
AGENDA OF THE CITY OF LIVONIA ZONING BOARD OF APPEALS 
February 7, 2023 – 7:00 p.m. 
Livonia City Hall Auditorium 

33000 Civic Center Drive, Livonia, MI 

AGENDA ITEM(S): 

1. APPEAL CASE NO. 2022-11-32 (Tabled on December 13, 2022): John Beshi, 38141 Ann
Arbor Road, seeking to erect a directional sign and additional wall (awning) sign, resulting in
the directional sign being excess in area and the wall sign being excess in amount and area.

2. APPEAL CASE NO. 2023-01-02: George Nicoloff, 19490 Fairlane Ct, seeking to maintain a
six-foot-tall privacy fence, erected without permit, along portions of the east and southeast
property lines, resulting in not acquiring the east and southeast adjoining owners' consent.

3. APPEAL CASE NO. 2023-01-03: Charter Communications, 14525 Farmington Road,
seeking to erect a six-foot-tall privacy fence upon commercial property which is not allowed.

Public comments may be sent to the ZBA Office at 33000 Civic Center Drive, Livonia, MI  and must include name, address, and signature. 

In accordance with Title II of the American with Disabilities Act as it pertains to access to 
Public Meetings, the Livonia ZBA Office, 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. 

http://www.livonia.gov/


ZONING BOARD OF APPEALS 

January 20, 2023 
PUBLIC NOTICE 

APPEAL CASE NO. 2022-11-32 (Tabled on December 13, 2022): An appeal has been 
made to the Zoning Board of Appeals by John Beshi, 38141 Ann Arbor Road, seeking 
to erect a directional sign and additional wall (awning) sign, resulting in the directional 
sign being excess in area and the wall sign being excess in amount and area. 

Directional Sign Area: 
Allowed: 2 sq. ft 
Proposed: 4.5 sq. ft 
Excess: 2.5 sq. ft 

Wall Signs: 
Allowed: 1 
Proposed: 2 
Excess: 1 

Wall Sign Area: 
Allowed: 21 sq. ft 
Proposed: additional 10 sq. ft 
(28 sq. ft. existing) 
Excess: 17 sq. ft. 

The property is located on the south side of Ann Arbor Road (38141), between Hix Road 
and Ann Arbor Trail, Lot No.121-99-0010-001, C-1 “Local Business District,” Rejected by 
the Inspection Department under City of Livonia Vision 21, Section 11.06 (8) “Exempt 
Signs,” “Directional Signs” and 11.08 (2) “Sign Regulations for C-1 Districts.” 

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 Auditorium on the first 
floor of City Hall on Tuesday, February 7, 2023, 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. 

33000 CIVIC CENTER DRIVE 
LIVONIA, MICHIGAN 48154-3097 

(734) 466-2250



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

2022-11-32 
February 7, 2023

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:    ____________________________ 



 
 

 

ZONING BOARD OF APPEALS 

 

33000 CIVIC CENTER DRIVE 
LIVONIA, MICHIGAN 48154-3097 

(734) 466-2250 

 
 

December 20, 2022 
 

John Beshi 
38141 Ann Arbor Rd 
Livonia, MI 48150 
 

 

APPEAL CASE NO. 2022-11-32: John Beshi, 38141 Ann Arbor Road, seeking to erect 
a directional sign and additional wall (awning) sign, resulting in the directional sign being 
excess in area and the wall sign being excess in amount and area. 

 
Directional Sign Area: 
Allowed: 2 sq. ft 
Proposed: 4.5 sq. ft 
Excess: 2.5 sq. ft 

Wall Signs: 
Allowed: 1 
Proposed: 2 
Excess: 1 

Wall Sign Area: 
Allowed: 21 sq. ft 
Proposed:     additional 10 sq. ft. 
(28 sq. ft. existing) 
Excess: 17 sq. ft. 

   
 

The property is located on the south side of Ann Arbor Road (38141), between Hix Road 
and Ann Arbor Trail, Lot No.121-99-0010-001, C-1 “Local Business District,” Rejected by 
the Inspection Department under City of Livonia Vision 21, Section 11.06 (8) “Exempt 
Signs,” “Directional Signs” and 11.08 (2) “Sign Regulations for C-1 Districts,” be tabled. 
 
      
Sincerely, 
 
 
 
 
 
Timothy Klisz, Secretary 
 
cc: S. Banko, City Clerk, M. Fisher, S. Miller, R. Abrahamson, J. Albus 
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ZONING BOARD OF APPEALS 
 

CITY OF LIVONIA 
 

MINUTES OF REGULAR MEETING HELD JANUARY 7,2020 

 
  
A Regular Meeting of the Zoning Board of Appeals of the City of Livonia was held in the 
Gallery of the Livonia City Hall on Tuesday, January 7, 2020, 2019. 
 
MEMBERS PRESENT: James M. Baringhaus, Acting Chairman 
    Timothy J. Klisz, Secretary  
    Christopher N. Boloven 
    Janice N. Centers 
    Lisa Fraske 
    Joel Turbiak 
 
MEMBERS ABSENT: Gregory G. Coppola, Chairman 
 
OTHERS PRESENT: Leo Neville, City Attorney 
    Bob Stroble, City Inspector 
    Marilyn Mootsey, Recorder 
 
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 this evening.  The Chairman asked if anyone wished to be 
heard by a full Board and no one wished to do so. The 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 12 people present in the audience. 
               
(7:03)  
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TABLE OF CONTENTS 
 
Appeal Case #           Pages 
               
 
2020-01-01          3 - 21 
(Ann Arbor Crossroads Plaza, LLC) 
 
2020-01-02         22 - 27 
(Merply, LLC) 
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APPEAL CASE NO. 2020-01-01:  An appeal has been made to the Zoning Board of 
Appeals by Ann Arbor Crossroads Plaza, LLC, 14520 Stephens Road, Warren, MI  
48089, seeking to replace a ground sign damaged by vehicle collision and maintain an 
existing ground sign, resulting in excess sign height and area for the proposed and 
existing ground signs. This also results in excess number of ground signs.  A proposed 
electronic message center on the proposed ground sign (14 sq. ft.) is requested but not 
allowed because of nonconformity based on sign(s) height, area and number of ground 
signs. 
 
Number of Ground Signs:  Ground Sign Area: 
Allowed: one    Allowed:     40 sq. ft. 
Proposed: two (one existing)  Total Area Proposed: 156 sq. ft.  
Excess: one    (Existing:  60 sq. ft. - Proposed:  96 sq. ft.) 
      Excess:   116 sq. ft. 
Ground Sign Height: 
Allowed:   8.0 ft. 
Proposed: 15.4 ft. 
(Existing:  22.0 ft.) 
Excess:   7.4 ft. (of proposed sign) 
 
The property is located on the south side of Ann Arbor Road (38047), between Ann Arbor 
Trail and West Chicago, Lot. No. 121-99-0009-000, C-1 Zoning District. Rejected by the 
Inspection Department under Ordinance 543, Section 18.50H(b),1, “Sign Regulations in 
C-1, C-2, C-3 and C-4 Districts.” 
 
Baringhaus:  Thank you. Does the Board have any questions for the Inspection 
Department? Are there any questions for the Legal Department? Okay, thank you. Will 
the Petitioner please come forward to the podium? Hi, good evening. 
 
Zacks:  Good evening. My name is Michael Zacks. 13300 Foley in Detroit, Michigan. We 
are the proposed sign contractor for the project. So, I also have the property owner who 
has owned the property for the past two years and has made, if any of you have visited 
the property and I’m sure you have, substantial improvements to that property.  Spent 
nearly half a million dollars bringing it up to the level that it currently has. As you can see 
there’s a before and after picture that I’m sure you have in front of you. So, there was an 
existing pylon sign at that site, and I’m told since about 1971. Unfortunately, that sign was 
hit by a car and suffered substantial damage. Although it could have been repaired at the 
site, when we discussed it with the Building Department, they said it would have to be 
removed because it was a nonconforming sign. Once again, we could have done the 
repairs at the site, but it wasn’t feasible as the repairs were fairly substantial. What we’re 
asking for is to replace that pylon sign with the existing poles that would support the new 
sign.  That new sign is approximately 100 square feet. It would allow the display for multi-
tenants in the center, along with Little Caesars and a small message center at the top. 
The hardship, of course, is that the tenants had that sign since 1971, some 48 years, and 
now they can’t be identified because there’s no sign there and the current -- current 
ordinance does not allow us to replace it. So, the tenants have been harmed by, I suppose 
you might call an Act of God, and have suffered really and some of them irreparable 
damage because drive by traffic and pedestrian traffic used to be able to recognize them 
by the marque that was there and unfortunately now there’s -- there’s nothing there. We 
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think that the sign is esthetically pleasing, we think it doesn’t violate the spirit of the 
ordinance, and again, it replaces a sign that was already there for some 48 years. I have 
some letters from some of the tenants and some of the tenants are here to explain what 
their hardship is with the sign being gone. If you have any specific questions regarding 
the sign, I’d be happy to answer them. Again, I have the property owner here as well. If 
you have any specific questions about the property, I’m sure he’d be happy to answer 
those as well. 
 
