
NOTICE: People with disabilities needing accommodations for effective participation in this meeting should contact the City Clerk by 
e-mail at clerk@troymi.gov or by calling (248) 524-3317 at least two working days in advance of the meeting.  An attempt 
will be made to make reasonable accommodations. 

 

 

 ZONING BOARD OF APPEALS 
 MEETING AGENDA 
      
    Glenn Clark, Chairman, Michael Bossenbroek,  

Thomas Desmond, David Eisenbacher, Aaron Green Jim McCauley, 
Orestis Kaltsounis, Alternate Sadek Rahman, Mahendra Kenkre Alternate  

 
   

December 15, 2020 7:30 P.M. Remote Meeting 
   

Public Comment may be communicated to the Zoning Board of Appeals via telephone voice 
mail by calling 248.524.3580 or by sending an email to ZBAPublicComments@troymi.gov.  All 
comments will be provided to the Zoning Board of Appeals. Public comments must be received 
by 3 pm the day of the remote meeting. The meeting can be viewed at: 
https://troymi.gov/community/government/citycouncil/council_meeting_webcast.php . 
 
1. ROLL CALL 
 
2. PROCEDURE 
 
3. APPROVAL OF MINUTES – November 17, 2020 
 
4. APPROVAL OF AGENDA 
 
5. HEARING OF CASES 
  

A. VARIANCE REQUEST, OLLIE APAHIDEAN , VACANT-BLACK OAK PARCEL (88-20-
11-226-004): A variance to split a property into 3 properties, variance to allow two of the 
properties to have a lot width and frontage of 30 feet, and the third to have zero lot 
width and frontage. The Zoning Ordinance requires each property to have 85 foot lot 
width and frontage. 
 
ZONING ORDINANCE SECTIONS:  4.06 C, R-1C District 
 
 

B. VARIANCE REQUEST, 224 WEBB, JOSEPH MANIACI FOR MONDRIAN PROPERTIES 
LLC: A variance to split a parcel of land into two parcels. One parcel is proposed to be 
13,844 square feet. The other proposed parcel is proposed to be 13,571 square feet and 
have 98.03 feet frontage and width. The Zoning Ordinance requires each proposed parcel to 
be 15,000 square feet and have 100 feet frontage and width.   
 
ZONING ORDINANCE SECTIONS: 4.06  R-1B 
 

 
 

248.524.3364 
planning@troymi.gov 

mailto:clerk@ci.troy.mi.us
mailto:ZBAPublicComments@troymi.gov
https://troymi.gov/community/government/citycouncil/council_meeting_webcast.php


Zoning Board of Appeals Meeting Agenda  Page 2 
DECEMBER 15, 2020 
 
 

NOTICE: People with disabilities needing accommodations for effective participation in this meeting should contact the City Clerk by 
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C. VARIANCE REQUEST, 4857 RIVERS EDGE, JOE NOVITSKY FOR JSN ARCHITECTURE: 
A variance request to allow a home addition to be set back 39 feet 3 inches from the rear 
property line. The Zoning Ordinance requires the addition to be set back 45 feet from the 
rear property line.  
 
ZONING ORDINANCE SECTION: 4.06 R-1B 
 

D. VARIANCE REQUEST, 1041 PADDOCK, THOMAS LEININGER FOR ADVANCED 
BUILDERS: A variance request to allow a home addition to be set back 39.79 feet from the 
rear property line. The Zoning Ordinance requires the addition to be set back 45 feet from 
the rear property line. 

 
ZONING ORDINANCE SECTION: 4.06 R-1B 
 

E. VARIANCE REQUEST, 2975 THALES, THOMAS LEININGER FOR ADVANCED 
BUILDERS: A variance request to allow a home addition to be set back 36.5 feet from the 
rear property line.  The Zoning Ordinance requires the addition to be set back 50 feet from 
the rear property line. 
 
