
engineering with integrity, vision & innovation 

 

 

po box 5342 

 
traverse city, mi  49696 

 
(231) 218-1201 

 
www.jozwiakconsulting.com 

 

December 9, 2025 
 
Village of Suttons Bay 
Zoning Board of Appeals 
420 Front Street 
Suttons Bay, MI 49682 
 
RE: ZBA Submittal – Interpretation Request / Dimensional Variance Request (Option 2) 

Parcels:   100 & 101 E. Dame Street 
Applicant:   Inland Seas Education Association 

Dear Members of the Board: 

Inland Seas Education Association is submitting two related items for consideration by the Zoning Board of Appeals 
(ZBA) regarding the redevelopment of 100 and 101 E. Dame Street. These requests arise from our ongoing Site Plan 
Review with the Planning Commission, during which Village staff determined that the Dame Street corridor must be 
regulated as a “side street” under the CB District form-based standards.  Because this determination affects 
dimensional compliance and overall site feasibility, staff has directed ISEA to seek ZBA review before the Planning 
Commission can take final action.  The Planning Commission is  scheduled to review our project on December 17, and 
their approval will be expressly conditioned upon the outcome of these ZBA matters.  To address this, we are 
submitting two parallel forms of relief, outlined below. 
 
OPTION 1 — Interpretation Request (Primary Request) 
Requested Determination: Dame Street Should Be Classified as an Alley for Zoning Purposes 
 
The ordinance defines an alley as: 

“A secondary right-of-way that provides a means of access to the rear of a lot and/or building.” 
 
Dame Street meets this definition more closely than any other street type in the zoning ordinance. 
 
Key supporting facts: 

• Dame began as a 1972 private access easement and was not a platted street. 
• It became Village-owned only through a 1991 quit-claim deed, unintentionally creating a street-frontage 

condition. 
• The corridor is only 29.7 feet wide, not the ~80-foot width typical of CB District side streets. 
• It slopes at 11%, lacks sidewalks, on-street parking, and a pedestrian realm. 
• It has always functioned as access to the sides and rear of buildings—precisely what the ordinance describes 

as an alley. 
• Applying the CB side-street build-to and frontage requirements would create a tight, enclosed, and unsafe 

corridor not present elsewhere in the Village. 
• The Village zoning map does not depict Dame Street in white, unlike all other streets—further suggesting its 

non-street, alley-like treatment within the district. 
 
For these reasons, ISEA requests an interpretation confirming that Dame Street is most appropriately classified as an 
alley for zoning purposes. 
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OPTION 2 — Dimensional Variance Request (Alternative Request) 
If the ZBA determines that Dame Street must be treated as a side street, then ISEA respectfully requests dimensional 
variances necessary to accommodate redevelopment while maintaining consistency with the intent of the form-
based code and the Village’s established character. 
 
Requested relief: 

• 10-foot minimum building setback along Dame Street 
• 0-foot parking setback 
• Removal of the 50% building frontage requirement 

 
These standards reflect the corridor’s narrow width, steep grade, historical development pattern, access function, 
and prior Village administrative practice. The requested variances allow the corridor to function more closely to the 
intended form found on true CB District streets, while acknowledging the unavoidable physical limitations of the site. 
 
Purpose of Providing Two Options 
We are providing two related but distinct paths for ZBA action: 
 

1. Option 1 (Interpretation) 
A clean determination that Dame Street is an alley for zoning purposes. This outcome establishes a 
correct regulatory frame without requiring variances. 

 
2. Option 2 (Variance) 

A fallback solution only if the ZBA concludes that Dame must be treated as a side street. 
 
Submitting both items concurrently ensures no delays to Planning Commission review, no gaps in regulatory 
compliance, a clear record for the Village, and full transparency in ISEA’s approach. 
 
We appreciate the ZBA’s thoughtful consideration of these matters. Our goal is to ensure that regulatory standards 
applied to Dame Street reflect the physical realities of the corridor, the intent of the zoning ordinance, and the 
Village’s broader planning objectives. 
 
Sincerely, 
Jozwiak Consulting, Inc. 

