
AGENDA OF THE CITY OF LIVONIA ZONING BOARD OF APPEALS 
April 2, 2024 – 7:00 p.m. 

Livonia City Hall Auditorium 
33000 Civic Center Drive, Livonia, MI 

AGENDA ITEM(S): 

1. APPEAL CASE NO. 2024-02-13, Christopher Muldoon, 28456 Tulipwood:
Seeking to construct an accessory building resulting in deficient east side yard
setback. Side yard setback cannot be closer to the corner side street than the
wall of the principal building, which is parallel with such side street (seven
feet).

2. APPEAL CASE NO. 2024-03-14, Nicholas Carignan on behalf of Timothy
J. Belanger, 31815 Eight Mile Road: Seeking to occupy a property within the
M-L, Light Industrial Zoning District to establish an indoor recreational facility,
which is not allowed.

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 disabilities.  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 

ZONING BOARD MEMBERS 
GREGORY G. COPPOLA, CHAIRMAN 
JAMES. M. BARINGHAUS, VICE CHAIRMAN 
TIMOTHY J. KLISZ, SECRETARY 
CHRISTOPHER N. BOLOVEN 
MARC ROTONDO 
LYNDA L. SCHEEL 
MIKE TESTA 

COUNCIL MEMBERS 
BRANDON MCCULLOUGH, PRESIDENT 
MARTHA PTASHNIK, VICE PRESIDENT 
CARRIE BUDZINSKI 
ROB DONOVIC 
JIM JOLLY 
SCOTT MORGAN 
LAURA M. TOY 

 
PUBLIC NOTICE 
MARCH 15, 2024 

 

APPEAL CASE NO. 2024-02-13, Christopher Muldoon, 28456 Tulipwood: seeking to 
construct an accessory building, resulting in deficient east side yard setback. Side yard 
setback cannot be closer to the corner side street than the wall of the principal building, 
which is parallel with such side street (seven feet).  
 
 

 
 
 

 
 
 
This Low Density Residential property is located on the north side of Tulipwood (28456), 
between Harrison and Emerson Court, Lot. No. 142-04-0015-000, N-1 District, 
Neighborhood, rejected by the Inspection Department under Livonia Zoning Ordinance, 
section 7.09(1)(D). 
 
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 1st floor 
of City Hall on Tuesday, April 2, 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  

Side Yard Setback: 
Required: 7 feet 
Proposed: 0 feet 
Deficient: 7 feet 

 



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

2024-02-13
April 2, 2024

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:    ____________________________ 

You 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.

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________ 

















   REF: ACCESSORY BUILDING
   LOW DENSITY RESIDENTIAL

2024-02-13 CHRISTOPHER MULDOON, 
                   28456 TULIPWOOD          
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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 

ZONING BOARD MEMBERS 
GREGORY G. COPPOLA, CHAIRMAN 
JAMES. M. BARINGHAUS, VICE CHAIRMAN 
TIMOTHY J. KLISZ, SECRETARY 
CHRISTOPHER N. BOLOVEN 
MARC ROTONDO 
LYNDA L. SCHEEL 
MIKE TESTA 

COUNCIL MEMBERS 
BRANDON MCCULLOUGH, PRESIDENT 
MARTHA PTASHNIK, VICE PRESIDENT 
CARRIE BUDZINSKI 
ROB DONOVIC 
JIM JOLLY 
SCOTT MORGAN 
LAURA M. TOY 

 
PUBLIC NOTICE 
MARCH 15, 2024 

 
APPEAL CASE NO. 2024-03-14, Nicholas Carignan on behalf of Timothy J. Belanger, 
31815 Eight Mile Road: Seeking to occupy a property within the M-L, Light Industrial Zoning 
District to establish an indoor recreational facility, which is not allowed. 
 
This Light Industrial property is located on the south side of Eight Mile (31815), between 
Parker and Osmus, Lot. No. 009-99-0047-001, M-L District, Light Industrial, rejected by the 
Inspection Department under Livonia Zoning Ordinance, section 3.15 (District Regulations). 
 
THE LAW REQUIRES THAT OWNERS OF PROPERTY LOCATED WITHIN 300 FEET OF 
THIS PROPERTY BE NOTIFIED OF THIS REQUEST IN WRITING. THIS IS YOUR 
NOTIFICATION. 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 1st floor 
of City Hall on Tuesday, April 2, 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: 

2024-03-14
April 2, 2024

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:    ____________________________ 

You 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.

