
In accordance with Title II of the American with Disabilities Act as it pertains to access 
to Public Meetings, the Zoning Board of Appeal’s Office of the City of Livonia upon 
adequate notice, will make reasonable accommodations for persons with special 
needs.  Please call (734) 466-2250 if you need assistance. ZBA agendas are available 
on the City’s website – www.livonia.gov - under Your Government, Boards & 
Commissions L-Z, Zoning Board of Appeals, Agendas & Minutes. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
 

1. APPEAL CASE NO. 2022-08-26 (Rescheduled from September 27, 2022): 
Feras Seryani, 34800 Plymouth Road: seeking to erect an addition to a 
nonconforming building, resulting in deficient rear yard setback. 
 

2. APPEAL CASE NO. 2022-10-28: Stephanie Kornowski, 29421 Lori Street: 
seeking to erect an attached garage addition resulting in deficient east side yard 
setback and combined yard setbacks. 
 

3. APPEAL CASE NO. 2022-10-29: Kayla Boyer, 15523 Stonehouse Circle, 
seeking to relocate an existing non-conforming shed, erected without permits, 
into the side corner lot, resulting in a deficient corner lot setback. 
 

 
 
 
Public Comments may be sent to the Zoning Board of Appeals Office at 33000 Civic 
Center Drive, Livonia, MI  48154 – all comments must include name, address, and 
signature and will be read aloud at this meeting. 

 

CITY OF LIVONIA 
ZONING BOARD OF APPEALS 

Agenda 
November 15, 2022 – 7:00 p.m. 

Livonia City Hall – Gallery (5th floor) 
33000 Civic Center Drive, Livonia, MI 



ZONING BOARD OF APPEALS 

33000 CIVIC CENTER DRIVE 
LIVONIA, MICHIGAN 48154-3097 

(734) 466-2250

October 28, 2022 
PUBLIC NOTICE 

APPEAL CASE NO. 2022-08-26 (Rescheduled from September 27. 2022): An appeal 
has been made to the Zoning Board of Appeals by Feras Seryani, 34800 Plymouth, Livonia, 
MI 48150, seeking to erect an addition to a nonconforming building, resulting in deficient 
rear yard setback. Nonconformity is based on the existing rear yar setback of 6.9 feet, 
where 20 feet is required.  

Rear Yard Setback: 
Required: 20 feet 

Proposed:  6.9 feet 
Deficient: 13.1 feet 

The property is located on the north side of Plymouth (34800), between Beldon Ct and 
Priscilla Lane, Lot No.111-01-006-000, C-1 “Local Business District,” Rejected by the 
Inspection Department under City of Livonia Vision 21, Section 3.10 “District Regulations” 
and 4.03 (P) “Footnotes to Schedule of Regulations.” 

THE LAW REQUIRES THAT OWNERS OF PROPERTY LOCATED WITHIN 300 FEET OF 
THIS PROPERTY BE NOTIFIED OF THIS REQUEST IN WRITING.  THIS IS YOUR 
NOTIFICATION. 

This appeal will be heard at a public hearing to be held in the Gallery on the fifth floor of 
City Hall on Tuesday, November 15, 2022, at 7:00 p.m., at which time comments may be 
directed to the Board during audience participation.  When replying by mail, write your 
comments on the back of this notice and address it to the City of Livonia, Zoning Board of 
Appeals, 33000 Civic Center Drive, Livonia, MI 48154.  All written comments are read at the 
meeting and become part of the record. 

ZONING BOARD OF APPEALS, 

Timothy Klisz, Secretary 

Petitioner will incur a $100 rescheduling fee for every failure to appear. 

In accordance with Title II of the Americans with Disabilities Act as it pertains to access to Public Meetings, the Zoning Board of 
Appeal’s Office of the City of Livonia, upon adequate notice, will make reasonable accommodations for persons with special needs.  

Please call 734-466-2250 if you need assistance.



 To: City of Livonia Case No: 
Zoning Board of Appeals Meeting Date: 

2022-08-26
November 15, 2022

33000 Civic Center Drive 
Livonia, MI 48154  

Please note my      (APPROVAL)     (OBJECTION)     to the requested variance for the 
following reasons: 

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________ 

Signed comments will be read into 
the record.  Unsigned or anonymous Signature:  ____________________________ 
comments will not be considered. 

Name:        ____________________________ 
(Please print) 

Address:    ____________________________ 



 
 

In accordance with Title II of the Americans with Disabilities Act as it pertains to access to Public Meetings, the Zoning Board of Appeal’s 
Office of the City of Livonia, upon adequate notice, will make reasonable accommodations for persons with special needs.  Please call 
734-466-2250 if you need assistance. 

 

ZONING BOARD OF APPEALS 
 

33000 CIVIC CENTER DRIVE 
LIVONIA, MICHIGAN 48154-3097 

(734) 466-2250 
 

September 9, 2022 
PUBLIC NOTICE 

 

APPEAL CASE NO. 2022-08-26: An appeal has been made to the Zoning Board of 
Appeals by Feras Seryani, 34800 Plymouth, Livonia, MI 48150, seeking to erect an addition 
to a nonconforming building, resulting in deficient rear yard setback. Nonconformity is 
based on the existing rear yar setback of 6.9 feet, where 20 feet is required.  
 

Rear Yard Setback: 
Required: 20 feet 

Proposed:  6.9 feet 
Deficient: 13.1 feet 

 
The property is located on the north side of Plymouth (34800), between Beldon Ct and 
Priscilla Lane, Lot No.111-01-006-000, C-1 “Local Business District,” Rejected by the 
Inspection Department under City of Livonia Vision 21, Section 3.10 “District Regulations” 
and 4.03 (P) “Footnotes to Schedule of Regulations.” 
 
THE LAW REQUIRES THAT OWNERS OF PROPERTY LOCATED WITHIN 300 FEET OF 
THIS PROPERTY BE NOTIFIED OF THIS REQUEST IN WRITING.  THIS IS YOUR 
NOTIFICATION. 
 
This appeal will be heard at a public hearing to be held in the Gallery on the fifth floor of 
City Hall on Tuesday, September 27, 2022, at 7:00 p.m., at which time comments may 
be directed to the Board during audience participation.  When replying by mail, write your 
comments on the back of this notice and address it to the City of Livonia, Zoning Board of 
Appeals, 33000 Civic Center Drive, Livonia, MI 48154.  All written comments are read at the 
meeting and become part of the record. 
 
     ZONING BOARD OF APPEALS, 

 
 
 
 

Timothy Klisz, Secretary 
Petitioner will incur a $100 rescheduling fee for every failure to appear. 
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Regular Meeting Minutes of June 27, 2022 

On a motion by McCullough, seconded by Donovic, it was: 
 

#194-22 RESOLVED, that having considered a communication from the City 
Planning Commission, dated May 23, 2022, which transmits its resolution #05-30-
2022, adopted on May 17, 2022, with regard to Petition 2022-03-08-01 submitted 
by MA Designers Inc., requesting to construct an addition and remodel the interior 
and exterior of the retail center at 34800 Plymouth Road, located on the north side 
of Plymouth Road between Stark and Wayne Roads in the Southwest ¼ of 
Section 28, the Council does hereby concur in the recommendation of the 
Planning Commission and Petition 2022-03-08-01 is hereby approved and 
granted, subject to the following conditions: 
 

1. The Site Plan identified as Sheet No. SP-1 dated January 4, 2022, 
prepared by MA Designers Group Inc., is hereby approved and shall be 
adhered to; 
 
2. All parking spaces, except the required barrier free parking, shall be 
striped at ten feet (10’) wide by twenty feet (20’) in length as required, and 
the number and location of the barrier free parking space(s) shall be 
provided at the direction of the Inspection Department; 
 
3. That bumper blocks or other type of barrier approved by the Inspection 
Department shall be installed in the parking spaces immediately in front of 
the building so that vehicles do not encroach over the storefront walkway; 
 
4. The Landscape Plan identified as Sheet No. SP-2 dated April 5, 2022, 
as revised, prepared by MA Designers Group Inc., is hereby approved and 
shall be adhered to; 
 
5. That the Petitioner shall work with staff and the Plymouth Road 
Development Authority (PRDA) on plans to install additional landscaping 
and other streetscape improvements (i.e., brick piers and fencing) along 
Plymouth Road; 
 
6. All disturbed lawn areas, including road rights-of-way, shall be sodded 
in lieu of hydroseeding; 
 
7. Underground sprinklers are to be provided for all landscaped and 
sodded areas including the rights-of-way, and all planted materials shall be 
installed to the satisfaction of the Inspection Department and thereafter 
permanently maintained in a healthy condition; 
 
8. The Exterior Building Elevation Plan identified as Sheet No. A-3 dated 
May 2, 2022, as revised, prepared by MA Designers Group Inc., is hereby 
approved and shall be adhered to; 
 



 
Regular Meeting Minutes of June 27, 2022 

9. That all rooftop mechanical equipment shall be concealed from public 
view on all sides by screening that shall be of a compatible character, 
material and color to other exterior materials on the building; 
 
10.  That all light fixtures shall not exceed twenty feet (20’) in height and 
shall be aimed and shielded so as to minimize stray light trespassing 
across property lines and glaring into adjacent roadways; 
 
11.  That the three walls of the trash dumpster area shall be constructed out 
of the same brick used in the construction of the building or in the event a 
poured wall is substituted, the wall’s design, texture and color shall match 
that of the building.  The enclosure gates shall be of solid panel steel 
construction or durable, long-lasting solid panel fiberglass; 
12.  Only conforming signs are approved as part of this petition, and any 
additional signs shall be separately submitted for review and approval by 
the Zoning Board of Appeals; 
 
13.  That no LED lightband or exposed neon shall be permitted on this site 
including, but not limited to, the building or around the windows; 
 
14.  That unless approved by the proper local authority, any type of exterior 
advertising, such as promotional flags, streamers or sponsor vehicles 
designed to attract the attention of passing motorists, shall be prohibited; 
 
15.  The specific plans referenced in this approving resolution shall be 
submitted to the Inspection Department at the time the building permits are 
applied for; and 

 
16.  Pursuant to Section 13.13 of the Livonia Vision 21 Zoning Ordinance, 
as amended, this approval is valid for a period of one year only from the 
date of approval by City Council, and unless a building permit is obtained, 
this approval shall be null and void at the expiration of said period. 

 
 
CONSENT AGENDA ITEM 8 (Regular Meeting of June 27, 2022) 

 
Motion:  McCullough 
Second:  Donovic 
Ayes:  Donovic, McCullough, McIntyre, Jolly 
Nays:  None 
Absent:             Morgan, Toy, Bahr 

 



Petition 2022-03-08-01 submitted by MA Designers Inc. 
requesting approval of all plans required by Sections 3.10 and 
13.13 of the Livonia Vision 21 Zoning Ordinance, as amended, 
in connection with a proposal to construct an addition and 
remodel the interior and exterior of the retail center at 
34800 Plymouth Road, located on the north side of Plymouth 
Road between Stark and Wayne Roads in the Southwest ¼ of 
Section 28.
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PLANNING COMMISSION STAFF NOTES 
 
MISCELLANEOUS 
 
ITEM 7 
 
Petition 2022-03-08-01 submitted by MA Designers Inc. requesting approval of all 
plans required by Sections 3.10 and 13.13 of the Livonia Vision 21 Zoning Ordinance, 
as amended, in connection with a proposal to construct an addition and remodel the 
interior and exterior of the retail center at 34800 Plymouth Road, located on the north 
side of Plymouth Road between Stark and Wayne Roads in the Southwest ¼ of Section 
28. 
 
April 19, 2022: Study Meeting: 
 
This item involves a proposal to expand and remodel an existing retail center located on 
the north side of Plymouth Road between Stark and Wayne Roads.  The subject site 
measures 200 feet by 200 feet, for a total lot area of 40,000 square feet.  The existing 
one-story retail building is approximately 7,070 square feet in size and is positioned 
along the back part of the site.  Off-street parking is available in the front and along the 
east side of the property.  Two (2) driveways provide ingress and egress off Plymouth 
Road.  The zoning is C-1, Local Business.  Two (2) single-family homes border the site 
on its north side.  
 