ZONING ORDINANCE SECTION: 4.06 D 1 

 
6. COMMUNICATIONS – None  

 
7. MISCELLANEOUS BUSINESS – 2021 ZBA meeting dates 
 
8. PUBLIC COMMENT 
 
9. ADJOURNMENT 

mailto:clerk@ci.troy.mi.us


Revised August 10, 2016 

STATEMENT OF PRACTICAL DIFFICULTY 

In order for a variance to be granted, a practical difficulty, as determined by the Board, must be 
present.  On a separate sheet, please clearly identify and explain the practical difficulty justifying 
the variance request.  The practical difficulty must be clearly related to as many of the 5 standards 
below as possible: 

a) Exceptional characteristics of property for which the variance is sought make compliance with
dimensional requirements substantially more difficult than would be the case for the great
majority of properties in the same zoning district. Characteristics of property which shall be
considered include exceptional narrowness, shallowness, smallness, irregular shape,
topography, vegetation and other similar characteristics.

b) The characteristics which make compliance with dimensional requirements difficult must be
related to the premises for which the variance is sought, not some other location.

c) The characteristics which make compliance with the dimensional requirements shall not be of
a personal nature.

d) The characteristics which make compliance with dimensional requirements difficult must not
have been created by the current or a previous owner.

e) The proposed variance will not be harmful or alter the essential character of the area in which
the property is located, will not impair an adequate supply of light and air to adjacent property,
or unreasonably increase the congestion in public streets, or increase the danger of fire or
endanger the public safety, or unreasonably diminish or impair established property value
within the surrounding area, or in any other respect impair the public health, safety, comfort,
morals or welfare of the inhabitants of the City.



 
ZONING BOARD OF APPEALS – OPENING STATEMENT 

 
Zoning Board of Appeals is a group of seven of your neighbors appointed by City Council 
to decide on requests for variances and other matters that are brought before them. A 
variance is a relaxation of the literal provisions of the Zoning Ordinance. Petitioners must 
indicate a hardship or practical difficulty with the land that would warrant the granting of 
the variance. 
 
 

PROCEDURE 
 
The Board will hear the items in the order that they appear on the agenda. When an item 
is called, the Chairman will verify that the petitioner is present. Then the City 
Administration will summarize the facts of the case. The petitioner will then be given an 
opportunity to address the Board to explain the justification for the action requested.  After 
the petitioner makes their presentation, and answers any questions that the Board may 
have, the Chairman will open the Public Hearing. Any person wishing to speak on the 
request should raise their hand and when recognized by the Chairman and come up to 
the podium. The speaker should identify themselves with name and address, indicate 
their relationship to the property in question (i.e. next door neighbor, live behind the 
property, etc.) and state whether they are in favor of or against the variance request and 
give reasons for their opinion. Comments must be directed through the Chairman. 
Comments should be kept as brief as possible and closely pertain to the matter under 
consideration. Only one person will be recognized by the Chairman to speak at one time. 
At the conclusion of public comments the Chairman will close the Public Hearing. Once 
the Public Hearing is closed, no other public comment will be taken unless in response 
to a specific question by a member of the Board. The Board will then make a motion to 
approve, deny, or postpone the request. In order for the request to pass a minimum of 
four votes are needed. If the request is not granted, the applicant has the right to appeal 
the Board’s decision to Oakland County Circuit Court. 



RESOLUTION TEMPLATE 
 
  
 
Moved by: 
Seconded by: 
 
That the variance request for [applicant name, address or location], for [request]    
 
Be granted for the following reasons: 
 
The applicant has demonstrated that: 
 

a) Exceptional characteristics of property for which the variance is sought make 
compliance with dimensional requirements substantially more difficult than would be the 
case for the great majority of properties in the same zoning district. Characteristics of 
property which shall be considered include exceptional narrowness, shallowness, 
smallness, irregular shape, topography, vegetation and other similar characteristics. 

 
b) The characteristics which make compliance with dimensional requirements difficult must 

be related to the premises for which the variance is sought, not some other location. 
 

c) The characteristics which make compliance with the dimensional requirements shall not 
be of a personal nature. 

 
d) The characteristics which make compliance with dimensional requirements difficult must 

not have been created by the current or a previous owner. 
 

