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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.  Dimensional or other non-use variances shall not be granted by the Zoning 
Board of Appeals unless it can be determined that all of the following facts and conditions exist: 
 
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. 

  



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 

MOTION TEMPLATE GRANT VARIANCE



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 

MOTION TEMPLATE DENY



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 
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MOTION TEMPLATE POSTPONE



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 
 

Michael Bossenbroek, Chair, Thomas Desmond, Vice Chair 
                    Aaron Green, David Eisenbacher, Mahendra Kenkre, Jim McCauley,  

Tyler Fox, Barbara Chambers, Alternate, Jeffrey Forster, Alternate   
   

SEPTEMBER 19, 2023                                  7:00 P.M.                   COUNCIL CHAMBERS 
   

 
1. ROLL CALL 
 
2. PROCEDURE  
 
3. APPROVAL OF MINUTES –  May 16, 2023 & July 18, 2023 
 
4. APPROVAL OF AGENDA 
 
5. HEARING OF CASES:  
 

A. 163 E SQUARE LAKE, TARKIK NAJIB FOR PROFESSIONAL CONTRACTING &    
CONSULTING INC.- A variance request to allow a proposed home addition (attached 
garage) to be constructed 8 feet 11 1/4 inches from the side property line, where the Zoning 
Ordinance requires the addition to be 15 feet from the side property line. 

 
ZONING ORDINANCE SECTION: 4.06 C, R-1B Zoning District   
 
B. 425 AUDLEY COURT,SCOTT GITTLEMAN FOR GITTLEMAN CONSTRUCTION INC.- A 
variance request to allow a proposed home addition to be constructed 22 feet 7 1/4 
inches from the rear property line, where the Zoning Ordinance requires the addition 
to be 25 feet from the rear property line. 

 
ZONING ORDINANCE SECTION: 10.04 E, 5 Cluster Development  
 
C. 4061 DREXEL, STEVE ROSSON FOR MARTINO ENTERPRISES - A variance request 
to allow a proposed home addition to be constructed 36.625 feet from the rear 
property line, where the Zoning Ordinance requires the addition to be 45 feet from the 
rear property line. 
 
ZONING ORDINANCE SECTION: 4.06 C, R-1B Zoning 
 
D. 6130 SMITHFIELD, STEVE KOSSON FOR MARTINO ENTERPRISES - A variance 
request to allow a proposed home addition to be constructed 37 feet 5 inches from the 
rear property line, where the Zoning Ordinance requires the addition to be 40 feet 
from the rear property line. 
 
ZONING ORDINANCE SECTION: 4.06 C, R-1D Zoning District 

 
 

248.524.3364 
planning@troymi.gov 
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SEPTEMBER 19, 2023 
 
 

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. 

 

6. COMMUNICATIONS    
 
7. MISCELLANEOUS BUSINESS 
 
8. PUBLIC COMMENT 
 
9 . ADJOURNMENT 

mailto:clerk@ci.troy.mi.us


ZONING BOARD OF APPEALS – OPENING STATEMENT 
  
The Zoning Board of Appeals is a group of seven of your neighbors appointed by the Troy 
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. Applicants 
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 approved agenda.  When 
an item is called, the Chairperson will verify that the applicant is present. Then the City 
Administration will summarize the facts of the case.  If there is less than a full board (7 
members) present at a meeting, an applicant may request a postponement so his or her 
request can be heard by a full board. If there is no request for a postponement, the applicant 
will then be given an opportunity to address the Board to explain the justification for the action 
requested.  
 
 
After the applicant makes their presentation, and answers any questions that the Board may 
have, the Chairperson will open the Public Hearing.  Any person wishing to speak on the 
request should raise their hand and when recognized by the Chairperson,  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 Chairperson.  Comments should be 
kept as brief as possible and closely pertain to the matter under consideration.  Only one 
person will be recognized by the Chairperson to speak at one time.  
  
At the conclusion of public comments, the Chairperson 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.  
 