The addition to the east side of the building would be two-stories in height and 
approximately 4,620 square feet in total area, including 2,310 square feet of retail space 
on the ground floor and 2,310 square feet of office space on the second floor.  
Additionally, a second-floor addition would be built above the existing end-cap unit at 
the west end of the building, adding another 2,310 square feet of office space to the 
shopping center.  Altogether, the space being added totals approximately 6,930 square 
feet.  Upon completion, the enlarged retail center would contain approximately 14,000 
square feet of gross floor area, including 9,380 square feet on the ground level and 
4,620 square feet on the two (2) second floor additions.  The submitted floor plan shows 
the shopping center divided into five (5) first-floor retail units and two (2) second-floor 
office units.   
 
The required front yard setback for buildings in a C-1 district is fifteen feet (15’).  The 
existing building, including the additions, are located approximately 135 feet from 
Plymouth Road.  For the rear, the ordinance requires a minimum setback of twenty feet 
(20’) from a residential district.  In this case, the rear yard setback of the existing 
building is only six feet nine inches (6’-9”).  Even though the additions would not extend 
any closer to the rear lot line, expanding the footprint area of a nonconforming building 
requires a variance from the Zoning Board of Appeals.  Where the property abuts 
commercial zoning to the east and west, the Zoning Ordinance allows for a zero-
setback subject to applicable building and fire codes.  The existing building sits back 
twenty-two feet (22’) from the west property line and with the inclusion of the new 
addition, would be forty-eight feet (48’) from the east property line. 
 
Where a commercial zoned property abuts a residential zoned property, a twenty foot 
(20’) wide landscaped greenbelt buffer is required.  A six foot (6’) high masonry wall or 



MISCELLANEOUS 
 
ITEM 7    Petition 2022-03-08-01 – 34800 Plymouth Road Page 2 
 
 
opaque fence may be installed in lieu of the greenbelt, subject to City Council review 
and approval.  As mentioned, this site abuts residential to the north.  Along this site’s 
entire northern property line is an existing six foot (6’) high masonry screen wall. 
 
Section 9.05 of the Zoning Ordinance establishes the minimum number of parking 
spaces required according to land use.  Required parking for general retail is based on 
a ratio of one (1) space for each 150 square feet of useable floor space.  For office, the 
requirement is one (1) space for each 200 square feet of useable floor space.  Typically, 
80% of the gross floor area (GFA) is used in determining the amount useable floor area.  
Accordingly, Section 9.05 establishes a minimum requirement of fifty (50) parking 
spaces for the 1st floor retail space and eighteen (18) spaces for the 2nd story offices, for 
a total of sixty-eight (68) spaces.  The site plan shows fifty-three (53) available parking 
spaces.  Alternatively, Section 9.03(6) allows the City to modify the numerical 
requirements for off-street parking based on evidence that another standard would be 
more reasonable.  In determining whether to permit fewer parking spaces, the City 
Council shall consult the most recent edition of Parking Generation, published by the 
Institute of Traffic Engineers (ITE).  Referring to ITE’s Parking General manual (5th 
Edition), the average rate of peak period parking demand per 1,000 square feet of 
GFA for shopping centers on a Saturday during the month of December is 4.58.  For 
small office buildings, the weekday peak average is 2.56 per 1,000 square feet of 
GFA.  This then translates to forty-three (43) spaces for the retail (9.38 x 4.58) and 
twelve (12) spaces for the office (4.62 x 2.56), resulting in a recommended total of 
fifty-five (55) spaces.  As previously mentioned, the site contains fifty-three (53) stalls, 
which is two (2) spaces less than what the ITE standards suggest would be needed to 
support the peak average parking demand for the proposed uses.    
 
The existing retail center is constructed out of brick and has a peaked asphalt-shingled 
roof.  The exterior finish on the lower part of the addition would consist of decorative 
stone with the remaining upper part of the structure finished with face brick.  A 
limestone accent band would divide the first and second floors.  The roof of the addition 
would be peaked, and asphalt shingled.  To provide a uniform architectural appearance, 
the west end of the building would be remodeled to match the addition on the east end.  
The only change to the central part of the shopping center (the area located between 
the two (2), two-story end units), would be the replacement of the existing roof with a 
new metal roof.  The finished structure would have a maximum height, as measured 
from the finished grade to the top edge of the two-story elements, of thirty-two feet four 
inches (32’-4”).  The height limit of buildings in a C-1 zoning district is thirty-five feet 
(35’).   
 
Pursuant to Section 10.03, no fewer than four (4) full size trees, two (2) ornamental 
trees, and twenty-eight (28) shrubs are required along the site’s road frontage.  The 
plan shows seven (7) Sugar Maple trees, twenty-four (24) Ash trees and twelve (12) 
juniper shrubs within the front yard setback of the site.  Additionally, all off-street parking 
areas of forty (40) parking spaces or more must have internal landscaping with each 
interior landscape area, such as parking lot islands, containing at least one (1) tree.  
Interior landscaping must account for a minimum of 5% of the paved parking areas, 



MISCELLANEOUS 
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which in this case is 1,232 square feet.  As proposed, new parking lot islands would be 
created within the existing parking lot.  These internal areas only equal 960 square feet 
in total area.  A new Maple tree would be planted in the two (2) parking islands within 
the parking lot.  The plan does not note or show any Plymouth Road Development 
Authority (PRDA) streetscape improvements, including brick pillars and ornamental 
fencing, installed along the front of this site.  There are also landscape areas along the 
west and east sides of the building.  The plans show that the site’s existing double 
dumpster enclosure is located within the western landscape area.  To help screen the 
dumpster enclosure, Juniper shrubs would be planted around the enclosure.  A Maple 
tree and three (3) Ash trees would be planted within the landscaped area to the west of 
the building. 
 
Retail centers having four (4) of more units are permitted one (1) wall for each unit 
based on one (1) square foot for each one (1) lineal foot of unit frontage.  This site is 
also permitted one (1) ground sign not to exceed forty (40) square feet in area, eight 
feet (8’) in height, and a minimum setback of ten feet (10’) from any right-of-way line.  
The site has an existing ground sign next to the site’s western driveway. 
 
 
May 10, 2022: Study Meeting: 
 
At the first Study Meeting involving this item, the Planning Commission requested 
additional information regarding the exterior design of the building, including the front 
façade and where the signs would go, as well as the rear elevation and the material 
used for the roof and how mechanical equipment would be accommodated.  New 
information has been submitted, including building elevation drawings and a color 
rendering.  The revised drawing of the south elevation of the building shows a widened 
aluminum fascia on the front canopy which would provide additional space for the 
placement of signs.  This is illustrated on the color rendering.  Additionally, the new 
proposed standing seam metal roof has been carried over to the north side of the 
building.  Where the roof flattens out on this side of the building, which affects an area 
that extends approximately twenty feet (20’), the plan shows a thirty-six inch (36”) high 
black aluminum fence.  What is not illustrated is where the mechanical equipment would 
be located.  If the rooftop units are to remain, then the fence should be less opaque in 
order to provide a better screen.     
 
 
May 17, 2022: Regular Meeting: 
 
New data includes revised elevations and a color rendering of the front of the building 
(south elevation).  The width of the canopy fascia is now four feet (4’), providing 
additional space for the installation of signs above each of the abutting units.  
Additionally, the updated elevations show standing seam metal as the roof material on 
rear part of the building to match the front.  Previously, the plan showed metal on the 
front and asphalt shingles on the rear.  However, it is still unclear where the relocated 
mechanical equipment would be installed.  



MISCELLANEOUS 
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Approving Resolution:  That the request to construct an addition and remodel the 
interior and exterior of the retail center at 34800 Plymouth Road, is hereby approved, 
subject to City Council approval and the following conditions: 
 

1. The Site Plan identified as Sheet No. SP-1 dated January 4, 2022, prepared 
by MA Designers Group Inc., is hereby approved and shall be adhered to. 
 

2. All parking spaces, except the required barrier free parking, shall be striped 
at ten feet (10’) wide by twenty feet (20’) in length as required, and the 
number and location of the barrier free parking space(s) shall be provided at 
the direction of the Inspection Department. 
 

3. That bumper blocks or other type of barrier approved by the Inspection 
Department shall be installed in the parking spaces immediately in front of 
the building so that vehicles do not encroach over the storefront walkway. 
 

4. The Landscape Plan identified as Sheet No. SP-2 dated April 5, 2022, as 
revised, prepared by MA Designers Group Inc., is hereby approved and 
shall be adhered to. 
 

5. That the Petitioner shall work with staff and the Plymouth Road 
Development Authority (PRDA) on plans to install additional landscaping 
and other streetscape improvements (i.e., brick piers and fencing) along 
Plymouth Road. 
 

6. All disturbed lawn areas, including road rights-of-way, shall be sodded in 
lieu of hydroseeding. 
 

7. Underground sprinklers are to be provided for all landscaped and sodded 
areas including the rights-of-way, and all planted materials shall be installed 
to the satisfaction of the Inspection Department and thereafter permanently 
maintained in a healthy condition. 
 

8. The Exterior Building Elevation Plan identified as Sheet No. A-3 dated May 
2, 2022, as revised, prepared by MA Designers Group Inc., is hereby 
approved and shall be adhered to. 
 

9. That all rooftop mechanical equipment shall be concealed from public view 
on all sides by screening that shall be of a compatible character, material 
and color to other exterior materials on the building. 
 

10. That all light fixtures shall not exceed twenty feet (20’) in height and shall be 
aimed and shielded so as to minimize stray light trespassing across 
property lines and glaring into adjacent roadways. 
 



MISCELLANEOUS 
 
ITEM 7    Petition 2022-03-08-01 – 34800 Plymouth Road Page 5 
 
 

11. That the three walls of the trash dumpster area shall be constructed out of 
the same brick used in the construction of the building or in the event a 
poured wall is substituted, the wall’s design, texture and color shall match 
that of the building.  The enclosure gates shall be of solid panel steel 
construction or durable, long-lasting solid panel fiberglass. 
 

12. Only conforming signs are approved as part of this petition, and any 
additional signs shall be separately submitted for review and approval by 
the Zoning Board of Appeals. 
 

13. That no LED lightband or exposed neon shall be permitted on this site 
including, but not limited to, the building or around the windows. 
 

14. That unless approved by the proper local authority, any type of exterior 
advertising, such as promotional flags, streamers or sponsor vehicles 
designed to attract the attention of passing motorists, shall be prohibited. 
 

15. The specific plans referenced in this approving resolution shall be submitted 
to the Inspection Department at the time the building permits are applied for; 
and, 
 

16. Pursuant to Section 13.13 of the Livonia Vision 21 Zoning Ordinance, as 
amended, this approval is valid for a period of one year only from the date of 
approval by City Council, and unless a building permit is obtained, this 
approval shall be null and void at the expiration of said period. 
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DEPARTMENT OF PUBLIC SAFETY 
LIVONIA FIRE & RESCUE 

DAVE HEAVENER 
FIRE CHIEF 

 

MAUREEN MILLER BROSNAN 
MAYOR 

 14910 FARMINGTON ROAD 
LIVONIA, MICHIGAN 48154-5419 

734-466-2444 
734-466-2082 fax 

 

 
 
 
DATE: April 18, 2022 
 
TO:  Scott O. Miller, Planner IV 
 
FROM: Livonia Fire Prevention Division 
 
SUBJECT: Petition 2022-03-08-01 34800 Plymouth Rd. MA Designs 
 
This office has reviewed the site plan submitted in connection with a request to construct a 
commercial building on property located at the above referenced address. 
 
We have no objections to this proposal. 
 
 
A further detailed plan review will take place when this division receives an official plan 
set.   
 