e) The proposed variance will not be harmful or alter the essential character of the area in 
which the property is located, will not impair an adequate supply of light and air to 
adjacent property, or unreasonably increase the congestion in public streets, or 
increase the danger of fire or endanger the public safety, or unreasonably diminish or 
impair established property value within the surrounding area, or in any other respect 
impair the public health, safety, comfort, morals or welfare of the inhabitants of the City 

 
 
 
Yeas: 
Nays: 
 
MOTION CARRIED / FAILED 
 



Moved by: 
Seconded by: 
 
That the variance request for [applicant name, address or location], for [request]    
 
Be denied for the following reason(s): 
 
The applicant has not demonstrated that: 
 

f) Exceptional characteristics of property for which the variance is sought make 
compliance with dimensional requirements substantially more difficult than would be the 
case for the great majority of properties in the same zoning district. Characteristics of 
property which shall be considered include exceptional narrowness, shallowness, 
smallness, irregular shape, topography, vegetation and other similar characteristics. 

 
g) The characteristics which make compliance with dimensional requirements difficult must 

be related to the premises for which the variance is sought, not some other location. 
 

h) The characteristics which make compliance with the dimensional requirements shall not 
be of a personal nature. 

 
i) The characteristics which make compliance with dimensional requirements difficult must 

not have been created by the current or a previous owner. 
 

j) The proposed variance will not be harmful or alter the essential character of the area in 
which the property is located, will not impair an adequate supply of light and air to 
adjacent property, or unreasonably increase the congestion in public streets, or 
increase the danger of fire or endanger the public safety, or unreasonably diminish or 
impair established property value within the surrounding area, or in any other respect 
impair the public health, safety, comfort, morals or welfare of the inhabitants of the City 

 
 
 
Yeas: 
Nays: 
 
MOTION CARRIED / FAILED 



 
 
Moved by: 
Seconded by: 
 
RESOLVED, that the variance request for [applicant name, address or location], for [request]    
 
Be postponed for the following reason(s): 
 
 
 
 
Yeas: 
Nays: 
 
MOTION CARRIED / FAILED 
 
G:\ZONING BOARD OF APPEALS\Resolution Template Zoning Board of Appeals.doc 
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On November 17, 2020 at 7:30 p.m., via remote meeting using the GoTo Meeting platform, 
Chairman Clark called the Zoning Board of Appeals meeting to order. 
 

1. ROLL CALL 
 
Present: 
Glenn Clark 
Aaron Green 
Thomas Desmond 
David Eisenbacher 
James McCauley 
Michael Bossenbroek 
Sadek Rahman 
 
Also Present: 
Paul Evans, Zoning and Compliance Specialist 
Allan Motzny, Assistant City Attorney 
Jackie Ferencz, Administrative Assistant, Planning Department 

 Bob Laux, Information Technology 
 

2. PROCEDURE 
 

3. MODIFICATION OF ZONING BOARD OF APPEALS RULES OF PROCEDURE 
 
Moved by McCauley 
Seconded by Desmond 
 
RESOLVED, to approve resolution modifying Rules of Procedure. 
 
Yes:  All 
 
MOTION PASSED 
 

4. APPROVAL OF MINUTES – March 17, 2020 
 
Moved by Eisenbacher 
Seconded by Green 
 
RESOLVED, to approve the March 17, 2020 meeting minutes. 
 
Yes: All 
 
MOTION PASSED 
 

5. APPROVAL OF AGENDA – Modify variance description for item 6A   
  
Moved by Eisenbacher 
Seconded by Desmond 



ZONING BOARD OF APPEALS MEETING DRAFT NOVEMBER 17, 2020 

2 

 
RESOLVED, to approve the agenda with proposed modification.   
 
Yes:  All 
 
MOTION PASSED 
 

6.HEARING OF CASES: 
 

A. VARIANCE REQUEST, ARTHUR KALAJIAN, 2970 E LONG LAKE: A variance request 
to 1) to expand a nonconforming building, 2) to construct a building addition 77 feet from 
the Dequindre property line where the Zoning Ordinance requires a 10 foot “build to” 
line, and 3) to construct a building addition 13.61 feet from the west property line where 
the Zoning Ordinance requires a 30 foot setback.   
 
