VARIANCE REVIEW STANDARDS ZONING ORDINANCE SECTION 15.04 (E) (2)

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)

b)

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.

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.

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

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

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.

Revised 5/6/11



BOARD OF ZONING APPEALS

The Board of Zoning Appeals is a group of seven of your neighbors or peers appointed
by City Council to pass judgment 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 running 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, come up to
the podium and sign in on the sheet provided. 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 table (delay action) the request. In order for the request to pass a
minimum of four votes for approval are needed. If the request is not granted, the
applicant has the right to appeal the Board’s decision to Oakland County Circuit Court.

April 2010



500 W. Big Beaver

ZONING BOARD OF APPEALS Troy, MI 48084

(248) 524-3364

MEETING AGENDA Ty
REGULAR MEETING

David Lambert, Chair, and Allen Kneale, Vice Chair
Michael Bartnik, Glenn Clark, Kenneth Courtney
William Fisher, Thomas Strat
Bruce Bloomingdale and Orestis Kaltsounis (Alternates)

March 20, 2012 7:30 P.M. Council Chamber

1. ROLL CALL

2. APPROVAL OF MINUTES — February 21, 2012

3. APPROVAL OF AGENDA

4. HEARING OF CASES

A. VARIANCE REQUEST, GAIL MORO, MAEDERS WEST GARDEN CENTER
LLC, GPRZ Real Estate LLC, 6530-6550-6566 COOLIDGE HIGHWAY - A
variance in order to expand the existing nonconforming use.

SECTION: 14.03

B. VARIANCE REQUEST, JIM BARDY OF CONTINENTAL SERVICES, 700
STEPHENSON HIGHWAY - A variance to place/construct the following
improvements in the front yard: a trash container, a loading area, and a
maneuvering lane. The Zoning Ordinance does not allow these items in the
front yard.

SECTIONS: 4.18 (D) (2) and 13.03 (B) (3)

5. COMMUNICATIONS

6. MISCELLANEOUS BUSINESS - 1) Board discussion regarding Alternates, 2) City
Attorney discussion regarding Open Meetings Act.

7. PUBLIC COMMENT

8. ADJOURNMENT

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.


mailto:clerk@ci.troy.mi.us�
http://www.troymi.gov/�

ZONING BOARD OF APPEALS MEETING draft

FEBRUARY 21, 2012

Chair Lambert called the Zoning Board of Appeals meeting to order at 7:30 p.m. on February 21,
2012, in the Council Chambers of the Troy City Hall.

1.

ROLL CALL

Present:.

Michael Bartnik
Kenneth Courtney
William Fisher
Allen Kneale
David Lambert
Thomas Strat
Glenn Clark

Also Present:

Bruce Bloomingdale (Alternate)

Orestis Kaltsounis (Alternate)

Paul Evans, Zoning and Compliance Specialist
Allan Motzny, Assistant City Attorney

APPROVAL OF MINUTES - January 17, 2012

Moved by Clark
Seconded by Courtney

RESOLVED, to approve the January 17, 2012 meeting minutes as amended.

Yes: All
MOTION PASSED

APPROVAL OF AGENDA - No changes.

HEARING OF CASES

A. VARIANCE REQUEST, ST. NICHOLAS GREEK ORTHODOX CHURCH,

OPA!FEST, 760 W. WATTLES - In order to conduct an outdoor special event
(Opal!Fest), a variance from the four (4) consecutive day maximum event duration,
including setup and takedown, for any one event. The proposed event is to last for
three (3) days, plus four (4) days devoted to setup and takedown. Because this is

an annual event, applicant requests a multi-year variance.

Moved by Kneale
Seconded by Strat

RESOLVED to grant the variance as requested for a 3 year period.

1



ZONING BOARD OF APPEALS MEETING draft FEBRUARY 21, 2012

Moved by Bartnik
Seconded by Kneale

RESOLVED to amend the motion to grant the variance for a 1 year period.

Yes: Fisher, Kneale, Bartnik, Clark
No: Courtney Lambert, Strat

MOTION APPROVED

Moved by Kneale
Seconded by Strat

RESOLVED to grant the variance for a 1 year period.
Yes: All
MOTION APPROVED

5. COMMUNICATIONS - Chair Lambert acknowledged Board Members’ receipt of
training provided by Oakland County.

6. PUBLIC COMMENT — There was no public comment.

7. MISCELLANEOUS BUSINESS — The Board discussed the role of the newly appointed
Alternates. Items discussed included training, attendance policy, and processes for
calling in absences. It was agreed that City Staff or the City Attorney would provide
information on how other communities address the matter and any preferences. Once
the Board decides on process, their Rules of Procedure should be amended.