 
 
Sincerely, 
 
Brian R. Kukla 
 
Brian R. Kukla 
Fire Marshal 
 





33000 CIVIC CENTER DRIVE 
LIVONIA, MICHIGAN 48154-3097 

(734) 466-2580 
FAX: (734) 466-2095 

 
 

 
 
 
 
 

INSPECTION DEPARTMENT 
 

MAUREEN MILLER BROSNAN 
MAYOR 

JEROME A. HANNA 
 DIRECTOR  

BUILDING 
HEATING 

PLUMBING 
ELECTRICAL 

ZONING 
SANITATION 

ENVIRONMENTAL PROTECTION 
ORDINANCE ENFORCEMENT 

 
 
 
 
 
Date: April 28, 2022 
 
To: Scott O. Miller  
 
From: Jerome Hanna 
 
RE: Petition 2022-03-08-01 -34800 Plymouth Road 
 
Pursuant to your request, the above referenced Petition has been reviewed. 
 

1. The parking lot shall be repaired and restriped as necessary. Parking spaces shall be 
10’ wide and 20’ deep and double striped.  

2. The gates on the dumpster enclosure shall be steel or may be as approved. 
3. Signage was not reviewed with this petition. All signage must comply with the 

ordinance. 
 
This Department has no further objections to this Petition. 
 
 
I trust this provides the requested information. 
 
 
Jerome Hanna 
Jerome Hanna 
Director of Inspection 
 





Transaction Statement

Account Number From - Through
014206200-001 11/16/2021 - 05/16/2022

Service Address
34800 PLYMOUTH
LIVONIA, MI 48150

Service Address
34800 PLYMOUTH
LIVONIA, MI 48150

Mailing Address

JALAL JAMEEL
1758 STRICKLAND DR
BLOOMFIELD HILLS, MI 48302-2553

Services
Water & Sewer - Metered

Account Number Amount Due
014206200-001 $371.64

Beginning Balance
$112.46

Date Type Amount Description
01/14/2022 Bill $96.72 Due Date 02/10/2022
02/14/2022 Penalty $20.91
04/14/2022 Bill $107.76 Due Date 05/10/2022
05/12/2022 Penalty $33.79

Total Due
$371.64

Transaction Statement Account Number 014206200-001





 UNAPPROVED MINUTES 1 
 

MINUTES OF THE 1,187th PUBLIC HEARINGS AND REGULAR MEETING 
HELD BY THE CITY PLANNING COMMISSION 

OF THE CITY OF LIVONIA 
________________________________________________________________ 
 
On Tuesday, May 17, 2022, the City Planning Commission of the City of Livonia 
held its 1,187th Public Hearing and Regular Meetings in the Livonia City Hall, 
33000 Civic Center Drive, Livonia, Michigan. 
 
Mr. Ian Wilshaw, Chairman, called the meeting to order at 7 p.m.  
 
Members present: Carol Smiley Glen Long Betsy McCue 
 Dave Bongero Peter Ventura Sam Caramagno 
 Ian Wilshaw  
 
Members absent: None 
 
Mr. Mark Taormina, Planning Director, Jacob Uhazie, Planning & Economic 
Development Coordinator, and Stephanie Reece, Program Supervisor, were also 
present. 
 
Chairman Wilshaw informed the audience that if a petition on tonight's agenda 
involves a rezoning request, this Commission makes a recommendation to the 
City Council who, in turn, will hold its own public hearing and make the final 
determination as to whether a petition is approved or denied. The Planning 
Commission holds the only public hearing on a request for preliminary plat and/or 
vacating petition. The Commission's recommendation is forwarded to the City 
Council for the final determination as to whether a plat is accepted or rejected. If 
a petition requesting a waiver of use or site plan approval is denied tonight, the 
petitioner has ten days in which to appeal the decision, in writing, to the City 
Council. Resolutions adopted by the City Planning Commission become effective 
seven (7) days after the date of adoption. The Planning Commission and the 
professional staff have reviewed each of these petitions upon their filing. The 
staff has furnished the Commission with both approving and denying resolutions, 
which the Commission may, or may not, use depending on the outcome of the 
proceedings tonight. 
 
ITEM #7 PETITION 2022-03-08-01 MA Designers 
 
Mr. Caramagno, Secretary, announced the next item on the agenda, Petition 

2022-03-08-01 submitted by MA Designers Inc. requesting 
approval of all plans required by Sections 3.10 and 13.13 of the 
Livonia Vision 21 Zoning Ordinance, in connection with a 
proposal to construct an addition and remodel the interior and 
exterior of the retail center at 34800 Plymouth Road, located on 
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the north side of Plymouth Road between Stark and Wayne 
Roads in the Southwest ¼ of Section 28. 

 
Mr. Wilshaw: Thank you, Mr. Secretary, Mr. Taormina, any updates on this 

item? 
 
Mr. Taormina: Additional information was received which was discussed briefly 

at the study session. It includes an updated rendering of the 
proposed retail center showing how the exterior would be 
finished using a combination of brick, stone and aluminum 
panels. The roofing material is standing seam metal that will 
include all of the old roof that will remain as well as the 
additions. The proposed two-story addition is on the right-hand 
side. On the left side, a second story would be constructed 
above the existing end unit increasing the overall square 
footage of the building by about 6,900 square feet, which would 
bring the total gross floor area up to roughly 14,000 square feet. 
The plan shows five (5) potential retail tenants on the ground 
floor and two office tenants located on the new upper levels of 
the building. This project will ultimately have to be reviewed by 
the Zoning Board of Appeals because the rear setback is non-
conforming. That building is currently approximately 6’-9” from 
the back wall. The ordinance requires a setback of 20 feet, so 
adding to the building is going to necessitate a variance. While 
the amount of available parking would be slightly less than the 
minimum number of parking spaces required under Section 
9.05, Section 9.03(6) of the Zoning Ordinance now allows the 
City to consider alternative parking standards including parking 
generation studies conducted by the Institute of Traffic 
Engineers. The staff report details this information.  Based on 
the ITE standards, a total of 55 parking spaces are needed, 
whereas the site plan shows 53 parking spaces, resulting in a 
minimal deficiency which Council can approve based on the 
Planning Commission’s review and recommendation. 
Landscaping has also been provided. Significantly more than 
what is there today. With that, Mr. Chairman, I can read out the 
departmental correspondence. 

 
Mr. Wilshaw: Yes, please. 
 
Mr. Taormina: The first item is from the Engineering Division, dated April 14, 

2022, which reads as follows: “In accordance with your request, 
the Engineering Division has reviewed the above referenced 
petition. We have no objections to the project at this time. The 
existing parcel is assigned the address of #34800 Plymouth 
Road. The existing property is currently serviced by public water 
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main, storm sewer and sanitary sewer. According to the 
proposed plans, there should not be impacts to the existing 
utilities. Should the developer need to make changes to the 
utility service leads, or do any work within the Plymouth Road 
right-of-way, they will need to submit Engineering drawings to 
this Department to determine if permits will be required from 
either the City or the Michigan Department of Transportation 
(MDOT).” The letter is signed by David W. Lear, P.E., Assistant 
City Engineer. The next letter is from the Livonia Fire & Rescue 
Division, dated April 18, 2022, which reads as follows: “This 
office has reviewed the site plan submitted in connection with a 
request to construct a commercial building on property located 
at the above referenced address. We have no objections to this 
proposal. A further detailed plan review will take place when this 
division receives an official plan set.” The letter is signed by 
Brian Kukla, Fire Marshal. The next letter is from the Division of 
Police, dated April 14, 2022, which reads as follows: “I have 
reviewed the plans in connection with the petition. I have no 
objections to the proposal.” The letter is signed by Scott 
Sczepanski, Sergeant, Traffic Bureau. The next letter is from the 
Inspection Department, dated April 28, 2022, which reads as 
follows:  "Pursuant to your request, the above referenced 
Petition has been reviewed. 1. The parking lot shall be repaired 
and restriped as necessary. Parking spaces shall be 10’ wide 
and 20’ deep and double striped. 2.The gates on the dumpster 
enclosure shall be steel or may be as approved. 3. Signage was 
not reviewed with this petition. All signage must comply with the 
ordinance. This Department has no further objections to this 
Petition.” The letter is signed by Jerome Hanna, Director of 
Inspection. The next letter is from the Finance Department, 
dated May 16, 2022, which reads as follows: " I have reviewed 
the address connected with the above noted petition. The 
following amounts are due to the City of Livonia:  Unpaid water 
and sewer charges: $ 371.64 Total Due City of Livonia $ 
371.64.” The letter is signed by Connie Kumpula, Chief 
Accountant. The next letter is from the Treasurer’s Department, 
dated April 14, 2022, which reads as follows: “In accordance 
with your request, the Treasurer’s Office has reviewed the 
address connected with the above noted petition. At this time, 
there are no outstanding amounts receivable for taxes. 
Therefore, I have no objections to the proposal.” The letter is 
signed by Lynda Scheel, Treasurer  That is the extent of the 
correspondence. 

 
Mr. Wilshaw: All right. Thanks, Mr. Taormina. Any questions for our planning 

staff? Ms. Smiley. 
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Ms. Smiley: Yes, I had a question about…we talked about the mechanical 

stuff there. What happened? So, I missed that. Where is it now? 
 
Mr. Taormina: We still do not have details on where the mechanical equipment 

would be installed. They are on the roof currently. While the 
elevation plan shows a decorative fence on the flat portion of 
the roof along the back of the building, it is uncertain whether or 
not this area would contain any rooftop mechanicals. Maybe the 
petitioner has new information that he can provide. I'll zoom in 
on that area to show you what it looks like. You can see here, 
this 36 inch high aluminum rail that presumably would conceal 
any rooftop mechanical equipment. 

 
Ms. Smiley: And the roof goes like this, not like… 
 
Mr. Taormina: No.  Let me show you. 
 
Ms. Smiley: Very mechanical, isn't it? 
 
Mr. Taormina: Well, a portion of the roof is flat. Probably the best way to show 

this is with the aerial photograph. If you look carefully, the 
portion of the roof that contains a peak is here, and this is the 
flat portion. So, if the mechanicals are going to be relocated, 
they're going to be located on the part of the roof that is flat. It’s 
a little difficult to see.  

 
Ms. Smiley: Commissioner Bongero, does that work for you? 
 
Mr. Bongero: I think they're going to have to work it out, because when you're 

looking at the roof view, the way it is now, on the left side, that 
whole group is getting cut away, because there's a second-floor 
stacking over the top of that. So, that rooftop unit is not going to 
stay. The other one, they might as well put it inside the other 
addition as well and save all the headache of having to have 
somebody service those units because they need to be serviced 
at least twice a year, trying to get up on a roof in the middle of 
the winter. You know what I mean? They should just go inside 
and the noise for the neighbors too. It just seems like it's…that's 
going to be worked out. I'm sure it's…this just a preliminary 
plan. I'm sure once they get the architectural done, they'll have 
that taken care of.  

 
Ms. Smiley: Okay. 
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Mr. Wilshaw: Thank you. All right. Well, I'll ask our Petitioner about that in a 

moment. Any other questions for our planning staff? Mr. 
Venture? 

 
Mr. Ventura: Mark, maybe you don't know the answer to this, but on the 

elevation, it shows what appears to be offices on the second 
floor, the additions on the eastern West End. If those office 
spaces were to be leased to somebody other than the person 
that occupied main floor, how do you handle barrier free code? 
Elevator required? What happens? 

 
Mr. Taormina: I’m not sure. I don't know under what circumstances an elevator 

is required. If the office is private and associated with the use on 
the ground floor, then I believe there is no need for an elevator. 
That is something that would be determined by the Inspection 
Department. 

 
Mr. Ventura: Okay, thank you.  
 
Mr. Wilshaw: Good question. Thank you. Any other questions? If not, our 

petitioner is in the audience. Good evening, sir. 
 
 
Feras Seryani, 25734 Ann Arbor Trail, Dearborn Heights, MI  48127. I'm not sure 

what I can add, but if you guys have any, I will try to answer. 
 
Mr. Wilshaw: Alright, let's…well, you heard a question already. There's a little 

bit of discussion and some question about what's going to 
happen to those rooftop mechanical. 