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________ 















2024-03-14 NICHOLAS CARIGNAN (CROSSFIT)     REF: OCCUPY M-L PROPERTY FOR INDOOR RECREATIONAL FACILITY
31815 EIGHT MILE ROAD                       TECH AND MANUFACTURING 















 
APPEAL CASE NO. 2013-11-61:, Nicholas Carignan, 9979 Cavel, Livonia, MI  48150, 

seeking to conduct fitness training classes within an M-L (Manufacturing Limited) 
Zoning District which is not allowed. 

 
The property is located on the south side of Eight Mile (31745), between Osmus and 
Parker. 
 
Henzi:  Before we begin, Mr. Fisher, is this a use variance? 
 
Fisher:  This is a use variance, Mr. Chair. 
 
Henzi: So, we need five votes? 
 
Fisher:  Yes, it will require a unanimous board this evening. 
 
Henzi:  Okay.  Mr. Banko, anything to add to this case? 
 
Banko:  At looking at other variances along 8 Mile Road, the Board did issue a variance, 
a use variance, for a karate training facility at 31839 8 Mile Road back in 2005. 
 
Henzi: Thank you.  That business is still open; isn’t it? 
 
Banko:  Yes, it is. 
 
Henzi: Any questions for Mr. Banko?  Hearing none, will the Petitioner please come 
forward? 
 
Petitioner:  My name is Nick Carignan.  The business address is 31745 8 Mile Road.  
Home address is 9979 Cavel, Livonia.  I have been a Livonia resident my whole life.  I 
went to Livonia Public Schools, bought a house in Livonia, and I am raising a family in 
Livonia.  I am a full-time fireman in another community, but I started this venture on 
another business that I am real passionate about which is fitness and cross fit.  We, of 
course, want to open it in the community in which we live in. When we started this venture, 
we found a building that we really liked and we needed the building because of height 
use because we use gymnastic screens, rope climbs and we have a 10 ft. pull-up break.  
Now when we initially signed the lease, it was represented as an M-1 zoned building.  
Come to find out now that it’s a Manufacturing Limited.  If it was M-1 this would be an 
acceptable waiver use through the Planning Committee, which hasn’t been denied before.  
Clearly, if we cross Osmus across the street, it is an M-1 district, which this would be 
allowed.  So, I am seeking this variance for an M-1 to use for training fitness classes. 
 
Henzi:  Okay.  Mr. Carignan, I have a couple questions for you. 
 
 Petitioner:  Sure. 
 
Henzi:  Will you be a franchisee? 



 
Petitioner:  We’re not a franchise.  We are an affiliate of Cross-Fit, which really you’re 
using the name of Cross Fit, but we are independently owned and how we operate is 
completely on us.  We use the methodology and the name of Cross Fit, which is a 
company that was started about 17 years ago and there’s about 7,000 affiliates 
worldwide. 
 
Henzi:  Okay.  Cross Fit is not just a description of the type of training it’s also the name 
of a company? 
 
Petitioner:  Correct.  It’s not like a franchise like a Jimmy Johns or Subway where you 
have to follow exactly how they run things and how they do it.  The training modality more 
so the methodology that Craig Glassman created is what we are following.  He has trade 
marked his methodology and that’s the route that we’re going. 
 
Henzi:  And then I think you touched on it in your packet, but could you explain a little bit 
what you’re talking about.  You’re suggesting this is a good fit for your business because 
it is on 8 Mile because you don’t need a lot of parking because you’re not competing with 
big gyms like Life Time; right? 
 
Petitioner:  Correct.  We’re not a 24-hour facility.  It’s strictly based on classes.  People 
come to a class that’s ran by a coach so, it’s not a come as-you-go or not like Planet 
Fitness or Lifetime where we need a lot of spaces.  Also because of limited space and 
which we already want to anyway is cap the amount of people that can come to a class.  
So, that will help regulate the amount of parking spaces we need, but also help us in 
staying in that small intimate class that we want so you can get that one-on-one feel with 
a coach.  Also, we plan on staggering class times with a half hour in between so there is 
no backs up between classes in the parking lot. 
 
Henzi:  Okay.  Any questions? 
 
McIntyre:  Mr. Chair. 
 
Henzi:  Mrs. McIntyre. 
 
McIntyre:  This might be for Mr. Banko.  I couldn’t tell and I didn’t count the parking spaces, 
which I should have done.  How many parking spaces are there? 
 
Petitioner:  There are 25. 
 
McIntyre:   Okay.  And how many employees do you have? 
 
Petitioner:  Three including myself. 
 