Scott M. Jozwiak, P.E. 
Principal 
 



 
 
December 5, 2025 
 
 
 
 
 
Re: Authorization of Designated Agent – Planning & Zoning Matters for Inland Seas Education 
Association 
  
To Whom It May Concern: 
  
I, Fred Sitkins, Executive Director of the Inland Seas Education Association, hereby authorize 
Scott Jozwiak, P.E., of Jozwiak Consulting, to act as our designated agent in my absence for all 
matters related to planning, zoning, site plan review, and zoning board of appeals applications 
for the Inland Seas campus properties located at: 

●​ 100 E. Dame Street, and 
●​ 101 E. Dame Street (Millside Building) 

 
This authorization includes, but is not limited to: 

●​ Signing and submitting all zoning, planning, and site plan applications 
●​ Signing ZBA applications, variance requests, and interpretation requests 
●​ Submitting drawings, narratives, exhibits, revisions, and supplemental documentation 
●​ Communicating and coordinating with Village staff, consultants, and reviewing bodies 
●​ Representing Inland Seas throughout the review and approval process 

  
This authorization is granted to ensure continuity during periods when I may be out of the office 
or traveling.  All documents signed by Scott Jozwiak should be accepted as if signed directly by 
me. 
 
This authorization remains valid until the conclusion of the Inland Seas zoning and site plan 
review processes for the above-referenced parcels, unless revoked in writing. 
 
 
 
 
Fred Sitkins 
Executive Director 

 
100 Dame Street #218     Suttons Bay, Michigan  49682 

 (231) 271-3077     isea@schoolship.org     www.schoolship.org 
 



 
Office of Planning and Zoning 

420 N Front Street 
P O Box 395 

Suttons Bay, MI  49682 
231-271-3051  

zoning@suttonsbayvillage.org 
 

 
 

REQUIREMENTS FOR MAKING APPLICATION FOR A VARIANCE 
 
 

All applications must be submitted thirty (30) days prior to the regular monthly meeting of the Zoning 
Board of Appeals. 
 

1. The Applicant shall submit, along with the completed application, a survey of the property drawn by a 
professional surveyor (commercial & large development applications must provide 10 copies of a complete 
survey). The survey shall include the following: 

 
a. Current boundary lines 
b. Road/easement right-of-way 
c. Any existing improvements (buildings, well, septic, driveways, etc.) 
d. Location of approved septic system and well (for vacant parcels and parcels with systems requiring a 

location change due to the appeal request of it impacting the variance request)  
e. Proposed changes/additions for which the variance is being sought 

 
2. Reasons for the variance (narrowness, shallowness, shape, water, or topography) shall be clearly stated by the 

property owner. 
 
3. Hardship shall be stated by the property owner, i.e.: A lot-of-record that does not conform to current zoning, or 

such other conditions conveying hardship not of the owners making. 
 
4. All applications must be signed by the property owner. If the owner chooses to be represented by another party, 

he/she must also sign the application. 
 
5. Property in question shall have all property lines involved plainly marked and visible for an on-site inspection 

prior to the public hearing. * 
 

6. The building site shall be clearly marked, (STAKED OUT/FLAGGED) for any on-site inspections that may 
occur, prior to the public hearing. * 

 
Items #5 and #6 apply to site review. * 
 
Questions? Concerns? We are here to help. Pre-submission meetings for assessment of your application are available 
and encouraged. To schedule an appointment with the Village Zoning Administrator, please call the Office of Planning 
and Zoning at (231) 271-3051. 
 
The Zoning Board of Appeals meets on the third Wednesday of each month, at 5:30 pm. If you are unsure of the 
application deadline and/or date of the meeting, please contact the Office of Planning and Zoning. 
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VARIANCES:    
 
A request for a dimensional variance may be made by the owner of the property on which the variance would apply, or 
by a person authorized in writing by the owner to request the variance. The person requesting the variance shall file 
with the Zoning Administrator a completed application form furnished by the Village specifying the zoning ordinance 
provision from which the variance is being requested. The Zoning Administrator shall then transmit to the Zoning Board 
of Appeals the completed application concerning the variance request.    
 
A.  Dimensional Variances. The Zoning Board of Appeals shall have the power to authorize specific 

dimensional variances from the requirements of this ordinance if it finds based upon competent, material, 
and substantial evidence following a public hearing that all of the applicable standards provided in this 
section have been met.  