 
Mr. Seryani: Definitely the, we're going to move them. Our plan to install 

inside every unit heat, unit inside. It's a lot easier on the 
maintenance like he mentioned. Also, that's my plan from the 
beginning. I just don't want the heat unit to be in the roof. It's just 
a matter of leak and stuff like that. It just…I want to cut the 
maintenance on the building. 

 
Mr. Wilshaw: Okay, excellent. Thanks for answering that question. Is there 

any other questions from any of our commissioners?  
 
Ms. Smiley: This is to Mr. Taormina. Is that signage approved or within 

range? I guess you really don't know how big the letters are or 
what the signs… right? Is the signage approved as it is? 

 
Mr. Taormina: No. The Commission’s action this evening is not intended 

address any specifics with respect to signage. That would have 
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to be handled separately through permits from the Inspection 
Department. They're limited on size and placement. So, we 
presume that they'll meet the ordinance when it comes to all of 
those requirements. 

 
Ms. Smiley: Okay. Thank you. Thank you, Mr. Chair. 
 
Mr. Wilshaw: All right. Any other questions for anybody tonight? made this 

poor gentleman sit for two and a half hours. Get him out of here. 
Right. 

 
Mr. Seryani: It's worth it. 
 
Mr. Wilshaw: I don't see any other questions from the commissioners. Is 

there…nobody is left in the audience to ask anything. So, if 
there's no other discussion, I think a motion can be made. 

 
On a motion by Smiley, seconded by Bongero, and unanimously adopted, it was 
 
#05-30-2022 RESOLVED, That the City Planning Commission does hereby 

recommend to City Council that Petition 2022-03-08-01 
submitted by MA Designers Inc. requesting approval of all plans 
required by Sections 3.10 and 13.13 of the Livonia Vision 21 
Zoning Ordinance, in connection with a proposal to construct an 
addition and remodel the interior and exterior of the retail center 
at 34800 Plymouth Road, located on the north side of Plymouth 
Road between Stark and Wayne Roads in the Southwest ¼ of 
Section 28, be approved subject to the following conditions: 

 
1. The Site Plan identified as Sheet No. SP-1 dated January 4, 

2022, prepared by MA Designers Group Inc., is hereby 
approved and shall be adhered to. 

 
2. All parking spaces, except the required barrier free parking, 

shall be striped at ten feet (10’) wide by twenty feet (20’) in 
length as required, and the number and location of the 
barrier free parking space(s) shall be provided at the 
direction of the Inspection Department. 

 
3. That bumper blocks or other type of barrier approved by the 

Inspection Department shall be installed in the parking 
spaces immediately in front of the building so that vehicles 
do not encroach over the storefront walkway. 
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4. The Landscape Plan identified as Sheet No. SP-2 dated 
April 5, 2022, as revised, prepared by MA Designers Group 
Inc., is hereby approved and shall be adhered to. 

 
5. That the Petitioner shall work with staff and the Plymouth 

Road Development Authority (PRDA) on plans to install 
additional landscaping and other streetscape 
improvements (i.e., brick piers and fencing) along 
Plymouth Road. 

 
6. All disturbed lawn areas, including road rights-of-way, shall 

be sodded in lieu of hydroseeding. 
 
7. Underground sprinklers are to be provided for all landscaped 

and sodded areas including the rights-of-way, and all 
planted materials shall be installed to the satisfaction of the 
Inspection Department and thereafter permanently 
maintained in a healthy condition. 

 
8. The Exterior Building Elevation Plan identified as Sheet No. 

A-3 dated May 2, 2022, as revised, prepared by MA 
Designers Group Inc., is hereby approved and shall be 
adhered to. 

 
9. That all rooftop mechanical equipment shall be concealed 

from public view on all sides by screening that shall be of a 
compatible character, material and color to other exterior 
materials on the building. 

 
10. That all light fixtures shall not exceed twenty feet (20’) in 

height and shall be aimed and shielded so as to minimize 
stray light trespassing across property lines and glaring 
into adjacent roadways. 

 
11. That the three walls of the trash dumpster area shall be 

constructed out of the same brick used in the construction 
of the building or in the event a poured wall is substituted, 
the wall’s design, texture and color shall match that of the 
building.  The enclosure gates shall be of solid panel steel 
construction or durable, long-lasting solid panel fiberglass. 

 
12. Only conforming signs are approved as part of this petition, 

and any additional signs shall be separately submitted for 
review and approval by the Zoning Board of Appeals. 

 



 UNAPPROVED MINUTES 8 
 

13. That no LED lightband or exposed neon shall be permitted 
on this site including, but not limited to, the building or 
around the windows. 

 
14. That unless approved by the proper local authority, any type 

of exterior advertising, such as promotional flags, 
streamers or sponsor vehicles designed to attract the 
attention of passing motorists, shall be prohibited. 

 
15. The specific plans referenced in this approving resolution 

shall be submitted to the Inspection Department at the time 
the building permits are applied for; and, 

 
16. Pursuant to Section 13.13 of the Livonia Vision 21 Zoning 

Ordinance, as amended, this approval is valid for a period 
of one year only from the date of approval by City Council, 
and unless a building permit is obtained, this approval shall 
be null and void at the expiration of said period. 

 
Mr. Wilshaw: Is there any discussion? 
 
Mr. Wilshaw, Chairman, declared the motion is carried and the foregoing 

resolution adopted.  It will go on to City Council with an 
approving resolution. 

 





 
 

In accordance with Title II of the Americans with Disabilities Act as it pertains to access to Public Meetings, the Zoning Board of Appeal’s 
Office of the City of Livonia, upon adequate notice, will make reasonable accommodations for persons with special needs.  Please call 

734-466-2250 if you need assistance. 

 

ZONING BOARD OF APPEALS 

 

33000 CIVIC CENTER DRIVE 
LIVONIA, MICHIGAN 48154-3097 

(734) 466-2250 

 
September 9, 2022 
PUBLIC NOTICE 

 

APPEAL CASE NO. 2022-08-26: An appeal has been made to the Zoning Board of 
Appeals by Feras Seryani, 34800 Plymouth, Livonia, MI 48150, seeking to erect an addition 
to a nonconforming building, resulting in deficient rear yard setback. Nonconformity is 
based on the existing rear yar setback of 6.9 feet, where 20 feet is required.  
 

Rear Yard Setback: 
Required: 20 feet 

Proposed:  6.9 feet 
Deficient: 13.1 feet 

 
The property is located on the north side of Plymouth (34800), between Beldon Ct and 
Priscilla Lane, Lot No.111-01-006-000, C-1 “Local Business District,” Rejected by the 
Inspection Department under City of Livonia Vision 21, Section 3.10 “District Regulations” 
and 4.03 (P) “Footnotes to Schedule of Regulations.” 
 
THE LAW REQUIRES THAT OWNERS OF PROPERTY LOCATED WITHIN 300 FEET OF 
THIS PROPERTY BE NOTIFIED OF THIS REQUEST IN WRITING.  THIS IS YOUR 
NOTIFICATION. 
 
This appeal will be heard at a public hearing to be held in the Gallery on the fifth floor of 
City Hall on Tuesday, September 27, 2022, at 7:00 p.m., at which time comments may 
be directed to the Board during audience participation.  When replying by mail, write your 
comments on the back of this notice and address it to the City of Livonia, Zoning Board of 
Appeals, 33000 Civic Center Drive, Livonia, MI 48154.  All written comments are read at the 
meeting and become part of the record. 
 
     ZONING BOARD OF APPEALS, 

 
 
 
 

Timothy Klisz, Secretary 

Petitioner will incur a $100 rescheduling fee for every failure to appear. 
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Regular Meeting Minutes of June 27, 2022 

On a motion by McCullough, seconded by Donovic, it was: 
 

#194-22 RESOLVED, that having considered a communication from the City 
Planning Commission, dated May 23, 2022, which transmits its resolution #05-30-
2022, adopted on May 17, 2022, with regard to Petition 2022-03-08-01 submitted 
by MA Designers Inc., requesting to construct an addition and remodel the interior 
and exterior of the retail center at 34800 Plymouth Road, located on the north side 
of Plymouth Road between Stark and Wayne Roads in the Southwest ¼ of 
Section 28, the Council does hereby concur in the recommendation of the 
Planning Commission and Petition 2022-03-08-01 is hereby approved and 
granted, subject to the following conditions: 
 

1. The Site Plan identified as Sheet No. SP-1 dated January 4, 2022, 
prepared by MA Designers Group Inc., is hereby approved and shall be 
adhered to; 
 
2. All parking spaces, except the required barrier free parking, shall be 
striped at ten feet (10’) wide by twenty feet (20’) in length as required, and 
the number and location of the barrier free parking space(s) shall be 
provided at the direction of the Inspection Department; 
 
3. That bumper blocks or other type of barrier approved by the Inspection 
Department shall be installed in the parking spaces immediately in front of 
the building so that vehicles do not encroach over the storefront walkway; 
 
4. The Landscape Plan identified as Sheet No. SP-2 dated April 5, 2022, 
as revised, prepared by MA Designers Group Inc., is hereby approved and 
shall be adhered to; 
 
5. That the Petitioner shall work with staff and the Plymouth Road 
Development Authority (PRDA) on plans to install additional landscaping 
and other streetscape improvements (i.e., brick piers and fencing) along 
Plymouth Road; 
 
6. All disturbed lawn areas, including road rights-of-way, shall be sodded 
in lieu of hydroseeding; 
 
7. Underground sprinklers are to be provided for all landscaped and 
sodded areas including the rights-of-way, and all planted materials shall be 
installed to the satisfaction of the Inspection Department and thereafter 
permanently maintained in a healthy condition; 
 
8. The Exterior Building Elevation Plan identified as Sheet No. A-3 dated 
May 2, 2022, as revised, prepared by MA Designers Group Inc., is hereby 
approved and shall be adhered to; 
 



 
Regular Meeting Minutes of June 27, 2022 

9. That all rooftop mechanical equipment shall be concealed from public 
view on all sides by screening that shall be of a compatible character, 
material and color to other exterior materials on the building; 
 
10.  That all light fixtures shall not exceed twenty feet (20’) in height and 
shall be aimed and shielded so as to minimize stray light trespassing 
across property lines and glaring into adjacent roadways; 
 
11.  That the three walls of the trash dumpster area shall be constructed out 
of the same brick used in the construction of the building or in the event a 
poured wall is substituted, the wall’s design, texture and color shall match 
that of the building.  The enclosure gates shall be of solid panel steel 
construction or durable, long-lasting solid panel fiberglass; 
12.  Only conforming signs are approved as part of this petition, and any 
additional signs shall be separately submitted for review and approval by 
the Zoning Board of Appeals; 
 
13.  That no LED lightband or exposed neon shall be permitted on this site 
including, but not limited to, the building or around the windows; 
 
14.  That unless approved by the proper local authority, any type of exterior 
advertising, such as promotional flags, streamers or sponsor vehicles 
designed to attract the attention of passing motorists, shall be prohibited; 
 
15.  The specific plans referenced in this approving resolution shall be 
submitted to the Inspection Department at the time the building permits are 
applied for; and 

 
16.  Pursuant to Section 13.13 of the Livonia Vision 21 Zoning Ordinance, 
as amended, this approval is valid for a period of one year only from the 
date of approval by City Council, and unless a building permit is obtained, 
this approval shall be null and void at the expiration of said period. 

 
 
CONSENT AGENDA ITEM 8 (Regular Meeting of June 27, 2022) 

 
Motion:  McCullough 
Second:  Donovic 
Ayes:  Donovic, McCullough, McIntyre, Jolly 
Nays:  None 
Absent:             Morgan, Toy, Bahr 
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PLANNING COMMISSION STAFF NOTES 
 
MISCELLANEOUS 
 
ITEM 7 
 
Petition 2022-03-08-01 submitted by MA Designers Inc. requesting approval of all 
plans required by Sections 3.10 and 13.13 of the Livonia Vision 21 Zoning Ordinance, 
as amended, in connection with a proposal to construct an addition and remodel the 
interior and exterior of the retail center at 34800 Plymouth Road, located on the north 
side of Plymouth Road between Stark and Wayne Roads in the Southwest ¼ of Section 
28. 
 
