
AGENDA 

WYOMING ZONING BOARD OF APPEALS 

CITY COUNCIL CHAMBERS 
Monday, November 17, 2025 – 1:30 P.M. 

 

1. Call to Order 
2. Roll Call 
3. Approval of Minutes 
4. Public Hearings 

Application Number: PZV2025-0004 
Applicant: Mberabagobo Merci 
Location: 1653 Kentfield St SW 

Parcel Number: 41-17-15-427-035 
Previous Variances: None 

Request: The applicant is requesting a use variance for Section 
90-406A, which does not allow adult foster care group 
homes in the R-2 Residential District.  

 

The applicant is proposing an adult foster care group 
home and is requesting a variance to allow this type of 
use at this property within the R-2 Residential District.  

 

5. Public Comment 
6. Informational Items 
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THESE MINUTES ARE SUBJECT TO FORMAL APPROVAL BY THE WYOMING BOARD 

OF ZONING APPEALS AT ITS NEXT REGULAR MEETING. 
 

BOARD OF ZONING APPEALS 
MEETING MINUTES OF OCTOBER 6, 2025 

CITY COUNCIL CHAMBERS 
CITY OF WYOMING, MICHIGAN 

 
MEMBERS PRESENT: Bovard Strong, Dishaw, LaPlaca, Richter, Tobian, Yonkers 
 
MEMBERS ABSENT: Burrill, VandenBerg, VanderSluis 
 
STAFF PRESENT:  Smith, Assistant Director, Community & Economic Development 

Ortlieb, Recording Secretary     
  
CALL TO ORDER  
 
Acting Chair Richter called the meeting to order at 1:30 PM. 
            
APPROVAL OF MINUTES 
 
The minutes of July 21, 2025 were approved to stand as read.   
 
APPROVAL OF AGENDA 
 
The agenda was approved to stand as read.  
 
AGENDA ITEM NO. 1 
 
Application Number: PZV2025-0003 
Applicant: Gene Fitzgerald 
Location: 4300 52nd St SW 
Parcel Number: 41-17-31-201-006 
 
Acting Chair Richter read the request. The applicant was requesting a variance for Section 90-
439A, which requires a minimum lot area of 87,120 square feet in the ER Estate Residential 
District. The applicant was requesting to reduce the minimum lot area to roughly 40,510 square 
feet. 
 
Acting Chair Richter opened the public hearing. 
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The applicant Gene Fitzgerald (5010 Wilson Ave SW, Wyoming, MI 49418) spoke on behalf of 
his request. He stated that he represented Lynn Eugene Fitzgerald, the owner of the property 
4300 52nd St SW. 
 
Fitzgerald stated that he intends to split the northwest portion of 4300 52nd St where a single-
family home currently sits into a smaller child parcel, essentially preparing the parcel to request a 
lot line readjustment. He then plans to develop the remaining larger parcel. Fitzgerald provided 
an ariel view of the area to demonstrate the surrounding properties are of a similar size he is 
proposing for the new child parcel. He highlighted that there were no parcels off 52nd St between 
Canal Ave and Wilson Ave that met the 2-acre requirement. Fitzgerald added that this change 
would not increase traffic because no new properties were being added to the area at this time. 
He stated that this variance would not change or diminish any property values in the surrounding 
area. Fitzgerald summarized previous variances for properties in the surrounding area that 
granted a smaller lot size than the 2-acre requirement, similar to the request before the board 
today. 
 
Lisa Rizzo (4305 52nd St SW, Wyoming, MI 49418) spoke to the board and urged them to deny 
the variance request. She stated that she spoke with many neighbors along 52nd and 56th who 
signed a protest petition regarding this request. She highlighted 4 reasons for this protest: 
increased congestion in the streets; public safety concerns; significant environmental impact; and 
continual violations of City zoning of residential activity. She stated that her concerns are not 
just with the request before the board today, but also with the development plans of the larger 
remaining parcel in the future.  
 
Christine Bovia (4265 52nd St SW, Wyoming, MI 49418) spoke to the board and urged them to 
deny the variance request. She stated that the neighbors are concerned with the future 
development plans for the larger parcel. She highlighted concerns regarding traffic congestion, 
public safety, and infrastructure costs of a future development. She asked about the traffic study 
completed for the area. Bovia also asked about the potential of the developer compensating the 
neighboring properties for the loss of trees and lower property values as a result of the potential 
future development. 
 