 
1.  Standards for Dimensional Variances. To obtain a variance from the dimensional requirements of this 

ordinance (area, setback, frontage, height, bulk, density or other dimensional requirements) the applicant 
must demonstrate that a practical difficulty exists by showing all of the following: 

 
a. The need for the requested variance is due to unique circumstances or physical conditions of the 

property involved, such as narrowness, shallowness, shape, water, or topography and not due to 
applicant's personal or economic hardship.  

   
b.  That the need for the requested variance is not the result of actions of the property owner.  

 
c.  That strict compliance with regulations governing area, setback, frontage, height, bulk, density or 

other dimensional requirements will unreasonably prevent the property owner from using the 
property for a permitted purpose, or will render conformity with those regulations unnecessarily 
burdensome. 

  
d.  Whether granting the requested variance would do substantial justice to the applicant as well as to 

other property owners in the district, or whether granting a lesser variance than requested would 
give substantial relief to the property owner and be more consistent with justice to other property 
owners.  

 
e.  That the requested variance will not cause an adverse impact on surrounding property, property 

values, or the use and enjoyment of property in the neighborhood or zoning district.  
 
2. Use Variances. The Board may not grant a use variance.  
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 



 
Office of Planning and Zoning 

420 N Front Street 
P O Box 395 

Suttons Bay, MI  49682 
231-271-3051 or 231-392-5828 

zoning@suttonsbayvillage.org 

 
 

ZONING BOARD OF APPEALS APPLICATION 
FEES:     VARIANCE:        $500     Paid: ____ Check #___________ 
     NON-CONFORMING USE:   $500     Paid: ____ Check #___________ 
 

 Date Rec. _____/______/_____ Hearing Date _____/______/_____ 
Above is for office use only 

 
 
IMPORTANT PLEASE READ THE FOLLOWING: 
 
1. Appeal applications must be submitted in the name of the owner of the property. The  owner may be 
represented by another person, such as, but not limited to; a builder,  potential buyer, attorney, or architect.  
 
2.  Applications must be signed by the owner. If represented by an authorized agent,  he/she must sign also. 
 
3. To process your application, a survey drawn by a professional surveyor (SEE REQUIREMENTS FOR 

MAKING APPLICATION), must be submitted to the Office of Planning and Zoning thirty (30) days 
prior to the scheduled Appeals Board meeting at which you wish to appear. The Appeals Board meets on 
the third Wednesday of each month.  

 
4.  The owner is bound by the commitments, concessions and agreements made by their 
 representative/authorized agent.  
  
Owner(s) Name: ____________________________ Phone Number: (____) ______-______ 
 
Address: __________________________________________________________________ 
 
Email: ____________________________________________________________________ 
 
Authorized Agent’s Name: ____________________________________________________  
 
Address: ___________________________________Phone Number: (____) ______-______ 
 
Email: _____________________________________________________________________ 
 
Property Identification Number (PIN):    45-043-____ ____ ____-___ ____ ____-____ ____ 
 
Property Location (address if available): ___________________________________________ 
Type of Request_________________________________________________________ 
 
 Variance  Special Land Use Denial   Temporary Use    Conditional Use 
 Site Plan Review Denial  Non-conforming Use   Special Exception 
 Interpretation   Other – specify_____________________________________________ 

mailto:zoning@suttonsbayvillage.org


Section of Ordinance Applicable (office use only) ____________________________________________ 

If this request is for an appeal from determination by the Zoning Administrator, date of denial: __/___/___ 

Have any previous applications regarding this property been submitted to the Board of Appeals? 

 Yes     No   If yes, what was the description of the prior request? ____________________________

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

Is the subject property  Unplatted   Platted – If Platted, give name of Plat. ______________________ 

Describe the request being made with reasons that include the peculiar or unusual conditions which are present. 
Depict the hardship(s) which will result if the variance is not approved. (Please attach separate sheets if necessary): 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

_____________________________________________________________________________________ 

Signature of Owner _____________________________________________ Date ____/_____/_____ 

Signature of Authorized Agent ____________________________________ Date____/_____/_____ 

~for office use only~ 

A copy of the site plan and other pertinent information was sent to the following agencies for review and comment: 

 Leelanau County Road Commission   Leelanau County Soil/Erosion Department

 Leelanau County Fire Department      Township Engineer

 Others _________________________, ______________________,___________________________
ACTION TAKEN:   Approved    Approved  w/ conditions Denied 

Note: APPROVALS BY THE BOARD OF APPEALS ARE VOID UNLESS THE CONSTRUCTION 
AUTHORIZED BY SUCH A VARIANCE HAS RECEIVED A LAND USE PERMIT WITHIN ONE YEAR.  
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December 9, 2025 
 