ZONING BOARD OF APPEALS MEETING FINAL MAY 16, 2023   
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On May 16, 2023 at 7:00 p.m., Chairperson Bossenbroek called the Zoning Board of 
Appeals meeting to order. 
 

1. ROLL CALL 
 
Present: 
Michael Bossenbroek 
Tommy Desmond 
David Eisenbacher 
Tyler Fox  
Aaron Green 
Mahendra Kenkre 
James McCauley 
 
Also Present: 
Paul Evans, Zoning and Compliance Specialist 
Allan Motzny, Assistant City Attorney 
 

2. PROCEDURE- read by Vice Chair Eisenbacher.  
 

3. APPROVAL OF MINUTES –   
 
Moved by Fox 
Seconded by Green 
 
RESOLVED, to approve the April 18, 2023 draft minutes. 
 
Yes: All 
 
MOTION PASSED 
 

4. APPROVAL OF AGENDA –  No changes 
 
5. HEARING OF CASES:  

A. 942 BROOKLAWN, RICHARD E. RASSEL for WWRP P.C.-  A variance request 
to allow a proposed home addition to be setback 30 feet 3 inches feet from the 
rear property line.  The Zoning Ordinance requires the addition be setback 35 feet 
from the rear property line. 
 
Moved by Fox 
Seconded by Eisenbacher 
 
RESOLVED, to grant the request.   
 
Yes: All 
 
MOTION PASSED 



ZONING BOARD OF APPEALS MEETING FINAL MAY 16, 2023   

2 

 
B. 944 MARENGO, OLLIE APHIDEAN- Determine whether or not Agenda Item 5C 

is property before the ZBA. 
 
Moved by Green 
Seconded by Fox 
 
RESOLVED, that item 5C is a different request than the one heard by the Board 
February 2023.     
 
Yes: Eisenbacher, Desmond, Bossenbroek, Fox, Green 
No: McCauley, Kenkre 
 
MOTION PASSED 
 

C. 944 MARENGO, OLLIE APHIDEAN- A variance request to divide a land parcel 
into two parcels.  One proposed parcel will have 77.61 feet width and frontage, 
the other proposed parcel will have 67.61 feet width and frontage.  The Zoning 
Ordinance requires a minimum 100 feet width and frontage.     
 
Moved by Fox 
Seconded by Desmond  
 
RESOLVED, to grant the request.   
 
Yes: Eisenbacher, Desmond, Bossenbroek, Fox, Green 
No: McCauley, Kenkre 
 
MOTION PASSED 
 

6. COMMUNICATIONS – Member Fox provided Planning Commission report.   
 

7. MISCELLANEOUS BUSINESS – Election of Officers 
 

Moved by McCauley 
Seconded by Fox 
 
RESOLVED, to elect Mr. Bossenbroek as Chairperson and Mr. Desmond as Vice 
Chairperson   
 
Yes: All 
 
MOTION PASSED 

 
 
8. PUBLIC COMMENT –  None 
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9. ADJOURNMENT –The Zoning Board of Appeals meeting ADJOURNED at 10:09 p.m. 
 

 
Respectfully submitted, 
 
 
 
        
Michael Bossenbroek, Chairperson 
 
 
 
        
Paul Evans, Zoning and Compliance Specialist 
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ZONING BOARD OF APPEALS MEETING DRAFT July 18, 2023   

1 

On July 18, 2023 at 7:00 p.m., Chairperson Bossenbroek called the Zoning Board of 
Appeals meeting to order. 
 

1. ROLL CALL 
 
Present: 
Michael Bossenbroek 
David Eisenbacher 
Jeffrey Forster 
Tyler Fox  
Aaron Green 
Mahendra Kenkre 
James McCauley 
 
Also Present: 
Paul Evans, Zoning and Compliance Specialist 
Allan Motzny, Assistant City Attorney 
Barb Chambers, Alternate (in audience) 
 

2. PROCEDURE- read by Mr. Eisenbacher.  
 

3. APPROVAL OF MINUTES –   
 
Moved by Fox 
Seconded by Bossenbroek 
 
RESOLVED, to approve the June 20, 2023 draft minutes. 
 
