Drive, SE, for a zoning
variance at that address. The applicants propose to cover the
existing concrete front porch with a roof and pillars on the
front and side of the house as part of a larger remodeling
project. Setbacks are measured from the nearest roofed portion
of a building to the lot line at the narrowest point. The
proposed porch setback would be 38.5 feet at the northeast
corner, instead of the average front setback of the other two
houses on this block of 58.4 feet, a variance of 19.9 feet. The
variance request is for relief from Section 5.28B of the East
Grand Rapids Zoning Ordinance.

The application and plans may be viewed on the pages below or in
person at the Public Works Administration office at the
Community Center during normal business hours.

The City Commission welcomes your views in this matter. You may
express your views at the scheduled meeting or by writing to the
Mayor and City Commission at 750 Lakeside Drive, SE, East Grand
Rapids, Michigan 49506 or by email to the City Clerk at
kbrower@eastgr.org. To be included in the hearing, written
communications must contain the sender’s name and address.

If you have any questions regarding this request, please contact
the undersigned at 940-4817, or tfaasse@eastgr.org.

DATE: Monday, August 1, 2016
TIME: 6:00 p.m.
PLACE: East Grand Rapids Community Center Commission Chambers

750 Lakeside Drive, SE,
East Grand Rapids, Michigan 49506

Thomas A. Faasse
Zoning Administrator
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2360 Lake Drive SE, East Grand Rapids MI 49506

24390 33rd CT W, Brier WA 98036

Bryan and Heidi Krannitz

206. 234. 3201 cell

Lot 127 except South 20 feet, Masonic
Home Addition, City of East Grand Rapids, Kent County, Michigan

411433430003

(Kent County Tax Records)

X

X

6.24.2016

Relief from Section 5.28B, for a covered front porch setback of 38.5 feet at the
narrowest point, instead of the required average front setback of 58.4 feet, a
variance 19.9 feet.
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KRANNITZ PORCH NARRATIVE 
 
The subject property is a 9073 square foot residentially zoned lot located at the 
prominent corner of Lake Drive SE and Breton, also referred to as 2360 Lake Drive 
SE, East Grand Rapids, Michigan and currently contains a 2 story single family 
residence, with concrete front porch, detached garage, concrete driveway and concrete 
walkways.  
 
 
 
 
 
 
 
 



 
Response to the Variance Application Narrative Questions 
 
A. What do you wish to do with the property?  
 
The existing home was built in 1964 and has never been updated or remodeled. It 
currently has an outdated kitchen with one full bath with two tiny half baths 
We wish to update this substandard home providing the following: 

1. A covered outdoor porch area (useable outdoor living space). 
2. Updated kitchen 
3. Attached garage with a useable mud room 
4. Master suite, providing much needed 2nd full bath. 
5. Architectural detailing to fit with and enhance the neighborhood 
 

B. Why do you need the variance? 
 
We are only asking for a variance for the front yard setback in order to allow the 
existing concrete porch to have a cover/roof. All other aspects of the home updates 
will conform to all other zoning and building regulations. 
Strict adherence to the code for establishing the front yard setback would yield a 
setback greater than 58 feet. See Exhibit C. 
The averaging methodology was established after the home was built so results in the 
setback almost bisecting the home. Adherence to the code would not allow a roof to be 
added over the existing concrete porch.  
 
C. What is the specific decision you seek? 
 
We are asking that the front yard setback be relaxed to a point that would allow for a 
roof to be added over the existing concrete porch. Support columns would be set as 
close as possible to the edge of the porch 
.  
As shown on the attached site plan (see exhibit C), the resulting front yard setback 
would be 38’-6” to the columns, and approximately 37’-6” to the roofline at the 
proposed roof’s tightest point. At the opposite corner of the porch roof, the setback 
would be 55’-9”, yielding an average roof setback of approximately 46’-8” . 
 
This would provide the home with a covered outdoor area which otherwise is not 
possible given the nature of the corner property and all the setback requirements for 
this property. 
 
Also, and just as importantly, the architectural character of the home is greatly 
enhanced and more in character with other homes in the neighborhood and 
community. The porch roof addition both relates to and respects the neighboring 
properties and community. 
 
