
8350 Main Street    Whitmore Lake, MI 48189   Phone: 734.449.5000   Fax: 734.449.0123   Website: www.twp.northfield.mi.us 

NORTHFIELD TOWNSHIP 
ZONING BOARD OF APPEALS 

July 15, 2019 7:00 p.m. 
Second Floor, Public Safety Building 

8350 Main Street, Whitmore Lake, MI 48189 
AGENDA 

1.  CALL TO ORDER 

2. PLEDGE OF ALLEGIANCE 

3. ROLL CALL 

4. ADOPT AGENDA 

5. CORRESPONDENCE 

6. PUBLIC HEARINGS:   
A. Case #JZBA190007 – Thomas Hahn, 212 Glenmoor Dr., Whitmore Lake, MI 48189 is requesting a 

variance from Article XXIV, Supplementary District Regulations, Section 36-715 (d) (1) Fence 

Regulations.  The Ordinance allows fences of ornamental design and a maximum height of 3 feet in 

residential districts, in a required front yard setback or required side yard adjoining a public or private 

street. The applicant is seeking a variance for a 6-foot tall existing privacy fence along the front yard on 

Main Street. The parcel number is B-02-17-262-012 and zoned SR-2 Single Family Residential District.  

B. Case #JZBA190006- Whitmore Lake Climate Storage, LLC, 6684 Whitmore Lake, MI 48189 is requesting 

a variance from Article XXIV, Supplementary Regulations and Standards, Section 36-736 (7) – Exterior 

Material and from Article XXV, Off Street Parking Loading and Unloading Requirements, Section 36-764 

(24) – Mini-Warehousing, The applicant is seeking a variance to allow for partial use of masonry and 

provide less than the required number of parking spaces. The parcel number is B-02-20-300-018 and 

zoned LI-Limited Industrial and within the WLNT-Whitmore Lake/North Territorial Overlay District.   

7. OLD BUSINESS 

8. NEW BUSINESS: 
A. Case #JZBA190007 – Thomas Hahn, 212 Glenmoor Dr., Whitmore Lake, MI 48189 is requesting a 

variance from Article XXIV, Supplementary District Regulations, Section 36-715 (d) (1) Fence 

Regulations. The Ordinance allows fences of ornamental design and a maximum height of 3 feet in 

residential districts, in a required front yard setback or required side yard adjoining a public or private 

street. The applicant is seeking a variance for a 6-foot tall existing privacy fence along the front yard on 

Main Street. The parcel number is B-02-17-262-012 and zoned SR-2 Single Family Residential District. 

B. Case #JZBA190006- Whitmore Lake Climate Storage, LLC, 6684 Whitmore Lake, MI 48189 is requesting 

a variance from Article XXIV, Supplementary Regulations and Standards, Section 36-736 (7) – Exterior 

Material and from Article XXV, Off Street Parking Loading and Unloading Requirements, Section 36-764 

(24) – Mini-Warehousing, The applicant is seeking a variance to allow for partial use of masonry and 

provide less than the required number of parking spaces. The parcel number is B-02-20-300-018 and 

zoned LI-Limited Industrial and within the WLNT-Whitmore Lake/North Territorial Overlay District.   

 
9. APPROVAL OF MINUTES:  June 17, 2019 

 
10. CALL TO THE PUBLIC 

11. ZBA MEMBER COMMENTS 

12. ANNOUNCEMENT OF NEXT MEETING:  Aug 19, 2019 

13. ADJOURNMENT 

This notice is posted in compliance with PA 267 if 1976 as amended (Open Meetings Act) MCLA41.72A (2) (3) and the Americans with Disabilities 
Act (ADA).  Individuals with disabilities requiring auxiliary aids or services should contact the Northfield Township Offices at (734) 449-5000, seven 
days in advance. 