Baringhaus: In your proposal you are also asking for an electronic message board. Is that 
correct? 
 
Zacks:  Yeah, correct. 
 
Baringhaus:  What types of messages will be displayed on that board? 
 
Zacks:  I think they would typically involve messages from the various tenants. We would 
certainly abide by the regulations for the City of Livonia as far as frequency of message 
and what you allow for verbiage on the message and every municipality is different and I 
know that the City of Livonia has specific requirements, which the owner has indicated he 
would abide by. He’s also indicated that he would have no problem displaying community 
type messages, or AMBER alerts and those kinds of things. 

 
Baringhaus:  Your prior sign didn’t have a message board and it -- why did you feel a 
need to include that on this proposal? 
 
Zacks:  That -- that -- that’s correct as you can see the picture -- the before picture has a 
sign that dates back to 1971, 48 years ago, so I’m not sure they even had message 
centers back then. This is a state-of-the-art unit. It’s roughly about 12% of the entire sign 
as far as a relationship message center to the sign area. 
 
Baringhaus:  Earlier I believe you said your prior sign was 100 square feet, roughly. 
 
Zacks:  I think it was 100 square feet, yes. 
 
Baringhaus:  Okay, the proposed sign is 156 square feet. Why the additional square 
footage? Why is that needed? 
 
Zacks:  12 -- no it’s -- it’s 144 by 96, so it’s 8 by 12.  
 
Baringhaus:  So, 96 square feet? 
 
Zacks:  Yes. 
 
Baringhaus:  Okay. 
 
Zacks:  You might be getting confused with -- total rise is 185 inches -- 
 
Baringhaus: Yeah, okay that’s probably what it is -- 
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Zacks:  From grade to the top. 
 
Baringhaus:  Correct. Just another -- another question I have is -- 
 
Zacks:  Sure. 
 
Baringhaus: I notice you have the figure of Little Caesars on the corner there -- 
 
Zacks:  Yes. 
 
Baringhaus:  On the pylon or it’s a -- and then you also have a second Little Caesars sign 
and the proposed sign itself. Why -- why two pieces of identification for Little Caesars? 
 
Zacks:  Sure, well I think the Little Caesars sign actually just has the Caesar guy on top 
and again, that’s been there I think for as long as the franchise has been there -- I don’t -
- I have the Little Caesars management team here. He could probably better answer how 
long that signs been replaced, but obviously an important tenant in relationship to the 
entire strip and so they thought they wanted to have a panel up there as well.  
 
Baringhaus:  Okay, great. Thank you. Any other questions from the Board? 
 
Klisz:  Mr. Chair. 
 
Baringhaus:  Mr. Klisz. 
 
Klisz:  So, the bottom, I’m looking at the proposed -- a blow up of the proposed sign shows 
four blank spots at the bottom of the sign.  
 
Zacks:  Yes.  
 
Klisz:  Is that for openings in the strip mall there -- 
 
Zacks:  Yes. 
 
Klisz:  -- that aren’t filled right now? 
 
Zacks:  Future -- future tenants. We always try to accommodate for future tenants. So, 
probably at this point we might fill up one of them that would say, “For Lease,” with a 
phone number or something like that, but those would accommodate future tenants. 
 
Klisz:  Okay, but are there actually four open -- 
 
Beshi:  Yes. 
 
Zacks:  There are --  
 
Klisz:  -- units -- 
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Zacks:  -- yes. 
 
Klisz:  --available?  Okay.  That’s all I have. Thanks. 
 
Baringhaus:  Any other questions? 
 
Turbiak:  Mr. Chair. 
 
Baringhaus:  Mr. Turbiak. 
 
Turbiak:  Can you tell us a little bit about how the accident happened, if you know? 
 
Zacks:  I think the owner might be able to speak to that better. 
 
Beshi:  Hello. Happy New Year, everybody.  
 
Board:  Happy New Year. 
 
Beshi:  My name is Johnny Beshi. I’m the owner of the property. So, I was with my family 
on a Saturday afternoon and the -- the Police Department for the City of Livonia called 
me. They said some drunk lady hit the sign, so, she -- she did a lot more damage than 
that. She went over the curbs, she hit a pedestrian that was walking on Ann Arbor Road. 
So, thank God no one was killed. She -- she was hurt and the lady that got hit was hurt. 
So, that’s all that I know, so I -- when -- when I went to the Police Department and got a 
report I tried to call her insurance company, but she didn’t have no insurance. So, this -- 
this is all coming -- coming out of my pocket. There is no insurance involved or anything 
like that.  
 
Turbiak:  Okay, so she came off of Ann Arbor Road to hit the sign? 
 
Beshi:  Yes. 
 
Turbiak:  Okay, and -- and do you have any plans to make changes that might help 
prevent the sign from getting damaged in a similar way in the future? 
 
Beshi:  That sign is no where close to the road -- I mean -- it’s way out -- I mean -- you 
would have to be very drunk like this lady was -- extremely drunk for you to hit the curbs, 
go on the parking lot, then go around and hit the sign -- I mean -- you would just have to 
be blind before you would hit that sign. 
 
Turbiak: Kind of like a one in a 48-year circumstance? 
 
Beshi:  One in a billion probably. 
 
Turbiak:  Okay. Do you know how tall the previous sign was? 
 
Beshi:  It’s -- it’s the same height exactly -- I -- I think there’s a picture where it shows the 
before and after -- 
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Turbiak:  Yes, I see it. 
 
Beshi:  -- and it’s the same height exactly. 
 
Turbiak:  Okay.  
 
Beshi:  So, this is nothing that is going to make it any -- you know -- dangerous or -- or 
any closer to -- to the road or anything like that. It’s -- it’s practically -- it’s the same sign 
exactly what I had. I -- I wish I could have the same sign and put it up and save $15 - $20 
thousand dollars. I wish I could do that, but I just can’t 
 
Turbiak:  Thanks, that reminds me of one of my other questions that I had written down 
during the presentation. It seems that I heard two different statements that conflicted, 
maybe I misheard. One it seemed like that you could not repair the sign at the site 
because of it’s nonconforming nature, and then later I thought I heard that maybe because 
the repair work was substantial. Could you clarify that? 
 
Beshi:  Well, again, that sign was 48 years old and so when it fell -- I mean -- we -- we 
could have patched it up -- Band-Aid it, we could have Band-Aid it, but I don’t think it 
would have looked good, one -- and I don’t think the City would let us. I’m -- I’m -- I’m not 
sure.  Would -- would the City have let us?  
 
Zacks:  No.  
 
Beshi:  No.  
 
Turbiak:  No, okay, so it was not an option? 
 
Beshi:  No.  
 
Turbiak:  Okay. What’s the maximum number of units that you have potential for based 
on your current building layout -- number of buildings, number of entries, and the whole 
bit? 
 
Beshi:  So, the four -- so, on that new sign you see there’s four spaces? These are the 
four vacancies. So, what I like to do is give everything on the spot. So, there’s -- 
 
Turbiak:  So, 15 is the max? 
 
Beshi:  Right. So, there’s 14 in there and I have about like four -- four tenants that are for 
-- for lease right now and that’s the reason that they’re empty -- 
 
Turbiak:  Okay. 
 
Beshi:  So, when the new -- new tenant come in, I will give them their spot. 
 
Turbiak:  Trying to think which one to ask next. There -- I noticed that there’s another sign 
at the west end of the -- of the property. Is that also your sign? 
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Beshi:  Sure, yeah that was done maybe a few years back - maybe four, five years ago. 
No one could see that sign. I’m sure you guys drove by it -- that -- that was good money 
wasted I -- I think. It’s so far away from the road, it’s so low, it -- it doesn’t light up -- I 
mean -- I think that’s a waste of sign. 
 
Turbiak:  Yeah, I’m starting to hear that. I didn’t look at it too closely as far as the visual -
- you know -- visibility from the road and that, but do you have plans for that sign -- I mean 
-- let me ask -- let me put it to you this way, would you be willing to take that sign down? 
 
Beshi:  Sure -- sure, or -- or I -- I could -- I could make it a -- a for -- a big ‘for lease’ sign 
and that would make it -- you know -- instead of having these little words in there that 
nobody sees. I could take the faces and just put a ‘for lease’ sign on there so I could get 
a tenant in there to fill up the other four spots. 
 
Turbiak:  Okay, and are you willing to take down the Little Caesars statue? 
 
Beshi:  You -- you know that’s an icon right there to be honest with you -- you know -- 
that’s an icon. People love that sign -- you know -- I don’t want to -- you know -- I just think 
everybody loves that sign -- you know. So, my -- my Little Caesars tenant is here if you 
allow him to speak, please? 
 