 



 
D. Reason why the porch can not be accomplished within the requirements of the 
zoning ordinance. 
 
As is evident on both the Site Plan (see exhibit C) and on the Buildable Area Diagram 
(see exhibit D) strict adherence to the zoning ordinance yields a very small buildable 
area on the property. And in fact, the existing home is non- conforming. No porch 
could be built on the front of the home without a variance. 
 
A covered porch is both a program and architectural element enjoyed by most 
properties. It provides useable outdoor space and architectural detail that enhances the 
property while also enhancing the surrounding community experience. This is a 
unique property that has a wonderful outdoor focus on Reed’s Lake and on the 
activities of community events at the intersection. Like so many other properties in the 
district the property should be allowed to have a simple porch.  
 
Because of the unique nature of this property, it has no back yard and virtually no side 
yard. Whereas most properties have sizeable back yard areas in which to integrate 
outdoor living spaces, this property only has front yards in which to integrate outdoor 
living spaces.  
 

 
 
 

Response to Criteria for Granting a Variance 
 
1) That special conditions or circumstances exist which are peculiar to the land, 
structure or building involved and which are not generally applicable to other lands, 
structures or buildings in the same district. 
 
Our property is very unique in that not only is it a corner lot, but it is a corner lot with 
an obtuse angle. Because of the adjacent cottage home, which is set back an unusually 
greater distance than all homes along Lake Drive SE and only one other home on the 
block, the methodology used in the code to establish the front yard setback yields an 
extraordinarily deep setback. This methodology was established after the construction 
of our home, and as mentioned previously, results in our home being non-conforming. 
See Exhibits A & C 
With the very deep front yard setback, the no-build setback, the side street front 
setback, and the 7’ least minimum side yard setbacks, the remaining buildable area is 
very restricted and there is virtually no plausible building area available for outdoor 
living space (see exhibit D). This condition is very unique to the property and very 
limiting. Most all properties in the district have back yard space available in which to 
develop outdoor living areas.  
 
 



2) That the special conditions or circumstances do not result from the actions of 
the applicant 
 
As is evident in the response provided to the first criteria, the conditions and 
circumstances are inherent in the corner property and are not a result from any action 
of the applicant. 
3) That authorizing a variance will not be of substantial detriment to the 
neighboring property and will not be contrary to the spirit and purpose of this 
chapter. 
 
Authorizing the requested variance would not be of substantial detriment to the 
neighboring properties, but rather would substantially improve and enhance the 
neighboring properties, the community and both the pedestrian and vehicular 
experience of the area/intersection. 
The covered porch adds architectural detail and massing variety to an otherwise non-
descript boxy structure void of any visual interest. As one walks down Breton, it is 
clear that the homes have visual interest and wonderful architectural qualities (see 
exhibit E). The applicant’s home does not. The streetscape deserves a more 
interesting, visually stimulating home at the intersection.  The proposed porch would 
provide the detail and massing variety more consistent with neighboring properties 
(see exhibit G & H showing the architectural enhancements). 
Immediately across Breton, the newly completed addition and remodel of 2412 Lake 
Drive SE, sharing the intersection of Lake Drive SE and Breton, has provided a 
similar level of architectural enhancement. Our proposal would provide for a more 
uniform and dynamic architectural dialogue between two important bookends at this 
important intersection (see exhibit F). 
It should be noted that the 2412 Lake Drive SE property has a porch addition that has 
a porch roof setback of approximately 26’-2”. Our request of 37’-6” is 11’-4” greater 
than that which 2412 enjoys.  
In comparing other zoning issues, such as Side Street setbacks, impervious coverage, 
and impervious coverage percentage, our proposal has greater setbacks and less 
coverage on all accounts.   
The dialogue and comparison of the two properties at this intersection is more critical 
than the comparison of adjacent properties along Lake Drive. These two homes are 
experienced together, where both pedestrians and vehicles stop at this very important 
East Grand Rapids intersection.  
Our variance request supports the enhancement of the property itself, but just as 
importantly the enhancement of the community. 
 
4) That with respect to use variances, the property cannot reasonably be used in 
a manner consistent with the existing zoning. 
 
This variance request is not a use variance. 

 


