NORTHFIELD TOWNSHIP ZONING BOARD OF APPEALS 

NOTICE OF PUBLIC HEARING 

 

The Northfield Township Zoning Board of Appeals will hold a public hearing for a variance request from 
Thomas Hahn, 212 Glenmoor Drive, Whitmore Lake, MI 48189. The applicant has constructed a new 6’ 
privacy fence to enclose the rear and side yards. The site is a corner lot located on the southeast corner of 
Main Street and Glenmoor Drive intersection and has two front yards.  The parcel is zoned SR-2 Single 
Family Residential district and has a parcel number B-02-17-262-012. The proposal will require the 
following variance from the Zoning Ordinance: 
 

1. Article XXIV. Supplementary District Regulations, Section 36-715. Fence Regulations, sub-section 

(d) (1) (a) fences in residential districts, allows for only ornamental fences not to exceed 3 feet in 

height in a required front yard or required side yard adjoining a public or private street. The applicant 

is seeking a variance for a 6 foot tall privacy fence along the front yard on Main Street. 

The public hearing will be held on Monday, July 15th, 2019 at 7:00 p.m. on the second floor for the 

Northfield Township Public Safety Building, 8350 Main Street, Whitmore Lake, MI 48189. The application 

is on file at the Northfield Township Building/Zoning Department, 8350 Main Street, Whitmore Lake, MI 

48189, and may be reviewed Monday through Friday, 8:00 a.m. to 4:30 p.m. Written comments may be 

submitted to the Building/Zoning Department at the Township Hall (8350 Main St.) before 12:00 p.m. on 

the day of the meeting.  

This notice is in compliance with PA 267 of 1976 as amended (Open Meetings Act) MCLA 41.7, 2A (2) (3) 

and the Americans with Disabilities Act (ADA). Individuals with disabilities requiring auxiliary aids or services 

should contact the Northfield Township Offices at 734-449-2880, seven days in advance.  

Kathy Manley – Northfield Township Clerk 

Publish: Sunday, June 30, 2019 
Newspaper: Ann Arbor News 

 

 































 

 
June 28, 2019 
 
Zoning Board of Appeals 
Northfield Township 
8350 Main Street 
Whitmore Lake, MI 48189-0576 
 
Subject: Thomas Hahn/220 Glenmoor Drive; Variance Review #1 (Application and materials 

dated 5/31/19). 
 
Dear ZBA Members: 
 
We have reviewed the above referenced variance application submitted by Thomas Hahn for approval of 
an existing privacy fence placed on an existing single family residential parcel. The parcel is a corner lot 
with frontage onto Glenmoor Drive to the north and Main Street to the west, and is zoned SR-2 (Single 
Family Residential) District.  
 
VARIANCES 
 
The proposal will require the following variance from the Zoning Ordinance:  
 

1. Article XXIV. Supplementary District Regulations, Section 36-715. Fence Regulations, sub-

section (d) (1) (a) fences in residential districts, allows for only ornamental fences not to exceed 3 

feet in height in a required front yard or required side yard adjoining a public or private street. The 

applicant is seeking a variance for a 6 foot tall privacy fence along the front yard on Main Street. 

 

This is an AFTER-THE-FACT request for approval and was brought to the Township’s attention 

through the issuance of a code violation notice for installation of a fence with no approval. 

COMMENTS 
 
Per Section 36-943 (d) of the Northfield Township Zoning Ordinance, the Board must, prior to acting on a 
proposed variance, consider and make findings regarding several factors, listed in bold type below.  A 
variance shall not be granted by the ZBA unless all the following conditions are met:   
 
(1) Strict compliance with restrictions governing area, setback, frontage, height, lot coverage, 

density or other non-use matters will unreasonably prevent the owner from using the 
property for a permitted purpose or will render conformity with those restrictions 
unnecessarily burdensome.  The applicant has installed a 6’ tall wood privacy fence to enclose his 
backyard.  The site is located on the southeast corner of Main Street and Glenmoor Drive 
intersection and is a corner lot.  The fence is placed along the east and south property lines, and 
within the required front yard of 30’ from Main Street.     

 
Per Section 36-29, a corner lot is defined as “a lot of which at least two adjacent sides abut for their 
full length upon a street.”  Further, a front yard is defined as “an open space extending the full width 
of the lot, the depth of which is the minimum horizontal distance between the front lot line and the 
nearest line of the principal building. Unless otherwise specified, on corner lots there shall be 
maintained a front yard along each street frontage”.   Based on these definitions, the lot has two 
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front yards.  Therefore, the fence placed within the front yard off Main Street is allowed to have a 
maximum height of only 3 feet.    
 