Baringhaus:  Sure, please. 
 
Wanshon:  Hi, my name is Daniel Wanshon. I am the franchisee of the Little Caesars in 
that plaza. I’ve been a franchisee there for going on five years now, so before Mr. Beshi 
-- you know -- bought the plaza and did all the renovations. As a Livonia resident and 
business owner of the Little Caesars -- you know -- I want to express my support to Mr. 
Beshi and help maintaining the level of signage that will support all of our businesses in 
that plaza. We’re grateful for you guys -- the City -- for allowing us to keep the pole sign, 
Little Caesars. I hope we’re not trying to take that away because it is an iconic sign -- you 
know -- I don’t know if you guys follow in the QSR, but when they released this year the 
Icons across the world, we were in the top 10 -- you know -- with Little Caesars and that’s 
super important and I don’t know if all of you guys have kids or grandkids that play that 
Pokémon Go. I don’t play Pokémon Go, but they -- in that game that craze -- they put that 
as an Icon where people would come to the plaza walk around -- they went crazy cause 
they’re walking around like this tapping their phones, but -- you know -- it’s -- it is an icon 
and it means a lot to me and it means a lot to the brand -- you know -- the damage to the 
sign -- to the previous sign is unfortunate in many ways, but the new sign that Mr. Beshi 
is proposing is an updated look much like the -- you know -- if -- if you guys haven’t been 
to the Center since they’ve updated it, I would -- I would urge you guys to do so, because 
he has put a ton of money into that place -- you know -- I’ve lived in Livonia for seven 
years now and traveling through there -- you know -- it -- it was an eyesore for a long time 
and then when he came in and put -- put the investment into the property it -- it did -- it 
did a ton for -- for everybody in the plaza. To answer your question from earlier about the 
second Little Caesars sign being proposed. While the -- while the -- the Caesar Man is 
iconic, and a lot of people know about that -- people still drive -- you know -- ten and two 
and they want to look and see where the sign is so they don’t want to look up at -- at the 
Caesar Man. And -- and Little Caesars -- I came from corporate prior, and we’ve -- that 
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store was one of the beginning stores. It’s been there since the 70’s. So, that being said 
-- you know -- I think it’s very important that -- you know -- you guys do allow us to have 
a second sign because during the Fall when the -- when the trees -- you know -- the 
Spring rather when the trees bloom there’s a -- there’s a tree in the middle of our parking 
lot that covers half of our sign so it’s very challenging for customers driving towards 275 
to see our sign, so -- you know -- in closing -- you know -- we need the sign to help 
maintain business. Anybody that has a business here -- you know -- signage is very 
important. If -- if there were not signs here, it would be hard to get here -- you know -- we 
have our phones that show us turn right right now, but maybe there’s not a road, so -- you 
know -- we need this to maintain our business -- you know -- the bigger the sign the better 
of course, but -- you know -- obviously there’s rules and regulations but we don’t put -- 
there’s zero tenants in there that fly flags or banners across the road because we know 
that that’s not something that the City allows, but -- you know -- being -- being from 
Livonia, and living in Livonia, and paying taxes in Livonia it’s very important to me that 
you guys allow Mr. Beshi to do this because -- you know -- we take pride in what we do 
there and -- you know -- I think every tenant whether we’re -- we’re a nationally known 
tenant and people know us, these -- these other tenants this is their livelihood -- they -- 
you know -- there’s a nail salon in there, there’s a veterinarian, there’s all these -- all these 
tenants -- it’s their livelihood and to have a little sign takes -- takes part of their livelihood 
away, so appreciate the time. Thanks, guys. 
 
Baringhaus:  Thank you very much. Any other questions?  Ms. Fraske. 
 
Fraske:  Question for the Petitioner. Would you be open to maintaining the sign or having 
the sign, but without the electronic portion of that? Would that be something you’d be -- 
that option would be -- you’d be open to? Because I like the look of the sign, I think the 
sign is great, but I’m not -- if the messaging wasn’t there, would that be something you 
would be open to? 
 
Beshi:  I mean -- I would like the -- the LED sign. It will help me fill -- fill up the center, it 
will help me if there’s an AMBER -- AMBER alert or -- there’s -- you know -- I just like to 
put different things on there like, ‘Happy Fourth of July,’ ‘Happy Memorial Day,’ -- you 
know -- it will just -- you know -- and it’s a win-win -- I mean -- I don’t know why I -- I -- I 
shouldn’t have that LED sign. I -- I’ve seen LED signs in the City of Livonia.  McDonald’s 
has one right next door. 
 
Someone from the audience:  The smile -- the dentist has one. 
 
Baringhaus:  I’m -- I’m sorry, sir. You’d have to -- we have the -- Mr. Beshi speaking right 
now. 
 
Beshi:  Sure, yeah, so there -- there’s right next-door McDonald’s has a -- has a LED sign 
-- I mean -- I would -- I would -- I would like an LED sign. 
 
Fraske:  Okay, thank you. 
 
Beshi:  And -- and -- and believe me, that LED sign’s probably going to cost me just as 
much as that whole sign. 
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Boloven:  Mr. Chair. 
 
Baringhaus:  Mr. Boloven. 
 
Boloven:  Sir, if you had to choose between the LED sign and the Little Caesars figurine, 
the second sign, which would you choose? 
 
Beshi:  You know, they’re -- they’re both important. 
 
Boloven: If you had to choose one though? 
 
Beshi:  You know that Little Caesars sign is like -- is like the main tenant there that’s been 
there for a long time -- like an anchor tenant there and this LED sign will help me fill my 
shopping center -- will help me -- you know -- fill the plaza up. I don’t know they’re both -
- you know - they’re both very important to me. 
 
Boloven:  You’ve got to choose one though, which one do you choose? 
 
Beshi:  You know -- I would choose the LED sign. I -- I -- I know the Little Caesar -- the 
tenant is going to kill me, but I -- I mean -- I -- you know -- I don’t -- I don’t want to pick, 
but -- you know --  
 
Boloven:  Okay. 
 
Beshi:  I -- I -- I’m -- I mean -- I could always put Little Caesars on there, but it’s not going 
to be like their logo -- you know -- they -- they -- you know that logo, like you said -- 
everyone knows it. 
 
Boloven:  Gotcha. Thank you, sir. 
 
Beshi:  You’re welcome.  
 
Boloven:  Inspection Department and I asked Marilyn this, and I don’t know if you guys 
have it in your notes or if it’s where it would be. The minutes that are included in our 
package have that the approval of that second Little Caesars figurine -- the sign -- was 
tabled. Do we know when that got approved or how that got approved and if so, was there 
any conditions on it? Marilyn didn’t have it; I don’t know if maybe Inspections got some 
notes on it for condition wise? 
 
Stroble:  Do you know what address it would be under? I don’t see it under the address 
from this case. 
 
Boloven:  So, the minutes were 21840 Eureka, Taylor and there was -- that was the app 
of the Petitioner.  38141 Ann Arbor? 
 
Stroble:  So, under 38141 Ann Arbor Road I have a wall sign in 18 for Little Caesars. No 
monument sign under that address. 
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Boloven:  Yeah, these minutes look quite old -- I’m not even sure what year would have 
been -- 71?  So, 1971 it would have been.  We can keep going forward while -- 
 
Stroble:  Yeah, it will take a while to go through all this. 
 
Baringhaus:  Ms. Centers? 
 
Centers:  For what it’s worth, I just want to also say that I am also not a fan of the digital 
signage. I am a fan of the Caesar Man if you will and I think that if you -- if you think about 
it, there’s definitely -- I could see a hardship for the Caesar Man being an icon in Livonia, 
top ten list -- that was very good information, but I’m not necessarily seeing like a really 
good use or a really strong hardship for the digital signage, and if you got rid of that digital 
sign you could actually give more space to each of your tenants, because I’m okay with 
the height seeing as it’s very similar to the old sign. That’s not a question, but I just wanted 
to verbalize that. 
 
Baringhaus:  Mr. Beshi, do you have a comment? 
 
Beshi:  You know -- everywhere you go now there’s digital signs. It just makes it easier 
for you to lease things out, for you to -- you know -- it just makes things easy -- easier. 
 
Zacks:  I think it allows the tenants to do some advertising as well and the City of Livonia 
does allow LED programmable signs, in fact as I say, this one is only -- the ratio is about 
12% to the entire sign. The allowance for the City of Livonia is much larger than that. 
 
Baringhaus:  Question for the Legal Department -- Mr. Neville, can you explain the 
guidelines regarding electronic signage? 
 
Neville:  Well, they’re prohibited under the -- typically under the Ordinance, Section 
18.50C with the -- now whether requesting a variance -- I mean -- and that’s where the -
- the -- the rubber meets the road here is because essentially he wants to have the -- the 
new -- the second sign and also to have the LED and under the Ordinance he can have 
one -- request a variance for one or the other and I’m not sure -- with all due respect -- 
that the Little Caesars statue is the second sign there, but the -- the one further -- the 
small sign that is --  
 
Baringhaus:  More east -- 
 
Neville:   Would that be near the west? 
 