April 19, 2022: Study Meeting: 
 
This item involves a proposal to expand and remodel an existing retail center located on 
the north side of Plymouth Road between Stark and Wayne Roads.  The subject site 
measures 200 feet by 200 feet, for a total lot area of 40,000 square feet.  The existing 
one-story retail building is approximately 7,070 square feet in size and is positioned 
along the back part of the site.  Off-street parking is available in the front and along the 
east side of the property.  Two (2) driveways provide ingress and egress off Plymouth 
Road.  The zoning is C-1, Local Business.  Two (2) single-family homes border the site 
on its north side.  
 
The addition to the east side of the building would be two-stories in height and 
approximately 4,620 square feet in total area, including 2,310 square feet of retail space 
on the ground floor and 2,310 square feet of office space on the second floor.  
Additionally, a second-floor addition would be built above the existing end-cap unit at 
the west end of the building, adding another 2,310 square feet of office space to the 
shopping center.  Altogether, the space being added totals approximately 6,930 square 
feet.  Upon completion, the enlarged retail center would contain approximately 14,000 
square feet of gross floor area, including 9,380 square feet on the ground level and 
4,620 square feet on the two (2) second floor additions.  The submitted floor plan shows 
the shopping center divided into five (5) first-floor retail units and two (2) second-floor 
office units.   
 
The required front yard setback for buildings in a C-1 district is fifteen feet (15’).  The 
existing building, including the additions, are located approximately 135 feet from 
Plymouth Road.  For the rear, the ordinance requires a minimum setback of twenty feet 
(20’) from a residential district.  In this case, the rear yard setback of the existing 
building is only six feet nine inches (6’-9”).  Even though the additions would not extend 
any closer to the rear lot line, expanding the footprint area of a nonconforming building 
requires a variance from the Zoning Board of Appeals.  Where the property abuts 
commercial zoning to the east and west, the Zoning Ordinance allows for a zero-
setback subject to applicable building and fire codes.  The existing building sits back 
twenty-two feet (22’) from the west property line and with the inclusion of the new 
addition, would be forty-eight feet (48’) from the east property line. 
 
Where a commercial zoned property abuts a residential zoned property, a twenty foot 
(20’) wide landscaped greenbelt buffer is required.  A six foot (6’) high masonry wall or 
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opaque fence may be installed in lieu of the greenbelt, subject to City Council review 
and approval.  As mentioned, this site abuts residential to the north.  Along this site’s 
entire northern property line is an existing six foot (6’) high masonry screen wall. 
 
Section 9.05 of the Zoning Ordinance establishes the minimum number of parking 
spaces required according to land use.  Required parking for general retail is based on 
a ratio of one (1) space for each 150 square feet of useable floor space.  For office, the 
requirement is one (1) space for each 200 square feet of useable floor space.  Typically, 
80% of the gross floor area (GFA) is used in determining the amount useable floor area.  
Accordingly, Section 9.05 establishes a minimum requirement of fifty (50) parking 
spaces for the 1st floor retail space and eighteen (18) spaces for the 2nd story offices, for 
a total of sixty-eight (68) spaces.  The site plan shows fifty-three (53) available parking 
spaces.  Alternatively, Section 9.03(6) allows the City to modify the numerical 
requirements for off-street parking based on evidence that another standard would be 
more reasonable.  In determining whether to permit fewer parking spaces, the City 
Council shall consult the most recent edition of Parking Generation, published by the 
Institute of Traffic Engineers (ITE).  Referring to ITE’s Parking General manual (5th 
Edition), the average rate of peak period parking demand per 1,000 square feet of 
GFA for shopping centers on a Saturday during the month of December is 4.58.  For 
small office buildings, the weekday peak average is 2.56 per 1,000 square feet of 
GFA.  This then translates to forty-three (43) spaces for the retail (9.38 x 4.58) and 
twelve (12) spaces for the office (4.62 x 2.56), resulting in a recommended total of 
fifty-five (55) spaces.  As previously mentioned, the site contains fifty-three (53) stalls, 
which is two (2) spaces less than what the ITE standards suggest would be needed to 
support the peak average parking demand for the proposed uses.    
 
The existing retail center is constructed out of brick and has a peaked asphalt-shingled 
roof.  The exterior finish on the lower part of the addition would consist of decorative 
stone with the remaining upper part of the structure finished with face brick.  A 
limestone accent band would divide the first and second floors.  The roof of the addition 
would be peaked, and asphalt shingled.  To provide a uniform architectural appearance, 
the west end of the building would be remodeled to match the addition on the east end.  
The only change to the central part of the shopping center (the area located between 
the two (2), two-story end units), would be the replacement of the existing roof with a 
new metal roof.  The finished structure would have a maximum height, as measured 
from the finished grade to the top edge of the two-story elements, of thirty-two feet four 
inches (32’-4”).  The height limit of buildings in a C-1 zoning district is thirty-five feet 
(35’).   
 
Pursuant to Section 10.03, no fewer than four (4) full size trees, two (2) ornamental 
trees, and twenty-eight (28) shrubs are required along the site’s road frontage.  The 
plan shows seven (7) Sugar Maple trees, twenty-four (24) Ash trees and twelve (12) 
juniper shrubs within the front yard setback of the site.  Additionally, all off-street parking 
areas of forty (40) parking spaces or more must have internal landscaping with each 
interior landscape area, such as parking lot islands, containing at least one (1) tree.  
Interior landscaping must account for a minimum of 5% of the paved parking areas, 
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which in this case is 1,232 square feet.  As proposed, new parking lot islands would be 
created within the existing parking lot.  These internal areas only equal 960 square feet 
in total area.  A new Maple tree would be planted in the two (2) parking islands within 
the parking lot.  The plan does not note or show any Plymouth Road Development 
Authority (PRDA) streetscape improvements, including brick pillars and ornamental 
fencing, installed along the front of this site.  There are also landscape areas along the 
west and east sides of the building.  The plans show that the site’s existing double 
dumpster enclosure is located within the western landscape area.  To help screen the 
dumpster enclosure, Juniper shrubs would be planted around the enclosure.  A Maple 
tree and three (3) Ash trees would be planted within the landscaped area to the west of 
the building. 
 
Retail centers having four (4) of more units are permitted one (1) wall for each unit 
based on one (1) square foot for each one (1) lineal foot of unit frontage.  This site is 
also permitted one (1) ground sign not to exceed forty (40) square feet in area, eight 
feet (8’) in height, and a minimum setback of ten feet (10’) from any right-of-way line.  
The site has an existing ground sign next to the site’s western driveway. 
 
 
May 10, 2022: Study Meeting: 
 
At the first Study Meeting involving this item, the Planning Commission requested 
additional information regarding the exterior design of the building, including the front 
façade and where the signs would go, as well as the rear elevation and the material 
used for the roof and how mechanical equipment would be accommodated.  New 
information has been submitted, including building elevation drawings and a color 
rendering.  The revised drawing of the south elevation of the building shows a widened 
aluminum fascia on the front canopy which would provide additional space for the 
placement of signs.  This is illustrated on the color rendering.  Additionally, the new 
proposed standing seam metal roof has been carried over to the north side of the 
building.  Where the roof flattens out on this side of the building, which affects an area 
that extends approximately twenty feet (20’), the plan shows a thirty-six inch (36”) high 
black aluminum fence.  What is not illustrated is where the mechanical equipment would 
be located.  If the rooftop units are to remain, then the fence should be less opaque in 
order to provide a better screen.     
 
 
May 17, 2022: Regular Meeting: 
 
New data includes revised elevations and a color rendering of the front of the building 
(south elevation).  The width of the canopy fascia is now four feet (4’), providing 
additional space for the installation of signs above each of the abutting units.  
Additionally, the updated elevations show standing seam metal as the roof material on 
rear part of the building to match the front.  Previously, the plan showed metal on the 
front and asphalt shingles on the rear.  However, it is still unclear where the relocated 
mechanical equipment would be installed.  
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Approving Resolution:  That the request to construct an addition and remodel the 
interior and exterior of the retail center at 34800 Plymouth Road, is hereby approved, 
subject to City Council approval and the following conditions: 
 

1. The Site Plan identified as Sheet No. SP-1 dated January 4, 2022, prepared 
by MA Designers Group Inc., is hereby approved and shall be adhered to. 
 

2. All parking spaces, except the required barrier free parking, shall be striped 
at ten feet (10’) wide by twenty feet (20’) in length as required, and the 
number and location of the barrier free parking space(s) shall be provided at 
the direction of the Inspection Department. 
 

3. That bumper blocks or other type of barrier approved by the Inspection 
Department shall be installed in the parking spaces immediately in front of 
the building so that vehicles do not encroach over the storefront walkway. 
 

4. The Landscape Plan identified as Sheet No. SP-2 dated April 5, 2022, as 
revised, prepared by MA Designers Group Inc., is hereby approved and 
shall be adhered to. 
 

5. That the Petitioner shall work with staff and the Plymouth Road 
Development Authority (PRDA) on plans to install additional landscaping 
and other streetscape improvements (i.e., brick piers and fencing) along 
Plymouth Road. 
 

6. All disturbed lawn areas, including road rights-of-way, shall be sodded in 
lieu of hydroseeding. 
 

7. Underground sprinklers are to be provided for all landscaped and sodded 
areas including the rights-of-way, and all planted materials shall be installed 
to the satisfaction of the Inspection Department and thereafter permanently 
maintained in a healthy condition. 
 

8. The Exterior Building Elevation Plan identified as Sheet No. A-3 dated May 
2, 2022, as revised, prepared by MA Designers Group Inc., is hereby 
approved and shall be adhered to. 
 

9. That all rooftop mechanical equipment shall be concealed from public view 
on all sides by screening that shall be of a compatible character, material 
and color to other exterior materials on the building. 
 

10. That all light fixtures shall not exceed twenty feet (20’) in height and shall be 
aimed and shielded so as to minimize stray light trespassing across 
property lines and glaring into adjacent roadways. 
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11. That the three walls of the trash dumpster area shall be constructed out of 
the same brick used in the construction of the building or in the event a 
poured wall is substituted, the wall’s design, texture and color shall match 
that of the building.  The enclosure gates shall be of solid panel steel 
construction or durable, long-lasting solid panel fiberglass. 
 

12. Only conforming signs are approved as part of this petition, and any 
additional signs shall be separately submitted for review and approval by 
the Zoning Board of Appeals. 
 

13. That no LED lightband or exposed neon shall be permitted on this site 
including, but not limited to, the building or around the windows. 
 

14. That unless approved by the proper local authority, any type of exterior 
advertising, such as promotional flags, streamers or sponsor vehicles 
designed to attract the attention of passing motorists, shall be prohibited. 
 

15. The specific plans referenced in this approving resolution shall be submitted 
to the Inspection Department at the time the building permits are applied for; 
and, 
 

16. Pursuant to Section 13.13 of the Livonia Vision 21 Zoning Ordinance, as 
amended, this approval is valid for a period of one year only from the date of 
approval by City Council, and unless a building permit is obtained, this 
approval shall be null and void at the expiration of said period. 
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DATE: April 18, 2022 
 
TO:  Scott O. Miller, Planner IV 
 
FROM: Livonia Fire Prevention Division 
 
SUBJECT: Petition 2022-03-08-01 34800 Plymouth Rd. MA Designs 
 
This office has reviewed the site plan submitted in connection with a request to construct a 
commercial building on property located at the above referenced address. 
 
We have no objections to this proposal. 
 
 
A further detailed plan review will take place when this division receives an official plan 
set.   
 