Yes: All 
 
MOTION PASSED 
 

4. APPROVAL OF AGENDA –  No changes 
 
5. HEARING OF CASES:  

2285 Kirkton,  Gopinath Ravula -  A variance request to allow a proposed deck to be 
constructed 20 feet from the rear property line, where the Zoning Ordinance requires 
the deck to be no less than 25 feet from the rear property line. 

 
Moved by Fox 
Seconded by Forster 

 
RESOLVED, to grant the request.   

 
Yes: All 

 
MOTION PASSED 
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6. COMMUNICATIONS – Member Fox provided Planning Commission report.   

 
7. MISCELLANEOUS BUSINESS – None 
 
8. PUBLIC COMMENT –  None 

  
9. ADJOURNMENT –The Zoning Board of Appeals meeting ADJOURNED at 7:24 p.m. 

 
 

Respectfully submitted, 
 
 
 
        
Michael Bossenbroek, Chairperson 
 
 
 
        
Paul Evans, Zoning and Compliance Specialist 
 
 
 
 
G:\ZONING BOARD OF APPEALS\Minutes\2023\DRAFT\ZBA Minutes 7-18-2023 draft.doc 



A. 163 E SQUARE LAKE, TARKIK NAJIB FOR PROFESSIONAL CONTRACTING &    
CONSULTING INC.- A variance request to allow a proposed home addition (attached 
garage) to be constructed 8 feet 11 1/4 inches from the side property line, where the Zoning 
Ordinance requires the addition to be 15 feet from the side property line. 

 
ZONING ORDINANCE SECTION: 4.06 C, R-1B Zoning District   
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PRACTICAL DIFFICULTY STATEMENT FOR VARIANCE 

Property Owner:   EVLEN ELIAS
Property Address:  163 E SQUARE LAKE ROAD. 
City, State, Zip:     TROY, MI 48085

To Whom It  May  Concern:

I, EVLEN     ELIAS   owner whose property address is 163 E SQUARE       LAKE       ROAD , my lot 
size is 99' x 526' which is in rectangular shape, Length of my lot is really bigger but 
width is small. I want to build a 2 car attached garage to my existing house. but we 
are short of the 6'-3/4" to meet the side setback requirement. Zoning of my house is 
R1-B which requires 25ft of combine side yard setback. we are really in need to 
build this attached garage to keep our cars safe from hazardous weather. This is 
the first time we are seeking variance for this property so I can build the attached 
garage. 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 ti 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 the public health, safety,comfort,morals or welfare 
of the inhabitants of the city. I hope city will understand my needs & will give me 
variance to build the attached garage.

DATE: 07/12/23

EVLEN ELIAS 
(Owner) 

Signature: 
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TRUSSES :
PRE-ENGINEERED TRUSSES SHALL BE DESIGNED BY THE MANUFACTURER AND
CERTIFIED BY AN ENGINEER REGISTERED TO PRACTICE IN THE STATE OF MICHIGAN.
TRUSS FRAMING INDICATED ON THE DRAWING IS FOR GENERAL REFERENCE. THE
TRUSS MANUFACTURER SHALL SUBMIT SHOP DRAWINGS TO THE ARCHITECT FOR
REVIEW AND APPROVAL. TRUSS DESIGN, ERECTION AND HANDLING SHALL BE IN
ACCORDANCE WITH THE RECOMMENDATIONS OF THE TRUSS PLATE INSTITUTE INC.