MOTION by Eisenbacher 
Second by Desmond 
 
RESOLVED, to approve the request. 
 
MOTION by Clark 
Second by Eisenbacher 
 
RESOLVED, to amend motion requesting additional screening of shrubbery to further 
enhance landscaping and create a greenbelt around property with emphasis on the 
west side of property. 
 
Yes:  Clark, Eisenbacher 
No:    McCauley, Rahman, Bossenbroek, Green, Desmond 
 
MOTION FAILS 
 
MOTION by Eisenbacher 
Second by Desmond 
 
RESOLVED, to approve the request. 
 
Yes:  Rahman, Clark, Desmond, Bossenbroek, Eisenbacher, McCauley 
No:   Green 
 
MOTION PASSED 

 
 

B. VARIANCE REQUEST, WENDY AND TOM BOIKE, 4895 PARK MANOR: A variance 
request to construct a deck 3 feet from the rear property line. The Zoning Ordinance 
requires the deck to be at least 25 feet from the rear property line. 

 
Moved by Green 
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Second by McCauley 
 
RESOLVED, to deny the request. 
 
Yes: Rahman, Clark, Green, Bossenbroek, McCauley 
No: Desmond, Eisenbacher 
 
MOTION PASSED 

 
C. VARIANCE REQUEST, ELLEN YERKES FOR ANTONELLI LANDSCAPE, 4062 

CHATWAL: A variance request to construct a portion of a swimming pool in the front 
yard. The Zoning Ordinance requires swimming pools to be in the rear yard, behind the 
front of the principal building. 

 
Moved by Eisenbacher 
Second by Green 
 
RESOLVED, to approve the request. 
 
Yes: All 
 
MOTION PASSED 

 
D. VARIANCE REQUEST, BRIAN VAN HORN, 1086 SHALLOWDALE: A variance request 

to maintain a recently constructed shed in the front yard. The Zoning Ordinance 
requires sheds to be in rear yards. The shed was constructed without first receiving the 
required building permit. 

 
Moved by McCauley 
Second by Green 
 
RESOLVED, to deny the request. 
 
Yes: Desmond, Eisenbacher, McCauley, Bossenbroek 
No: Green, Rahman, Clark 
 
MOTION PASSED 

 
E. VARIANCE REQUEST, JOHN L. & LAURA ZAPTYTOWSKI, 2540 KINGSTON: A 

variance request to replace the sunroom with a new one that will be 36.9 feet from the 
rear property line. The Zoning Ordinance requires the addition to be at least 40 feet 
from the rear property line. The proposed replacement structure will be the same size 
as existing. 

 
Moved by McCauley 
Second by Green 
 
RESOLVED, to approve the request. 
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Yes: ALL 
 
MOTION PASSED 

 
F. VARIANCE REQUEST, LOUIE AND SHARI MESSINA, 3910 FORGE: A variance 

request to construct a home addition 27.5 feet from the rear property line. The Zoning 
Ordinance requires the addition to be at least 40 feet from the rear property line. 

 
Moved by Eisenbacher 
Second by Desmond 
 
RESOLVED, to approve the request. 
 
Yes: Eisenbacher, Desmond 
No: McCauley, Green, Rahman, Clark, Bossenbroek 
 
MOTION DENIED 

 
G. VARIANCE REQUEST, OLLIE APAHIDEAN, VACANT-BLACK OAK PARCEL (88-20-

11-226-004): A variance to split a property into 3 properties, variance to allow two of the 
properties to have lot width and frontage of 30 feet, and the third to have zero lot width 
and frontage. The Zoning Ordinance requires each property to have 85 feet lot width 
and frontage. 
 
Moved by Eisenbacher 
Second by Desmond 
 
RESOLVED, to postpone to December 15, 2020 ZBA meeting. 
 
Yes: ALL 
 
MOTION PASSED 

 
7. ELECT CHAIR AND VICE CHAIR: 

 
Moved by Eisenbacher 
Second by Green 
 
RESOLVED, to nominate Glen Clark Chair and Michael Bossenbroek Vice-Chair. 
 