 
 
Sincerely, 
 
Brian R. Kukla 
 
Brian R. Kukla 
Fire Marshal 
 





33000 CIVIC CENTER DRIVE 
LIVONIA, MICHIGAN 48154-3097 

(734) 466-2580 
FAX: (734) 466-2095 

 
 

 
 
 
 
 

INSPECTION DEPARTMENT 
 

MAUREEN MILLER BROSNAN 
MAYOR 

JEROME A. HANNA 
 DIRECTOR  

BUILDING 
HEATING 

PLUMBING 
ELECTRICAL 

ZONING 
SANITATION 

ENVIRONMENTAL PROTECTION 
ORDINANCE ENFORCEMENT 

 
 
 
 
 
Date: April 28, 2022 
 
To: Scott O. Miller  
 
From: Jerome Hanna 
 
RE: Petition 2022-03-08-01 -34800 Plymouth Road 
 
Pursuant to your request, the above referenced Petition has been reviewed. 
 

1. The parking lot shall be repaired and restriped as necessary. Parking spaces shall be 
10’ wide and 20’ deep and double striped.  

2. The gates on the dumpster enclosure shall be steel or may be as approved. 
3. Signage was not reviewed with this petition. All signage must comply with the 

ordinance. 
 
This Department has no further objections to this Petition. 
 
 
I trust this provides the requested information. 
 
 
Jerome Hanna 
Jerome Hanna 
Director of Inspection 
 





Transaction Statement

Account Number From - Through
014206200-001 11/16/2021 - 05/16/2022

Service Address
34800 PLYMOUTH
LIVONIA, MI 48150

Service Address
34800 PLYMOUTH
LIVONIA, MI 48150

Mailing Address

JALAL JAMEEL
1758 STRICKLAND DR
BLOOMFIELD HILLS, MI 48302-2553

Services
Water & Sewer - Metered

Account Number Amount Due
014206200-001 $371.64

Beginning Balance
$112.46

Date Type Amount Description
01/14/2022 Bill $96.72 Due Date 02/10/2022
02/14/2022 Penalty $20.91
04/14/2022 Bill $107.76 Due Date 05/10/2022
05/12/2022 Penalty $33.79

Total Due
$371.64

Transaction Statement Account Number 014206200-001





 UNAPPROVED MINUTES 1 
 

MINUTES OF THE 1,187th PUBLIC HEARINGS AND REGULAR MEETING 
HELD BY THE CITY PLANNING COMMISSION 

OF THE CITY OF LIVONIA 
________________________________________________________________ 
 
On Tuesday, May 17, 2022, the City Planning Commission of the City of Livonia 
held its 1,187th Public Hearing and Regular Meetings in the Livonia City Hall, 
33000 Civic Center Drive, Livonia, Michigan. 
 
Mr. Ian Wilshaw, Chairman, called the meeting to order at 7 p.m.  
 
Members present: Carol Smiley Glen Long Betsy McCue 
 Dave Bongero Peter Ventura Sam Caramagno 
 Ian Wilshaw  
 
Members absent: None 
 
Mr. Mark Taormina, Planning Director, Jacob Uhazie, Planning & Economic 
Development Coordinator, and Stephanie Reece, Program Supervisor, were also 
present. 
 
Chairman Wilshaw informed the audience that if a petition on tonight's agenda 
involves a rezoning request, this Commission makes a recommendation to the 
City Council who, in turn, will hold its own public hearing and make the final 
determination as to whether a petition is approved or denied. The Planning 
Commission holds the only public hearing on a request for preliminary plat and/or 
vacating petition. The Commission's recommendation is forwarded to the City 
Council for the final determination as to whether a plat is accepted or rejected. If 
a petition requesting a waiver of use or site plan approval is denied tonight, the 
petitioner has ten days in which to appeal the decision, in writing, to the City 
Council. Resolutions adopted by the City Planning Commission become effective 
seven (7) days after the date of adoption. The Planning Commission and the 
professional staff have reviewed each of these petitions upon their filing. The 
staff has furnished the Commission with both approving and denying resolutions, 
which the Commission may, or may not, use depending on the outcome of the 
proceedings tonight. 
 
ITEM #7 PETITION 2022-03-08-01 MA Designers 
 
Mr. Caramagno, Secretary, announced the next item on the agenda, Petition 

2022-03-08-01 submitted by MA Designers Inc. requesting 
approval of all plans required by Sections 3.10 and 13.13 of the 
Livonia Vision 21 Zoning Ordinance, in connection with a 
proposal to construct an addition and remodel the interior and 
exterior of the retail center at 34800 Plymouth Road, located on 
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the north side of Plymouth Road between Stark and Wayne 
Roads in the Southwest ¼ of Section 28. 

 
Mr. Wilshaw: Thank you, Mr. Secretary, Mr. Taormina, any updates on this 

item? 
 
Mr. Taormina: Additional information was received which was discussed briefly 

at the study session. It includes an updated rendering of the 
proposed retail center showing how the exterior would be 
finished using a combination of brick, stone and aluminum 
panels. The roofing material is standing seam metal that will 
include all of the old roof that will remain as well as the 
additions. The proposed two-story addition is on the right-hand 
side. On the left side, a second story would be constructed 
above the existing end unit increasing the overall square 
footage of the building by about 6,900 square feet, which would 
bring the total gross floor area up to roughly 14,000 square feet. 
The plan shows five (5) potential retail tenants on the ground 
floor and two office tenants located on the new upper levels of 
the building. This project will ultimately have to be reviewed by 
the Zoning Board of Appeals because the rear setback is non-
conforming. That building is currently approximately 6’-9” from 
the back wall. The ordinance requires a setback of 20 feet, so 
adding to the building is going to necessitate a variance. While 
the amount of available parking would be slightly less than the 
minimum number of parking spaces required under Section 
9.05, Section 9.03(6) of the Zoning Ordinance now allows the 
City to consider alternative parking standards including parking 
generation studies conducted by the Institute of Traffic 
Engineers. The staff report details this information.  Based on 
the ITE standards, a total of 55 parking spaces are needed, 
whereas the site plan shows 53 parking spaces, resulting in a 
minimal deficiency which Council can approve based on the 
Planning Commission’s review and recommendation. 
Landscaping has also been provided. Significantly more than 
what is there today. With that, Mr. Chairman, I can read out the 
departmental correspondence. 

 
Mr. Wilshaw: Yes, please. 
 
Mr. Taormina: The first item is from the Engineering Division, dated April 14, 

2022, which reads as follows: “In accordance with your request, 
the Engineering Division has reviewed the above referenced 
petition. We have no objections to the project at this time. The 
existing parcel is assigned the address of #34800 Plymouth 
Road. The existing property is currently serviced by public water 



 UNAPPROVED MINUTES 3 
 

main, storm sewer and sanitary sewer. According to the 
proposed plans, there should not be impacts to the existing 
utilities. Should the developer need to make changes to the 
utility service leads, or do any work within the Plymouth Road 
right-of-way, they will need to submit Engineering drawings to 
this Department to determine if permits will be required from 
either the City or the Michigan Department of Transportation 
(MDOT).” The letter is signed by David W. Lear, P.E., Assistant 
City Engineer. The next letter is from the Livonia Fire & Rescue 
Division, dated April 18, 2022, which reads as follows: “This 
office has reviewed the site plan submitted in connection with a 
request to construct a commercial building on property located 
at the above referenced address. We have no objections to this 
proposal. A further detailed plan review will take place when this 
division receives an official plan set.” The letter is signed by 
Brian Kukla, Fire Marshal. The next letter is from the Division of 
Police, dated April 14, 2022, which reads as follows: “I have 
reviewed the plans in connection with the petition. I have no 
objections to the proposal.” The letter is signed by Scott 
Sczepanski, Sergeant, Traffic Bureau. The next letter is from the 
Inspection Department, dated April 28, 2022, which reads as 
follows:  "Pursuant to your request, the above referenced 
Petition has been reviewed. 1. The parking lot shall be repaired 
and restriped as necessary. Parking spaces shall be 10’ wide 
and 20’ deep and double striped. 2.The gates on the dumpster 
enclosure shall be steel or may be as approved. 3. Signage was 
not reviewed with this petition. All signage must comply with the 
ordinance. This Department has no further objections to this 
Petition.” The letter is signed by Jerome Hanna, Director of 
Inspection. The next letter is from the Finance Department, 
dated May 16, 2022, which reads as follows: " I have reviewed 
the address connected with the above noted petition. The 
following amounts are due to the City of Livonia:  Unpaid water 
and sewer charges: $ 371.64 Total Due City of Livonia $ 
371.64.” The letter is signed by Connie Kumpula, Chief 
Accountant. The next letter is from the Treasurer’s Department, 
dated April 14, 2022, which reads as follows: “In accordance 
with your request, the Treasurer’s Office has reviewed the 
address connected with the above noted petition. At this time, 
there are no outstanding amounts receivable for taxes. 
Therefore, I have no objections to the proposal.” The letter is 
signed by Lynda Scheel, Treasurer  That is the extent of the 
correspondence. 

 
Mr. Wilshaw: All right. Thanks, Mr. Taormina. Any questions for our planning 

staff? Ms. Smiley. 
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Ms. Smiley: Yes, I had a question about…we talked about the mechanical 

stuff there. What happened? So, I missed that. Where is it now? 
 
Mr. Taormina: We still do not have details on where the mechanical equipment 

would be installed. They are on the roof currently. While the 
elevation plan shows a decorative fence on the flat portion of 
the roof along the back of the building, it is uncertain whether or 
not this area would contain any rooftop mechanicals. Maybe the 
petitioner has new information that he can provide. I'll zoom in 
on that area to show you what it looks like. You can see here, 
this 36 inch high aluminum rail that presumably would conceal 
any rooftop mechanical equipment. 

 
Ms. Smiley: And the roof goes like this, not like… 
 
Mr. Taormina: No.  Let me show you. 
 
Ms. Smiley: Very mechanical, isn't it? 
 
Mr. Taormina: Well, a portion of the roof is flat. Probably the best way to show 

this is with the aerial photograph. If you look carefully, the 
portion of the roof that contains a peak is here, and this is the 
flat portion. So, if the mechanicals are going to be relocated, 
they're going to be located on the part of the roof that is flat. It’s 
a little difficult to see.  

 
Ms. Smiley: Commissioner Bongero, does that work for you? 
 
Mr. Bongero: I think they're going to have to work it out, because when you're 

looking at the roof view, the way it is now, on the left side, that 
whole group is getting cut away, because there's a second-floor 
stacking over the top of that. So, that rooftop unit is not going to 
stay. The other one, they might as well put it inside the other 
addition as well and save all the headache of having to have 
somebody service those units because they need to be serviced 
at least twice a year, trying to get up on a roof in the middle of 
the winter. You know what I mean? They should just go inside 
and the noise for the neighbors too. It just seems like it's…that's 
going to be worked out. I'm sure it's…this just a preliminary 
plan. I'm sure once they get the architectural done, they'll have 
that taken care of.  

 
Ms. Smiley: Okay. 
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Mr. Wilshaw: Thank you. All right. Well, I'll ask our Petitioner about that in a 

moment. Any other questions for our planning staff? Mr. 
Venture? 

 
Mr. Ventura: Mark, maybe you don't know the answer to this, but on the 

elevation, it shows what appears to be offices on the second 
floor, the additions on the eastern West End. If those office 
spaces were to be leased to somebody other than the person 
that occupied main floor, how do you handle barrier free code? 
Elevator required? What happens? 

 
Mr. Taormina: I’m not sure. I don't know under what circumstances an elevator 

is required. If the office is private and associated with the use on 
the ground floor, then I believe there is no need for an elevator. 
That is something that would be determined by the Inspection 
Department. 

 
Mr. Ventura: Okay, thank you.  
 
Mr. Wilshaw: Good question. Thank you. Any other questions? If not, our 

petitioner is in the audience. Good evening, sir. 
 
 
Feras Seryani, 25734 Ann Arbor Trail, Dearborn Heights, MI  48127. I'm not sure 

what I can add, but if you guys have any, I will try to answer. 
 
Mr. Wilshaw: Alright, let's…well, you heard a question already. There's a little 

bit of discussion and some question about what's going to 
happen to those rooftop mechanical. 