Baringhaus:  West -- that would be east. 
 
Neville: That would be the -- probably the original sign -- the first sign, this -- so this is the 
second sign and it looked like the statue was a situation where initially it was going to be 
put on top of the Caesar -- the restaurant and there was discussion about getting tenant 
approval and that appears to be where our story ends, so I -- I’m not -- I don’t think it’s 
the Little Caesars statue that is the second sign here, but the one at the other end of the 
plaza. Now, the Ordinance does state that where there is a distance of 400 -- I had that 
highlighted actually -- where a development site has more than 400 feet of frontage along 
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a major thoroughfare then there can be two -- two signs of 200 square feet each, so I 
would assume -- it looks like, without measuring, that the distance between the two signs 
there would probably be in excess of 400 feet -- you know -- frontage on Ann Arbor Road. 
 
Beshi:  Yeah, so I’m -- I’m -- I’m willing to completely remove that other sign. If you guys 
-- if you would please grant me this, I will remove the other one. 
 
Neville:  The LED one? 
 
Beshi:  No, the -- the -- the smaller sign that you’re talking about that’s on the other side 
that nobody could see.  
 
Neville:  Well, then that would be up to the -- the ZBA to grant you that -- that variance. 
 
Beshi:  Either if you want me to completely remove it, I will remove it. I think it will be a 
waste of money, or if you would allow me -- I would take all -- all the signs out of there 
and just make the whole sign just ‘for lease’ sign so I could get -- you know -- some -- 
some -- some benefit out of it, I’ll take all the other ones out of there. So -- you know -- if 
you would allow me -- you know -- if I could just put a ‘for lease’ sign so I could get tenants 
in there. 
 
Neville:  Well, I think if it says ‘for lease’ or whether it has a tenant, I don’t think that the 
words on it are -- are not what drives the Ordinance, but it’s the signage that’s the issue. 
 
Beshi:  Well -- well, which one would you rather have? 
 
Neville:  That’s your choice. 
 
Beshi:  Would you rather have my -- my real estate -- 
 
Neville:  I mean that’s why you’re here. 
 
Baringhaus:  That’s why you’re here. 
 
Beshi:  Okay, that’s fine. I mean -- if -- if you’ll grant me this than I’ll -- I’ll -- I’ll completely 
remove it if you want me to remove it. 
 
Boloven: Mr. Chair. 
 
Baringhaus:  Mr. Boloven. 
 
Boloven:  Quick question for Inspection based off of what the Law Department just said. 
I’m looking at PDF number -- page 16 in our packet and it’s the red mark-up of the ground 
sign under appeal vs the existing sign, with the existing sign arrow pointing to the Little 
Caesars sign.  What -- what are we actually -- where -- where is the overage? Is it the 
sign to the west or is it the Little Caesars sign? 
 
Stroble:  I think the Little Caesars sign is just -- they’re just showing that that’s existing, 
so you’re looking at the monument sign itself. 
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Boloven: So, the additional sign that’s causing the overage here -- it’s not the Little 
Caesars statue? 
 
Stroble:  No, that whole sign that you’re looking at below is over.  
 
Baringhaus: There’s -- there’s two basically, we’ll call them monument signs for a lack of 
a better term. I believe the one to the east is 60 feet and then the proposed one sign to 
the west is 96 feet, which gives a total of 156 square feet which is on the notice. 
 
Boloven:  Right.  
 
Baringhaus:  Okay. 
 
Boloven:  So, it says Number of Ground Signs proposed two, the second one isn’t 
counting that Little Caesars, it’s counting that other one? 
 
Baringhaus:  Correct. 
 
Stroble:  Correct. 
 
Boloven:  I understand, okay, got it. 
 
Turbiak:  Are -- excuse me, Mr. Chair.  Are -- 
 
Baringhaus:  Mr. Turbiak. 
 
Turbiak:  Are we certain of that because like Mr. Boloven pointed out, I -- until this moment 
-- was considering that Little Caesars as 60 square feet. I understand that that’s 
questionable and I’m questioning myself now for coming to that conclusion, but I’m 
wondering if -- if Randy, who wrote this up, would need to clarify that. I don’t want to -- 
I’m not sure if I’m comfortable assuming that sign on the east end of the plaza is 60 square 
feet and that there’s no square footage allowed -- counted -- or allotted to the Caesars 
statue, because it did come before the ZBA. It seems like it was being considered as an 
additional square footage to signage for a lack of better description -- and as was 
established earlier in tonight’s meeting, and I asked Marilyn, there seems to be no final 
resolution to that ZBA meeting where it was initially tabled, and yet it’s here, which is 
perplexing, so it would be probably -- probably not able to find any more information about 
what happened in the past, but maybe we can at least find out what Randy was thinking 
when he wrote it up the way he did. Maybe it’s not necessary, it’s just some thoughts. 
 
Baringhaus:  Any other -- any other comments from the Board?  Ms. Fraske. 
 
Fraske:  We’d have three signs that we’d be dealing with then, not two, if that’s the case, 
so I don’t think that that’s an issue. I’m thinking it -- 
 
Turbiak: Well, another thing that was confusing was that the address that this is written 
up against is the -- let me get it here -- seems like it’s the address that the east end of the 
plaza.  
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Fraske:  There are a number of different businesses there. 
 
Baringhaus:  Yeah, there’s a number of different addresses. It’s a range. 
 
Turbiak:  I’m missing it.  
 
Beshi:  Now, mind you there’s two different parcels there. Mind you -- that -- you know -- 
one -- one parcel is where that sign is, and this parcel is where this other sign is. Just so 
you guys know that. 
 
Baringhaus:  One question I have -- or one thought is -- would you consider -- you 
mentioned earlier eliminating the sign on the east side of the property. The one you said 
has poor visibility and then also, with the proposed sign I believe the gentleman from the 
contracting company mentioned it was about 100 square feet -- 
 
Zacks:  Yes. 
 
Baringhaus: -- give or take? 
 
Zacks:  It is. 
 
Baringhaus:  Would you look at possibly redesigning that sign to a smaller size that would 
conform to the ordinance? 
 
Zacks:  I suppose, but as you can see with the allotment for 14 tenants, the copy gets 
fairly small. Downsizing it would make -- make the copy smaller, and obviously the 
purpose is to be identified from the street. The letters as you see them where there are 
two lines on some of the tenants, those letters are only about four to five inches, so if you 
-- 
 
Baringhaus:  And then the other proposal Mr. Beshi had was to keep the proposed sign 
and eliminate the second sign on the property. Is that -- is that how I understood it? Or -- 
 
Beshi:  That’s -- that’s fine. If -- if -- if that -- if that’s what it’s going to take for me to get 
this sign -- 
 
Zacks:  We’ll take it off. 
 
Beshi -- you know -- I’ll -- I’ll -- I’ll -- I’ll take it off. 
 
Baringhaus:  Okay, very good. Are there any other comments from the Board? 
Questions?  
 
Turbiak:  Mr. Chair. 
 
Baringhaus:  Mr. Turbiak. 
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Turbiak:  To Mr. Neville. Could you help me locate what you were referring to earlier about 
the 200 feet or 400 feet of frontage or 200 feet between signs?  I -- I recall reading that 
on a past case and I was -- 
 
Neville:  Right, Section 18.50H sub paragraph b. For each business center having four or 
more separate business uses. Paragraph one, one free standing business center -- sign 
not to exceed a maximum sign area of 40 square feet or to exceed eight feet in height, 
ten feet in length and shall have a minimum setback of ten feet from any right of way line. 
Where a development site has more than 400 feet of frontage along a major thoroughfare 
or a minimum of 200 feet of frontage on each of two major thoroughfare a second free 
standing sign shall be permitted with the same size and location limitations as the first 
permitted sign providing the distance between the two is no less than 300 feet. And so 
that’s why if that frontage of that plaza, that property was 400 feet and there was going to 
be 300 feet, then that would seem to leave open the -- the door for a second sign, but we 
don’t know what the -- what the distance between the two of them is. I’m just going based 
on the -- the scale that -- that’s contained in the drawings, but -- so I would think that there 
would need to be a measurement to find out whether or not that -- that second sign fits 
within that -- that potential language of b - 1. 
 
Turbiak: Okay, thank you for that Mr. Neville, but what I heard was that there could be a 
second sign of the same size, which the ordinance allows 40 square feet, so double that 
would be 80 square feet. 
 
Neville:  Well, that’s correct and then this particular sign that they have proposed is 108 -
- is about -- was it 12 feet by? -- 
 
Zacks:  12 x 8 --  
 
Neville:  12 x 8 inches?   
 
Zacks:  -- it’s 96 square feet. 
 
