From: Taylor, David

To: "jkemmerling@kingspry.com"
Subject: 370 11th Avenue

Date: Friday, February 6, 2026 10:03:00 AM
Attachments: 2015-03-10 ZngOffDetermination.pdf

1982 PlumPermit(abv Garage).pdf

Hello,

| do not remember how we left our discussion regarding 370 1 1™ avenue, but | looked at
the file again, and my conclusion remains unchanged.

Based on the attached letter (ZO’s determination from 2015) and a lack of permits or
zoning approvals for a 2 unit residential conversion, as well as a lack of any record of the
rental inspections that would have been required, | came to the conclusion that the
property only contained a single principal dwelling.

However, county records do indicate the presence of two residences, and thereis a
1985 plumbing permit for a full bath above the garage. The current owner had relayed to
me that a family member lived above the garage.

Based upon the Plumbing Permit, the lack of legally required rental inspections, Lehigh
County records, conversation with the current property owner’s family and my
predecessor’s 20215 determination, | came to the conclusion that the property
contained one (1) principal residence and an accessory “Unit for Care of Relative”, further
defined in the zoning ordinance as:

A dwelling unit that: a) is especially created for and limited to occupancy by a close
"relative" of the permanent residents of the principal dwelling unit, b) is necessary to
provide needed care and supervision to such relative, and c) meets the requirements
for such use in Section 1322.03.

Z0 sec 1322.03(bbb) states:
(bbb) Unit for Care of Relative.
(1) See the definition.
(2) The accessory unit shall be occupied by a maximum of two persons, who shall be
"relatives" of the permanent residents of the principal dwelling unit. At least one resident of
the accessory unit shall need such accommodations because of an illness, old age or
disability.
(3) The applicant shall prove to the Zoning Officer that the accessory unit has been designed
and constructed so that it can be easily reconverted into part of the principal dwelling unit or
is a modular cottage that will be completely removed from the lot after the relative no longer
resides within the unit. Such accessory unit may be converted into an additional bedroom(s),
permitted home occupation area or similar use. A lawful detached garage may be converted
into a Unit for Care of Relative, and then be reconverted to a garage or permitted home
occupation area or otherwise function as part of the principal dwelling unit.


mailto:DTaylor@bethlehem-pa.gov
mailto:jkemmerling@kingspry.com

BUREAU OF ZONING

Phone: 610-865-7094
Fax: 610-865-7330
TDD: 610-865-7086
www.bethlehem-pa.gov

March 10, 2015

Joseph Kricks
370 11" Avenue
Bethlehem, PA 18018

Re: 370 11" Avenue
City of Bethlehem

Dear Mr. Kricks:

[ am in receipt of the “Supplemental Addendum” to the appraisal of your property, referenced above. The file
number referenced is 446-2302221.

Based on the attached copy of the Addendum, I offer the following:

1. The property is located in the RS — Residential Zoning District. The only residential use permitted by
right in this district is a SINGLE FAMILY DETACHED DWELLING. (Article 1304.01.b.1 consists of
a chart showing the permitted residential uses in the RS zoning district: ONLY a Single Family
Detached Dwelling and a Group Home.) Two-family or Multi-family (more than three units) are not
permitted in the RS Zoning District. The individual in the household that pays the bills is irrelevant
regarding zoning.

2. The property is a SINGLE FAMILY DETACHED DWELLING. It was not converted into a multi-
family or a two-family dwelling. In addition, the conversion would not be permitted in the RS —
Residential Zoning District.

3. (see #2, above)

4, though 10. I have written a letter, dated February 12, 2015, that clearly states that the property consists of a
SINGLE FAMILY DWELLING.

If you choose to convert the property into a two-family dwelling, you would be required to seek zoning relief
from the City of Bethlehem Zoning Hearing Board. A Use Variance would be required. In order to obtain a
Use Variance, you would be required to show a hardship regarding the physical characteristics of the property.
You would have to prove no one in the neighborhoods shares the hardship and that, if the variance is not
granted, you would not be able to use your property in conformance with the ordinance.

Should you require additional information, please contact me at your convenience.