Mr. Evans advised the Board that the City Attorney’s Office would provide information
about the Open Meetings Act at the Board’s March meeting. He asked that if Board
members desired additional information about any other relative subject, that they
advise Staff.

8. ADJOURNMENT - The Zoning Board of Appeals meeting ADJOURNED at 8:48 p.m.

Respectfully submitted,

David Lambert, Chair

Paul Evans, Zoning and Compliance Specialist

G:\BZA\Minutes\2012\Draft\2012 02 21 ZBA Minutes draft.doc



4. HEARING OF CASES

A. VARIANCE REQUEST, GAIL MORO, MAEDERS WEST GARDEN
CENTER LLC, GPRZ Real Estate LLC, 6530-6550-6566 COOLIDGE

HIGHWAY — A variance in order to expand the existing nonconforming
use.

SECTION: 14.03
























Attachment #1 — Aerial of property prior to purchase. Note
arbors/pergolas, display stands, pathways, etc.



Attachment #2 — Photo of one of the previous owner’s trucks and skid loader that
was on the property. The photo also depicts the detached greenhouse.
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Attachment #5 — Site Plan



Attachment #6 — Site Plan over Aerial Photo






Attachment #8 — A photo of some of the previous owner’s arbors/pergolas



Attachment #9 — Arbor/Pergola



Attachment #10 — Side Arbor/Pergola
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PRIOR ZONING BOARD MINUTES CLARIFYING
ALLOWED NONCONFORMING USES FOLLOW THIS
PAGE












PAGE3Z - . : ‘ o February 18, 1975

ITEM #5. Renewal Requested, Somerset Propertles, ZHOI 260] W. Big Beaver, for relief of
a masonyy obscuring wall.

Inspector VandenBussche explained that the petitioner is requesting renewal for relief of a
masonry wall required at their property line abutting the residential zoned district to the
east of their complex. The renewal has been granted on a vearly basis since 197) based on the .
Plan Commission's determination that this residential zoned land will be rezoned sometime: in
the future. n 1973 the renewal was granted with the provision that an obscuring wood fence -
be erected on this property line. {in August of 1974 this renewal was tabled because the
requirement for the 6' wood fence was not complied with. Subsequently, this item was tabled

on two additional meetlngs as the petitioner had problems anstalltng hIS fence.

The petitoner was not present.

~Motion by Husk .
Support by LaShmet

MOVED, that the renewal requested at 2#0] 2601 W. Big Beaver, for rel:ef of a masonry obscuring
‘wall, be approved for one year for the fo]low:ng reasons: :

1. The fence requlred in the original variance has now been erected. o
2. It will not be detrimental to the area. - '
3. _There were no objections on file.

- veas: _All - 6
nays: none

"~ absent: -1
ITEM #6. lnterpretation Requested, George Rohl, 6530 50-66 Coolldge, to verlfy the fact that
the existing retail and wholesale nursery use has a8 legal nonconforming status.

_ Inspector VandenBussche explained that the petitioner is requesting an- |nterpretat|on to
verify the fact that the existing retail and wholesale use on his site has a legal nonconforming
status. This item was tabied at our last regular meetlng for one month for further study.

Mr. Rohl was present and stated that the property has been sold and the new owners w:Il not be
changing the 0perat|on of the greenhouse in any way._

Motion by Husk -
Support by Lashmet
MOVED, that testimony having been taken and exhibits having been presented regardlng the
existance of a nonconforming use at 6530-50-66 Coolidge Road, Troy, Michigan, and the petitioner
having requested a determination of such nonconforming use and the extent and nature of such
nonconforming use, it is determined that a nonconforming use does exist at the above address.
“which nonconformlng use is expressly limited and re5tr|cted in the following manner:’

1. Llimited to sale of potted plants and cut and potted flowers to retail and who1esa!e customers
from inside of existing greenhouse building only.

2. No storage or d|5play or sale of. any products is permltted outsnde of the greenhouse
buildings. '

3. HNo signs are permitted indicating ‘that any products are for sale at Tretail on the site, a -
small sign will be permitted indicating the name of the business on the site and the fact that:
the business deals in cut and potted flowers and plants.