Julie Geers (4283 52nd St SW, Wyoming, MI 49418) spoke to the board and urged them to deny 
the variance request. She shared her concern that not all the neighbors were notified regarding 
this meeting. She stated that she was concerned with the future development plans for the larger 
parcel. She highlighted safety, home value, greenspace, traffic congestion, light pollution, and 
noise pollution concerns.  
 
Jim Meyers (4190 52nd St SW, Wyoming, MI 49418) spoke to the board and urged them to deny 
the variance request. He stated that he was concerned with the future development plans for the 
larger parcel. He highlighted concerns with traffic congestion, specifically if a large number of 
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new homes were to be built, and infrastructure costs burdening taxpayers, along with the location 
of a future drive onto 52nd St.  
 
Heather Krause (5327 Quest Dr SW, Wyoming, MI 49418) spoke to the board and urged them to 
deny the variance request. She shared her concern that not all the neighbors were notified 
regarding this meeting. She stated that she was concerned with the future development plans for 
the larger parcel. She stated that the properties along Quest Drive are adjacent to the larger parcel 
and explained her concern that a future development would negatively impact the property 
values of those homes. She also highlighted environmental concerns and traffic congestion 
increasing. 
 
Stephanie Kiefer (4224 52nd St SW, Wyoming, MI 49418) spoke to the board and urged them to 
deny the variance request. She stated that she was concerned with the future development plans 
for the larger parcel. She stated that the potential of an additional drive would cause increased 
traffic and congestion, along with public safety concerns.  
 
Tim Datema (4277 52nd St SW, Wyoming, MI 49418) spoke to the board and urged them to deny 
the variance request. He stated that he was concerned with the future development plans for the 
larger parcel. He stated that there were already 5 streets that connect to 52nd St and highlighted 
the traffic congestion concerns of adding more if the larger parcel was developed. He asked 
about when the most recent traffic study was completed for the area. He commented on 
alternative locations for a drive for the potential future development. 
 
Cynthia O’Brien (5143 Windcrest Ct SW, Wyoming, MI 49418) spoke to the board and urged 
them to deny the variance request. She stated that she was concerned with the future 
development plans for the larger parcel. She highlighted traffic congestion, noise pollution, and 
public safety concerns.  
 
Dan Engelking (4358 52nd St SW, Wyoming, MI 49418) spoke to the board and urged them to 
deny the variance request. He stated that he was concerned with the future development plans for 
the larger parcel. He highlighted traffic congestion and wildlife corridor concerns. He questioned 
how many new homes would be added and if the development would be single-family residential 
or multi-family apartments.  
 
There being no further remarks, Acting Chair Richter closed the public hearing. 
 
Smith spoke to the board to address the reasoning for the code section being referenced. The 
applicant was requesting a variance for Section 90-439A, which requires a minimum lot area of 
87,120 square feet in the ER Estate Residential District. The applicant was requesting to reduce 
the minimum lot area to roughly 40,510 square feet. 
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Smith provided an aerial view of the applicant’s parcel, highlighting the changes the applicant as 
requesting. He reminded the board that what they are considering today is not a plat or 
development: they are only considering the lot split. He stated that the smaller child parcel that 
would be created with this lot split would meet the minimum lot width requirement but not the 
minimum lot area, hence the need for a variance. He stated that any future development site plan 
review of the larger parcel would go before Planning Commission and City Council, not the 
Board of Zoning Appeals.  
 
Smith presented the City staff’s Findings of Fact. 
 
1.  That there are exceptional or extraordinary circumstances or conditions applicable to 
the property or to the intended use that do not apply generally to other property or class of 
use in the same vicinity and district because: 
 
This property is not exceptional in its size, location, or shape. The subject parcel is 10 times 
larger than the minimum parcel size in the Estate Residential zone district. The parcel is not 
significantly impacted by areas of high slope or wetlands and it has sufficient access to the public 
road and utilities. 
 
The applicant seeks this variance based on an accepted purchase agreement for a substandard 
parcel. It is common for Estate Residential property owners to request permission to split their 
lots to create substandard parcels, especially in the current real estate market where demand for 
housing is high. The applicant’s decision to market a substandard parcel without completing a lot 
split nor the applicant’s financial interest in that sale are not exceptional or extraordinary. 
 