The applicant’s justification in requesting the variance is to have an enclosed yard with fencing 
suitable to contain their pet dog and provide privacy from abutting Main Street and US-23.  The 
fence would also help them keep trash from blowing into their backyard.  The subject site is located 
along a curve on Main Street, so the fence line is not parallel to the street right -of-way and is a lot 
closer at the south end than the north end.  The grade of the property also slopes significantly from 
the north end of the fence to the south.  As a result a 3’ tall fence will likely provide no screening at 
all from Main Street for the deck area located just behind the fence.  In addition a 3’ high fence 
would not be adequate to contain a larger dog.  
 
Compliance with the Ordinance standards would require the fence to be reduced in height, which 
would essentially prevent the applicant from have any privately enclosed yard space, or would 
require the fence to be completely moved back and relocated at the 30 foot line which would place 
it at an awkward diagonal in the backyard.  We acknowledge that for most single family dwellings, 
the expectation is to have as enclosed rear yard space for privacy and enjoyment.  Both options 
can be considered as being unnecessarily burdensome.  

 
(2) The variance will provide substantial justice to the applicant, as well as other property owners 

in the district.  Approval of the variance will provide substantial justice to the applicant by allowing 
them to have an enclosed yard space for their privacy and pet, and is not adverse to the interests of 
other property owners in the neighborhood.  The subject site is a corner lot located on a curve and 
with several mature trees in the foreground, the fence does not appear to encroach upon lines of 
sight along Main Street or create a wall effect.  The proposed fence is not likely to impact any health, 
safety or quality of life issues.  

 
(3) The variance requested is the minimum variance needed to provide substantial relief to the 

applicant and/or be consistent with justice to other property owners.  The variance requested is 
to allow the applicant to raise the height of the fence from 3’ to 6’ and install a privacy fence instead of 
a more ornamental design.  The 6’ height proposed is a standard height for privacy fences enclosing 
yard spaces.   We have reviewed and approved several 6’ fences in single family residential districts.    

 
(4) The need for the variance is due to unique circumstances that are peculiar to the land, 

structure or building involved and not generally applicable in the area or to other properties in 
the same zoning district.  The subject site is challenged by having frontage along 2 streets, and 
limited area to provide an enclosed yard space.   This is however, not a unique feature and is 
common to other corner lots too.       

 
(5) The problem and resulting need for the variance has been created by strict compliance with 

the  Zoning Ordinance, and not by the applicant or applicant’s predecessors; it is not self-
created.  The problem necessitating the variance is to some extent self-created by the applicant 
installing a fence with no approval.  Some of the challenge arises from the parcels double frontage 
and grade change.  

 

(6) The variance will be in harmony with the spirit and intent of this ordinance, will not be 
injurious to the neighborhood, or otherwise detrimental to the public health, safety and 
welfare.  The proposed variance is not likely to have any adverse impact on the neighborhood or on 
public health, safety and welfare.    
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RECOMMENDATION AND FINDINGS 

Based on the findings below, and subject to any additional information presented and discussed by the 
applicant, Board, and/or the public during the public hearing and incorporated into the record prior to any 
findings being made, we recommend that the Zoning Board of Appeals approve the requested variance 
for the property located at 212 Glenmoor Drive, subject to the following findings of fact: 
 
1. Compliance with ordinance standards would prevent the creation of any privately enclosed yard 

space. 
 

2. The subject parcel is located along a curve on Main Street which would allow for an awkwardly 
angled fence along that side. 
 

3. The variance will provide substantial justice to the applicant and is not adverse to the interests of 
other property owners. 

 
4. The variance requested is the minimum requested for residential privacy fences.   

 
5. While not unique, smaller sized corner lots do present a challenge for placement of fences to enclose 

yard space. 
 