4. No landscape type materials are to be grown or "heeled in" in mulch, woodchlps or other
materials on the site..

5. No additional permanent ot temporary greenhouses or other structures are permstted on the site

. which would tend to expand or increase the nonconforming buildings and use in any way.

6. No vehicle.or truck 'in excess of 3/ ton capacity shall be stored cutside of a building omr

' any portion of this site.

7. The temporary greenhouse on the sate is not a nonconforming use and is subJect to annuat
renewal request and is subject to having the renewal denied by :the Board at.any: renawal
hearing.

- 8, The attached sketch submitted by the petttloner is submitted as a representation by -

petitioner of the approximate location of existing buildings and vehicular parking areas .

and the parking area will not be expanded or increased in any way. Barriers of.a permanent

substantial material will be erected to prohibit parklng On grassy areas. :

veas: All - 6
nays: none
" absent: -~ 1.
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4.

HEARING OF CASES

B.

VARIANCE REQUEST, JIM BARDY OF CONTINENTAL SERVICES,
700 STEPHENSON HIGHWAY - A variance to place/construct the
following improvements in the front yard: a trash container, a loading
area, and a maneuvering lane. The Zoning Ordinance does not allow
these items in the front yard.

SECTIONS: 4.18 (D) (2) and 13.03 (B) (3)


















WRITTEN EXPLANATION FOR ZONING APPEAL CONTINENTAL
PROPERTY: 700 STEPHENSON HWY SERVICES 0

February 21 2012

ZONING BOARD OF APPEALS
CITY OF TROY MICHIGAN

Through the development of our design, we have shifted our loading South two bays, reduced the
width of loading from a two wide loading scenerio to a single loading scenerio.

The new location allows trucks to pull into the front yard and back in easily and quickly. The origi-
nal design required the truck to back in from in the front of the building. The new location also
avoids moving the building transformer and distribution panel within the building (a significant
cost savings). It also reduces the time required for trucks to be on the South side of the site (as
they will not be required to back in) but more importantly, it creates a wider buffer between the
main entry into the complex and the loading area.

The only downside is that the trucks are closer to the front of the building. We will have to land-
scape that edge very densely and review with the Owners’ Association.

We hope the board understands that what we initially presented was our design intention and view
this revision as a slight development of the concept based on additional study. We feel this new
development is still within the spirit of the initial concept.

Attached is the letter from the initial application explaining the original hardship desire for the
variance.

Thanks,

Jim Bardy, President

CONTINENTAL
700 STEPHENSON OfrosserTi 2on |y



WRITTEN EXPLANATION FOR ZONING APPEAL CONTINENTAL
PROPERTY: 700 STEPHENSON HWY SERVICES O

January 2012

ZONING BOARD OF APPEALS
CITY OF TROY MICHIGAN

We are appealing to the Board for permission to locate a loading area with a screened self-con-
tained waste receptacle along the West front yard of the property. Please refer to the diagram on
the following page. The property is located within a office park where both side yards and the rear
yard face other buildings within the park. Additionally, the side yard to the North and the rear yard
to the East are not wide enough to accommodate loading without blocking traffic.

Loading is feasible to the side yard setback to the South. The South facade of the building, how-
ever, is the front facade of the building and is the facade patrons will approach the building along
from the lot entrance at the East. The South lot is also in full view of three other buildings located
within the office park.

Loading is currently located on the West side of the site. The operation of Continental Services,
however, occasionally requires truck too large to fit within the building envelope and will, there-
fore, need to be parked outside the building while loading occurs. Continental Services anticipates
the occasional delivery of a 60" trailer truck, a waste removal truck as well as two of their own 25’
trucks. The 60" trailer will make four to six deliveries per week; each delivery taking approximately
twenty minutes. The waste removal truck will be on site once or twice a week for approximately
twenty minutes and the company trucks will be parked on site making deliveries as necessary.

Between Stephenson Highway and the lot is an existing five foot tall berm which acts as a natural
screen to the property. Regardless, we view the entire property as representative of our company’s
image. All waste will be stored in self-contained, sealed receptacles along the building and the
entire property will be maintained in a professional manner.

We understand the City’'s concern in keeping a clean and pleasant appearance. It is also extremely
important to Continental Services to maintain a cleanly appearance as potential clients will be
visiting our offices and a clean appearance is extremely critical to our business. We believe the
West side of the lot is the least visible and the natural location for loading on this property due to
It's omnidirectional frontage. We hope you agree.