Sincerely,





SLHmlemental Addendum File No. 446-2302221

Borower/Cient  Joseph H & Kathryn KKricks

Propedy Address 370 1fthAve T
f ____ Bethlehem_ _ County Lenigh S Slale PA _ TipCode 18018

Liberty Home Equlty Solutions

has dated kitchen and baths, a sun porch with a brick floor, and built in's in the dining room. The 1st floor unit
accesses the attached two car garage with storage rooms on the right and rear walls. Detached is a two car carport
with an 11 x 23 storage room with pedestrian door and overhead garage door opening up in the alleyway between it
and the building. A composite wood staircase and large 23 x 33 deck above the carport and storage and is the
private entrance to the 2nd apartment unit. Overall the house is well maintained with no repairs noted. No defective
or peeling paint surfaces were noted on the interior or exterior, utilities were on and functional and the property

meets HUD minimum requirements.

mall : Rent Schedule - t
Actual rent is based on owner interview. After analysis of competing buildings throughout the area $2,100 monthly
market income appears reasonable. The first unit is owner occupied. Unit 2 is occupied by family and family is
contributing $1,200 per month toward the mortgage commitment. Estimated rent of unit 1is $1,200. Size could not
be matched or exceeded however overall condition, functionality and bedroom count and garage is considered. Unit
2 is slightly smaller than competing 3 bedroom units, however has a good functional layout, good access with
privacy, access to carport and three bedrooms, which is not common for size. Market rent is estimated at $1,000 for

unit 2.

» Small Income : Other Highest & Best Use Explanation
The subject was a detached single family residence legally converted to multi famxly An extensive search for

detached single family residences did not yield a higher value.

» Small Income : Reconciliation - Conditions of the Appraisa
The appraisal is completed as is. THE OPINION OF VALUE IS BASED ON EXPOSURE TIME OF 3TO 6
MONTHS WITH AGGRESSIVE PRICING AND MARKETING. The subject meets FHA minimum property guidelines

per Handbook 4805.1 and 4150.2

Intended user(s)
The lender/client and HUD/FHA are the only intended users of this appraisal.

Rebuttal:

First and foremost, Mr. Kricks applied for the reverse mortgage appaisal of a muiti family property and in
doing so must have relayed to the loan officer that his property was a multi family dwelling. On initial telephne
conversations and on site while observing the property Mr. Kricks was aware this was being completed as a
two unit dwelliing.

David Feaver is acting on Mr. Kricks behalif is not without bias concerning the subject property or the
inhabitants and has performed appraisal services on the property. He has also been employed by the
assessment office and likely knows the Chief Assessor personally.

In his summary of reasons (in order of importance) why the subject should be appraised single family with an
ADU, he states

(1) FHA allows it, which has no bearing on the highest and best use or legal use of the property.

(2) The city of Bethlehem is the final authority, He states that the legal use of the property has been declared
a single family home with an in law/studio apartment, however in a telephone conversation with Suzzanne
Borzak, the zoning officer, prior to my inspection, she stated the subject is a legal duplex/multi family
property or residential, two family. Mr. Kricks was made aware of this conversation | had with zoning and
recognized that the appraisal was to be completed as a muiti family property. Mr. Feaver's 29 page rebuttal
states he received a letter from zoning, however it was not included for review in the package.

(3)Per my conversation with Ms. Borzak, as stated above, the subject is a legal duplex, therefore there should
not be discussion of a variance.

(4)The Chief Assessor agrees the subject should be appraised for Lending purposes which is within the scope
of work of the appraisal in assisting the lender/client in determining market value. The appraisal is in no way
completed for tax assessment purposes.

(5) The most likely purchaser/user of the property is also irrelevant, and is Mr. Feaver's opinion. There are
two units, each with separate entrances. The functional layout of the property is inferior to that of typical
single family residences with or without ACU's. As a multi family property the flow of the house is typical.

(6) Mr. Feaver states that the primary market is not for investors since the accessory unit cannot be rented,
however as noted above, per the city of Bethiehem zoning office it is legally a two family property. Also noted,
the functional layout of the main quarters is not conducive to typical single family use. This appraiser is not a
tax expert and not qualified to determine write off's regarding site area of a rental. Pér the IRS, only the
portion of property being rented, which seems to indicate one of the units and it's cooresponding parking and
storage enclosure, are able to be depreciated for tax write off purposes.

(7) again, as noted above, per_the zoning office, the subject is a legal 2 family/duplex/ muiti family property
and zoning was approved as such to add the 2nd unit.