Neville:  It’s still in excess of the -- of the allowed sign requirement. So, there’s your 
variance request there -- right there. 
 
Turbiak:  Okay, thank you. That’s all. 
 
Baringhaus:  Any other questions?  Okay, if you could just take a seat, for a moment. 
Thank you.  
 
Beshi:  I -- I have my other tenants here. They’d like to say something. I’ve got some 
letters. 
 
Baringhaus:  They will. We’re going to get to that section in a minute. Thank you.  Are 
there any comments from the audience regarding this case?  Yes, please go to the 
podium.  
 
Ogger:  Hello. Hi, my name is Annette Ogger and I live at 34226 Wood Street in Livonia. 
We -- I am the President of the Michigan Tai Chi Association. We’re a member -- we’re a 
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unit in the plaza. We’ve been there for 20 years, I myself have just been there for five, but 
we rely -- we’re a non-profit organization, okay, and we rely on the sign -- people -- we 
get members from the sign. People come in because they said they saw the sign and 
they want to try Tai Chi, so -- that’s not our only -- only avenue, but we need that sign for 
-- for membership. We have no -- because we’re non-profit, we don’t -- can’t afford a lot 
of advertising, so that’s one of our -- one of our advertising -- advertisements. A smaller 
sign -- ours was nice, it was green and said Tai Chi. It looked very Asian -- you know -- 
Tai Chi-ish so, people spotted it -- you know -- not all our members are from the sign, but 
it does -- we have had people come in and say -- we ask them how you saw it and they 
said, “We saw the sign and we’ve always wanted to try Tai Chi.” So, we’ve been there for 
20 years with that sign and it’s helped us, so -- that’s all I have to say. 
 
Baringhaus:  Okay, well, thank you.  
 
Ogger:  Thank you. 
 
Baringhaus:  Appreciate it. Any other comments from the audience?  Yeah, please. 
 
Powers:  Good evening ladies and gentlemen. My name is Dave Powers and I’m with 
DLP Music and Repairs Service. I’ve been in business since 1980 -- 
 
Baringhaus:  I’m sorry. Can we have your address as well? 
 
Powers:  38135 Ann Arbor Road.  
 
Baringhaus:  Livonia, thank you. 
 
Powers:  In Livonia.  
 
Baringhaus:  Great, thank you. 
 
Powers:  I’ve been there at least 12 years. I’ve been in business since 1980. I’m kind of 
in the corner back where I am, and so having the signage where it is, large enough as it 
were, is a help to me. I know Mr. Beshi helped me out with a lighted sign over my portion 
-- over my store, and the recent investments before had kept the old sign and repaired it 
because of the Ordinance, and so this gave us a little larger venue. Now that it’s been 
damaged -- I mean -- I had no signage out by the road at all here for the Holidays and so 
it’s a hardship looking for people to drive past and find my business especially when they 
email me or they call and they say, “Well, where are you located?”  People are now finding 
me back on Ford Road over ten years ago when I was in Dearborn Heights and they’re 
not finding me here? I mean -- give me a break as a small businessman, so it’s been a 
hardship over the Holidays for myself and I’m sure any of the other tenants. So, to curtail 
and make this shorter, that’s my livelihood.  
 
Baringhaus:  Okay, thank you. 
 
Powers: Thank you. 
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Baringhaus:  Thank you very much. Any other comments from the audience?  Very good. 
Mr. Klisz, do we have any letters? 
 
Klisz:  We do. We have a letter from Christina ‘Cat’ Albanys, 38119 Ann Arbor Road, 
Livonia. (Letter read.)  Letter of objection, Cathy Frank, 9422 Westwind Drive. (Letter 
read.)  Letter of approval from Laura J.H. Cude, 37917 West Chicago. (No comments.) 
Letter of objection from Beverly J. Bennett, 37933 West Chicago. (Letter read.)  Letter 
from Annette Ogger who spoke already. Letter of approval by Christian Pavelescu, 8955 
Lamont, Livonia. (Letter read.)  Letter from the Little Caesars Franchisee who also spoke. 
Letter of approval, Vivian Nguyen, 38143 Ann Arbor Road. (Letter read.)   
 
Baringhaus:  Thank you very much. Would the Petitioners like to come forward and make 
a final statement? 
 
Zacks:  Thank you. In closing I suppose I would like to say the obvious hardship is that 
there was a sign in place for some 48 years, it’s been gone as you’ve heard from some 
of the tenants they suffered dramatically without having some identification out by the 
road. We think that the proposed sign is esthetically pleasing and again doesn’t violate 
the spirit of the ordinance and allows the tenants hopefully to mark their property and 
have continued success.  
 
Baringhaus:  Thank you. 
 
Beshi:  I -- I think everybody said what needed to be said, so it’s up to you what you want 
to decide.  
 
Baringhaus:  Okay, thank you. 
 
Beshi:  Thank you. 
 
Baringhaus:  Okay, the public portion of the meeting is closed, and I’ll begin the Board’s 
comments with Mr. Boloven. 
 
Boloven:  I -- I do think you guys need another sign. The question is it’s whether you’re 
going to get the sign that you -- you’re proposing. I -- I just don’t feel there’s a fit and I 
think there’s some confusion right now, and I’ve been trying to do some research while 
I’ve been sitting here. I think your other -- I do think the two signs we’re really looking at 
here tonight are the monument and the sign you’re looking to replace. I -- it looks like that 
other sign to the west is under your other parcel number, which is probably why it didn’t 
get flagged because your other parcel number and other address gets a separate set of 
zoning, so the way I’m looking at it it’s really -- we’re looking at those two, the monument 
and that sign even with -- you know -- I would be up to you either have the electronic or 
you have the monument and you’ve stated you’d rather have the electronic, maybe 
there’s some more discussion, but right now based on the information presented I’d be 
more in favor of a tabling to one, get when the approval actually happened for the 
monument, and two, a better clarity of what are we actually looking at as the overage on 
this case, so -- 
 
Baringhaus:  Thank you. Ms. Fraske. 
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Fraske:  First of all, I want to thank you for the improvement you’ve made to the -- the 
area -- that -- we appreciate that. Secondly, my feeling is, and I’m sure you under -- 
probably know what I feel because I’ve pretty much expressed it, but I would be in support 
of the variance as long as one of two things were done. Either you remove the one sign, 
or you put up the sign without the message board. So, I’d like to see what my other 
colleagues have to say, but that -- that’s how I think -- that’s my thoughts. 
 
Baringhaus:  Thank you.  Mr. Klisz. 
 
Klisz:  I agree. I think that this new sign looks good -- looks better than the other one 
which is very piecemealed together. I would definitely oppose any thought of removing 
the Little Caesars guy. There is no way that that should happen. He -- he’s iconic and I 
think we’ve -- we’ve -- the Petitioner and the other people who have spoken have 
expressed how important that is and that -- that would be the -- the key for me. As to the 
sign itself, I think there’s been some discussion and some compromise from the Petitioner 
as to - even if it’s on the other parcel, if we get rid of the other sign, where we’re saying 
maybe the third sign if -- if Little Caesars man is considered a sign, it’s fine, it’s staying 
there it’s grandfathered in and it shouldn’t go anywhere. This new sign, it’s a little bit 
bigger. I -- I guess the digital part I -- at first I was like well, we could just remove it, but I 
think if we left it, the digital sign, as it is a small part of it, and if we remove the other sign 
in the further east of the property there -- that’s a compromise -- that makes it look cleaner 
and essentially that would be a -- a better look for the entire project, so I would be in favor 
of the proposal with the removal of that other sign leaving the Little Caesars man in place. 
 
Baringhaus:  Thank you.  Ms. Centers. 
 
Centers:  I believe a perfect option under my humble opinion would be of course to keep, 
without question, the Caesar man and to keep the other sign because I do think that when 
you’re driving towards the freeway you’re just not at that big sign yet and -- and sometimes 
I think that little sign could possibly help you and it is on a different parcel I believe that 
Mr. Boloven is correct in that regard. I again not a fan of the digital. Obviously lighting up 
with LED’s -- the sign lit up, the LED is okay, but the digital is not something I’m interested 
in. If we go ahead and make a compromise like Mr. Klisz said with removing the smaller 
sign and allowing you to have the digital read out on the larger sign, I would like some 
conditions as to how often the sign is changed, no flashing, things in that regard to make 
it as the least digital possible. Thank you. 
 
Baringhaus:  Thank you. Mr. Turbiak. 
 