SPECIAL CONDITIONS:
THE OWNER, GENERAL CONTRACTOR, EACH INDIVIDUAL SUBCONTRACTOR AND
MATERIAL MAN AGREE TO SAVE THE ARCHITECT HARMLESS, AS A RESULT OF ANY
INJURY OR DAMAGE THAT MAY OCCUR TO ANY INDIVIDUAL OR PROPERTY DURING
CONSTRUCTION. SOIL EROSION AND SEDIMENTATION CONTROL MEASURES SHALL
BE PROVIDE AS REQUIRED BY THE RESPONSIBLE GOVERNING AGENCY.
ALL WORK MUST PROCEED IN STRICT ACCORDANCE WITH LOCAL, STATE AND
FEDERAL SAFETY CODES, STATUES AND RECOGNIZED STANDARDS.
THE GENERAL CONTRACTOR SHALL OBTAIN THE GENERAL BUILDING PERMIT(S), PAY
ALL FEES AND ARRANGE FOR ALL INSPECTIONS FOR HIS WORK. NO MATERIALS OR
CONSTRUCTION PROCEDURES SHALL BE UTILIZED ON THIS PROJECT WHICH ARE
PROHIBITED BY LAW OR SHALL CAUSE A HARMFUL EFFECT ON THE ENVIRONMENT
OR TO ANY PERSON ON THE SITE DURING CONSTRUCTION.

CONCRETE AND FOUNDATIONS :
REMOVE ALL TOP SOIL, ORGANIC MATERIALS AND DEBRIS FROM FOOTING AND
SLAB EXCAVATIONS, MAINTAIN EXCAVATION FREE OF STANDING WATER. INSTALL
AND MAINTAIN TEMPORARY BRACING PRIOR TO BACK FILL, TO MAINTAIN STABILITY
OF FOUNDATION WALLS UNTIL PERMANENT STRUCTURE HAS BEEN PLACED.
CONCRETE FOR FOOTING AND SLABS SHALL BE OF DESIGN MIX FORMULATED TO
ASSURE A MINIMUM 3500 PSI COMPRESSIVE STRENGTH AT 28 DAYS. ALL CONCRETE
PLACED SHALL NOT BE EXPOSED TO FREEZING. REINFORCING BARS SHALL BE ASTM
A615 GRADE 60. VAPOR BARRIER, WHERE SPECIFIED, SHALL BE 6 MIL POLYETHYLENE.
INTERIOR SLABS SHALL BE TROWEL FINISHED. EXTERIOR SLABS SHALL BE AIR
ENTRAINED AND BROOM FINISHED PERPENDICULAR TO THE LINE OF TRAFFIC.
PROVIDE CONTROL JOINTS AT MAXIMUM OF 5' O.C. AT EXTERIOR WALKS. PROVIDE
EXPANSION JOINTS AT 30' O.C. CMU (CONCRETE MASONRY UNITS) SHALL COMPLY
WITH ASTM C90, GRADE N. MOISTURE CURED, NORMAL WEIGHT AGGREGATE, TWO
CORE UNITS. BRICK SHALL COMPLY WITH ASTM C216-89 . MORTAR SHALL BE TYPE S,
ASTM C270 PROPORTION MIXED.

FIELD CONDITIONS:
THE GENERAL CONTRACTOR AND EACH SUBCONTRACTOR SHALL BE RESPONSIBLE
FOR FIELD CHECKING ALL EXISTING CONDITIONS AND FOR FITTING THEIR WORK TO
NEW AND EXISTING WORK. NOTICE MUST BE IMMEDIATELY GIVEN TO ARCHITECT
WHERE THERE ARE INCONSISTENT OR CONFLICTING DIMENSIONS ON THE DRAWING
AND FOR WHERE THERE IS A CONFLICT IN THE WORK OF THE INDIVIDUAL TRADE
AND/OR CONDITIONS FOUND IN THE FIELD. EACH CONTRACTOR ASSUMES FULL
RESPONSIBILITY FOR WORK PERFORMED. IN GENERAL, UNLESS OTHERWISE
INDICATED ON THE DRAWINGS, ONLY THOSE TREES WITHIN THE BUILDING AREA
SHALL BE REMOVED. ALL OTHERS WILL BE PROTECTED FROM DAMAGE
THROUGHOUT THE CONSTRUCTION PERIOD.
FORTY-EIGHT HOURS BEFORE ANY EXCAVATING WORK IS DONE, CONTACT MISS
"DIG" @ 1-800-482-7171