 
Mr. Seryani: Definitely the, we're going to move them. Our plan to install 

inside every unit heat, unit inside. It's a lot easier on the 
maintenance like he mentioned. Also, that's my plan from the 
beginning. I just don't want the heat unit to be in the roof. It's just 
a matter of leak and stuff like that. It just…I want to cut the 
maintenance on the building. 

 
Mr. Wilshaw: Okay, excellent. Thanks for answering that question. Is there 

any other questions from any of our commissioners?  
 
Ms. Smiley: This is to Mr. Taormina. Is that signage approved or within 

range? I guess you really don't know how big the letters are or 
what the signs… right? Is the signage approved as it is? 

 
Mr. Taormina: No. The Commission’s action this evening is not intended 

address any specifics with respect to signage. That would have 
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to be handled separately through permits from the Inspection 
Department. They're limited on size and placement. So, we 
presume that they'll meet the ordinance when it comes to all of 
those requirements. 

 
Ms. Smiley: Okay. Thank you. Thank you, Mr. Chair. 
 
Mr. Wilshaw: All right. Any other questions for anybody tonight? made this 

poor gentleman sit for two and a half hours. Get him out of here. 
Right. 

 
Mr. Seryani: It's worth it. 
 
Mr. Wilshaw: I don't see any other questions from the commissioners. Is 

there…nobody is left in the audience to ask anything. So, if 
there's no other discussion, I think a motion can be made. 

 
On a motion by Smiley, seconded by Bongero, and unanimously adopted, it was 
 
#05-30-2022 RESOLVED, That the City Planning Commission does hereby 

recommend to City Council that Petition 2022-03-08-01 
submitted by MA Designers Inc. requesting approval of all plans 
required by Sections 3.10 and 13.13 of the Livonia Vision 21 
Zoning Ordinance, in connection with a proposal to construct an 
addition and remodel the interior and exterior of the retail center 
at 34800 Plymouth Road, located on the north side of Plymouth 
Road between Stark and Wayne Roads in the Southwest ¼ of 
Section 28, be approved subject to the following conditions: 

 
1. The Site Plan identified as Sheet No. SP-1 dated January 4, 

2022, prepared by MA Designers Group Inc., is hereby 
approved and shall be adhered to. 

 
2. All parking spaces, except the required barrier free parking, 

shall be striped at ten feet (10’) wide by twenty feet (20’) in 
length as required, and the number and location of the 
barrier free parking space(s) shall be provided at the 
direction of the Inspection Department. 

 
3. That bumper blocks or other type of barrier approved by the 

Inspection Department shall be installed in the parking 
spaces immediately in front of the building so that vehicles 
do not encroach over the storefront walkway. 
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4. The Landscape Plan identified as Sheet No. SP-2 dated 
April 5, 2022, as revised, prepared by MA Designers Group 
Inc., is hereby approved and shall be adhered to. 

 
5. That the Petitioner shall work with staff and the Plymouth 

Road Development Authority (PRDA) on plans to install 
additional landscaping and other streetscape 
improvements (i.e., brick piers and fencing) along 
Plymouth Road. 

 
6. All disturbed lawn areas, including road rights-of-way, shall 

be sodded in lieu of hydroseeding. 
 
7. Underground sprinklers are to be provided for all landscaped 

and sodded areas including the rights-of-way, and all 
planted materials shall be installed to the satisfaction of the 
Inspection Department and thereafter permanently 
maintained in a healthy condition. 

 
8. The Exterior Building Elevation Plan identified as Sheet No. 

A-3 dated May 2, 2022, as revised, prepared by MA 
Designers Group Inc., is hereby approved and shall be 
adhered to. 

 
9. That all rooftop mechanical equipment shall be concealed 

from public view on all sides by screening that shall be of a 
compatible character, material and color to other exterior 
materials on the building. 

 
10. That all light fixtures shall not exceed twenty feet (20’) in 

height and shall be aimed and shielded so as to minimize 
stray light trespassing across property lines and glaring 
into adjacent roadways. 

 
11. That the three walls of the trash dumpster area shall be 

constructed out of the same brick used in the construction 
of the building or in the event a poured wall is substituted, 
the wall’s design, texture and color shall match that of the 
building.  The enclosure gates shall be of solid panel steel 
construction or durable, long-lasting solid panel fiberglass. 

 
12. Only conforming signs are approved as part of this petition, 

and any additional signs shall be separately submitted for 
review and approval by the Zoning Board of Appeals. 

 



 UNAPPROVED MINUTES 8 
 

13. That no LED lightband or exposed neon shall be permitted 
on this site including, but not limited to, the building or 
around the windows. 

 
14. That unless approved by the proper local authority, any type 

of exterior advertising, such as promotional flags, 
streamers or sponsor vehicles designed to attract the 
attention of passing motorists, shall be prohibited. 

 
15. The specific plans referenced in this approving resolution 

shall be submitted to the Inspection Department at the time 
the building permits are applied for; and, 

 
16. Pursuant to Section 13.13 of the Livonia Vision 21 Zoning 

Ordinance, as amended, this approval is valid for a period 
of one year only from the date of approval by City Council, 
and unless a building permit is obtained, this approval shall 
be null and void at the expiration of said period. 

 
Mr. Wilshaw: Is there any discussion? 
 
Mr. Wilshaw, Chairman, declared the motion is carried and the foregoing 

resolution adopted.  It will go on to City Council with an 
approving resolution. 
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In accordance with Title II of the Americans with Disabilities Act as it pertains to access to Public Meetings, the Zoning Board of Appeal’s 
Office of the City of Livonia, upon adequate notice, will make reasonable accommodations for persons with special needs.  Please call 

734-466-2250 if you need assistance.

ZONING BOARD OF APPEALS 

33000 CIVIC CENTER DRIVE 
LIVONIA, MICHIGAN 48154-3097 

(734) 466-2250

October 28, 2022 
PUBLIC NOTICE 

APPEAL CASE NO. 2022-10-28: An appeal has been made to the Zoning Board of 
Appeals by Stephanie Kornowicz, 29421 Lori, seeking to erect an attached garage addition 
resulting in deficient east side yard setback and combined yard setbacks.  

East Side Yard Setback: 
Required: 5 feet 
Proposed: 3 feet 
Deficient: 2 feet 

Combined Yard Setback: 
Required: 14 feet 
Proposed:  8 feet 
Deficient: 6 feet 

The property is located on the south side of Lori (29421), between Middlebelt and Beatrice, 
Lot No.089-02-0109-000, N-1 “Neighborhood District,” Rejected by the Inspection 
Department under City of Livonia Vision 21, Section 4.02 “Schedule of Regulations.” 

THE LAW REQUIRES THAT OWNERS OF PROPERTY LOCATED WITHIN 300 FEET OF 
THIS PROPERTY BE NOTIFIED OF THIS REQUEST IN WRITING.  THIS IS YOUR 
NOTIFICATION. 

This appeal will be heard at a public hearing to be held in the Gallery on the fifth floor of 
City Hall on Tuesday, November 15, 2022, at 7:00 p.m., at which time comments may be 
directed to the Board during audience participation.  When replying by mail, write your 
comments on the back of this notice and address it to the City of Livonia, Zoning Board of 
Appeals, 33000 Civic Center Drive, Livonia, MI 48154.  All written comments are read at the 
meeting and become part of the record. 

ZONING BOARD OF APPEALS, 

Timothy Klisz, Secretary 

Petitioner will incur a $100 rescheduling fee for every failure to appear. 



 To: City of Livonia Case No: 
Zoning Board of Appeals Meeting Date: 

2022-10-28
November 15, 2022 

33000 Civic Center Drive 
Livonia, MI 48154  

Please note my      (APPROVAL)     (OBJECTION)     to the requested variance for the 
following reasons: 

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________ 

Signed comments will be read into 
the record.  Unsigned or anonymous Signature:  ____________________________ 
comments will not be considered. 

Name:        ____________________________ 
(Please print) 

Address:    ____________________________ 















 
 

In accordance with Title II of the Americans with Disabilities Act as it pertains to access to Public Meetings, the Zoning Board of Appeal’s 
Office of the City of Livonia, upon adequate notice, will make reasonable accommodations for persons with special needs.  Please call 

734-466-2250 if you need assistance. 

 

ZONING BOARD OF APPEALS 

 

33000 CIVIC CENTER DRIVE 
LIVONIA, MICHIGAN 48154-3097 

(734) 466-2250 

 
October 28, 2022 
PUBLIC NOTICE 

 

APPEAL CASE NO. 2022-10-29: An appeal has been made to the Zoning Board of 
Appeals by Kayla Boyer, 15523 Stonehouse Circle, seeking to relocate an existing non-
conforming shed, erected without permits, into the corner side yard, resulting in a deficient 
corner lot setback.  
 

Corner Side Yard Setback: 
Required: 17 feet 
Proposed:  2 feet 
Deficient: 15 feet 

 
The property is located on the west side of Stonehouse (15523), between Blue Skies and 
North End, Lot No.072-03-0098-000, N-2 “Neighborhood District,” Rejected by the 
Inspection Department under City of Livonia Vision 21, Section 7.09 (D) “Residential 
Accessory Buildings; Minimum Setbacks.” 
 
THE LAW REQUIRES THAT OWNERS OF PROPERTY LOCATED WITHIN 300 FEET OF 
THIS PROPERTY BE NOTIFIED OF THIS REQUEST IN WRITING.  THIS IS YOUR 
NOTIFICATION. 
 
This appeal will be heard at a public hearing to be held in the Gallery on the fifth floor of 
City Hall on Tuesday, November 15, 2022, at 7:00 p.m., at which time comments may be 
directed to the Board during audience participation.  When replying by mail, write your 
comments on the back of this notice and address it to the City of Livonia, Zoning Board of 
Appeals, 33000 Civic Center Drive, Livonia, MI 48154.  All written comments are read at the 
meeting and become part of the record. 
 
     ZONING BOARD OF APPEALS, 

 
 
 
 

Timothy Klisz, Secretary 
 

Petitioner will incur a $100 rescheduling fee for every failure to appear. 



 To: City of Livonia Case No: 
Zoning Board of Appeals Meeting Date: 

2022-10-29
November 15, 2022 

33000 Civic Center Drive 
Livonia, MI 48154  

Please note my      (APPROVAL)     (OBJECTION)     to the requested variance for the 
following reasons: 

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________ 

Signed comments will be read into 
the record.  Unsigned or anonymous Signature:  ____________________________ 
comments will not be considered. 

Name:        ____________________________ 
(Please print) 

Address:    ____________________________ 





































 
 

In accordance with Title II of the Americans with Disabilities Act as it pertains to access to Public Meetings, the Zoning Board of Appeal’s 
Office of the City of Livonia, upon adequate notice, will make reasonable accommodations for persons with special needs.  Please call 

734-466-2250 if you need assistance. 

 

ZONING BOARD OF APPEALS 

 

33000 CIVIC CENTER DRIVE 
LIVONIA, MICHIGAN 48154-3097 

(734) 466-2250 

 
October 28, 2022 
PUBLIC NOTICE 

 

APPEAL CASE NO. 2022-10-29: An appeal has been made to the Zoning Board of 
Appeals by Kayla Boyer, 15523 Stonehouse Circle, seeking to relocate an existing non-
conforming shed, erected without permits, into the corner side yard, resulting in a deficient 
corner lot setback.  
 

Corner Side Yard Setback: 
Required: 17 feet 
Proposed:  2 feet 
Deficient: 15 feet 

 
The property is located on the west side of Stonehouse (15523), between Blue Skies and 
North End, Lot No.072-03-0098-000, N-2 “Neighborhood District,” Rejected by the 
Inspection Department under City of Livonia Vision 21, Section 7.09 (D) “Residential 
Accessory Buildings; Minimum Setbacks.” 
 
THE LAW REQUIRES THAT OWNERS OF PROPERTY LOCATED WITHIN 300 FEET OF 
THIS PROPERTY BE NOTIFIED OF THIS REQUEST IN WRITING.  THIS IS YOUR 
NOTIFICATION. 
 