The majority of the parcels in this section of 52nd Street were created as R-1 parcels (i.e., 10,000 
square foot minimum lot size and 75 feet of frontage) and there are only three conforming Estate 
Residential parcels (i.e., 2 acres minimum lot size and 150 feet of frontage) in this area: a public 
school, a house of worship, and the applicant’s parcel. As the final under-developed Estate 
Residential parcel in the area, the applicant’s parcel is exceptional. 
 
2.  That such variance is necessary for the preservation and enjoyment of substantial 
property rights because: 
 
The zoning code provides two methods of splitting these parcels. If they are of sufficient size, as 
the applicants is, they can be split into multiple conforming Estate Residential parcels (i.e., 2 
acres minimum lot size and 150 feet of frontage). They may also be platted to R-1 standards (i.e., 
10,000 square foot minimum lot size and 75 feet of frontage). The fact that the applicant already 
accepted a purchase agreement for a portion of the property that would create a substandard 
parcel does not create an expectation that a variance be granted. The applicant was already aware 
of the dimensional standards for Estate Residential, as evidenced by his prior applications for 
variances, and chose to market a substandard parcel for sale. 
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The applicant points to a history of variances in this area for Estate Residential parcels and 
correctly identifies that a number of nearby Estate Residential parcels are substandard. However, 
of the Estate Residential parcels along 52nd Street between Canal Avenue and Quest Drive, all 
but three substandard parcels were created as R-1 parcels (i.e., 10,000 square foot minimum lot 
size and 75 feet of frontage). Two of the three substandard parcels were created in a single lot 
split via a variance, which was granted because they were surrounded by parcels created at R-1 
standards. The third substandard parcel was created via a variance at the applicant’s request and 
the understanding was that the remainder of the parcel would be developed in the future—most 
likely platted to R-1 standards—thereby creating the same conditions as the other variance. 
 
The majority of the parcels in this section of 52nd Street were created as R-1 parcels (i.e., 10,000 
square foot minimum lot size and 75 feet of frontage). There are three conforming Estate 
Residential parcels (i.e., 2 acres minimum lot size and 150 feet of frontage) in this area: a public 
school, a house of worship, and the applicant’s parcel. The applicant’s parcel has two frontages 
along 52nd Street, both of which meet the Estate Residential standard. There is an existing home 
at the western frontage that can comfortably be split into a parcel of approximately 0.93 acres. At 
various times, the applicant has proposed platting this large Estate Residential parcel, which 
would result in a neighborhood of R-1 parcels (i.e., 10,000 square foot minimum lot size and 75 
feet of frontage). The proposed 0.93 acre parcel is similar to the other parcels fronting 52nd 
Street, but would be much larger than the parcels in a platted neighborhood. Splitting the parcel 
allows for the value of this proposed parcel to be preserved and for the most efficient creation of 
a platted neighborhood. 
 
3.  That the granting of such variance will not diminish the marketable value of adjacent 
land and improvements, or unduly increase congestion in the public streets because: 
 
The proposed variance will not diminish the marketable value of adjacent land and 
improvements, and its impact on traffic congestion will be minimal. The proposed parcel is 
similar to the other parcels fronting 52nd Street and splitting the parcel will not create additional 
vehicle trips or on-street parking at this time. 
 
4.  That the condition or situation of a specific piece of property, or the intended use of said 
property, for which the variance is sought is not of so general or recurrent a nature as to 
make reasonably practicable the formulation of a general regulation for such condition or 
situation because: 
 
As mentioned above, it is commonplace for owners of Estate Residential parcels to seek 
permission to create substandard lots. The sale of these lots can be lucrative.  The zoning code 
provides two methods of splitting these parcels. If they are of sufficient size, as the applicant’s is, 
they can be split into multiple conforming Estate Residential parcels (i.e., 2 acres minimum lot 
size and 150 feet of frontage). They may also be platted to R-1 standards (i.e., 10,000 square foot 
minimum lot size and 75 feet of frontage). 
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While this type of request may be commonplace, the applicant’s situation is not. In the section of 
52nd Street that is west of Wilson Avenue, the majority of the parcels fronting 52nd Street were 
created as R-1 parcels and rezoned to Estate Residential in the late 1980s. Plats on either side of 
52nd Street further increased the prevalence of R-1 parcels in this area. There are three 
conforming Estate Residential parcels in this area: a public school, a house of worship, and the 
applicant’s parcel. The applicant’s parcel is the last parcel in this area that could be split, the 
applicant’s parcel is large enough to be platted to a significant number of family homes, and the 
applicant’s parcel could not be split again without impacting its ability to be platted efficiently. 
This combination of factors is unlikely to recur and could not be generalized for the remaining 
Estate Residential parcels in the City of Wyoming. 
 