Turbiak:  I’m struggling with this one. I’m probably at this point leaning toward tabling it. I 
am not a fan of the digital signs in general. I did see the one at McDonald’s and if there’s 
a question about -- you know -- why does McDonald’s get to get one verses -- you know 
-- you’re requesting it -- basically it has to do with the fact that not only are you asking for 
a digital sign, but you’re also asking for excess area to what the ordinance allows. That 
all being said part of my reason for tabling it is also to get clarity on what Randy was 
thinking and what was considered when he wrote it up, what the two parcels are, are they 
to be considered as one as far as signage? I seem to recall in the past there was a case 
where we had another similar shopping center that had multiple buildings and multiple 
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parcels, but it was considered as one as far as signage allotment. Now, on the other hand, 
you have a lot of businesses in there, you need a lot of square footage for signs for that. 
And so, I -- I think I would just like a little bit more time to -- to kind of understand the -- 
details and not just kind of to ram it through. And I think there is a possibility that if you 
were to get rid of that sign to the east and you look at the number of buildings maybe you 
can justify keeping both the digital and the Caesar man statue, but I’m not ready to make 
a call one way or another tonight.  
 
Baringhaus:  Thank you. Hearing discussion from my fellow Board members, I’m inclined, 
as Mr. Beshi suggested, to -- you know -- consider removing the sign in the east. The 
smaller sign that you mentioned really does -- it’s not that visible -- really and not that 
much value to you. I think I would be in favor of keeping your proposed sign with the 
electronic message board, as well as the -- you know -- Little Caesar -- Little Caesar man 
sign for a lack of better term, and it is iconic because I couldn’t resist, I had to look it up 
and actually there’s only 22 of those left in the entire United States, so they’re definitely 
iconic and I think it’s something that’s -- you know -- really has been a part of the history 
of the area with the founding of Little Caesars being done in the Garden City area so it is 
a piece of history and it is worth saving. But I would go with the recommendation of my 
colleagues of removing the sign on the east allowing you to have the sign next to the Little 
Caesars -- Caesar man sign -- keeping that and then keeping the electronic message 
board on that sign as well and in all fairness there is one at McDonald’s and I don’t think 
that would substantially impact the area given the frontage of the -- the entire plaza itself, 
so with that the floor is open for a motion. 
 
Klisz:  Mr. Chair. 
 
Baringhaus:  Mr. Klisz. 
 
Upon motion by Klisz and supported by Fraske, it was: 
 
RESOLVED:  APPEAL CASE NO. 2020-01-01:  Ann Arbor Crossroads Plaza, LLC, 
14520 Stephens Road, Warren, MI  48089, seeking to replace a ground sign damaged 
by vehicle collision and maintain an existing ground sign, resulting in excess sign height 
and area for the proposed and existing ground signs. This also results in excess number 
of ground signs.  A proposed electronic message center on the proposed ground sign (14 
sq. ft.) is requested but not allowed because of nonconformity based on sign(s) height, 
area and number of ground signs. 
 
Number of Ground Signs:  Ground Sign Area: 
Allowed: one    Allowed:     40 sq. ft. 
Proposed: two (one existing)  Total Area Proposed: 156 sq. ft.  
Excess: one    (Existing:  60 sq. ft. - Proposed:  96 sq. ft.) 
      Excess:   116 sq. ft. 
Ground Sign Height: 
Allowed:   8.0 ft. 
Proposed: 15.4 ft. 
(Existing:  22.0 ft.) 
Excess:   7.4 ft. (of proposed sign) 
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The property is located on the south side of Ann Arbor Road (38047), between Ann Arbor 
Trail and West Chicago, Lot. No. 121-99-0009-000, C-1 Zoning District. Rejected by the 
Inspection Department under Ordinance 543, Section 18.50H(b),1, “Sign Regulations in 
C-1, C-2, C-3 and C-4 Districts,” be granted for the following reasons and findings of 
fact: 
 

1. The uniqueness requirement is met because of the age of the existing 
grandfathered large sign that was damaged by a drunk driver.  

 
2. Denial of the variance would have severe consequences for the petitioner because 

the petitioner would be limited to trying to fix the damaged old sign which they 
weren’t able to do. 
 

3. The variance is fair in light of its effect on neighboring properties and is in the spirit 
of the zoning ordinance because while there were two (2) objections to some sign 
issues, for the most part the neighbors and tenants are in favor of the proposed 
sign. 
 

4. The Board received seven (7) letters of approval and two (2) letters of objection 
from neighboring property owners. 

 
5. The granting of this variance will not adversely affect the purpose or objective of 

the Master Plan because this property is classified as “Corridor Commercial” under 
the Master Plan and the proposed variance is not inconsistent with that 
classification.  

 
FURTHER, the variance be granted with the following conditions: 
 

1. That the Petitioner remove the sign currently existing on the east part of the 
property. 
 

2. That the sign be built as presented. 
 

3. The Petitioner must follow the electronic sign rules set forth in the City of Livonia 
Ordinances. 
 

ROLL CALL VOTE: 
 
AYES:  Turbiak, Fraske, Centers, Klisz, Baringhaus 
NAYS: Boloven 
ABSENT: Coppola 
RECUSED: None 
 
Baringhaus:  Okay, the variance is approved, but with the following conditions. One that 
the one sign on the east -- east side of the property be removed, that the proposed sign 
that you -- we discussed this evening be constructed as presented. And then the 
regulations regarding electronic message boards in the City of Livonia be adhered to.  
 
Zacks: Thank you very much. 
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Baringhaus:  Any questions? Thank you, very much and good luck. 
 
Zacks:  Thanks. 
 
Baringhaus:  Would the secretary call the next case, please? 
 
Beshi:  Thank you very much. 
 
Baringhaus:  You’re welcome. Thank you. 
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APPEAL CASE NO. 2020-01-02:  An appeal has been made to the Zoning Board of 
Appeals by Merply, LLC, 216 South Street, Rochester, MI  48307, seeking to construct 
an addition to a nonconforming building. Nonconformity is based on the existing building 
setback from Merriman Road (the side yard) of 25 feet where 60 feet is required. 
 
The property is located on the north side of Plymouth (31390), between Merriman and 
Sears Avenue, Lot. No. 103-99-0018-000, C-2 Zoning District. Rejected by the Inspection 
Department under Ordinance 543, Section 11.09, “Front, Side and Rear Yard 
Requirements.” 
 
Baringhaus: Thank you, does this Board have any questions for the Inspection 
Department?  Are there any questions for the Legal Department? Okay, thank you. Would 
the Petitioner please come to the podium.  Good evening. 
 
Lee:  Good evening. 
 
Baringhaus:  Could I have your name and address, please? 
 
Lee:  Christopher Lee, 31390 Plymouth Road, Livonia, MI. 
 
Baringhaus:  Alright, thank you. Tell us about your project. 
 
Lee:  Okay, well we’ve been working on this for quite some time. I went through Planning 
and City Council last year and the project is essentially to add a small addition to -- off of 
the backside of our current building adding about 1100 square feet to the -- 11-1200 
square feet to -- to the existing building just to add two more bays basically to be able to 
service the vehicles more efficiently, more quickly and -- yeah, and to also be able to 
improve the property. The project not only includes an addition, but includes refacading 
the existing building which is gosh -- about 70 years old at this point and as well as 
removing an existing shed which is maybe even older than that, so yeah, and the addition 
does meet all -- you know -- setback requirements. Unfortunately, the existing building 
being built quite some time ago is closer to Merriman Road than current zoning requires. 
 
Baringhaus:  Okay, terrific. I noticed on the proposed service bays that they were taller 
than the existing service bays -- you know -- in your facility. 
 
Lee:  That’s correct -- that’s correct. 
 
Baringhaus:  Can you explain why? 
 
Lee:  A couple reasons, one - so that we are able to get taller vehicles in there. The 
existing service facility, the ceiling is quite low -- you know -- for a facility so, it will allow 
us to get some slightly larger trucks, not -- not semi’s or anything like that, but some 
slightly larger vans, things like that, that have a high top -- you know -- into the building 
and lift them to a height where they can be worked on. The other thing that will allow us 
to do is actually build some racks on the inside higher up so that we can store tires, which 
is one of the conditions of the -- the Planning Commission approval was -- was to be able 
to store our used -- the scrap tires indoors. 
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Baringhaus:  Do you primarily do automotive repair from your current facility or?  
 
Lee:  Yes, that’s right. 
 
Baringhaus:  Okay, you don’t -- the larger bays that you’re proposing would be for like RV 
type units? 
 
Lee:  No, not even that -- not even that large -- 
 
Baringhaus:  Not even that large? 
 
Lee:  I mean -- I mean -- they’re basically just, so for example like a Sprinter van that’s --  
 
Baringhaus:  Okay. 
 
Lee:  -- that’s got a -- like a high top or something like that -- you know -- not even -- not 
even really box trucks are going to fit in there, so -- 
 
Baringhaus:  Okay, no heavy truck repair?  That kind of thing? 
 
Lee:  No, no -- nothing like that. 
 
Baringhaus:  Basically automotive? 
 
Lee:  Yes.   
 
Baringhaus:  Okay, terrific.  Just generally mechanical repairs?  No paint? No body shop? 
 
Lee:  No, nothing of that sort. No, we’re not a body shop at all. 
 
Baringhaus:  Okay, great.  How many -- how would you, with the addition of the facility to 
that property, how will that impact your vehicle storage? 
 