Yes:  ALL 
 
MOTION PASSED 

 
8. PUBLIC COMMENT: None 
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9. MISCELLANEOUS BUSINESS – Mr. Evans provided an report update on items from 
March 2020 meeting:  annual report, training/case study reviews, and sample motions 
 

10. PUBLIC COMMENT: None 
 

11. ADJOURNMENT – The Zoning Board of Appeals meeting ADJOURNED at 12:28 a.m. 
 
 
Respectfully submitted, 
 
 
 
        
Glenn Clark, Chairman 
 
 
 
 
        
Paul Evans, Zoning and Compliance Specialist 
 
 
G:\ZONING BOARD OF APPEALS\Minutes\2020\DRAFT\2020 11 17 ZBA Minutes Draft.doc 

 



A. VARIANCE REQUEST, OLLIE APAHIDEAN , VACANT-BLACK OAK PARCEL (88-
20-11-226-004): A variance to split a property into 3 properties, variance to allow two 
of the properties to have a lot width and frontage of 30 feet, and the third to have 
zero lot width and frontage. The Zoning Ordinance requires each property to have 85 
foot lot width and frontage. 















Zoning Board of Appeals 

City of Troy Planning Department 

500 W. Big Beaver Rd 

Troy, MI 48084 

 

RE: STATEMENT OF PRACTICAL DIFFICULTY 

Dear Zoning Board of Appeals: 

 Please accept the following Statement of Practical Difficulty in support of petitioner’s non-use 

variance request for the property identified as Parcel ID No. 20-11-226-004 (the “subject property” or 

the “property”). 

 

Introduction 

 The subject property is a vacant piece of property zoned as R-1C. The property is 6.0 acres in 

size (approximately 328 feet by 797 feet). The property is located at the end of Black Oak Drive, on the 

north side of Oak Forest Drive; west of John R. Road (see Map 1 for exact location). The petitioner is 

under contract to purchase half (3 acres) of the property from the current owner. The petitioner’s 

intention is to split the 3 acres into two new lots and build two single family homes on these lots (see 

Drawing 1). 

History 

 This vacant piece of property has been owned by the current owner for more than 20 years. At 

the time this property was purchased by the current owner, it was a landlocked parcel with no direct 

access to or frontage on a public road. In 2013-2104 the undeveloped property directly to the south of 

the subject property was developed as Phase 1 of the Oak Forest Site Condominium. As part of this new 

project, the developer constructed Black Oak Drive as a stub street all the way to the property line of 

the subject property. This resulted into giving the subject property direct access to a public road. (See 

Map 2 & Map 3). 

 

Technical Details 

 The basis for the petitioner’s variance request relates to the property width requirements under 

Section 4.06(C) of the Troy Zoning Ordinance. This Section requires that a property zoned R-1C have a 

minimum road lot frontage width of 85 feet. The petitioner is looking to split the subject property into 

three new lots as shown in Drawing 1. Lots 1 and 2 will have direct access to Black Oak Dr. Lot 3 will 

continue being a landlocked parcel until at a future date when the current owner will pursue other 

possible development options. The proposed lot split line between Lot 1 and Lot 2 will be located 

directly at the midpoint of the 60’ wide right-of way line of Black Oak Drive. This split will give both Lots 

1 and 2 equal lot road frontage of 30 feet on Black Oak Dr. This will require a variance of 55 feet for each 



lot. The newly proposed Lots 1,2 and 3, will otherwise, not only comply with all the other dimensional 

requirements of the zoning ordinance but greatly exceed them.  

 

I.F.C. Requirement 

 The Troy Fire Department follows the standards of the International Fire Code (I.F.C.) pertaining 

to geometry requirements for a fire apparatus needed on Black Oak Drive. The petitioner has already 

submitted a drawing of the proposed lot split to the Troy FD for their review and feedback. After a 

thorough review, Liuetenant Caloia concluded that the existing geometry of Black Oak Drive meets all 

the standards of the I.F.C. if the variance is granted. 