In summary, Smith revisited each of the four criteria and noted that each recommended approval, 
and therefore the City recommended approval of the variance request. 
 
Smith noted that the request before the board is a dimensional variance, not a use variance, and 
only requires a simple majority to approve.  
 
Dishaw acknowledged that the request before the board was specifically regarding the lot line 
adjustment for the smaller child parcel. However, he asked Staff to explain how the larger parcel 
fit into the City’s Master Plan for the area. Smith responded that the larger parcel is currently 
zoned Suburban Residential for the creation of single-family homes. Dishaw followed up by 
asking if the applicant could apply for a plat and, if so, would the house that currently sits on the 
property be allowed on a lot that is far less than the 2-acre minimum. Smith responded that 
Dishaw was correct.  
 
A motion was made by Tobian to deny the motion based on public comment. After clarification 
from Staff as to what Findings of Fact she would need to provide to support her motion, Tobian 
then withdrew her motion. 
 
A motion was made by Dishaw, supported by LaPlaca, to approve the variance request based on 
the City staff’s Findings of Fact.  
 
Dishaw made a comment that the Planning Commission and City Council have the authority to 
address the concerns of the neighbors, but these concerns were not relevant to the request before 
the Board of Zoning Appeals today. 
 
The Acting Chair invited the discussion of the variance request. 
 
Dishaw asked the Staff if the granting of the variance would impact the applicant’s ability to 
request different lot sizes during the platting process for future development. Smith responded 
that the Estate Residential Zoning District provides for platting to R-1 standards as long as it 
creates a minimum of 5 lots and these standards would be applied during the platting process. 
Smith clarified that the size of those lots would be one-fourth the size of the lot in question 
before the board today. Smith highlighted that the action the board could take today would have 
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no impact on the size or density of future platted lots because the request is only regarding the 
single child parcel. 
 
LaPlaca clarified that any decisions made by the board today would not apply to the larger 
parcel. 
 
Richter commented that the future development of the larger lot would require Planning 
Commission and City Council approval. Smith confirmed that Richter’s comment was correct 
and detailed the approval process any future developments would be required to obtain. Richter 
clarified that the issue before the board was the creation of a child parcel only. He commented 
that there were valid concerns from the neighbors but that those concerns would need to be 
addressed in future meetings with Planning Commission and City Council. 
 
A vote on the motion was taken with 5 Yeas and 1 Nay. The variance was approved for the 
reasons stated in the Findings of Fact.  
 
PUBLIC COMMENT 
 
Acting Chair Richter opened the public comment.  
 
Dan Engelking (4358 52nd St SW, Wyoming, MI 49418) spoke to the board and thanked them 
for the information provided during the meeting. He commented that the letter received by the 
neighbors did not make it clear that the meeting was only regarding the child parcel. He urged 
future correspondence to provide more context. 
 
Julie Geers (4283 52nd St SW, Wyoming, MI 49418) spoke to the board and shared her concern 
that not all the neighbors were notified regarding this meeting. She questioned if there would 
have been more neighbors present if they were notified. She questioned what future meetings 
would take place regarding the future development of the larger parcel. 
 
Christine Bovia (4265 52nd St SW, Wyoming, MI 49418) spoke to the board and commented that 
she understands the intent to develop the larger parcel in the future. She reiterated concerns 
regarding the impact of a development on an already congested street and offered suggestions for 
how to mitigate that congestion. She commented that the area does not need more homes and 
that the City should consider the concerns of the current community. 
 
There being no further remarks, Acting Chair Richter closed the public comment. 
 
INFORMATIONAL ITEMS 
 
There were no informational items. 
 
ADJOURNMENT  
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The meeting was adjourned at 2:26 PM. 
 