6. The variance will have no detrimental impact on public health, safety or welfare. 

 
7. The need for the variance is partly self-created. 

 
Respectfully submitted, 
 
McKENNA  
 
 
 
 
 
 
Vidya Krishnan 
Principal Planner 
 
cc: Township Manager:   Steven Ayness, Northfield Twp., 8350 Main St., Whitmore Lake, MI 48189 

 Assessing/Building Asst.  Mary Bird, Northfield Twp., 8350 Main St., Whitmore Lake, MI 48189 
 Applicant:  Thomas Hahn, 212 Glenmoor Drive, Whitmore Lake, MI 
 

 
 
 

 

 









NORTHFIELD TOWNSHIP ZONING BOARD OF APPEALS 

NOTICE OF PUBLIC HEARING 

 

The Northfield Township Zoning Board of Appeals will hold a public hearing for a variance request from 

Jeffery Evans of Absolute Self-Storage, located at 6684 Whitmore Lake Road, Whitmore Lake, MI 48189. 

The applicant is proposing to construct two (2) 40’ x 160’ self-storage buildings, a 42’ x 180’ covered RV 

and bus parking structure and a 6,000 square foot warehouse addition in 3 phases, respectively. The parcel 

is zoned LI (Limited Industrial) district and has a parcel number B-02-20-300-018. The applicant is 

requesting the following variance from the Zoning Ordinance: 

1. Article XXIV. Supplementary Regulations and Standards, Section 36-736. Mini-Warehousing, Sub-

section (7): 

Exterior Material - Exterior wall of all storage units masonry construction required 

   - Partial masonry exterior proposed 

   - Variance to allow for partial use of masonry  

 

2. Article XXV. Off-Street Parking Loading and Unloading Requirements, Section 36-764. Schedule 

of Off-Street parking requirements; sub-section (24) Mini-Warehouses: 

Parking   -     69 parking spaces required 
- 42 parking spaces proposed 
- 27 spaces variance requested 

 
The public hearing will be held on Monday, July 15th, 2019 at 7:00 p.m. on the second floor for the 

Northfield Township Public Safety Building, 8350 Main Street, Whitmore Lake, MI 48189. The application 

is on file at the Northfield Township Building/Zoning Department, 8350 Main Street, Whitmore Lake, MI 

48189, and may be reviewed Monday through Friday, 8:00 a.m. to 4:30 p.m. Written comments may be 

submitted to the Building/Zoning Department at the Township Hall (8350 Main St.) before 12:00 p.m. on 

the day of the meeting.  

This notice is in compliance with PA 267 of 1976 as amended (Open Meetings Act) MCLA 41.7, 2A (2) (3) 

and the Americans with Disabilities Act (ADA). Individuals with disabilities requiring auxiliary aids or services 

should contact the Northfield Township Offices at 734-449-2880, seven days in advance.  

Kathy Manley– Northfield Township Clerk 

 

Publish: Sunday, June 30, 2019 
Newspaper: Ann Arbor News 

 
 

 







































 

June 28, 2019 

 

Zoning Board of Appeals 

Northfield Township 

8350 Main Street 

Whitmore Lake, MI 48189-0576 

 

Subject: Absolute Self-Storage/6684 Whitmore Lake Road; Variance Review #1 (Application and 

materials dated received by Township on 5/29/19). 

 

Dear ZBA Members: 

 

We have reviewed the above referenced variance application submitted by Jeffery Evans of Absolute Self 

Storage to construct two (2) 40’ x 160’ self-storage buildings, a 42’ x 180’ covered RV and bus parking structure 

and a 6,000 square foot warehouse addition in 3 phases, respectively.  

 

The subject site is zoned Limited Industrial (LI), which does not permit mini-warehouses or mini-storage facilities 

as either permitted or conditional uses.  However, the site is also located within the Whitmore Lake/North 

Territorial (WLNT) Overlay district based around the intersection of US-23, Whitmore Lake Road, and North 

Territorial Road.  The WLNT Overlay district permits mini-warehousing as a conditional use. 