Lee:  It won’t really because the -- the area that it is going to occupy is currently -- there’s 
a small like grassy area behind the shed that’s there and in the shed itself.  Those are 
really the only -- so, it’s not actually eliminating any -- any parking spaces, and it will 
actually -- it will increase our ability to store some vehicles inside when we’re -- when 
we’re closed, so and the actual high roll out a vehicle to be raised on a hoist and then the 
other vehicle parks underneath it. 
 
Baringhaus:  Do you store all your vehicles that are being serviced on your property or do 
you have like an off-site lot or? 
 
Lee:  We -- everything that’s being serviced we do store on the property. We have an off-
site lot for employee vehicles, but no. Everything that we service stays on that lot. 
 
Baringhaus:  Okay, very good. Thank you. 
 
Lee:  Sure. 
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Baringhaus:  Any other questions?   
 
Turbiak:  Mr. Chair. 
 
Baringhaus:  Mr. Turbiak. 
 
Turbiak:  When do you plan to start construction? 
 
Lee:  We’re hoping for as soon as the ground -- the ground is thawed enough to be able 
to -- to start digging. 
 
Turbiak:  Okay, that’s all, Mr. Chair. 
 
Baringhaus: Okay, thank you. Any other questions?  Okay, very good. Normally we would 
switch over to audience participation at this point -- I don’t see -- do you have a comment, 
sir?  No? Okay, terrific. 
 
Unidentified man in audience:  I made all my comments at the planning of this. 
 
Baringhaus:  Early, okay. Thank you very much. Do we have any letters? 
 
Klisz:  We have one letter.  Letter of approval, Scott Grace-Daly, 31500 Plymouth Road. 
(Letter read.)  
 
Baringhaus:  Okay, great. Would you like to make a final statement, Mr. Lee? 
 
Lee:  No, no -- I’m good, thank you. 
 
Baringhaus:  Okay, great. Thank you. If you could just have a seat now. 
 
Lee:  Sure. 
 
Baringhaus:  Okay. We’ll close the public portion of the meeting now and we’ll begin the 
Board’s comment with Ms. Fraske. 
 
Fraske:  I think it looks great! I’m excited!  I think it’s going to be a true asset to the 
Community just the -- the looks of it and the fact that you’re making improvement. So, I’m 
in support. 
 
Baringhaus:  Thank you. Mr. Klisz. 
 
Klisz:  I agree. When these things come to us sort of in the last-ditch effort where it’s been 
meticulously gone over by the Planning Commission and the City Council -- they’ve 
approved it, we’re just looking at a -- a minimal variance for the setback. It doesn’t affect 
the parking. There was some cohesive debate in the minutes about stuff like that, but 
that’s all been worked out so, this one’s really easy for me.  
 
Baringhaus:  Okay, thank you. Ms. Centers. 
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Centers:  I agree. I’ll also be in support. 
 
Baringhaus:  Okay, Mr. Turbiak. 
 
Turbiak:  Yes, I’m going to be in support. The -- the addition that’s being considered is --
is in compliance with the zoning at a 60 feet setback, so there’s really no issue there. It’s 
just the existing building that has the 25-foot setback that is not conforming. I also want 
to take a minute just to compliment Mr. Lee on not only the upgrades that he’s planning, 
but also how he’s carried himself throughout this process. I’ve been watching this case 
even before I joined the ZBA and he’s been very patient, very professional and I’m sure 
that translates to his customer service at his -- at his business and I’m sure he gets a lot 
of repeat customers. I just want to compliment him on that and continue to encourage 
him. 
 
Lee:  Thank you. 
 
Baringhaus:  Mr. Boloven. 
 
Boloven:  I -- I echo Board Member Klisz’s comments. This has been reviewed by many 
Department’s of the City. You’ve gone through a long process. I do see the hardship and 
uniqueness. I will be in support of the project. 
 
Baringhaus:  I agree with my colleagues for the various reasons that they stated. Just 
very simply very well thought out, always on the project, thank you for the improvement 
in the Plymouth -- Plymouth Road/Merriman area and good luck to you. So, I’ll support 
the variance. Floor is open for a motion. 
 
Centers:  Mr. Chair. 
 
Baringhaus:  Ms. Centers. 
 
Upon motion by Centers and supported by Boloven, it was: 
 
RESOLVED:  APPEAL CASE NO. 2020-01-02:  Merply, LLC, 216 South Street, 
Rochester, MI  48307, seeking to construct an addition to a nonconforming building. 
Nonconformity is based on the existing building setback from Merriman Road (the side 
yard) of 25 feet where 60 feet is required. 
 
The property is located on the north side of Plymouth (31390), between Merriman and 
Sears Avenue, Lot. No. 103-99-0018-000, C-2 Zoning District. Rejected by the Inspection 
Department under Ordinance 543, Section 11.09, “Front, Side and Rear Yard 
Requirements,” be granted for the following reasons and findings of fact: 
 

1. The uniqueness requirement is met because of the lot size and location on 
Plymouth Road and Merriman. The existing building is non-conforming. The 
addition will be conforming. 
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2. Denial of the variance would have severe consequences for the petitioner because 
they would not be able to improve their property and expand their indoor storage 
of materials. 
 

3. The variance is fair in light of its effect on neighboring properties and is in the spirit 
of the zoning ordinance because we do not have any neighbor objections. 
 

4. The Board received one (1) letter of approval and zero (0) letters of objection from 
neighboring property owners. 

 
5. The granting of this variance will not adversely affect the purpose or objective of 

the Master Plan because this property is classified as “Corridor Commercial” under 
the Master Plan and the proposed variance is not inconsistent with that 
classification.  

 
FURTHER, the variance be granted with the following conditions: 
 

1. That the addition and the renovations of the current building be built as presented. 
 

2. That the Petitioner follow all requirements of City Council and Planning 
Commission. 

 
Baringhaus:  Okay, Motion by Ms. Centers, support by Mr. Boloven. Mr. Klisz take, roll 
please. 
 
Klisz:  I just have one discussion -- 
 
Baringhaus:  Yes, please. 
 
Klisz:  That maybe you want to add follow all requirements of City Council and Planning 
Commission.  
 
Centers:  I would like to add that. I agree. 
 
Baringhaus:  Okay, great. Thank you.   
 
Klisz:  Do you have -- agree to support? 
 
Boloven:  Support, yeah.  
 
Baringhaus:  Okay, thank you.  
 

 
ROLL CALL VOTE: 
 
AYES:  Turbiak, Fraske, Centers, Boloven, Klisz, Baringhaus 
NAYS: None 
ABSENT: Coppola 
RECUSED: None 
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Baringhaus:  Mr. Lee, your variance has been granted.  So, thank you again. Thank you 
for the time you’ve taken to get this process reviewed by the City, and also thank you for 
the improvement for the Livonia Community. 
 
Lee:  Thank you. 
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Baringhaus:  Mr. Klisz. 
 
Klisz:  Motion to approve the minutes of December 10th. 
 
Turbiak:  Support. 
 
Baringhaus:  Support by Mr. Turbiak, motion by Mr. Klisz. All those in favor? 
 
Board:  Aye. 
 
Klisz:  Motion to adjourn. 
 
Baringhaus:  I have a motion to adjourn by Mr. Klisz. Support? 
 
Turbiak:  Support. 
 
Baringhaus:  Support by Mr. Turbiak.  All in favor say aye. 
 
Board:  Aye. 
 
Baringhaus:  Meeting adjourned. Thank you. 
 
There being no further business to come before the Board, the meeting was adjourned at 
8:08 p.m.  

       _______________________________ 
       Jim Baringhaus, Acting Chairman 
 
       ______________________________ 
       Timothy Klisz, Secretary 
/mm 
 
 



ZONING BOARD OF APPEALS 

November 23, 2022 
PUBLIC NOTICE 

APPEAL CASE NO. 2022-11-32: John Beshi, 38141 Ann Arbor Road, seeking to 
erect a directional sign and additional wall (awning) sign, resulting in the directional sign 
being excess in area and the wall sign being excess in amount and area. 

Directional Sign Area: 
Allowed: 2 sq. ft 
Proposed: 4.5 sq. ft 
Excess: 2.5 sq. ft 

Wall Signs: 
Allowed: 1 
Proposed: 2 
Excess: 1 

Wall Sign Area: 
Allowed: 21 sq. ft 

ProposeProposed: additional 10 sq. ft
(28 sq. ft. existing) 

Excess: 17 sq. ft. 

The property is located on the south side of Ann Arbor Road (38141), between Hix Road 
and Ann Arbor Trail, Lot No.121-99-0010-001, C-1 “Local Business District,” Rejected by 
the Inspection Department under City of Livonia Vision 21, Section 11.06 (8) “Exempt 
Signs,” “Directional Signs” and 11.08 (2) “Sign Regulations for C-1 Districts.” 