 
____________________________________ 
Russel Richter, Secretary 
Board of Zoning Appeals 
 
 
 
____________________________________ 
Kathleen Ortlieb, Recording Secretary 
Board of Zoning Appeals 



WYOMING ZONING BOARD OF APPEALS 

AGENDA ITEM  

NO. 1 

BZA MEETING DATE: November 17, 2025 

APPLICATION NUMBER: PZV2025-0004 

APPLICANT: Mberabagobo Merci 

LOCATION: 1653 Kentfield St SW, Parcel Number 41-17-15-427-035 

I. Application Materials

a. Application

b. Narrative

c. Site Plan

II. Findings of Fact













Application No.:  PZV2025-0004 STAFF RECOMMENDATION 
Applicant: Mberabagobo Merci Approve:   
Address: 1653 Kentfield Street SW Deny:  X 

 
 
 FINDINGS OF FACT SHEET 
 

1.  That the condition, location or situation of the specific piece of property or of the intended use of 
the property is unique to that property in the zoning district in which it is located because: 
 

The condition, location, and situation of the parcel are not unique.  It is a parcel of approximately 8,200 
square feet and located in the R-2 zone district.  Its present use as a single family home is a principal permitted 
use in the R-2 zone district and the market for single family homes in Wyoming continues to be competitive. 

There are no access issues or other impairments that would impact the ability of the property to be used 
as a single family home or would be likely to prevent it from being marketed as such. 

Adult foster care is not a use that specifically requires single family homes to be successful.  There are a 
number of adult foster care facilities established as multifamily facilities that have proven successful in 
Wyoming. 
 

2.  That the building, structure or land cannot be reasonably used in a manner consistent with the 
uses allowed in the zoning district in which it is located: 
 

There are no outstanding code violations or known structural issues with the single family home on the 
site that would prevent its use as such.  As mentioned above, there are no known impairments to the land that 
would prevent its use as a single family home. 

The R-2 zoning district is a residential zoning district that focuses primarily on single family homes and 
other uses that are traditionally included in single family neighborhoods.  The R-2 zoning district does permit 
“Foster care facilities, nursery schools, day nurseries, and child care facilities for the care of not more than six 
people as defined by the Michigan Family Independence Agency,” but staff has historically read that use as a 
general permission of childcare uses that fit in the context of a single family home. 

The definitions provided in the Wyoming Zoning Code separate “Adult care facilities” and “Child 
care/residential care facilities.” Section 90-203 defines “Child care/residential care facilities” and includes two 
definitions of foster care, both of which are specific to children, as well as multiple definitions for child day 
cares and child day nurseries of various sizes and types.  Section 90-201 defines “Adult care facilities” and 
provides definitions for four types of adult foster care as well as adult day care. Staff have interpreted the 
“foster care” use in R-2 as child foster care as the remainder of the listed use matches the uses listed under 
“Child care/residential facilities.”  This use is consistent with a single family neighborhood as child foster care 
facilities typically look and operate like single family homes and do not require additional staff to provide 
medical or social services. 

Adult foster care homes tend to provide permanent supportive services to their residents, which require 
more staffing and additional resources.  In this regard, adult foster care homes tend to operate more like 
permanent supportive housing or convalescent homes, which are permitted in multifamily zoning districts, 
commercial districts, and form based code districts. 

 
3.  That the use variance will not alter the essential character of the neighborhood, nor the intent of 

the city master plan, nor be of detriment to adjacent property: 
 

As stated above, adult foster care homes tend to operate more like permanent supportive housing or 
convalescent homes, which often require additional services and staffing.  These staffing needs may create 
additional parking demands that exceed what can be provided on site. 
 
 
 



4.  That the requested use is not of so general or recurring a nature as to make reasonably 
practicable the formulation of a general or adding it to the permitted uses in the zoning district in which it 
is located or to permitted uses in other more appropriate zoning districts. 
 

The Board of Zoning Appeals could choose to interpret the permitted uses in the R-2 zoning district to 
include both child foster care and adult foster care.  Absent that interpretation, there are no distinguishing 
conditions or situations for this parcel that set it apart from other parcels in the R-2 zoning district and a 
variance could create a precedent that would be challenging to administer. 

 
5.  The variance will not impair the intent and purpose of this chapter. 
 
The proposed variance will not impair the intent and purpose of this chapter.  Adult foster care is a 

residential use.  Permitting it in a single family zoning district would not impair the intent of the code, but could 
create a precedent that would be challenging to administer. 

 
6.  The immediate unnecessary hardship causing the need for the variance request was not created 

by the applicant. 
 
There more than 2,100 parcels in the City that allow for permanent supportive housing or convalescent 

homes.  That accounts for almost 10% of all parcels in the City of Wyoming.  At the time of purchase, the 
applicant already intended to pursue this use and undertook renovations without seeking zoning approval.  The 
applicant’s failure to choose a suitable property does not create a necessity to grant use variance. 
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