INSURANCE:
EACH CONTRACTOR SHALL BE RESPONSIBLE FOR THE LIABILITY AND
COMPREHENSIVE INSURANCE AND FOR WORK DAMAGED BY IMPROPER
WORKMANSHIP. THE OWNER SHALL PURCHASE AND MAINTAIN THE OWNER'S USUAL
COVERAGE INSURANCE ON THE WORK WHICH INSURES TO THE OWNER'S BENEFIT.
OPTIONALLY, THE OWNER MAY PURCHASE AND MAINTAIN OTHER INSURANCE FOR
SELF-PROTECTION AGAINST CLAIMS WHICH MAY ARISE FROM OPERATIONS DURING
CONSTRUCTION.

SHEATHING AND SUB-FLOORING :
PLYWOOD FLOOR DECKING SHALL BE APA RATED STURD-I-FLOOR, EXPOSURE 1.
FLOOR DECKING SHALL BE SECURED WITH GLUE IN COMBINATION WITH SCREWS OR
NAILS.
ROOF SHEATHING SHALL BE EXTERIOR GRADE ONLY AND INSTALLED WITH PLYWOOD
CLIPS BETWEEN WOOD TRUSSES WHEN SPACING IS GREATER THAN 16' O.C.
EXTERIOR WALL SHEATHING SHALL BE EXTERIOR GRADE PLYWOOD, UNLESS
OTHERWISE NOTED.

GENERAL NOTES :

WINDOWS :
WINDOWS SHALL BE OF THE SIZE AND TYPE INDICATED ON THE DRAWINGS. ALL
OPERATING SASH SHALL BE PROVIDED WITH INSECT SCREENS AND LOCKING
HARDWARE. GLAZING OF WINDOWS AND DOORS SHALL COMPLY WITH CPSC
STANDARDS 16CFR PART 1201-87 AND ANSI Z97.1-84. PROVIDE APPROPRIATE SAFETY
GLASS FOR ALL HAZARDOUS LOCATIONS. EACH SLEEPING AREA SHALL BE
PROVIDED WITH AT LEAST ONE WINDOW OF SUCH SIZE AS TO MEET EGRESS CODE
REQUIREMENTS WITH SPECIAL HARDWARE.

INSULATION :
RIGID INSULATION FOR SLABS OR FOOTINGS, SHALL BE EXTRUDED POLYSTYRENE.
FIBERGLASS BATT INSULATION SHALL BE THE THICKNESS INDICATED ON DRAWINGS.
ALL BATT INSULATION, UNLESS OTHERWISE NOTED, SHALL BE FACED WITH A VAPOR
BARRIER. ALL VAPOR BARRIER FACED INSULATION SHALL BE INSTALLED WITH THE
VAPOR BARRIER TO THE WINTER WARM SIDE OF THE CONSTRUCTION.
INSULATION SHALL BE INSTALLED IN SUCH A MANNER AS TO ALLOW FREE AIR FLOW
FROM THE SOFFIT TO THE ROOF SPACE. VENTILATION OF CONCEALED ROOF SPACE
SHALL BE MAINTAINED.

PLUMBING & PIPING :
THE PLUMBING AND PIPING SYSTEMS SHALL BE INSTALLED IN STRICT ACCORDANCE
WITH STATE AND LOCAL PLUMBING CODES. THE PLUMBING AND PIPING
CONTRACTOR SHALL OBTAIN ALL PERMITS, PAY ALL FEES AND ARRANGE FOR ALL
INSPECTIONS FOR HIS WORK.
THE PLUMBING AND PIPING CONTRACTOR SHALL COORDINATE LOCATIONS OF HIS
EQUIPMENT AND WORK WITH OTHER BUILDING TRADES TO AVOID ANY
INTERFERENCE BETWEEN HIS WORK AND THE WORK OF OTHER TRADES. ANY
CUTTING AND/OR PATCHING, THAT MAY BE REQUIRED FOR THE INSTALLATION OF
THE PLUMBING AND PIPING SYSTEM, SHALL BE DONE AND OR REPAIRED BY THE
PLUMBING AND PIPING CONTRACTOR.

