
 

 

AGENDA OF THE CITY OF LIVONIA ZONING BOARD OF APPEALS 
October 10, 2023 – 7:00 p.m. 
Livonia City Hall Auditorium 

33000 Civic Center Drive, Livonia, MI 

 

 
 
AGENDA ITEM(S): 
1. APPEAL CASE NO. 2023-09-22, Steven Ray, 31041 Six Mile Rd., seeking to 

erect an additional accessory building (30’x50’) on property resulting in excess 
number of accessory building and total building area. 
 

2. APPEAL CASE NO. 2023-09-23, Phil Kupras, 16023 Merriman Rd: seeking 
to construct two separate additions on the rear of an existing dwelling, 
resulting in a deficient rear yard setback. 
 

3. APPEAL CASE NO. 2023-09-24, Souad Massoud, 37437 Lancaster St: 
seeking to erect an accessory building within the side yard, also the corner 
side yard setback, which is not allowed. The slab and rat wall have been 
placed without permits. Accessory building must be located in the rear yard, 
not in the side yard or within the corner side street setback. 
 

4. APPEAL CASE NO. 2023-09-25, Dover Development on behalf of Ron 
Emling, 34430, 34434 and 34437 Rosati: seeking to erect an industrial 
building on industrial properties resulting in deficient front yard setback, 
deficient landscaping for parking areas over 40 spaces. Also, the truck 
loading/unloading docs are located in the front yard setback, which is not 
allowed. Lots 8, 9 and 10 need to be combined into one parcel. A cross 
parking/access agreement is required between lot 7 and lots 8-10. 

 
 
 

Public comments may be sent to the ZBA Office at 33000 Civic Center Drive, 
Livonia, MI and 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/


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

PUBLIC NOTICE 
SEPTEMBER 22, 2023 

APPEAL CASE NO. 2023-09-22, 31040 Six Mile: an appeal was made to the Zoning Board 
of Appeals by Stephen Ray, seeking to erect an additional accessory building (30’x50’) on 
property resulting in excess number of accessory building and total building area. 

This Low-Density Residential property is located on the south side of Six Mile (31041), 
between Merriman and Ryan, Lot. No. 054-01-0007-000 (Lots 7,8), R-U-F, Rural Urban 
Farm District, rejected by the Inspection Department under Livonia Zoning Ordinance, 
Section 7.09 (1), A (Maximum Size), B (Maximum Number). 

Accessory Building Area: 
Allowed: 1820 sq ft 

(900 sq ft allowed for housing animals) 
Proposed: 3504 sq ft 
Excess: 1684 sq ft  

Number of Accessory Buildings 
Allowed: 3 

Proposed: 6 
Excess: 3 

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. YOU ARE NOT REQUIRED TO RESPOND TO THIS LETTER. 

This appeal will be heard at a public hearing to be held in the Auditorium on the first floor 
of City Hall on Tuesday, October 10, 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: 

2023-09-22
October 10, 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:    ____________________________ 



































































STEPHEN RAY, 31041 SIX MILE    REF: ACCESSORY BUILDING AREA AND AMOUNT
 LOW DENSITY RESIDENTIAL











2023-09-22

























































STEPHEN RAY, 31041 SIX MILE    REF: ACCESSORY BUILDING AREA AND AMOUNT
 LOW DENSITY RESIDENTIAL



 
 

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 

 
PUBLIC NOTICE 

SEPTEMBER 22, 2023 
 

Appeal Case No 2023-09-23, 16023 Merriman: an appeal was made to the Zoning Board 
of Appeals by Phil Kupras, seeking to construct two separate additions on the rear of an 
existing dwelling, resulting in a deficient rear yard setback. 
 

This Low-Density Residential property is located on the west side of Merriman (16023), 
between east Myana and Five Mile, Lot. No. 060-01-0603-002, R-U-F, Rural Urban Farm 
District, rejected by the Inspection Department under Livonia Zoning Ordinance, Section 4.02 
(Schedule of Regulations). 

 
Rear Yard Setback 

Required: 45 feet 
Proposed: 33.5 feet 
Excess: 11.5 feet 

 
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. YOU ARE NOT REQUIRED TO RESPOND TO THIS LETTER. 
 

This appeal will be heard at a public hearing to be held in the Auditorium on the first floor 
of City Hall on Tuesday, October 10, 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: 

2023-09-23
October 10, 2023

33000 Civic Center Drive 
Livonia, MI 48154  

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________ 

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

Name:        ____________________________ 
(Please print) 

Address:    ____________________________ 

Your are not required to respond to this letter. If you choose to do so, please note the   
following reason: (APPROVAL)  OR  (OBJECTION) to the requested variance.









































PHIL KUPRAS, 16023 MERRIMAN    REF: TWO ADDITIONS - DEFICIENT REAR YARD
LOW DENSITY RESIDENTIAL







































STEPHEN RAY, 31041 SIX MILE    REF: ACCESSORY BUILDING AREA AND AMOUNT
 LOW DENSITY RESIDENTIAL



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

PUBLIC NOTICE 
SEPTEMBER 22, 2023 

APPEAL CASE NO. 2023-09-24, 37437 Lancaster St.: an appeal was made to the 
Zoning Board of Appeals by Souad Massoud, seeking to erect an accessory building 
within the side yard, also the corner side yard setback, which is not allowed. The slab and 
rat wall have been placed without permits. Accessory building must be located in the rear 
yard, not in the side yard or within the corner side street setback

This Low-Density Residential property is located on the south side of Lancaster (37437), 
between Newburgh Rd and Richfield St, Lot. No. 072-01-0001-000 (N-2, Neighborhood 
District, rejected by the Inspection Department under Livonia Zoning Ordinance, Section 
7.09 (1), D (Minimum Setbacks). 