Village of Suttons Bay 
Zoning Board of Appeals 
420 Front Street 
Suttons Bay, MI 49682 
 

RE: Interpretation Request – Classification of Dame St. as an Alley 

Parcels:   100 & 101 E. Dame Street 
Applicant:   Inland Seas Education Association 

Dear Members of the Board: 

Inland Seas Education Association is requesting an interpretation under Section 17 of the Village Zoning Ordinance to 
determine the appropriate street classification for Dame Street for zoning purposes. During our current Site Plan 
Review, Village staff applied the CB District side-street standards to the Dame Street corridor based on ordinance 
language stating that all east–west streets in the CB District are considered side streets. 
 
We fully understand staff’s rationale. However, this classification framework presumes traditional east–west 
streets—each approximately 80 feet wide, platted, containing sidewalks, and intended to support form-based 
frontage patterns. Dame Street shares none of these characteristics. Its origin, geometry, function, and development 
history are fundamentally different from the “east–west streets” the ordinance contemplated when defining CB side 
streets. 
 
Dame Street began in 1972 as a private access easement, not as a public street. It did not become Village-owned until 
a 1991 quit-claim deed transferred the easement area to the Village, unintentionally converting a private side-yard 
condition into a street-frontage condition that did not exist when the Millside building was constructed in 1978. The 
corridor is only 29.7 feet wide, slopes at roughly 11%, lacks sidewalk and pedestrian realm, lacks on-street parking, 
and has always served as secondary access to the sides and rear of adjacent buildings. These characteristics fit 
precisely within the zoning ordinance definition of an alley, which states: 
 

“A secondary right-of-way that provides a means of access to the rear of a lot and/or building.” 
 
In contrast, applying the CB side-street form-based requirements—such as the 0–5 ft build-to zone and the 50% 
frontage obligation—to a corridor of this width would result in a tight, compressed, dark, and enclosed space not 
found anywhere else in the Village. Such a condition would directly conflict with the intent of the CB District, which 
aims to reinforce predictable, walkable, pedestrian-oriented street environments achievable only on full-width 
streets such as Madison, Adams, Jefferson, and Broadway. 
 
While the ordinance states that east–west streets are considered side streets, it did not anticipate a unique, non-
platted, narrow access corridor such as Dame—a corridor that the Village acquired through an easement rather than 
through subdivision or deliberate street design. Where literal application produces results contrary to ordinance 
intent and inconsistent with real-world conditions, the ZBA has the authority to interpret how the ordinance should 
apply. 
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For these reasons, Inland Seas respectfully requests that the Zoning Board of Appeals determine that Dame Street, 
between 100 and 101 E. Dame Street, is most appropriately classified as an alley for zoning purposes, consistent with 
its physical form, functional role, historical development pattern, and the ordinance’s definition. 
 
We appreciate the Board’s thoughtful consideration and look forward to presenting the details at the hearing. 
 
Sincerely, 
Jozwiak Consulting, Inc. 

Scott M. Jozwiak, P.E. 
Principal 
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ZBA INTERPRETATION REQUEST – DAME STREET CORRIDOR 

 
Introduction and Purpose of Request 
This request seeks an interpretation under Section 17 of the Village of Suttons Bay Zoning Ordinance to determine 
whether Dame Street, as it exists between 100 and 101 E. Dame Street, should be classified as an alley for zoning 
purposes. This determination is necessary because the dimensional and frontage requirements currently applied 
assume that Dame Street is a CB District side street, which conflicts with its physical, historical, and functional 
characteristics. 
 
ZBA Authority 
Section §17‑7(A) allows the ZBA to interpret ordinance provisions when ambiguity exists. Section §17‑4(A)(3) 
authorizes the ZBA to determine meaning and applicability. 
 
Relevant Ordinance Definition 
The zoning ordinance defines an alley as: “A secondary right-of-way that provides a means of access to the rear of a 
lot and/or building.” This functional definition is central to determining which street classification Dame Street fits 
within the zoning framework. 
 
Alignment of Dame Street with Alley Definition 
Dame Street meets the ordinance definition of an alley in every respect: 

• It is a secondary corridor, originally constructed as a private access easement in 1972. 

• It provides access primarily to the sides and rear portions of 100 and 101 E. Dame along with the southern 
end of the village marina. 

• It does not serve as a frontage street and does not support commercial or pedestrian-oriented activity. 