McIntyre:  And those 25 are dedicated.  Those are all for your -- 
 



Petitioner:  It is for me and the other tenant next to me.  We have a great business 
relationship and he assures me that he only uses two to three spots, 
 
McIntyre:   He’s in insurance; right? 
 
Petitioner: No, he manufactures cabinetry. 
 
McIntyre:  Oh, cabinetry. 
 
Petitioner:  Yeah, he says he only uses one or two spots. 
 
McIntyre:  Okay. 
 
Petitioner:  And his business is actually closed during our busy times. 
 
McIntyre:  Okay.  Thank you. 
 
Henzi:  Any other questions? 
 
Duggan:  Mr. Chair. 
 
Henzi: Mr. Duggan. 
 
Duggan:  Who was the one that told you it was an M-1 zoning?  I know you said it was 
advertised.  Was it on like a flyer or were you told or what was it? 
 
Petitioner:  Yeah, it was given to me by the landlord.  
 
Duggan:  Okay.  And you still – gave it to your landlord I assume? 
 
Petitioner:  Yeah.  He doesn’t know the specifics, but he knows we are going through this 
with you guys. 
 
Duggan:  Did you ever ask him why he wasn’t aware what his property was zoned in? 
 
Petitioner:  I have not.  If things don’t go in my favor tonight, that is the next step. 
 
Duggan:   All right.  Thank you. 
Petitioner:  Yes. 
 
Henzi:  To that point, did you both execute the least already? 
 
Petitioner:  Yes. 
 
Henzi:  And it wasn’t contingent on getting approval; right? 
 



Petitioner:  No, it’s not. 
 
Henzi:  So, you’re on the hook? 
 
Petitioner:  Right. 
 
Henzi:  Did you tell him that? 
 
Petitioner:   No. 
 
Henzi:  There’s a lot of letters in our packet from folks who are very supportive of you and 
they’re all Livonia residents.  Are these folks that have been to your classes at another 
facility? 
 
Petitioner:  Correct.  I’ve been a cross-fit coach for over two years now and I was a head 
coach at a local affiliate for the last year and these are members that are leaving that 
facility to follow me in this venture.  She’s in another city so they’re leaving an established 
gym to follow me and my staff to our place. 
 
Henzi:  What was the building used for before? 
 
Petitioner:  It was a showroom and window replacement. 
 
Henzi:  And how long has it been vacant? 
 
Petitioner:  At this point, I believe about five months, but I don’t know for sure. 
 
Henzi:  Okay.  Any other questions?  I see none.  Is there anyone in the audience who 
wants to speak for or against this project?  If so, come on up. 
 
Carignan:  My name is Larry Carignan.  I live at 14448 Auburndale Court.  I have been a 
resident of Livonia for going on about 15 years and I am Nick Carignan’s uncle.  As far 
as his experience with regards to cross fit my wife, Carol, and I have participated in cross 
fit over two years now and all due to Nick.  He’s the one who talked to us about the activity 
and I can assure you that if it wasn’t a good thing, a positive thing, I wouldn’t continue 
participating in it.  I’ve never been one to work out unfortunately, but Nick was the one 
who brought Carol and I into this activity over two years ago and I can attest to Nick’s 
professionalism and determination to run a good company outfit.  I can assure you that 
his company Lower Town Cross Fit – Eight Mile Cross Fit will be a positive addition to 
Livonia, to the area and I have every reason to except that it will be credit not only to 
himself and his members, but to the city.  It is a very positive activity.  I don’t know if any 
of you are aware of cross fit as an activity.  It is relatively new and the members that come 
to a cross fit place are very positive.  They do good things.  In fact, the place that I started 
out at does a lot of charity activities and I’m sure they will probably continue the same 
thing.  So, I just want to speak in favor of it. 
 



Henzi:  Anybody else?  Good evening. 
 
Carignan:  My name Dave Carignan.  I’m Nick’s dad.  I don’t go to cross fit as you can 
tell.  I probably should though.  I just want to say that Nick is the kind of man that you 
want to have to have a business in Livonia.  We’ve lived in Livonia for 28 years.  Nick 
grew up in Livonia, went through all the schools in Livonia, what’s to have his business in 
Livonia and I know he is the type of person that has the integrity that really is the kind of 
thing that Livonia wants in a person to be a model to other young people, young families 
in the city.  He will bring in those type of people into his business and I think it would be 
a great benefit to the city to have Nick and his family as business owners here in Livonia.  
Thank you. 
 
Henzi:  Anybody else? 
 