ELECTRICAL :
THE ELECTRICAL CONTRACTOR SHALL OBTAIN ALL PERMITS, PAY ALL FEES,
INCLUDING ALL COSTS ASSESSED BY THE ELECTRIC UTILITY COMPANY, AND
ARRANGE FOR ALL INSPECTIONS FOR HIS WORK.
ALL ELECTRICAL MATERIALS SHALL BE NEW AND BEAR "UL" LABEL OR LISTING. THE
ELECTRICAL CONTRACTOR SHALL VERIFY ELECTRIC AND TELEPHONE UTILITY
COMPANY SERVICE POINTS AND PRIMARY SERVICE CONDUCTS, ROUTING, SIZE,
AND LENGTH WITH UTILITY COMPANY SERVICE PLANNER, BEFORE SUBMITTING A BID
FOR THE ELECTRICAL WORK. ALSO, VERIFY AND INCLUDE UTILITY COMPANY COST IN
THE BID FOR ELECTRICAL WORK. G.F.I.C.- GROUNG FAULT INTERRUPTER CIRCUIT,
SHALL BE INSTALLED IN ALL KITCHENS, BATHROOMS, GARAGES AND OUTDOORS PER
LOCAL AND CITY CODES.

HVAC & SHEET METAL WORK :
ALL AIR HANDLING SYSTEMS SHALL CONFORM TO ALL STATE AND LOCAL BUILDING,
HEALTH AND SANITATION CODES. THE HVAC CONTRACTOR SHALL PRESENT
CERTIFICATES TO THE OWNER THAT ALL APPLICABLE BUILDING PERMITS HAVE BEEN
SECURED BEFORE STARTING ANY NEW WORK, AND PROVIDE TO THE OWNER ALL
REQUIRED CERTIFICATES OF FINAL APPROVAL AT THE COMPLETION OF THE WORK.
ANY CUTTING AND PATCHING, THAT MAY BE REQUIRED FOR THE INSTALLATION OF
THE HVAC SYSTEMS, SHALL BE DONE AND REPAIRED BY THE HVAC CONTRACTOR.
NO CUTTING OF THE STRUCTURAL SYSTEM SHALL BE DONE WITHOUT THE WRITTEN
APPROVAL OF THE ARCHITECT BEING PREVIOUSLY OBTAINED.

ROOFING :
SHINGLES SHALL BE APPLIED OVER #15 SATURATED UNDERLAYMENT AT AREAS OF
GENERAL ROOFING. INSTALL APPROPRIATE EAVE FLASHING UNDERLAYMENT STRIP
TO A POINT 12" MINIMUM INSIDE THE INTERIOR LINE OF THE EXTERIOR WALLS. USE
"ICE GUARD" PER MANUFACTURE SPECIFICATIONS.
THE NUMBER OF UNDERLAYMENT LAYERS AND THE EXPOSURE OF THE SHINGLES
SHALL BE AS INSTRUCTED BY THE MANUFACTURER OF THE SELECTED SHINGLE FOR
THE PROJECTED ROOF PITCH.
INSTALL ALUMINUM DRIP EDGE AT ALL EAVES. INSTALL PREFABRICATED FLASHING
FLANGE AT ALL VENT STACKS. INSTALL METAL FLASHING AS REQUIRED WHERE ROOF
MEETS BRICK WALLS..

ATTIC & SOFFIT VENTING :
STYROFOAM INSULATION BAFFLES SHALL BE INSTALLED BETWEEN EACH TRUSS, TO
ALLOW FOR FREE AIR FLOW FROM THE SOFFIT SYSTEM, THROUGH CONCEALED
ROOF SPACE, TO THE RIDGE VENTING SYSTEM.
SOFFIT AND RIDGE VENTING SYSTEMS SHALL BE INSTALLED PER LOCAL AND CITY
CODES.