(8) See item 7.

(595)4%08/5 C\)ralue increase is not supported. Mr. Feaver submitted comprables Ranging from $286,000 to

390 Wedgewood has a newer kitchen, refinished floors, an in law suite and a better functional layout.

3381 Pheasant Hill is a contemporary design with new kithen and baths and an in law suite and a better
functional layout.

1821 Nottingham Rd has a new in-law suite, new main kitchen, new flooring, fresh paint, an in ground pool
and a better functional layout.

Form TADD - “TOTAL* appraisal software by a la mode, inc. - 1-800-ALAMODE
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Supplemental Addendum File No. 446-2302221

Bomower/Client  Joseph H & Kathryn K Kricks — T

Property Address 370 11th Ave
Gty ~___Bethlehem
Lender Liberty Home Equity Solutions

 Sas pA_ ZpCode 18018

_ Comy Lehigh

1767 Arden Ln has no in law suite, is a contemporary design and has a new kitchen, new baths, new flooring
fresh paint and a better functional layout.

303 Hill View is a 26 year old house with no in law suite and no updates, however is more modern throughout.
This property also has a better functional layout. Wedgewood is in the Bethlehem school district, however the
remaineder are in superior school districts.

In a search for competing sales of houses in the market are similar in size and layout to the subject the
folllowing were found:

1809 Columbine Ave (MLS#469308) which is a detached rancher with 3,215 sq ft of living area, a portion of
which was converted to doctors offices which gives this house a similar functional layout. It is dated
throughout. Sale price was $150,000.

605 Goepp Street (MLS#470048)is a detached cape cod design with 2,712 sq ft of living area in dated overall
condition with no in law suite and a better functional layout sold for $170,000.

2435 Tilghman St (MLS#475766) is a detached colonial spearated into 2 units, having 2,816 sq ft of living
area and more modern with a sale price of $183,000.
All are 53 to 63 years of age. and all are within Bethlehem and Allentown school districts.

Below is an excerpt from the City of Bethlehem zoning ordinance which clearly shows Bethlehem does permit
multi family dwellings/conversions of single family to multi family, Public records state the subject is one such
conversion and this was verified on the phone with Ms. Borzak.

(1) RESIDENTIAL USES

Single Family Detached Dwelling

(Note - Manufactured/mobile homes shall meet
the additional requirements of Section 1322)
Single-Family Semi-Detached Dwelling
(Side-by-Side Twin)

Two-Family Detached Dwelling

(Typically One Unit Above Another Unit)
Two-Family Semi-Detached Dwelling

(Two Units Attached to Another Bldg.)
Townhouses (Single-Family Attached Dwellings or
Rowhouses) (S. 1322)

Conversion of an Existing One Family Dwelling into
Two or More Dwelling Units (S. 1322)

Group Home within a lawful existing dwelling unit
(S. 1322), not including a Treatment Center
Multi-Family Dwelling, other than conversion of

an existing one family dwelling into 2 or more
dwellings

Open Space Development Option meeting

Form TAOD - “TOTAL" appraisal software by a la mode, inc. - 1-800-ALAMODE
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City oFr BETHLEHEM SUREAL OF ZONNG

10 East Church Street, Bethlehem, Pennsylvania 18018-6025 Phone: 610-865-7094
Fax: 610-865-7330

TDD: 610-865-7086
www.bethlehem-pa.gov

February 12, 2015

Joseph Kricks
370 11" Avenue
Bethlehem, PA 18018

ZONING CERTIFICATION

Re: 370 11" Avenue
City of Bethlehem '

Dear Mr. Kricks:

The above referenced property is located in the RS —Residential Zoning District of the City of Bethlehem. The
property consists of a Single Family Detached Dwelling. This use is permitted by right in the RS zoning
district.

In the event of a partial or total destruction, the property may be re-built. At the time of this letter, the property
is in conformance with all zoning, building and land use laws. Lehigh County has the property listed as a two-
unit dwelling. This should and can be correct at the County Assessment Office. It is an error.

Should you require additional information, please contact me.