 

VARIANCES 

The proposal will require the following variances from the Zoning Ordinance: 

 

1. Article XXIV. Supplementary Regulations and Standards, Section 36-736. Mini-Warehousing, Sub-section 

(7): 

Exterior Material - Exterior wall of all storage units masonry construction required 

   - Partial masonry exterior proposed 

   - Variance to allow for partial use of masonry  

 

2. Article XXV. Off-Street Parking Loading and Unloading Requirements, Section 36-764. Schedule of Off-

Street parking requirements; sub-section (24) Mini-Warehouses: 

Parking   -     69 parking spaces required 
- 42 parking spaces proposed 
- 27 spaces variance requested 
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COMMENTS 

Per Section 36-943 (d) of the Northfield Township Zoning Ordinance, the Board must, prior to acting on a 

proposed variance, consider and make findings regarding several factors, listed in bold type below.  A variance 

shall not be granted by the ZBA unless the following conditions are met:   

 

1. Strict compliance with restrictions governing area, setback, frontage, height, lot coverage, density or 

other non-use matters will unreasonably prevent the owner from using the property for a permitted 

purpose or will render conformity with those restrictions unnecessarily burdensome.   

 Masonry.  The ordinance requires the buildings to be constructed entirely of masonry.  The applicant 

proposes to include masonry for a height of 4’ from the grade for the entire east and west facades of the 

building and wrap the masonry around the north and south sides of the 2 building to a distance of 5 feet.  The 

remaining portions of the building are to be constructed of standing seam metal.  Similarly the warehouse 

storage building is to be constructed of masonry to a height of 4’, and wrapped around to the sides.  The 

applicant is requesting relief from constructing a full masonry structure due to the high cost of materials which 

would make the project unfeasible.  While the cost materials is not reason enough to grant a variance, the 

applicant’s proposal is not unreasonable.  The proposed storage buildings are concealed from direct view of 

Whitmore Lake Road by existing steel mini storage buildings along the site’s frontage.  The ends of the 

buildings will be visible only to northbound traffic.  The warehouse building is located at the back of the 

property, over 280 feet from US-23 right-of-way and is on a curve and would be visible only at an angle.  The 

inclusion of masonry definitely provides an upgrade to the structures; however, a mix of masonry and metal 

ties the proposed buildings in better with the existing all steel buildings on the site.  In addition to screening 

and other landscaping requirements to be reviewed by the Planning Commission, the proposed buildings with 

limited masonry will not detract from the intent of the ordinance.  

 Parking.  For the site with 207 storage units and 17,975 square feet of warehouse/storage space, parking 

requirement is 69 spaces.  The site plan proposes a total of 42 spaces.  The applicant is seeking a deviation 

from the parking requirement because the parking would be excessive and never used.  While the applicant 

has not provided any data, we reviewed parking standards for self-storage and warehouse facilities in other 

communities.  A comparison of facilities with 64,000 square feet to 125,000 square feet of storage space, had 

parking spaces in the range of 4 – 8 spaces.  Communities such as Troy, Royal Oak and Rochester Hills 

where such facilities have recently been constructed, required a parking of only 1 space/50 to 100 units, 

compared to Northfield Ordinance requiring 1 space for every 25 units.  In our research, we found that these 

facilities typically receive off and on customer traffic and never an influx of several vehicles at one time.  The 

proposed 42 spaces are more than adequate to serve the site’s needs. We would recommend that the 

number of spaces proposed still be reviewed by the Planning Commission at the time of site plan approval for 

adequate circulation and dimensions.  While compliance with the Ordinance standard would merely requiring 

striping additional pavement area, the additional spaces would be non-functional and likely interfere with 

future storage areas (will need additional approval at such time).     

 

2. The variance will provide substantial justice to the applicant, as well as other property owners in the 

district.  Approval of the variance will provide substantial justice to the applicant by allowing him to construct 

the buildings and improve the business on the site, and is not likely to be adverse to the interest of the other 

property owners.  The applicant started the process of site plan approval in early 2017 and has been moving 

through the process slowly.  We have worked with the applicant to encourage investment in the property and 

improving site conditions while still operating a profitable business.  The proposal will still require site plan and 

special land use approval, which the applicant has already initiated.  The variances to reduce parking and 

include partial masonry on the building are not likely to have any detrimental impact to the district.  We are 

hopeful the applicant’s investment in improving the property would encourage other sites in the corridor to do 

the same.    
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3. The variance requested is the minimum variance needed to provide substantial relief to the applicant 

and/or be consistent with justice to other property owners.  The variance requested from provision of full 

masonry is a reasonable request.  The applicant is proposing to add some masonry to provide some visual 

appeal to the buildings and also create a material contrast with the standing seam metal panels.  The 

variance requested from the parking count is reasonable too.  The 42 spaces proposed exceeds what is 

typically required for similar uses in other communities.  During the site plan and conditional and use review 

process, any potential adverse impacts resulting from these deviations, can be addressed through site 

design.        