• Its size, scale, and function match the alley classification far more closely than the CB District side street 
classification. 

 
Physical Differences Between Dame Street and CB District Side Streets 
All CB District side streets have approximately an 80 foot wide right of way. In contrast, Dame Street is only 29.7 feet 
wide and slopes at roughly 11%, well over the max slope of 7% referenced in the ordinance for streets. The corridor 
lacks sidewalks, on-street parking, and adequate width to support form-based frontage. Applying side-street 
standards to such a narrow corridor would create a tight, enclosed, and dark condition inconsistent with any other 
street in the Village. 
 
Historical Development Pattern 

• 1972: Dame Street originated as a private access easement to the village marina property. 

• 1978: The Millside building was constructed with its frontage oriented toward Front Street, consistent with a 
side-yard condition. 

• 1991: The Village acquired the easement property, unintentionally imposing a street-frontage condition not 
contemplated at the time of development. 

• Post-1991: Dame Street was never improved to resemble a standard CB District street and continues to 
function as a narrow access corridor. 

• 2019: The Village approved site improvements at 100 E. Dame treating the corridor as access-oriented rather 
than a frontage street. 
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Form-Based Code Intent Supports Alley Classification 
The purpose of the CB District form-based code is to create walkable, activated street frontages. These objectives 
require wide street sections with pedestrian realms, on-street parking, and consistent building placement. Applying 
such standards to a 29.7-foot-wide corridor would result in an overly constricted, shadowed, and unsafe 
environment that does not exist elsewhere in the Village. Classifying Dame Street as an alley aligns its regulatory 
treatment with its actual function and preserves the intended urban form.  Further, it is clear that this segment of 
Dame Street was not considered when the ordinance was written to identify all east west streets as being considered 
side streets. 
 
Unlike all other streets in the CB District, Dame Street is not shown in white on the zoning map. This indirectly 
indicates it was not treated as a street for zoning purposes, but instead as part of the internal zoning fabric—
consistent with an alley or secondary access corridor.” 
 
CB District Intent (Section 5‑1) 
The intent of the CB District is to reinforce Suttons Bay’s traditional main‑street form, walkability, sidewalks, 
predictable frontage lines, and a cohesive pedestrian environment. These assumptions rely on full‑width, 
moderate‑grade streets such as Madison, Adams, Jefferson, and Broadway—each with approximately 80-foot 
rights‑of‑way.  Dame Street in this location does not afford those options. 
 
Master Plan Consistency (§1‑2 Requirement) 
The zoning ordinance must be applied in a manner consistent with the Village Master Plan. The Master Plan 
emphasizes walkability, ADA access, connected sidewalks, and traditional street proportions. Applying CB side‑street 
standards to this corridor would contradict these objectives. 
 
Streetscape Proportion Analysis 
All CB side streets—Madison, Adams, Jefferson, Broadway—feature approximately 80' rights‑of‑way, resulting in 
building‑to‑building spacing that supports walkability. If CB side‑street form were applied to Dame Street, buildings 
would sit only ~20–30 feet apart, producing a compressed, tunnel‑like corridor inconsistent with Suttons Bay’s 
desired appearance. 
 
Comparison of Applicable Zoning Standards: CB Side Street vs. Alley 

Ordinance Standard CB Side Street Alley (requested interpretation) 

Typical ROW Width 80’ Narrow, secondary access 

Building Setback 0 ft min / 5 ft max build-to No required setback 

Parking Setback 25 ft (front yard) No required setback 

Frontage Requirement 50% of bldg. within build-to None 

Intended Character Walkable, pedestrian street Service/access corridor 

Compatibility with Dame St Not physically or functionally feasible Fully aligned with actual conditions 

 
Distinction From Act 51 Designation 
This request concerns zoning classification only. A travelway may receive Act 51 designation for funding purposes 
while still being classified as an alley within the zoning ordinance. Act 51 designation does not determine zoning 
street type. 
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Requested Determination 
The applicant respectfully requests that the Zoning Board of Appeals determine that Dame Street, between 100 and 
101 E. Dame Street, meets the zoning ordinance definition of an alley and should be regulated as such for zoning 
purposes. This interpretation aligns with the ordinance text, the physical form of the corridor, its historic 
development pattern, and the intent of the CB District form-based code. 
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PHOTO EXHIBITS – STREETSCAPE COMPARISON 

 
Exhibit A – Street Typicals 
Exhibit A-1 — Madison Street 

 
Madison Street demonstrates the traditional 80-foot CB side-street form with sidewalks, two-sided frontage, and 
comfortable pedestrian space. 
 