SMOKE DETECTORS :
SMOKE DETECTORS SHALL BE INSTALLED IN EACH SLEEPING ROOM, OUTSIDE EACH
SEPARATE SLEEPING AREA IN THE MIDDLE VICINITY OF THE BEDROOMS AND ON
EACH ADDITIONAL STORY OF THE DWELLING, INCLUDING BASEMENTS AND CELLARS
BUT NOT INCLUDING CRAWL SPACES AND UNIHABITABLE ATTICS. ALL DETECTORS
SHALL BE INTERCONNECTED SUCH THAT ACTUATION OF ONE ALARM WILL ACTUATE
ALL THE ALARMS IN THE INDIVIDUAL UNIT AND SHALL PROVIDE AN ALARM WHICH
WILL BE AUDUBLE IN ALL SLEEPING AREAS. ALL DETECTORS SHALL BE UL LISTED AND
SHALL BE INSTALLED IN ACCORDANCE WITH THE MANUFACTURERS PRINTED
INSTRUCTIONS.

GYPSUM BOARD :
GYPSUM BOARD FOR ALL AREAS, UNLESS OTHERWISE NOTED, SHALL BE 1/2"
REGULAR TAPERED EDGE TYPE. JOINTS SHALL BE TAPED AND FINISHED IN
ACCORDANCE WITH THE MANUFACTURES PRINTED INSTRUCTIONS. WALLS
INDICATED FOR A 1-HOUR FIRE RATING SHALL BE CONSTRUCTED OF A MINIMUM 2X4
STUDS WITH 5/8" TYPE X GYPSUM BOARD APPLIED BOTH SIDES, AND FINISHED PER
THE GYPSUM ASSOCIATION (GA) FILE NO. WP3510. CEILINGS INDICATED FOR A
1-HOUR FIRE RATING SHALL BE TWO LAYERS OF 5/8" TYPE X GYPSUM BOARD APPLIED
TO THE FRAMING WITH THE ENTIRE ASSEMBLY CONSTRUCTED AS INDICATED IN
GYPSUM ASSOCIATION (GA) FILE NO. FC5406.

ALUMINUM SOFFIT WITH
CONTINUOUS SOFFIT VENT

MASONRY TIES @24" ON CENTER

EXISTING 17" X 42" DEEP CAST IN PLACE
TRENCH FOOTING ON VIRGIN SOIL OR LEAD
WALL. (TO BE VERIFIED IN IN FIELD).

4
12

1X4 WOOD FRIEZE BOARD

CONTINUOUS ALUMINUM DRIP EDGE

3 3/4" X 5" ALUMINUM GUTTER
1X 8 WOOD FASCIA BOARD

ROOF SHINGLES ON SINGLE LAYER MIN. #15 FELT
UNDERLAY (PLACE ICE AND WATER SHIELD
UNDERLAYMENT FROM BOTTOM EDGE OF ROOF TO
24" PAST INTERIOR WALL) ON 1/2" ROOF SHEATHING
ON PRE-ENGINEERED WOOD TRUSS @ 24" O.C. ON 58"
TYPE "X" DRYWALL.

EXISTING 4" CONCRETE SLAB

3-5/8" BRICK VENEER ON 2" AIR
SPACE ON MOISTURE BARRIER ON
1/2" OSB EXTERIOR SHEATHING ON
2X4 WOOD STUDS @ 16" O.C.  ON 58"
TYPE "X" DRYWALL

2"X4" PRESSURE TREATED SILL PLATE
WITH 1/2" ANCHOR BOLTS @ 6' O.C.
(MIN.TWO BOLTS PER SILL PIECE) ON
SILL GASKET ON 6" FULLY GROUTED CMU
BLOCK WITH #4 20" LONG @ 32" O.C. DOWELS
EPOXY ANCHORED ON EXISTING CONCRETE
FOUNDATION.