 

4. The need for the variance is due to unique circumstances that are peculiar to the land, structure or 

building involved and not generally applicable in the area or to other properties in the same zoning 

district.  There are no unique circumstances that are peculiar to the land.  The subject site is an existing light 

industrial/commercial type use.  To our knowledge the self-storage facility is the only use of its kind within the 

Township; therefore, the challenge faced by parking standards for self-storage facilities and material 

requirement for mini-warehouses is unique to the use and not to be found in other properties in the same 

zoning district.        

 

5. The problem and resulting need for the variance has been created by strict compliance with the 

Zoning Ordinance, and not by the applicant or applicant’s predecessors; it is not self-created.  The 

need for variances is self-created.  The applicant is requesting variances from absolute requirements of the 

Ordinance.  Since the zoning ordinance is not written to give the Planning Commission flexibility in deciding 

these matters, the applicant has to seek variances from the Zoning Board of Appeals.   While the applicant 

can possibly comply with the Ordinance standards, the believe the Ordinance standards with regard to these 

specific requirements may not be in keeping with the required standards for such uses in general.          

 

6. The variance will be in harmony with the spirit and intent of this ordinance, will not be injurious to the 

neighborhood, or otherwise detrimental to the public health, safety and welfare.  The proposed 

variances are not likely to have any adverse impact on the neighborhood or on public health, safety and 

welfare.  The intent of zoning and land use planning is to provide for the orderly development and use of land.   

Applying for and obtaining site plan and conditional land use approval will ensure that the site is laid out and 

operated in a  safe and functional manner consistent with the Zoning and Building Code regulations.     

 

RECOMMENDATION AND FINDINGS 

Based on the findings below, and subject to any additional information presented and discussed by the applicant, 

Board, and/or the public during the public hearing and incorporated into the record prior to any findings being 

made, we recommend that the Zoning Board of Appeals approve the requested variance for Absolute Self-

Storage located at 6684 Whitmore Lake Road: 

 

1. Compliance with ordinance standards would be unnecessarily burdensome. 

 

2. The proposed buildings have limited visibility from abutting rights-of-way and the partial masonry architecture 

proposed is in keeping with the intent of the Ordinance for quality materials. 

 

3. The proposed masonry and metal building blends better with the existing all metal buildings on the site. 

 

4. The proposed parking is more than adequate to serve the needs of the site when compared to similar facilities 

in other communities. 
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5. The variances requested are reasonable. 

 

6. The subject site is the only self-storage facility of its kind in the Township and therefore unique with regard to 

the specific requirements. 

 

7. The variances will have no detrimental impact on public health, safety or welfare. 

 

8. The variance requested is not adverse to the spirit and intent of the ordinance. 

 

9. Subsequent to ZBA action, the applicant will still have to seek site plan and conditional land use approval 

from the planning Commission and Board of Trustees.  Any improvements to mitigate potential adverse 

impacts can be reviewed/required with those approvals.  

 

Respectfully submitted, 

 

McKENNA 

 

 

 

 

 

Vidya Krishnan 

Principal Planner 

 

 

cc: Township Manager:    Steven Aynes, Northfield Twp., 8350 Main St., Whitmore Lake, MI 48189 

 Assessing/Building Asst.  Mary Bird, Northfield Twp., 8350 Main St., Whitmore Lake, MI 48189 

 Applicant:   Jeffery Evans, via e-mail: jeff@absolutestoragemi.com 

 Owner:    George Kelsey, via e-mail: gkelseylaw@kelseylaw.com 
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NORTHFIELD TOWNSHIP 

ZONING BOARD OF APPEALS 

Minutes of Regular Meeting 

June 17, 2019 

 

 

1. CALL TO ORDER 

The meeting was called to order by chair Kenneth 
Dignan at 7:06 P.M. at 8350 Main Street. 