Exhibit A-2 — Typical Alley in the Village 

 
Example of an existing alley within the Village of Suttons Bay. Note the narrow width, secondary access function, and 
lack of formal pedestrian frontage—characteristics that closely mirror the physical and functional conditions of Dame 
Street. 
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Exhibit B — Form-Based Build-To Modeling for Dame Street 
Exhibit B-1 — Existing Corridor View 

 
This view shows the actual conditions along the Dame Street corridor, including its narrow width, slope, and 
nontraditional form.  Dame Street is ~29.7 feet wide with a steep slope and no pedestrian realm, differing 
fundamentally from CB side-street design assumptions. 
 
Exhibit B-2 — Required CB Build-To Massing (Transparent Overlay) 

 
The transparent massing emphasizes the severe conflict between ordinance-required frontage patterns and the 
corridor’s constrained geometry. 
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December 9, 2025 
 
Village of Suttons Bay 
Zoning Board of Appeals 
420 Front Street 
Suttons Bay, MI 49682 
 

RE: Dimensional Variance Request –CB District Side-Street Standards to Dame St. 

Parcels:   100 & 101 E. Dame Street 
Applicant:   Inland Seas Education Association 

Dear Members of the Board: 

Inland Seas Education Association is currently seeking Site Plan Review approval from the Planning Commission for 
improvements to 100 and 101 E. Dame Street. During this process, Village staff determined that the Dame Street 
corridor must be treated as a CB District “side street” subject to the form-based frontage requirements, including the 
0–5 foot build-to zone and the 50% frontage obligation. Because the existing and proposed building conditions 
cannot meet those requirements, staff directed that we request relief from the Zoning Board of Appeals prior to 
Planning Commission action. The Planning Commission is expected to consider our project on December 17th, and 
their approval will be conditioned on the outcome of this variance request. 
 
Dame Street is not comparable to the Village’s other CB District side streets. It originated in 1972 as a private access 
easement and was later acquired by the Village in 1991, unintentionally converting a private side yard into a public 
travelway. This change created dimensional conditions that were never contemplated in the site’s original 
development and were not apparent until modern form-based standards were applied. These constraints are not 
self-created but are a byproduct of the Village’s acquisition of the 29.7-foot corridor, which introduced a street-
frontage condition that functions very differently from a platted right-of-way. 
 
All other CB District side streets are approximately 80 feet wide, providing the spatial framework needed to achieve 
the form-based character the ordinance intends: consistent building frontage, pedestrian realm, sidewalks, and on-
street parking. If the 0–5 foot build-to zone and frontage requirements were applied literally to Dame Street, the 
resulting condition would create a tight, enclosed, and dark corridor—a type of space that does not exist anywhere 
else in the Village. Instead of achieving the walkable, open, traditional character envisioned by the CB District, 
enforcement of these standards on a 29.7-foot corridor would produce the opposite effect: an overly compressed 
environment with no room for pedestrian circulation, ADA improvements, or the visual openness the form-based 
code seeks to promote. 
 
The dimensional variances requested would instead allow Dame Street to function more closely to the intended form 
found elsewhere in the Village, by maintaining appropriate setbacks that presser 
ve openness, improve safety, and honor the historical development pattern of the site. 
 
Accordingly, Inland Seas requests the following variances tailored specifically to this unique corridor: 

• A 10-foot minimum building setback along Dame Street; 

• A 0-foot parking setback along Dame Street; and 

• Removal of the 50% frontage-in-build-to requirement. 



Page 2 

These adjustments reflect the corridor’s physical realities, align with historic site conditions, and are consistent with 
past administrative practice—including the Village’s 2019 staff-level approval at 100 E. Dame Street. They also ensure 
that Dame Street will maintain a safe, functional, and visually appropriate character rather than becoming a 
constricted passageway inconsistent with the Village’s form-based objectives. 
 
We appreciate the Board’s time and consideration and look forward to presenting the full context and justification 
for these requested variances. 
 
 
Thank you for your consideration. 
 
Sincerely, 
Jozwiak Consulting, Inc. 