Thanks,

Jim Bardy, President

CONTINENTAL
700 STEPHENSON © rosserTi2on g
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of loading area

existing view from
Stephenson
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CONTINENTAL
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ZONING BACK

FORWARD

Article 4

ORDINANCE

D. Supplemental District Standards.

District Regulations

1. Modification to Setback Requirements. No building shall be located closer than
fifty (50) feet from the boundary of any single-family residential district.

Authority and
Administration

purposes.

2. The front yard shall remain as open space, unoccupied and unobstructed from
the ground upward except for landscaping, plant materials, or vehicle access
drives. Off-street parking spaces, aisles, loading areas, and maneuvering lanes
shall not be located in such yards. All yards abutting upon a public street
or freeway shall be considered as front yards for setback and open space

Development
Regulations

4. Pedestrian Access / Entrance.

Processes and
Procedures

Supplemental Design

Regulations

Appeals, Amendment

Nonconformity,

5. Off-Street Parking Location.

a. Parking shall not be located in the front yard.

3. Facade Variation. The maximum linear length of an uninterrupted building
facade facing public streets and/or parks shall be thirty (30) feet. Facade
articulation or architectural design variations for building walls facing the street
are required to ensure that the building is not monotonous in appearance.
Building wall offsets (projections and recesses); cornices, varying building
materials or pilasters shall be used to break up the mass of a single building.

a. Primary Entrance. The primary building entrance shall be clearly identifiable
and useable and located facing the right-of-way.

b. Pedestrian Connection. A pedestrian connection shall provide a clear,
obvious, publicly-accessible connection between the primary street upon
which the building fronts and the building. The pedestrian connection shall
comply with the following:

i. Fully paved and maintained surface not less than five (5) feet in width.

ii. Unit pavers or concrete distinct from the surrounding parking and drive
lane surface.

ii. Located either within a raised median or between wheel stops to protect
pedestrians from vehicle overhangs where parking is adjacent.

b. No more than fifty (50) percent of the total site’s linear feet along the front
building line shall be occupied by parking lot.

Table of Contents

Zoning Map

Definitions

Figures & Maps
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280 i Cltyo
L TrO Article 13
ZONING y BACK FORWARD Site Design Standards
ORDINANCE
I .5 SECTION 13.03 TRASH CONTAINERS
S5
%‘ *Z A. Where Required. The standards set forth in this Section shall apply to all uses that
9 = have refuse disposal service by collective trash container. This does not include
E:’ E(Ej curbside pickup for single-family residential uses.
B. Standards.
1. Containers used to dispose of frash, grease, recyclables, and similar materials shall
be screened on all sides with a wall, and gate at least as high as the container,
€ but no less than six (6) feet in height, and shall be constructed of durable material
“é - and construction which is compatible with the architectural materials used in the
a2 site development.
o0
0D
> g 2. Containers shall be consolidated to minimize the number of collection sites,
0 located in close proximity to the building they serve, and easily accessed by
. refuse vehicles without potential damage to parked vehicles.
3. Containers and enclosures shall be located in a side or rear yard and screened
from public view whenever possible.
©
C
° 3 4. Containers and enclosures shall be situated so that they do not cause excessive
0 % nuisance or offense to occupants of nearby buildings.
O O
5 5 5. Concrete pads and aprons of appropriate size and construction shall be
a o provided.
5
@ SECTION 13.04 EQUIPMENT SCREENING
e
O A. Where Required. The standards set forth in this Section shall apply to all uses for
= - which mechanical equipment is placed upon a roof of any building or on the
£ ground outside of the building. Mechanical equipment includes, but is not limited to:
%% generators, heating, ventilation and air conditioning units.
QO
a Y B. Screening Requirements. All equipment shall be screened as follows:
E!l 1. Rooftop screening.
0
_ % a. Rooftop equipment shall be screened with architectural materials matching or
=5 harmonious with the building.
SIS
qg f b. Screens provided to obscure mechanical equipment shall be an opaque
o) ;C; barrier at least as high as the equipment being screened.
e a
o Q
Z <
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700 STEPHENSON TROY, MI ZONING APPEAL MARCH "12
ROBBINS EXECUTIVE PARK WEST ASSOCIATION

CONTINENTAL
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ZONED: RC RESEARCH CENTER

02 CONTINENTAL ©|/ROSSETTI 2012"
700 STEPHENSON MARCH 2012 SITE EXISTING
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PROPOSED TOTAL HARDSCAPE IN FRONT YARD: 16,775 SQFT.
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00 STEPHENSON MARCH 2012 SITE (FRONT YARD) PROPOSED