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 Auditorium on the first 
floor of City Hall on Tuesday, December 13, 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. 

33000 CIVIC CENTER DRIVE 
LIVONIA, MICHIGAN 48154-3097 

(734) 466-2250



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

2022-11-32
December 13, 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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Regular Meeting Minutes of December 14, 2020 

 

 

 

WAIVERS 
Petition 2020-10-02-09 
(Little Caesars/Bent On LLC) 
Approval to add drive-up 
window facilities to an 
existing carry-out restaurant 
(Little Caesars) located on 
the east side of Ann Arbor 
Road between West Chicago 
Boulevard and Ann Arbor 
Trail (38141 Ann Arbor Road) 
Section 3. 

On a motion by White, supported by Jolly, it was: 
 
#375-20 RESOLVED, that having considered a communication from 
the City Planning Commission, dated November 12, 2020, approved for 
submission by the Mayor, which transmits its resolution #11-56-2020, 
adopted on November 10, 2020, with regard to Petition 2020-10-02-09, 
submitted by Little Caesars/Bent On L.L.C., to add drive-up window 
facilities to an  existing  carry-out  restaurant  (Little Caesars) located on 
the east side of Ann Arbor Road between West Chicago Boulevard and 
Ann Arbor Trail (38141 Ann Arbor Road) in the Northeast ¼ of Section 
31, the Council does hereby concur in the recommendation made by 
the City Planning Commission and Petition 2020-10-02-09 is hereby 
approved and granted, subject to the following conditions: 

 
1.  That the plan showing the site improvements and building elevation 

modifications, identified as   Sheet #A1.0, dated November 5, 2020 as 
revised, prepared by KMG Design, is hereby approved and shall be 
adhered to; 

 
2. That the awning signage, as shown on the approved plan, is hereby 

approved and shall be adhered to, subject to the review and approval by 
the Zoning Board of Appeals; 

 
3. That the drive aisle behind the building will be noted as a one-way, and 

the tree branches shall be cleared so they do not interfere with the cars of 
the customers approaching the drive thru; 

 

4. That only conforming directional signage is approved with this petition, 
and any nonconforming signage shall be separately submitted for review 
and approval by the Zoning Board of Appeals; 

 
5. That no LED lightband or exposed neon shall be permitted on this site 

including, but not limited to, the building or around the windows; 

 
6. That the specific plan referenced in this approving resolution shall be 

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

 
7. Pursuant to Section 19.10 of Ordinance #543, the Zoning Ordinance of 

the City of Livonia, 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. 
 



 
Regular Meeting Minutes of December 14, 2020 

 

 

 

CONSENT AGENDA (Regular Meeting of December 14, 2020) 

Motion by:  White 
Seconded by: Jolly 
ROLL CALL:  
Ayes: Toy, Bahr, White, McCullough, Donovic, Toy, McIntyre 
Nays: None 
Absent: None 
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Regular Meeting Minutes of December 14, 2020 

 

 

 

WAIVERS 
Petition 2020-10-02-09 
(Little Caesars/Bent On LLC) 
Approval to add drive-up 
window facilities to an 
existing carry-out restaurant 
(Little Caesars) located on 
the east side of Ann Arbor 
Road between West Chicago 
Boulevard and Ann Arbor 
Trail (38141 Ann Arbor Road) 
Section 3. 

On a motion by White, supported by Jolly, it was: 
 
#375-20 RESOLVED, that having considered a communication from 
the City Planning Commission, dated November 12, 2020, approved for 
submission by the Mayor, which transmits its resolution #11-56-2020, 
adopted on November 10, 2020, with regard to Petition 2020-10-02-09, 
submitted by Little Caesars/Bent On L.L.C., to add drive-up window 
facilities to an  existing  carry-out  restaurant  (Little Caesars) located on 
the east side of Ann Arbor Road between West Chicago Boulevard and 
Ann Arbor Trail (38141 Ann Arbor Road) in the Northeast ¼ of Section 
31, the Council does hereby concur in the recommendation made by 
the City Planning Commission and Petition 2020-10-02-09 is hereby 
approved and granted, subject to the following conditions: 

 
1.  That the plan showing the site improvements and building elevation 

modifications, identified as   Sheet #A1.0, dated November 5, 2020 as 
revised, prepared by KMG Design, is hereby approved and shall be 
adhered to; 

 
2. That the awning signage, as shown on the approved plan, is hereby 

approved and shall be adhered to, subject to the review and approval by 
the Zoning Board of Appeals; 

 
3. That the drive aisle behind the building will be noted as a one-way, and 

the tree branches shall be cleared so they do not interfere with the cars of 
the customers approaching the drive thru; 

 

4. That only conforming directional signage is approved with this petition, 
and any nonconforming signage shall be separately submitted for review 
and approval by the Zoning Board of Appeals; 

 
5. That no LED lightband or exposed neon shall be permitted on this site 

including, but not limited to, the building or around the windows; 

 
6. That the specific plan referenced in this approving resolution shall be 

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

 
7. Pursuant to Section 19.10 of Ordinance #543, the Zoning Ordinance of 

the City of Livonia, 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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CONSENT AGENDA (Regular Meeting of December 14, 2020) 

Motion by:  White 
Seconded by: Jolly 
ROLL CALL:  
Ayes: Toy, Bahr, White, McCullough, Donovic, Toy, McIntyre 
Nays: None 
Absent: None 

  











































































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. 

ZONING BOARD OF APPEALS 

33000 CIVIC CENTER DRIVE 
LIVONIA, MICHIGAN 48154-3097 

(734) 466-2250

January 20, 2023 
PUBLIC NOTICE 

APPEAL CASE NO. 2023-01-03: An appeal has been made to the Zoning Board of Appeals 
by Charter Communications, 14525 Farmington Road, seeking to erect a six-foot-tall privacy 
fence upon commercial property which is not allowed. 

The property is located on the west side of Farmington (14525), between and Lyndon and 
Five Mile, Lot No. 081-99-0019-001, “C-1, Local Business District,” Rejected by the Inspection 
Department under City of Livonia Vision 21, Section 7.24, “Fences and Walls” and Code of 
Ordinances Chapter 44, Title 55, “Fences.” 

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 Auditorium on the first floor 
of City Hall on Tuesday, February 7, 2023, 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 



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

2023-01-03
February 7, 2023

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:    ____________________________ 





























































 

 

FUTURE LAND USE PLAN 
 

 

 

 

 

 

 

 

 

 

 
 

 
APPEAL CASE NO. 2022-11-32: John Beshi, 38141 Ann Arbor Road, seeking to 
erect a directional sign and additional wall (awning) sign, resulting in the directional 
sign being excess in area and the wall sign being excess in amount and area. 

 
 

FUTURE LAND USE PLAN 
(FLUP) 

 

“CORRIDOR COMMERCIAL” 
 
 

APPEAL CASE NO. 2023-01-02: George Nicoloff, 19490 Fairlane Ct, seeking to 
maintain a six-foot-tall privacy fence, erected without permit, along portions of the 
east and southeast property lines, resulting in not acquiring the east and southeast 
adjoining owners' consent.  
 

 

FUTURE LAND USE PLAN 
(FLUP) 

 

“LOW DENSITY RESIDENTIAL” 
 
 
APPEAL CASE NO. 2023-01-03: Charter Communications, 14525 Farmington 
Rd, seeking to erect a six-foot-tall privacy fence upon commercial property which is 
not allowed. 
 

FUTURE LAND USE PLAN 
(FLUP) 

 

“CITY CENTER” 
 

 

CITY OF LIVONIA 

ZONING BOARD OF APPEALS 

February 7, 2023 – 7:00 p.m. 

Livonia City Hall – Auditorium (1st floor) 

33000 Civic Center Drive, Livonia, MI 



AGENDA DATE: February 7, 2023 
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. 2022-11-32: John Beshi, 38141 Ann Arbor Rd: 
Should be denied in whole or in part because the alleged practical difficulty does not 
entail more than a mere inability to earn a higher financial return.  FURTHER, from the 
photos provided, it appears that this location is already highly visible. 
 
 
APPEAL CASE NO. 2023-01-02: George Nicoloff, 19490 Fairlane Ct. 
Should be denied because the alleged practical difficulty does not entail more than 
mere inconvenience. 
 
 
APPEAL CASE NO. 2023-01-03: Charter Communications, 14525 Farmington Rd: 
Should be denied because the alleged practical difficulty does not entail more than mere 
inconvenience. 



ZBA Meetings/Deadlines
February 7, 2023

Minutes to vote on:  January 10, 2023

March 7, 2023 Auditorium
 Matt Stierna, Inspector Deadline: Monday Feb. 6

April 11, 2023 Auditorium
Jim Albus, Inspector Deadline: Monday March 13

May 16, 2023 Auditorium
Harry Ramsden, Inspector Deadline: Monday April 17

June 6, 2023 Auditorium
Frank Hershey, Inspector Deadline: Monday May 8
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