Scott M. Jozwiak, P.E. 
Principal 
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ZBA INTERPRETATION REQUEST – DAME STREET CORRIDOR 

 
Project Summary 
The Dame Street corridor is uniquely constrained in width, grade, history, and function. At only 29.7 feet wide, with 
an 11% slope, and originating as a private access easement later converted to Village ownership, the corridor does 
not resemble the platted, 66–80 foot-wide side streets for which the CB District form-based standards were written. 
The requested variances establish building and parking setbacks that are physically achievable and contextually 
appropriate, while eliminating frontage requirements that cannot be satisfied within this unusually narrow, non-
standard corridor. These variances allow reasonable redevelopment and continued use of the Inland Seas campus 
consistent with past Village approvals, Village needs, and the intent of the Zoning Ordinance. 
 
Introduction and Purpose of Request 
This dimensional variance request applies to the Dame Street corridor frontage between 100 and 101 E. Dame Street. 
The applicant seeks: 

 
• A 10-foot minimum building setback along Dame Street; 
• A 0-foot parking setback along Dame Street; and 
• Removal of the 50% frontage-in-build-to requirement. 

 
These standards replace dimensional requirements that cannot be physically or contextually applied to this corridor. 
 
CB District Intent (Section 5‑1) 
The intent of the CB District is to reinforce Suttons Bay’s traditional main‑street form, walkability, sidewalks, 
predictable frontage lines, and a cohesive pedestrian environment. These assumptions rely on full‑width, 
moderate‑grade streets such as Madison, Adams, Jefferson, and Broadway—each with approximately 80-foot 
rights‑of‑way. 
 
Master Plan Consistency (§1‑2 Requirement) 
The zoning ordinance must be applied in a manner consistent with the Village Master Plan. The Master Plan 
emphasizes walkability, ADA access, connected sidewalks, and traditional street proportions. Applying CB side‑street 
standards to this corridor would contradict these objectives. 
 
Streetscape Proportion Analysis 
All CB side streets—Madison, Adams, Jefferson, Broadway—feature approximately 80' rights‑of‑way, resulting in 
building‑to‑building spacing that supports walkability. If CB side‑street form were applied to Dame Street, buildings 
would sit only ~20–30 feet apart, producing a compressed, tunnel‑like corridor inconsistent with Suttons Bay’s 
desired appearance. 
 
Historical and Regulatory Background 
Dame Street originated in 1972 as a private access easement granted to the Village to reach marina property. The 
Millside building (101 E. Dame) was constructed around 1978 when this corridor functioned as a private side yard 
and fully conformed to zoning standards at the time. In 1991, the Village accepted the easement land via quit-claim 
deed, creating an unintended public-street frontage condition. 
 
In 2018, the Village adopted form-based CB District standards including a 0–5 foot build-to zone and 50% frontage 
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requirement. These standards were drafted for typical 66–80 foot-wide CB side streets—not for Dame Street, which 
lacks the physical characteristics necessary to implement a form-based frontage. 
 
Physical Characteristics of the Dame Street Corridor 
The corridor is approximately 29.7 feet wide—about half the width assumed for CB District streets—and slopes at 
approximately 11%. These conditions prevent application of a build-to zone, safe pedestrian frontage, or consistent 
building massing along the corridor. 
 
As Dame Street continues east beyond the Inland Seas parcels, the traveled way departs from public land and enters 
Inland Seas property. This unusual off-right-of-way alignment further demonstrates that Dame Street does not 
function as a conventional public street and reinforces the need for context-specific dimensional standards. 
 
2019 Staff Approval – Administrative Practice and Reliance 
In 2019, the Village administratively approved a full parking lot reconstruction at 100 E. Dame Street. Staff applied a 
15-foot parking setback but did not apply CB form-based side-street standards or a 25-foot conventional front-yard 
setback. The exact basis for this setback is unclear, but the approval demonstrates that Dame Street has not 
historically been treated as a frontage street. Inland Seas reasonably relied on this administrative practice during 
subsequent property acquisition and planning efforts. The current application of side-street form-based standards 
represents a change in interpretation that creates a hardship not of the applicant’s making. 
 
Nature of Requested Variances 
The applicant requests the following dimensional variances for the Dame Street corridor frontage of 100 and 101 E. 
Dame Street: 

1. A 10-foot minimum building setback along Dame Street (replacing the CB 0–5 foot build-to 
requirement). 

2. A 0-foot parking setback along Dame Street. Inland Seas does not intend to place parking directly at the 
property line; however, the physical site conditions already limit feasible parking locations, making a 
prescribed setback unnecessary. 