2. PLEDGE OF ALLEGIANCE 

3. ROLL CALL 

AND DETERMINATION OF QUORUM 

Brad Cousino Present 
Kenneth Dignan Present 
Scott Gustafson Present 
Greg Kolecki Present 
Jacki Otto Present 
Alternate: James Balsillie Presence not required 
 
Also present: 
Building/Planning/Zoning Coordinator Mary Bird 
Planning Consultant Vidya Krishnan 
Member of the public 
 

4. ADOPT AGENDA 

 Motion:  Dignan moved, Otto supported, that the 
agenda be adopted as presented.  
Motion carried 5—0 on a voice vote. 

5. CORRESPONDENCE 

None. 

6. PUBLIC HEARINGS 

6A. Case #JZBA190004; Mark Zielinski; 

Location: 9411 Main Street;  

Request for determination under Article XIX 

Non-Conformities, Section 36-902(6), to allow 

addition onto existing non-conforming single-

family dwelling; Parcel 02-05-328-020; 

zoned WLD-D Whitmore Lake District--Downtown. 

 

 Motion: Dignan moved, Otto supported, that the 
public hearing be opened.  
Motion carried 5⎯0 on a voice vote. 

Dignan called for comments from the public. There 
were none. 

 

 Motion: Dignan moved, Otto supported, that the 
public hearing be closed.  

Motion carried 5⎯0 on a voice vote. 

6B. Case #JZBA190005; Hardscape Solutions, LLC; 

Location: 1301 W. North Territorial Road;  

Request for variances from Article VI, Section 36-157:  

• subsection (16)(a)(1) for a 4.09 acre lot area 

variance, and 

• subsection (16)(a)(2) for a 21.66 foot lot width 

variance, 

to allow operation of a landscape supply .center; 

Parcel 02-19-300-012; zoned AR—Agriculture 

 

 Motion: Dignan moved, Otto supported, that the 
public hearing be opened.  

Motion carried 5⎯0 on a voice vote. 

Dignan called for comments from the public. There 
were none. 

 Motion: Dignan moved, Otto supported, that the 
public hearing be closed.  
Motion carried 5⎯0 on a voice vote. 

7. OLD BUSINESS 

None. 

8. NEW BUSINESS 

8A. Case #JZBA190004; Mark Zielinski; 

Location: 9411 Main Street;  

Request for determination under Article XIX 

Non-Conformities, Section 36-902(6), to allow 

addition onto existing non-conforming single-

family dwelling; Parcel 02-05-328-020; 

zoned WLD-D Whitmore Lake District--Downtown. 

 

Mark Zielinski, applicant, stated he had nothing to add 
to the information provided in the packet, and that he 
just wants to proceed with getting the work completed. 

At Dignan’s request Zoning Administrator Vidya 
Krishnan read the McKenna review letter dated June 9, 
2019, including the findings of fact. Krishnan clarified 
that a new text amendment was adopted to allow for 
residential uses in the lower level of buildings in the 
WLD-D district as a conditional use. She explained, 
however, that the amendment was not in place at the 
time the applicant originally submitted his request; 
therefore, the application was processed as presented.  
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Krishnan noted the option of a conditional use 
approval is always available to the applicant; however, 
that would be too burdensome at this point. She said 
the proposed addition is in conformance with all of the 
required setbacks for the WLD-D District. 

 Motion: Dignan moved, Kolecki supported, to 
approve the request in Case #JZBA190004 by Mark 
Zielinski for request for determination under 
Article XIX Non-Conformities, Section 36-902(6), to 
allow addition onto existing non-conforming single-
family dwelling located at 9411 Main Street, Parcel 
02-05-328-020, zoned WLD-D Whitmore Lake 
District—Downtown, based on the McKenna letter 
of June 9, 2019, providing justification for the 
request. Motion carried 5⎯0 on a roll call vote. 

 

8B. Case #JZBA190005; Hardscape Solutions, LLC; 

Location: 1301 W. North Territorial Road;  

Request for variances from Article VI, Section 36-157:  

• subsection (16)(a)(1) for a 4.09 acre lot area 

variance, and 

• subsection (16)(a)(2) for a 21.66 foot lot width 

variance, 

to allow operation of a landscape supply .center; 

Parcel 02-19-300-012; zoned AR—Agriculture 

 

Thomas Rogowski, owner of Hardscape Solutions, LLC, 
stated he had nothing to add to the information 
provided in the packet. 