 

Standard 

 The standard for granting a non-use variance is more lenient than for a use variance. “To justify 

the grant of a non-use variance there need only be a showing of practical difficulty. It is not necessary to 

show unnecessary hardship.” Heritage Hill Association, Inc. v. Grand Rapids, 48 Mich. App. 765, 769, 211 

N.W.2d 77 (1973). When analyzing practical difficulties in the context of a variance request, Michigan 

courts consider “whether the denial deprives the owner(applicant) of the use of the property, 

compliance would be unnecessarily burdensome, or granting a variance would do substantial justice to 

the owner(applicant).” Norman Corp v East Tawas, 263 Mich. App. 194, 203, 687 N.W.2d 861 (2004). 

 The Troy Zoning Ordinance expressly authorizes the Zoning Board of Appeals to grant 

dimensional variances in circumstances such as these: 

Where a literal enforcement of the provisions of this ordinance would involve practical 

difficulties within the meaning of this Article, the Zoning Board of Appeals shall have the power 

to authorize such variation of the provisions of this Ordinance with such conditions and 

safeguards as it may determine as may be in harmony with the spirit of this Article so that the 

public safety and welfare be secured and substantial justice be done. 

Troy, Michigan, Zoning Ordinance 15.04(E)(1). 

The ordinance provides guidance as to what constitutes “practical difficulties” and sets forth the 

following standards for the Zoning Board of Appeals to grant a non-use variance: 

a. Exceptional characteristics of the property for which the variance is sought make 

compliance with the dimensional requirements substantially more difficult than would be 

the case for the great majority of properties in the same zoning district. Characteristics of 

the property which shall be considered include exceptional narrowness, shallowness, 

smallness, irregular shape, topography, vegetation and other similar characteristics. 

b. The characteristics which make compliance with dimensional requirements difficult must be 

related to the premise for which the variance is sought, not some other location. 

c. The characteristics which make compliance with the dimensional requirements difficult shall 

not be of a personal nature. 



d. The characteristics which make compliance with the dimensional requirements difficult 

must not have been created by the current owner or previous owner. 

e. The proposed variance will not be harmful or alter the essential character of the area in 

which the property is located, will not impair an adequate supply of light and air to the 

adjacent property, or unreasonably increase  the congestion in the public streets, or 

increase the danger of fire or endanger the public safety, or unreasonably diminish or impair 

established property value within the surrounding area, or in any other aspect impair public 

health, safety, comfort, morals or welfare of the inhabitants of the City. 

Troy, Michigan, Zoning Ordinance 15.04 (E)(2). 

 

Analysis of Practical Difficulties 

 Here, all of the facts and conditions required by the zoning ordinance as presented. A literal 

interpretation of the dimensional requirements would involve practical difficulties for the petitioner 

resulting from exceptional characteristics of the subject property, namely the available road frontage for 

Lots 1 and 2. These characteristics relate directly to the property itself and are not of a personal nature. 

These characteristics were not created by the current or previous owner. The characteristics were 

created by the construction of Black Oak drive which provided access and frontage to the subject 

property. 

 The subject property is also unique because of the significant areas of irregularly shaped 

wetlands located throughout Lots 1 and 2. More than 30% of Lots 1 and 2 are considered wetland. This 

natural vegetation, another exceptional characteristic of the property, must be protected per State 

regulatory requirements. Compliance with the lot frontage is unnecessarily burdensome. The requested 

variance provides sufficient frontage on the public road without compromising safe access for both lots. 

 The proposed variance will not alter the essential character of the surrounding area or 

otherwise result in any harmful or negative consequences. Quite the contrary, by granting the variance, 

the protection of the wooded and wetland areas will be maximized by minimizing the footprint of 

impervious pavement footprint needed to access both lots directly from the end of Black Oak Dr. 

 The granting of the variance will be in harmony with the general purpose and intent of the 

ordinance. The proposed variance will not impair the supply of air or light, will not unreasonably 

increase traffic congestion, will not increase the danger of fire or endanger public safety, and in no way 

be injurious to the neighborhood or otherwise detrimental to the general welfare. There are no practical 

considerations that support a literal enforcement of the lot frontage requirement in ths instance and 

granting the petitioner’s variance request will serve the interests of justice. 