Sincerely,

Zoning Officer





CITY OF BETHLEHEM, PENNSYLVANIA
BUREAU OF INSPECTIONS
' CERTIFICATE OF OCCUPANCY

FEE:35.00  APPLICATION DATE: 6-21-91 FILE #:14115
PROPERTY:370 11th Avenue :R-578

OWNER : Joseph anH Katheryn - o
OWNER ‘S ADDRESS :same | e P

LESSEE : @

LESSEE’S ADDRESS: IND) .

EXISTING USE: commercial / business T T m
PROPOSED USE:___same = L

GRANTED BY THE ZONING HEARING BOARD: m 8/

XXXX THIS IS TO FERTIFY THAT THE BUILDING OR STRUCTURE HAS BEEN
INSPECTED AND FOUND IN COMPLIANCE WITH XQMING AND H NG CODES
OF THE CITY OF [BETHLEFAEM, PENNSYLVANIA , THE.\W8BOVE STATED
OCCCUPANCY AND USE THEREOF IS HEREBY GRANTE [RER

———FHTSBUIL S NOT COMPLY WITH ALL CODES, BUT MAY BE
TO CORRECTION OF ALL CODE VIDLATIONS.
cOﬁEé}jj?

OCCUPIED, SUBJ
UILDING AND HOUSING

APPROVED AS T

t 8, 1991

. 7
AS TO ZONING AND ISSUED BY .<;¢é§§:7€f¢x<‘€%igifi,%f;

DATE : August 8, 1991
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. GRANTED BY THE ZDNING HEARING BOARD :
"XXXX THIS IS TO CERTIFY THAT THE BUILD

CITY OF BETHLEHEM, PENNSYLVANIA
BUREAU OF INSPECTIONS
CERTIFICATE OF OCCUPANCY

FEE :35 .00 APPLICATADN DATE: 6-21-91 FILE #:14115

PROPERTY :370 l1th Avenue CO #:R-578

OWNER = Joseph and Katheryn ZONING :RS

OWNER "5 ADDRESS:same | s A -
LESSEE : | ] s AL -

LESSEE ‘S ADDRESS: 7?7’f[ﬂ£’ (/ /71! Ce

EXISTING USE: commercial / business

PROPOSED USE : same

INSPECTED AND FOUND IN COMPLIANCE WIT
OF THE CITY OF BETHLEHEM, PENNSYLVA
OCCCUPANCY AND USE THEREOF 1S HEREBY
- —THIS BUILDING POES NOT COMPLY WSTH aCUgcppeEs, BES)MAY BE
ACEHPIER,  RUBIECH 70 CORRECTION OF ;; CODE Vbe‘TID

J

/
[

APPRDVEDJAS TO ZONING AND ISSUED BY






City ofl :]ethrlehem

INDUSTRY ¢ EDUCATION ¢ RELIGION * MUSIC » RECREATION

/ AN EQUAL OPPORTUNITY EMPLOYER

\ /
el R _BUREAU OF INSPECTIONS

Joseph & Katheryn Kricks //
370 11th Avenue
Bethlehem, Pa\ 18018

N\ LOCATION: 3

11th Avenue

N\ FILE: 4115 - R-578 - RS
FEE: $35.00 - Commercial/Business
INSPEC : 6—-21-91- 5 year certificate

TO WHOM IT MAY CONCERN ;

roperty has revealed conditions which
Jelow) representing violations of the
Article 1731 of the Codified Ordinances
of the City of Bethlehem. This office will allow 30 days to
comply with this order./ Any gquestions regarding this notice may
be made by calling (245) 865-7091 OR (215) 865-7097. Aggrieved
parties may appeal within 10 days to the Code Board of Appeals.

An inspection of the above
require corrections (see
Existing Structures Code,

If the corrections/ are not completed within the ____ 30 day
allowance, this office will issue citations for the violations in
accordance with Article 1731.99 of the Codified Ordinances of the
City of Bethlehem. The fines range ¥rom $200 or 30 days
imprisonment, or both, for the first violation to $1,000.00 or
ninety days imprisonment, or both, for the~third and each
subsequent violation. PLEASE FORWARD A CHECK OR MONEY ORDER,
WITH FEE NOTED ABOVE, PAYABLE TO THE CITY OF BETHLEHEM TO: 10
EAST CHURCH STREET, BETHLEHEM, PA 18018. PLEASE ENCLOSE A _COPY

OF _THIS NOTICE _TO INSURE PROPER _CREDIT FOR_EACH _UNIT.