       SECTION
SCALE : N.T.S

1
A-2

DOUBLE 2X4 TOP PLATE

THROUGH WALL FLASHING AND WEEP
HOLES @ 24" O.C. ON MOISTURE
BARRIER (WITH MOISTURE BARRIER
LAPPED OVER FLASHING MIN. 4")
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CROSS SECTION FOR DETAILS.

SEE SHEET S2 FOR
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PROP.
BITUMINOUS

        APPROACH
        780 SQ.FT.

67'-11"

 SCOPE OF WORK:
- BUILDING ATTACHED GARAGE NEXT TO THE WEST WALL OF THE EXISTING HOUSE

- REMOVE EXIT APPROACH AND DRIVEWAY ASPHALT AND REPLACE IT WITH NEW BITUMINOUS

          APPLICABLE CODE

- MRC 2015 ( MICHIGAN RESIDENTIAL CODE)
- MRC 2018 ( MICHIGAN RESIDENTIAL CODE)
- MRC 2015 ( MICHIGAN RESIDENTIAL CODE)
- MRC 2015 ( MICHIGAN RESIDENTIAL CODE)
- IFC 2015 ( INTERNATIONAL FIRE CODE)

RESIDENTIAL
PLUMBING

ELECTRICAL
MECHANICAL

FIRE

163 E SQUARE LAKE RD. TROY , MI , 48085

ZONING : R-1B  ONE FAMILY RESIDENTIAL DISTRICT (SEWER)

MINIMUM LOT SIZE :15000 SQ.FT
EXISTING LOT SIZE : 52074 SQ.FT

MINIMUM FLOOR AREA PER UNIT (SQ.FT) : 1400
EXISTING FLOOR AREA PER UNIT (SQ.FT) : 2852 >1400
PROPOSED FLOOR AREA PER UNIT (SQ.FT) :2852  >1400

MAXIMUM % LOT AREA COVERED BY BUILDING 30 % =52074 X 0.30 = 15622 SQ.FT
EXISTING LOT AREA COVERED BY BUILDING  : 2852 SQ.FT <15622 SQ.FT
PROPOSED % LOT AREA COVERED BY BUILDING :2852 +770.65 = 3622.65 SQ.FT
3622.65 SQ.FT <15622 SQ.FT

MINIMUM FRONT SETBACK : 40 FT
EXISTING FRONT SETBACK : 67'-11"

MINIMUM SIDE SETBACK (LEAST ONE) :10 '
EXISTING SIDE SETBACK (LEAST ONE) :10 '

MINIMUM REAR SETBACK : 45 '
EXISTING REAR SETBACK : 400'
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B. 425 AUDLEY COURT, SCOTT GITTLEMAN FOR GITTLEMAN CONSTRUCTION INC.- 
A variance request to allow a proposed home addition to be constructed 22 feet 7 
1/4 inches from the rear property line, where the Zoning Ordinance requires the 
addition to be 25 feet from the rear property line. 

 
ZONING ORDINANCE SECTION: 10.04 E, 5 Cluster Development  
  

 

















MASTER SITE
PLAN FOR 
ENTIRE 
DEVELOPMENT





   

    

 







C. 4061 DREXEL, STEVE ROSSON FOR MARTINO ENTERPRISES - A variance request 
to allow a proposed home addition to be constructed 36.625 feet from the rear 
property line, where the Zoning Ordinance requires the addition to be 45 feet from 
the rear property line. 
 
ZONING ORDINANCE SECTION: 4.06 C, R-1B Zoning 
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D. 6130 SMITHFIELD, STEVE KOSSON FOR MARTINO ENTERPRISES - A variance 
request to allow a proposed home addition to be constructed 37 feet 5 inches from 
the rear property line, where the Zoning Ordinance requires the addition to be 40 feet 
from the rear property line. 
 
ZONING ORDINANCE SECTION: 4.06 C, R-1D Zoning District 
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