 

Conclusion 

 The petitioner will face practical difficulties if the lot frontage requirement is enforced literally, 

as a result of the exceptional characteristics of this property. By granting the requested variance, the 

spirit of the ordinance will be observed, the surrounding area will not be negatively impacted, and 



substantial justice will be done. For all these reasons, the petitioner respectfully requests that the 

Zoning Board of Appeals grant his variance request. 

 

Respectfully, 

 

 

Ollie Apahidean 

Petitioner 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 

 

 

 

 



 



 









From: Paul M Evans
To: Paul M Evans
Subject: FW: ZBA variance request please review
Date: Monday, October 05, 2020 10:38:44 AM
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From: Nino A Licari 
Sent: Wednesday, September 30, 2020 12:56 PM
To: Paul M Evans <P.Evans@troymi.gov>
Cc: Kimberly A Harper <HarperKA@troymi.gov>
Subject: RE: ZBA variance request please review
 
Paul,
 
  Additionally, the piece was owned by the folks to the east with the major road
frontage.  They split it off for future development, when you used to be able to do
that with a driveway easement.
 

Leger (Nino) Licari   MMAO (4)
City Assessor, City of Troy
500 W. Big Beaver Troy MI 48084
O: 248.524-3305

   
 
 
From: Paul M Evans 
Sent: Wednesday, September 30, 2020 12:51 PM
To: Nino A Licari <Nino.Licari@troymi.gov>; Kimberly A Harper <HarperKA@troymi.gov>
Subject: RE: ZBA variance request please review
 

Nino:  Thanks for the response.  I expect the Board to ask how the
parcel got approved in the first place. Your historical information
explains.
 

Paul Evans
Zoning & Compliance Specialist
City of Troy
500 W. Big Beaver
Troy, MI  48084

mailto:P.Evans@troymi.gov
mailto:P.Evans@troymi.gov
https://troymi.gov/
https://www.facebook.com/TroyMI/
https://www.instagram.com/troymichigan/
https://twitter.com/CityTroyMI
https://www.youtube.com/user/TroyMichiganGov
https://www.linkedin.com/company/city-of-troy/?viewAsMember=true
mailto:Nino.Licari@troymi.gov
mailto:HarperKA@troymi.gov






















































248.524.3359
 
 

 
From: Nino A Licari 
Sent: Wednesday, September 30, 2020 12:25 PM
To: Paul M Evans <P.Evans@troymi.gov>; Kimberly A Harper <HarperKA@troymi.gov>
Subject: RE: ZBA variance request please review
 
Paul,
 
I am in agreement with what Kim told them up front.  It needs 85’ of frontage on a
dedicated ROW, not side frontage on a stub street.  At a minimum, 30’ needs to be
dedicated from each parcel, and the utilities brought through (north) each parcel
85’.
 
The easterly parcel should not be split off at all until future development allows it. 
This is a non-conforming parcel that predates the City’s incorporation.  Leaving a
land locked piece to the east does not correct the non-conformity, not separating
it corrects the issue, assuming the proper ROW is installed.
 
Thanks
 
 

Leger (Nino) Licari   MMAO (4)
City Assessor, City of Troy
500 W. Big Beaver Troy MI 48084
O: 248.524-3305
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A. VARIANCE REQUEST, 224 WEBB, JOSEPH MANIACI FOR MONDRIAN PROPERTIES 
LLC: A variance to split a parcel of land into two parcels. One parcel is proposed to be 
13,844 square feet. The other proposed parcel is proposed to be 13,571 square feet and 
have 98.03 feet frontage and width. The Zoning Ordinance requires each proposed 
parcel to be 15,000 square feet and have 100 feet frontage and width.   
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October 6th, 2020 

 

RE: ZBA Variance 224 Webb Drive 

 

Dear City Council Members, 

We are looking to split 224 Webb Drive into two separate lots as depicted on the attached drawings.  Due 
to the above property zoned R-1B, we are requesting an approval for the below two variances: 

1.  Approval for one lot to have less than 100ft of paved road frontage 
2. Approval to have less than 15,000 sq. ft. of total area 