At Dignan’s request Zoning Administrator Vidya 
Krishnan read the McKenna review letter dated June 9, 
2019, including the findings of fact. Her comments 
referenced the lack of required lot frontage and 
acreage, and noted that if the variances are approved 
site plan and a conditional use permit will also be 
required.  

Krishnan explained that the prior owner of the 
property was aware that he was in violation of the 
ordinance. She said although that owner met with 
Township staff and stated he would follow the 
necessary steps to come into compliance with the 
zoning ordinance, he did not follow through and sold 
the property to Mr. Rogowski. She said even though Mr. 
Rogowski did not do his due diligence prior to 
purchasing the property, he is now trying to take the 
proper steps to establish a legally approved business.  

In answers to question from Cousino: 
• Tammara Braunscheidel, member of the public 

present, stated she was not opposed to the 
business.  

• Mr. Rogowski said he lives in the home on the site 
and it is not used as an office, he installs brick 
pavers and walls, the operation on the site is not 
open to the public, there are no retails sales, and 
pavers are stored on the site.  

Dignan said he does not feel the ZBA should restrict 
the extent of use of the site; he would prefer that any 
adverse effects be addressed by the Planning 
Commission through buffers during their review of the 
site plan and conditional use permit requests. He asked 
for Krishnan’s guidance regarding limits the ZBA could 
place on the operation. Krishan said since the variance 
request deals specifically with the lot size required for 
this type of operation it is within the ZBA’s scope of 
authority to plan limitations on the extent of the use to 
address any potential adverse impacts that may result 
from a small lot size. She said she contacted the 
Township Attorney and informed him of her 
recommendation, but she did not receive a response. 

In answer to questions from Cousino, Krishan said 
although the house faces North Territorial, the only 
access is from Hellner Road. 

 Motion: Dignan moved, Otto supported, that in 
Case #JZBA190005, Hardscape Solutions, LLC at 
1301 W. North Territorial Road, the request for 
variances from Article VI, Section 36-157, 
subsection (16)(a)(1) for a 4.09 acre lot area 
variance and subsection (16)(a)(2) for a 21.66 foot 
lot width variance to allow operation of a 
landscape supply center on Parcel 02-19-300-012 
be approved, in accordance with the findings in 
the McKenna letter dated June 9, 2019, subject to 
the applicant applying for and receiving site plan 
and conditional use permit approvals.  

 

Cousino said the applicant needs to understand that 
the site plan must be approved by the Planning 
Commission and a Conditional Use Permit (CUP) must 
be approved by the Township Board. 

Motion carried 5⎯0 on a roll call vote. 

 

9. MINUTES 

 Motion: Cousino moved, Gustafson supported, 
that the minutes of the February 19, 2019, and 
May 20, 2019 meetings be approved as presented.  
Motion carried 5⎯0 on a voice vote. 

10. CALL TO THE PUBLIC 

No comments. 

11. ZBA MEMBER COMMENTS 

None. 
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12. ANNOUNCEMENT OF NEXT MEETING 

July 15, 2019, at 7:00 PM at the Public Safety Building 
was announced as the date and time of the next regular 
meeting of the Zoning Board of Appeals. 

13. ADJOURNMENT 

 Motion: Dignan moved, Otto supported, that the 
meeting be adjourned. 
Motion carried 5—0 on a voice vote. 

The meeting was adjourned at 7:50 P.M. 

 
 

 
 
Prepared by Lisa Lemble. 
 
Corrections to the originally issued minutes are indicated as follows: 
 Wording removed is stricken through; 
 Wording added is underlined. 
 
Adopted on __________________, 2019. 
 
 
 
 

_________________________________________________ 
Kenneth Dignan, Chair 

___________________________________________________ 
Greg Kolecki, Secretary 

 
Official minutes of all meetings are available on the Township’s website at  
http://www.twp-northfield.org/government/zoning_board_of_appeals/ 

 

http://www.twp-northfield.org/government/zoning_board_of_appeals/