-Property Meets City Housing Code Standard

Thomas J. Herstich cas
HOUSING INSPECTOR

10 EAST CHURCH STREET, BETHLEHEM, PENNSYLVANIA 18018





APPLICATION FOR CERTIFICATE OF OCCUPANCY

APPLICATION DATE: (0[ ZO[ v

& p-$ 7
F- ZZZ{_S‘)

REQUESTED BY: Q< nus

A
rocatioN: 3 70 1= A uve ADDRESS :
OWNER: S0 ep\ny W, étbu\r&q‘m ¥, Lo cimy: PHONE :
ADDRESS: 320 // T OLE, REMARKS :

CITY: PHONE :

ZONING: ‘ 551‘ REVIEW

—
FEE: 35 __—— ACQUIRED: o

fme tiec <

PROVIDE SMOKE DETECTOR (S)

UPGRADE ELECTRICAL SERVICE TO
PROVIDE HANDRAILS TO:
WALL/CEILING REPAIRS NEEDED:

S N N N N N N N N

Nean, ’@@
Lo =

INSPECTION DATE: (Q! =4 \q \ 1030

GUTTERS/DOWNSPOUTS NEED REPAIR/PLACEMENT.

PROVIDE SUFFICIENT ELECTRICAL OUTLETS AS PER NATIONAL ELECTRICAL CODE.
PROVIDE SWITCH PLATES/OUTLET COVERS

AMPS AND REWIRE TO MEET THE N.E.C.

WINDOWS IN NEED OF SASH CORDS/REGLAZING/SCREENS
INSTALL GFI/GROUNDED RECEPTACLE IN: bathroom , laundry room , powder room

RECOMMENDATIONS:

UPGRADE ELECTRICAL SYSTEM TO AT LEAST

AMPS SERVICE TO MEET THE N.E.C.

NOTE: FIRE DEPARTMENT MUST BE NOTIFIED TO INSURE ALL FIRE CODES ARE MET.
THIRD FLOOR IS TO BE USED FOR STORAGE ONLY.
WATER/HEAT/ELECTRIC OFF AT THE TIME OF THE INSPECTION.
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City ofl :]ethlehem

INDUSTRY ¢ EDUCATION * RELIGION * MUSIC « RECREATION
AN EQUAL OPPORTUNITY EMPLOYER

BUREAU OF INSPECTIONS

10 EAST CHURCH STREET, BETHLEHEM, PENNSYLVANIA 18018






370 ELEVENTH AVENUE

DEPARTMENT OF PUBLIC SAFETY
BUREAU OF HEALTH

PLUMBING DEPARTMENT

BETHLEHEM, PA,, 19

TO THE DEPARTMENT OF HEALTH:
The following abstract of specifications of Plumbing and Drainage, with description and accampanying
plan, are submitted for approval: '

Lccation | 70 Fid 7/1(/ €........... Owner WM%VQPF ............... Address.... BN e,
No. of Business Placesor Stores ............ Each Store or Business Place must have at least one toilet for each sex.
One sink and one toilet must be installed above ground level for each apzartmen:.

[0 ST s 1= 1Y T
Minimum Ventilation of Toilet Compartment .......cc.ccceeeiennes square feet.

Minimum Ventilation of Cellar or Basement Toilet Compartment .............coeeeeenne. square feet.

Description of Plan and Abstract of Specifications
All work, material and construction to be in accordance with the Rules and Regulations of the Depart-
ment of Health and Plumbing of the City of Bethlehem, and to comply therewith in all partlculars

Is connection to be made with sewer or cesspool? ..S€ER. - What size house trap .......... =3 U
Size of main drain of building ........... " 2 e What type W. C. .../ Ly.c R KVA.............
Is main cellar soil pipe above or below cellar floor & €LOY .. Type of traps «..o.oooov....fo s R AR sl
Size of soil plpe ......................... 3 ..................................... Rain cond-_lctors .............. OM,T‘.’D_C ..............
-y . o= < (Inside or Outside)
Where does air inlet pipe open? COMTAIRG. ... ( Rain Conducrors not o be connected to House Sewer.
PLUMBING FIXTURES PLUMBING FIXTURES
J ] W
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DEPARTMENT OF COMMUNITY DEVELOPMENT