3. Removal of the requirement that 50% of the building frontage be located within a 0–5 foot build-to zone 
along Dame Street. 

No other zoning standards are proposed to be modified. 
 
Compliance with Dimensional Variance Criteria 

a. Unique physical conditions and practical difficulty 
The Dame Street corridor’s narrow width, steep grade, off-right-of-way alignment, and origin as a private 
access easement create conditions not found elsewhere in the CB District. These features make application 
of standard CB form-based frontage, setback, and parking standards impractical and inconsistent with the 
corridor’s function.  All east-west streets in the CB district are 80’ wide with exception to this segment of 
Dame Street. 

b. Hardship not self-created 
The current hardship stems from the Village’s 1991 acquisition of the easement area and the later adoption 
and interpretation of CB form-based standards in 2018. The Millside building was compliant when 
constructed, and Inland Seas relied on the Village’s 2019 administrative approval for site improvements. The 
applicant did not create the frontage condition or change the standards. 
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c. Strict compliance prevents reasonable use or is unnecessarily burdensome 
Strict application of the CB build-to, frontage, and parking setback standards would force building mass 
toward a steep, narrow corridor, eliminate space needed for ADA circulation and site access, and restrict 
parking locations beyond what physical conditions already dictate. This would prevent reasonable 
redevelopment and impose burdens unrelated to the ordinance’s intent. 

d. Substantial justice to the applicant and neighbors 
Granting the requested variances provides substantial justice by aligning regulation with the corridor’s actual 
conditions and with past Village administrative practice. It allows Inland Seas to reinvest in and improve its 
campus without creating adverse impacts on neighboring properties or users of Dame Street.  Further, it will 
allow for the construction of an ADA sidewalk on the Millside property. 

e. No adverse impact on surrounding property or district 
The requested variances will not adversely affect the use or value of nearby properties. The building and 
parking setbacks will maintain or improve existing spatial relationships, and removal of the frontage 
requirement will not change the essential character of the corridor or the CB District. 

 
Proposed Findings of Fact 

For the ZBA’s consideration, the applicant proposes the following findings of fact: 

1. Dame Street does not conform to typical CB District side-street form-based street types in width, grade, or 
alignment. 

2. The corridor is approximately 29.7 feet wide and slopes at about 11%, making CB frontage standards 
physically infeasible. 

3. The traveled way partially departs from public right-of-way and enters Inland Seas property, confirming its 
non-platted, access-oriented nature. 

4. The Millside building was built in compliance with zoning standards in place at the time; the hardship arises 
from later municipal actions and evolving interpretations. 

5. The 2019 administrative approval for 100 E. Dame Street demonstrates that Dame Street has not historically 
been treated as a standard frontage street under CB or front-yard setback standards. 

6. The requested 10-foot building setback, 0-foot parking setback, and removal of the 50% frontage 
requirement are reasonable and will not adversely affect surrounding properties or the CB District. 

7. Proposed Motion Language 

“Motion to approve variances establishing a 10-foot minimum building setback, a 0-foot parking 
setback, and elimination of the 50% frontage requirement along Dame Street for 100 and 101 E. 
Dame Street, based on the findings of fact presented in the applicant’s submittal and the standards 
of Section 17-6 of the zoning ordinance.” 
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PHOTO EXHIBITS – STREETSCAPE COMPARISON 

 
Exhibit A – Madison Street (CB Side Street Example) 

 
Madison Street demonstrates the traditional 80-foot CB side-street form with sidewalks, two-sided frontage, and 
comfortable pedestrian space. 
 
Exhibit B — Form-Based Build-To Modeling for Dame Street 
Exhibit B-1 — Existing Corridor View 

 
This view shows the actual conditions along the Dame Street corridor, including its narrow width, slope, and 
nontraditional form.  Dame Street is ~29.7 feet wide with a steep slope and no pedestrian realm, differing 
fundamentally from CB side-street design assumptions. 
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Exhibit B-2 — Required CB Build-To Massing (Solid Model) 

 
This rendering illustrates the building mass that would be required to comply with the CB District’s 0–5' setback 
requirement, highlighting the impracticality within this corridor. 
 
Exhibit B-3 — Required CB Build-To Massing (Transparent Overlay) 

 
The transparent massing emphasizes the severe conflict between ordinance-required frontage patterns and the 
corridor’s constrained geometry. 
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