D) ) p= == ======TOTAL AREA OF FRONT YARD:WITHIN R.O.W.(NOT INCLUDING ROBBINS EXEC DRIVE): 35,210 SQFT.
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CONTINENTAL DELIVERY TRUCKS

TRUCK LENGTH: 25’
TOTAL TIME ON SITE: TWO TRUCKS STORED ON SITE

SUPPLY TRUCKS

TRAILER AND CAB LENGTH: 45’ (60 SHOWN)

TOTAL TIME ON SITE: 1 TO 3 HOURS PER WEEK
4-6 DELIVERIES PER WEEK | 20 MINUTES PER DELIVERY

Oé CONTINENTAL ©|rRoSSETTI 2012 I}
700 STEPHENSON MARCH 2012 TRUCKS



EXITING SOUTH ENTRY

07 CONTINENTAL ©|/ROSSETTI 2012"
700 STEPHENSON MARCH 2012 EXTERIOR EXISTING



ENTRY AT SOUTH TO BE RENOVATED

08 CONTINENTAL ©|/ROSSETTI 2012"
700 STEPHENSON MARCH 2012 EXTERIOR PROPOSED ENTRY CONCEPT



ZONING BOARD OF APPEALS MEETING

JANUARY 17, 2012

Chair Lambert called the Zoning Board of Appeals meeting to order at 7:30 p.m. on January 17,
2012, in the Council Board Room of the Troy City Hall.

1.

ROLL CALL

Present:.

Kenneth Courtney

William Fisher

Allen Kneale (arrived at 7:36 pm)
David Lambert

Thomas Strat

Glenn Clark

Absent
Michael Bartnik

Also Present:
Paul Evans, Zoning and Compliance Specialist
Susan Lancaster, Assistant City Attorney

APPROVAL OF MINUTES — November 15, 2011

Moved by Courtney
Seconded by Fisher

RESOLVED, to approve the November 15, 2011 meeting minutes.

Yes: All present
Absent: Bartnik, Kneale

MOTION PASSED

APPROVAL OF AGENDA - No changes

HEARING OF CASES

A. VARIANCE REQUEST, JIM BARDY OF CONTINENTAL SERVICES, 700

STEPHENSON HIGHWAY - In order to place/construct

the following

improvements in the front yard: a trash container, a loading area and a
maneuvering lane. The Zoning Ordinance does not allow these items in the front

yard.

Moved by Courtney
Seconded by Kneale

RESOLVED to grant the variance as requested with the following conditions:



ZONING BOARD OF APPEALS MEETING JANUARY 17, 2012

e That the existing berm be extended north and west as depicted on the
attached drawing

e That the new berm height and massing match that of the existing berm

e That the new berm be undulating

e That the new berm not be required where it will interfere with existing
screening trees

e That additional screening vegetation be installed in the front yard and on the
berm

e That the aforementioned vegetation species, height, and placement
effectively screen the view of the trucks located in the front yard from
Stephenson Highway

e That the vegetation provides year round screening.

e That the greenscape created would exceed the amount lost.
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Yes: All present
Absent:  Bartnik

MOTION APPROVED

5. COMMUNICATIONS - Chair Lambert acknowledged Board Members’ receipt of the
most recent edition of the Michigan Association of Planning magazine.

6. PUBLIC COMMENT — There was no public comment.

7. MISCELLANEOUS BUSINESS — The Board discussed the need for City Council to
appoint two Alternates as specified in the Zoning Ordinance. There was Board
consensus on methods to increase citizen awareness of this volunteer opportunity
which included Board member and staff referrals, City press release and the Troy
Today newsletter. Interested citizens would be directed to fill out an application at the
City Clerks’ Office.

8. ADJOURNMENT — The Zoning Board of Appeals meeting ADJOURNED at 8:45 p.m.

Respectfully submitted,

David Lambert, Chair

Paul Evans, Zoning and Compliance Specialist
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From: Joseph C. Richert

To: Planning
Subject: 700 Stephenson ZBA meeting March 20, 2012
Date: Wednesday, March 07, 2012 10:18:36 AM

Dear Planning Department,

We approved of this project and welcome Mr. Bardy and Continental Services to the park.
Thank you for the opportunity to comment on this.

Sincerely,

Joe Richert

Special Tree Neuro Skills Center

600 Stephenson

JOE RICHERT | PRESIDENT&CEO
joerichert@specialtree.com | 734-893-1015

Please support the Brain Injury Association of America | www.biausa.org
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