BUREAU OF INSPECTIONS

PLUMBING DEPARTMENT

Bethlehem, Pa., .. - e 9.
TO THE DEPARTMENT OF COMMUNITY DEVELOPMENT

The following abstract of specifications of Plumbing and Drainage, with description and accompanying
plan, are submitted for approval:
Location ... ... . S Owner .\).O,ﬁ.‘k‘.’(Q‘KS .. Address...370. //‘/j’ i .
No. of Business Places or Stores Each Store or Business Place wust have at least one toilet for each sex.
One sink and one toilet must be installed above ground level for each apartment.
N, OF ADBPEIEIIE .o comnisassusons@iTionrmmomssessunsbgmssitnmsninbn nbass o aR T A AT mbosis bl R VR VN -

Minimum Ventilation of Toilet Compartment .. ........................ square feet.

Minimum Ventilation of Cellar or Basement Toilet Compartment ... . ... .. .. square feet,

Description of Plan and Abstract Specifications
All work, material and construction 7o be in accordance with the Rules and Regulations of the Department
of Community Development of the City of Bethlehem, and to comply therewith in all particulars.

Is connection to be made with sewer or cesspoo¥. ... What size house trapf..........
Size of main drain of building ... s Whiat tvpe W Colinin oo
Is main czller soil pipe above or telow cellar floor?..... B Type of traps ..o S
Bi20 08 WO DTS envaisinmois 576550t A SRS son s RaINeonduesors .. ..o e

(Inside or Outside)
Where does air inlet pipe open? ... ...

Rain Conductors not to be connected to House Sewer.

INSPECTOR'S REPORT

SEWER

UNDERGROUND WORK

ROUGH PLUMBING

TESTS
FINAL
REMARKS ‘
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ELEVATION PLAN , CELLAR PLAN PLUMBING FIXTURES

=

FLOORS Bsm't| Ist | 2nd

Bath Tub

Lavatory

W.C.

&
Z
i (e
Kit.Sink ‘ /
=

[
{
ﬁ f ) Laundry trays

l (\J‘ & Janitor Sink

) 2nd FLOOR) . Floor Drains

[:::::fél”’/f-———ﬂﬂ —={/ | A Shower

\\\w¢ Urinals

Auto.Washer

P .4

Dishwasher

Garbage Disposal |

| st FLOOR Water Heater

Cold Water
Connection J

Soda Fountain

Drinking Fountain

SIDEWALK STREET
CELLAR | | | Sewer Connection i

Interceptor

/’4/3 oVf GARACE ]

o <:>

SEWER











(4) The applicant shall establish a legally binding mechanism in a form acceptable to the
City that will prohibit the use of the accessory unit as a separate dwelling unit after the
relative no longer resides within the unit. Such mechanism shall also be binding upon future
Owners.

(5) The owner of the property shall be required to annually renew the permit for the use.
Such renewal shall be conditioned upon the owner providing a written and statement that
such relative of the occupants of the principal dwelling unit continues to reside within the
accessory unit.

(6) Such accessory unit shall not decrease the residential appearance of a one family
dwelling, as viewed from exterior property lines.

(7) Additional parking for the accessory unit is not required if the applicant proves that the
resident(s) of the accessory unit will not routinely operate a vehicle.

(8) If the unit is attached to the principal dwelling, there must be an internal doorway that
connects the main dwelling unit to the unit for the relative.

(9) There shall only be one entry door facing onto a public street.

The existing unit may or may not conform to the above requirements, | have not
personally been on-site; however, those are the standards | would apply.

In cases where an interested party alleges an undocumented (no clear record or CO),
non-conforming residence is legal, | direct them to ZHB to appeal my determination.

Kind Regards,

David Taylor
Zoning Officer, City of Bethlehem
Zoning Map

Zoning Ordinance
Permit Applications & Forms


https://bethlehem-pa.maps.arcgis.com/apps/webappviewer/index.html?id=58a07399500144a4a6baf44238893c4d
https://www.bethlehem-pa.gov/getattachment/Community-Economic-Development/Planning-Zoning/Zoning-Office/Zoning-Ordinance-August-2023.pdf.aspx?lang=en-US
https://www.bethlehem-pa.gov/Online-Services/Forms-and-Permits