We would like this approval granted because it will be consistent with the other homes in the subdivision 
that have smaller lot dimensions and total square footages.  The 224 Webb Dr. split is also directly facing 
our approved West Troy Meadows subdivision, in which, lot sizes are much smaller. The following 
neighboring addresses match our request: 

 174 Webb Dr. – 91 ft. Frontage 

 219 Webb Dr. – 90 ft. Frontage 

 144 Webb Dr. – 91.96 ft. Frontage 
 130 Webb Dr. – 91 ft. Frontage 

 4359 Virgilia Dr. – 8,276 sq. ft. and 75 ft. Frontage 

 4373 Virgilia Dr. - 8,276 sq. ft.  and 75 ft. Frontage 

 240 Paragon Dr. – 10,454 sq. ft. & 53.13 ft. Frontage 

 230 Paragon Dr. - 10,454 sq. ft. & 53.12 ft. Frontage 
 316 Paragon Dr. – 14,810 sq. ft. & 93 ft. Frontage 

 20-16-427-010 – 8,712 sq. ft. & 45 ft. Frontage 

The requested variances are not of personal nature and not created by the current or previous owner.  
They are not harmful, nor do they alter the essential character of the area.  They will align with the current 
neighboring homes.  

Sincerely, 

 

Mondrian Properties LLC. 



 

Assessing 
248-524-3311 

October 6, 2020 
 
Anita Khzouz 
Mondrian Properties 
50215 Schoenherr 
Shelby Twp. MI  48315 
 
RE: 224 Webb 
 
Ms. Khzouz: 
 
Recently Mondrian Properties applied for a lot split at 224 Webb, Troy MI.  This property is zoned R-1B.  R-1B 
zoning requires 100ft of paved road frontage, 15,000sqft of area, and water and sewer brought to the lots 
ready for tap in.   
 
The proposal does not meet the current requirements plus the lot currently has a home on it which would also 
need to be removed prior to final approval.  A zoning variance may be applied for through our Planning 
department. 
 
Thank you 
Kimberly A Harper 
248-524-3307   
 
 



VARIANCE REQUEST, 4857 RIVERS EDGE, JOE NOVITSKY FOR JSN ARCHITECTURE: 
A variance request to allow a home addition to be set back 39 feet 3 inches from the rear 
property line. The Zoning Ordinance requires the addition to be set back 45 feet from the 
rear property line. 



























VARIANCE REQUEST, 1041 PADDOCK, THOMAS LEININGER FOR ADVANCED 
BUILDERS: A variance request to allow a home addition to be set back 39.79 feet from the 
rear property line. The Zoning Ordinance requires the addition to be set back 45 feet from 
the rear property line. 































VARIANCE REQUEST, 2975 THALES, THOMAS LEININGER FOR ADVANCED 
BUILDERS: A variance request to allow a home addition to be set back 36.5 feet from the 
rear property line. The Zoning Ordinance requires the addition to be set back 50 feet from 
the rear property line. 
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CITY OF TROY 
MICHIGAN 

PUBLIC NOTICE 
ZONING BOARD OF APPEALS 

 

 
The City of Troy Zoning Board of Appeals will hold meetings on the third Tuesday of each 
month at 7:30 p.m. by virtual platform, or in the Council Chamber at Troy City Hall, 500 W. 
Big Beaver Road, Troy, Michigan, 48084, (248) 524-3364, on the following dates:  
 
 

2021 ZONING BOARD OF APPEALS MEETING DATES 
 

January 19 
February 16 
March 16 
April 20 
May 18 
June 15 

July 20 
August 17 
September 21 
October 19 
November 16 
December 21 

 
 
All meetings are held at 7:30 p.m. and are open to the public. 
 
This notice is hereby posted as required by Section 4 of the Open Meetings Act, (MCLA 
15.261 et seq.). 
 
 
 
 
   
 Paul Evans, Zoning and Compliance Specialist 
 
 
Posted:  December 18, 2020 
 
 
NOTICE:  Persons with disabilities needing accommodations for effective participation in this meeting should 
contact the Planning Department at 248-524-3364 at least two working days in advance of the meeting.  An 
attempt will be made to make reasonable accommodations. 
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