Corner Side Yard Setback: 
Required: 25 feet 
Proposed: 3 feet 
Deficient: 22 feet  

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. YOU ARE NOT REQUIRED TO RESPOND TO THIS LETTER. 

This appeal will be heard at a public hearing to be held in the Auditorium on the first 
floor of City Hall on Tuesday, October 10, 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: 

2023-09-244
October 10, 2023

33000 Civic Center Drive 
Livonia, MI 48154  

Your are not required to respond to this letter. If you choose to do so, please note the   
following reason: (APPROVAL)  OR  (OBJECTION) to the requested variance.

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________ 

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

Name:        ____________________________ 
(Please print) 

Address:    ____________________________ 































SOUAD MASSOUD, 37437 LANCASTER    REF: ACCESSORY BUILDING IN CORNER SIDE YARD
LOW DENSITY RESIDENTIAL































SOUAD MASSOUD, 37437 LANCASTER    REF: ACCESSORY BUILDING IN CORNER SIDE YARD
LOW DENSITY RESIDENTIAL



 
 

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 

 
PUBLIC NOTICE 

SEPTEMBER 22, 2023 
 

Appeal Case No 2023-09-25, 34430, 34434 and 34437 Rosati:: an appeal was made to the 
Zoning Board of Appeals by Dover Development on behalf of Ron Emling, seeking to erect 
an industrial building on industrial properties resulting in deficient front yard setback, deficient 
landscaping for parking areas over 40 spaces. Also, the truck loading/unloading docs are 
located in the front yard setback, which is not allowed. Lots 8, 9 and 10 need to be combined 
into one parcel. A cross parking/access agreement is required between lot 7 and lots 8-10. 
 

These Tech and Manufacturing properties are located on the north side of Rosati (34430, 
34434 and 34437), between Stark Rd and West End, Lot. Nos. 111-03-0010-000, 111-03-
0009-000 and 111-03-0008-000, M-1, Manufacturing District, rejected by the Inspection 
Department under Livonia Zoning Ordinance, Sections 4.03 (n) ii, Schedule of Regulations, 
7.08, Lot Limitation, 9.08 (4), Off-Street Loading Space, 10.03 (2) B (i-vii) and 10.03 (3) and 
Landscaping Design Requirements. 
 
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. YOU ARE NOT REQUIRED TO RESPOND TO THIS LETTER. 
 

This appeal will be heard at a public hearing to be held in the Auditorium on the first floor 
of City Hall on Tuesday, October 10, 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: 

2023-09-25
October 10, 2023

33000 Civic Center Drive 
Livonia, MI 48154  

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________ 

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

Name:        ____________________________ 
(Please print) 

Address:    ____________________________ 

Your are not required to respond to this letter. If you choose to do so, please note the   
following reason: (APPROVAL)  OR  (OBJECTION) to the requested variance.















































































RON EMLING, 34430, 34434, 34437 ROSATI 
REF: DEFICIENT FRONT YARD SET BADK AND FRONT YARD TRUCK WELLS

 TECH AND MANUFACTURING















































































RON EMLING, 34430, 34434, 34437 ROSATI 
REF: DEFICIENT FRONT YARD SET BADK AND FRONT YARD TRUCK WELLS

 TECH AND MANUFACTURING



 

 

FUTURE LAND USE PLAN 
 

 

 

 

 

 

 

 
 

1.  APPEAL CASE NO. 2023-09-22, Steven Ray, 31041 Six Mile Rd.: 
Seeking to erect an additional accessory building (30’x50’) on property resulting in 
excess number of accessory building and total building area. 
 

FUTURE LAND USE PLAN (FLUP): LOW DENSITY RESIDENTIAL 
 

 
 

2. APPEAL CASE NO. 2023-09-23, Phil Kupras, 16023 Merriman Rd: 
Seeking to construct two separate additions on the rear of an existing dwelling, resulting 
in a deficient rear yard setback. 
 

FUTURE LAND USE PLAN (FLUP): LOW DENSITY RESIDENTIAL 
 

 
 

3. APPEAL CASE NO. 2023-09-24, Souad Massoud, 37437 Lancaster St: 
Seeking to erect an accessory building within the side yard, also the corner side yard 
setback, which is not allowed. The slab and rat wall have been placed without permits. 
Accessory building must be located in the rear yard, not in the side yard or within the 
corner side street setback. 
 

FUTURE LAND USE PLAN (FLUP): LOW DENSITY RESIDENTIAL 
 

 
 

4. APPEAL CASE NO. 2023-09-25, Dover Development on behalf of Ron Emling, 
34430 and 34434 Rosati: seeking to erect an industrial building on industrial properties 
resulting in deficient front yard setback, deficient landscaping for parking areas over 40 
spaces. Also, the truck loading/unloading docs are located in the front yard setback, 
which is not allowed. Lots 8, 9 and 10 need to be combined into one parcel. A cross 
parking/access agreement is required between lot 7 and lots 8-10. 
 

FUTURE LAND USE PLAN (FLUP): TECH AND MANUFACTURING 
 

 
 

CITY OF LIVONIA 

ZONING BOARD OF APPEALS 

October 10, 2023 – 7:00 p.m. 

Livonia City Hall – Auditorium (1st floor) 

33000 Civic Center Drive, Livonia, MI 
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