This appeal will be heard at a public hearing to be held in the Gallery on the fifth floor of 
City Hall on Tuesday, November 15, 2022, at 7:00 p.m., at which time comments may be 
directed to the Board during audience participation.  When replying by mail, write your 
comments on the back of this notice and address it to the City of Livonia, Zoning Board of 
Appeals, 33000 Civic Center Drive, Livonia, MI 48154.  All written comments are read at the 
meeting and become part of the record. 
 
     ZONING BOARD OF APPEALS, 

 
 
 
 

Timothy Klisz, Secretary 
 

Petitioner will incur a $100 rescheduling fee for every failure to appear. 



 To: City of Livonia Case No: 
Zoning Board of Appeals Meeting Date: 

2022-10-29
November 15, 2022 

33000 Civic Center Drive 
Livonia, MI 48154  

Please note my      (APPROVAL)     (OBJECTION)     to the requested variance for the 
following reasons: 

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________ 

Signed comments will be read into 
the record.  Unsigned or anonymous Signature:  ____________________________ 
comments will not be considered. 

Name:        ____________________________ 
(Please print) 

Address:    ____________________________ 
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 ZONING BOARD OF APPEALS
CITY OF LIVONIA

   MINUTES OF MEETING HELD TUESDAY, OCTOBER 11, 2022 

A Meeting of the Zoning Board of Appeals of the City of Livonia was held on Tuesday, 
OCTOBER 11, 2022. *

MEMBERS PRESENT: Gregory G. Coppola, Chairman
      James Baringhaus, Vice Chairman

Christopher Boloven
Timothy Klisz                    
Tamara Oliverio
Martha Ptashnik
Michael Testa

MEMBERS ABSENT:  None

OTHERS PRESENT:   Harry Ramsden, Inspector
Mike Fisher, Assistant City Attorney

* Due to technical difficulties with the recording capabilities, the following minutes 
summarize the proceedings of the City of Livonia Zoning Board of Appeals meeting of 
October 11, 2022.

The meeting was called to order at seven p.m.  Chairman Coppola explained the Rules 
of Procedure to those interested parties. Each petitioner must give their name and 
address and declare hardship for appeal. Appeals of the Zoning Board's decisions are 
made to the Wayne County Circuit Court. The Chairman advised the audience that 
appeals can be filed within 21 days of the date tonight's minutes are approved. The 
decision of the Zoning Board shall become final within five (5) calendar days following the 
hearing and the applicant shall be mailed a copy of the decision. There are four decisions 
the Board can make:  To deny, to grant, to grant as modified by the Board, or to table for 
further information. Each petitioner may ask to be heard by a full seven (7) member Board.  
Six (6) members were present.  No one chose to reschedule. Secretary then read the 
Agenda and Legal Notice to each appeal, and each petitioner indicated their presence. 
Appeals came up for hearing after due legal notice was given to all interested parties 
within 300 feet, petitioners, and City Departments. There were three (3) people present 
in the audience.

______________________________
(7:00)
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APPEAL CASE NO. 2022-08-01 (Tabled on August 30, 2022): An appeal has been 
made to the Zoning Board of Appeals by Daryl and Raghida West, 18988 Doris, seeking 
to erect an addition to the existing dwelling and attached garage, while maintaining an 
existing accessory building/shed, resulting in excess attached garage/accessory building 
area. 

Accessory/Garage area:
Allowed: 720 sq. ft.

Revised Proposed: 1007 sq. ft (578 sq. ft. proposed, 429 sq. ft. existing)
Excess: 287 sq. ft.

The property is located on the east side of Doris (18988), between Curtis and Seven Mile, 
Lot No.041-01-0047-000, R-U-F “Rural Urban Farm,” Rejected by the Inspection 
Department under City of Livonia Vision 21, Section 7.09, “Single-Family Residential 
Accessory Buildings and Recreational Equipment Storage.”
On motion by Baringhaus, supported by Boloven, the case was removed from the table.  
Discussion then followed.  

It was noted that the 18-foot height of the proposed garage conformed to the pertinent 
Zoning Ordinance provision.  The current proposed garage is smaller than the original 
proposal, in that the garage in the original plan terminated 30 feet from the house, 
whereas the revised plan has it ending 25 feet from the house.  Petitioner wishes to retain 
the existing 11’x16’ shed for storage.

On motion by Baringhaus, supported by Boloven, it was:

RESOLVED: APPEAL CASE NO. 2022-08-01.: An appeal has been made to the Zoning 
Board of Appeals by Daryl and Raghida West, 18988 Doris, seeking to erect an addition 
to the existing dwelling and attached garage, while maintaining an existing accessory 
building/shed, resulting in excess attached garage/accessory building area.

Accessory/Garage area:
Allowed: 720 sq. ft.

Proposed: 1126 sq. ft (633 sq. ft. proposed, 433 sq. ft. existing)
Excess: 406 sq. ft.

The property is located on the east side of Doris (18988), between Curtis and Seven Mile, 
Lot No.041-01-0047-000, R-U-F “Rural Urban Farm,” Rejected by the Inspection 
Department under City of Livonia Vision 21, Section 7.09, “Single-Family Residential 
Accessory Buildings and Recreational Equipment Storage” be granted for the following 
reasons and findings of fact:

1. The uniqueness requirement is met due to the large size of the lot and the current 
garage. 

2. The denial of the variance would severely limit the available storage on the property.
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3. The variance is fair in light of its effect on neighboring properties and in the spirit of 
the Zoning Ordinance because the proposed garage is consistent with the 
neighborhood and has neighbor support.

4. The granting of this variance will not adversely affect the purpose or objective of the 
Master Plan because this property is classified as “Low Density Residential” under the 
Master Plan and the proposed variance is not inconsistent with that classification. 

FURTHER, the variance be granted with the following conditions:
1. The addition be built as presented.
2. There will be no business conducted out of the residence.
3. There will be no out buildings aside from the existing shed.
4. The five (5) day waiting period shall be waived.

ROLL CALL VOTE

AYES: Testa, Ptashnik, Oliverio, Boloven, Klisz, Baringhaus, Coppola.  
NAYS: None.
ABSENT: None. 
PASSES: 7-0.
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APPEAL CASE NO. 2022-08-02: An appeal has been made to the Zoning Board of 
Appeals by Livonia West Commerce Center on behalf of Penske and Intercity Neon, 
2575 Haggerty, Canton, MI, 48188, seeking to erect a tenant identification wall sign on 
the exterior of a multi-tenant industrial building, resulting in excess wall sign area.

Wall sign area:
Allowed: 10 sq. ft

Proposed: 141 sq. ft
Excess: 131 sq. ft

The property is located on the east side of Eckles (12950), between Amrhein and 
Schoolcraft, Lot No.118-99-0001-004, M-2 “General Manufacturing,” Rejected by the 
Inspection Department under City of Livonia Vision 21, Section 11.08 (4) “Zoning District 
Regulations, Sign Regulations in Industrial Districts.”

On motion by Boloven, supported by Klisz, the case was removed from the table.

Discussion then followed.

Ashley Capital, the landlord, expects to have two tenants to fill up the west side of the 
subject building.  The building will have no more than four tenants in total.  Penske leases 
approximately 200,000 square feet of the building.  Landlords actually don’t like wall 
signage, as they require that buildings be punctured.  Ashley Capital doesn’t typically 
have wall signs on its buildings.  Query whether the proposed sign is needed.  For safety?  
In the age of GPS, it is easier to find one’s destination, and Penske trucks seem likely to 
find the Penske building without a wall sign.  A ground sign might be as effective or more 
so.  

On motion by Klisz, supported by Boloven, it was:

RESOLVED: APPEAL CASE NO. 2022-08-02: An appeal has been made to the Zoning 
Board of Appeals by Intercity Neon, 12950 Eckles, Livonia, MI 48150, seeking to erect 
a tenant identification wall sign on the exterior of a multi-tenant industrial building, 
resulting in excess wall sign area.

Wall sign area:
Allowed: 10 sq. ft

Proposed: 141 sq. ft
Excess: 131 sq. ft

The property is located on the east side of Eckles (12950), between Amrhein and 
Schoolcraft, Lot No.118-99-0001-004, M-2 “General Manufacturing,” Rejected by the 
Inspection Department under City of Livonia Vision 21, Section 11.08 (4) “Zoning District 
Regulations, Sign Regulations in Industrial Districts” be tabled so the Petitioner can 
submit the complete sign request as a total package to include the current four (4) wall 
signs and two (2) monuments, as well as a comparison of the ratio of the Penske building 



6

wall sign size to  building size with the Amazon and RMDC sign/building ratios, and similar 
information for anticipated future signage in the area and any other facilities providing 
useful information.

ROLL CALL VOTE

AYES: Testa, Ptashnik, Oliverio, Boloven, Klisz, Baringhaus, Coppola.  
NAYS: None.
ABSENT: None. 
PASSES: 7-0.

Board Member Klisz moved to approve the meeting minutes of September 27, 2022; 
support was offered by Board Member Baringhaus.

There being no further business to come before the Board, the meeting was adjourned 
upon motion by Boloven, supported by Baringhaus at 8:15 p.m.

___________________________
Gregory G. Coppola, Chairman

____________________________
Timothy Klisz, Secretary 



AGENDA DATE: November 15, 2022 
ZONING BOARD OF APPEALS 
CITY OF LIVONIA 

 
PROPOSED FINDINGS OF FACT 

Pursuant to Zoning Board of Appeals 
Rules of Procedure, Rule V-Hearings, Paragraph 7 

 
 
 
APPEAL CASE NO. 2022-08-26 (Rescheduled from September 27, 2022), Feras 
Seryani, 34800 Plymouth Road: 
Should be denied because the alleged practical difficulty does not entail more than 
mere inability to earn a higher financial return. 
 
 
APPEAL CASE NO. 2022-10-28: Italy American Construction, 29421 Lori Street: 
Should be denied because the alleged practical difficulty does not entail more than 
mere inconvenience. Further, a variance in this case would violate the City’s policy of 
requiring certain minimum amounts of open space in residential areas in order to permit 
the free passage of light and air, and to meet aesthetic and density concerns.  
 
 
 
APPEAL CASE NO. 2022-10-29: Kayla Boyer, 15523 Stonehouse Circle: 
Should be denied because the alleged practical difficulty does not entail more than 
mere inconvenience. 



 

 

FUTURE LAND USE PLAN 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

1. APPEAL CASE NO. 2022-08-26: Feras Seryani, 34800 Plymouth Road, 
seeking to erect an addition to a nonconforming building, resulting in deficient 
rear yard setback. 

 
FUTURE LAND USE PLAN 

(FLUP) 

 
“CORRIDOR COMMERCIAL” 

 
 

2. APPEAL CASE NO. 2022-10-28: Italy American Construction, 29421 Lori, 
seeking to erect an attached garage addition resulting in deficient east side yard 
setback and combined yard setbacks. 

 
FUTURE LAND USE PLAN 

(FLUP) 

 
“LOW DENSITY RESIDENTIAL” 

 
 

3. APPEAL CASE NO. 2022-10-29: Kayla Boyer, 15523 Stonehouse Circle, 
seeking to relocate an existing non-conforming shed, erected without permits, 
into the side corner lot, resulting in a deficient corner lot setback. 

 
FUTURE LAND USE PLAN 

(FLUP) 
 

“LOW DENSITY RESIDENTIAL” 

 

CITY OF LIVONIA 

ZONING BOARD OF APPEALS 

Agenda 

November 15, 2022 – 7:00 p.m. 

Livonia City Hall – Gallery (5th floor) 

33000 Civic Center Drive, Livonia, MI 



ZBA Meetings/Deadlines
November 15, 2022

Minutes to vote on:  October 11, 2022

November 29, 2022 Auditorium
Matt – Inspection Deadline: Monday Oct. 31

December 13, 2022
(last meeting of 2022)

Auditorium
Jim – Inspection Deadline: Monday Nov. 14
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