Carignan:  I’m Carol Carignan.  I’m Nick’s aunt and we live at 14448 Auburndale Court 
and I have to correct my husband.  We have lived there 17 years not 15 years.  One of 
the things that I just want to point about this business is that I have corresponded a little 
bit unusual when we first joined a few years ago at the other facility that Nick was at that 
it was kind of in an industrial facility.  And we realized shortly that the thing that draws you 
to cross fit and to the folks that participate in this type of activity is not the facility itself but 
as my husband stated, the community and the individualized attention that everybody 
gets.  And I realize I’m not here to sell you on cross fit, I’m here to sell you on Nick and 
his company getting a variance at this facility.  So, I wanted to also point out to you that 
at our other gyms that we’ve been at that were both housed in Plymouth where Nick was 
one of the coaches there, one of the leading trainers, the outreach that these young men 
and women provide to the community is quite extensive.  When Officer Nehasil was killed 
here in the city, it struck and resonated very intimately with all of these young folks at the 
cross fit facility that we were at.  Several of them are civic employees.  Nick, as he stated, 
is a firefighter.  Several of the other folks that attend the facility are police officers and 
firefighters.  Can I have a show of hands who is here from cross fit?  We have teachers, 
firefighters, wait staff, deacons in the church.  Quite a cross section of folks who reach 
out into the community and really try to give back in the cross fit family.  So, I wanted to 
reassure you that the variance you’re asking for here is not something that is going to 
negatively impact the community or the neighborhood, but it’s truly something that is 
going to enhance the community and neighborhood.  Nick is very committed to the aspect 
of cross fit that is individualized and I think that that will help us to address the parking 
concerns that might have been raised at any point in the conversation.  And I also wanted 
you to know that at any point in this conversation when Nick found out weeks ago that 
the zoning was inaccurate for the type of facility at this time, Nick could have thrown down 
the towel and just given up or asked and gone to bat with the landlord and try to give up.  
But he really feels that this facility, this place that he’s at is the optimal place for his facility 
and I’d really like to throw our support behind this for him.  Thank you. 
 
Henzi:  Thank you.  Carol, before you go away I’ve got a question or two.  What was the 
type of building at the other facilities that you went to in Plymouth? 
 



Carignan:  They are all in industrial.  The facility was a gym that moved from – I don’t 
even know what it was prior to that. 
 
Petitioner:  It was an auto shop. 
 
Carignan:  Auto repair company that they put the gym in and then when they out grew 
that, they then moved into an old lawn mower, commercial lawn mower and service 
agency.  So, I think that’s one of the reasons, too, why Nick felt that when he landed in 
the window company facility that he is in now, it was similar to the facility that we just left. 
 
Henzi:  It’s pretty common; isn’t it for cross fit gyms to be in a warehouse. 
 
Carignan:  Yes, they almost all are because the ceiling variance is a huge issue for us. 
 
Henzi:  Okay, got it.  Thank you. 
 
Carignan:  Thank you. 
 
Henzi:  Come on up. 
 
Lynch:  My name is James Lynch.  I live at 14212 Garden Street.  I’ve been there for 35 
years.  What I’ve heard here I’m all in favor of it.  These sound like good people.  That’s 
all I got. 
 
Henzi:  Thank you.  Anybody else.  Are there any letters? 
 
Caramagno: We have an approval from Joanne Eberhardt [20515 Osmus St.] (letter was 
read).  Michael Struble [1550 Rustic Lane, Walled Lake] approval (letter was read). 
 
Henzi:  Mr. Carignan, is there anything you would like to say in closing? 
 
Petitioner:  No, just that as you heard it’s more than just fitness facility.  It’s really about 
community and a lot of my best friends are because of cross fit and I want that community 
in the community that I live in.  That’s it. 
 
Henzi:  Thank you very much. 
 
McIntyre:  Mr. Chair. 
 
Henzi:  Mrs. McIntyre. 
 
McIntyre:  May I ask the Petitioner a question?  Do you have a business plan, Nick? 
 
Petitioner:  Yes. 
 
McIntyre:  Okay.  And how far out in the future does your business plan go? 



 
Petitioner:  About three to five years as long as we continue to grow and if we outgrow 
our facility, we actually want to have another location on the south end of Livonia. 
 
McIntyre:  And how long will it take according to your business plan for your business to 
become profitable? 
 
Petitioner:  With the amount of people that I have waiting right now about six months. 
 
McIntyre:  Okay.  Great.  Thank you. 
 
Henzi:  I will close the public portion of the case and begin the Board’s comments with 
Mr. Caramagno. 
 
Caramagno:  Well, from what I’ve heard tonight you’ve got nice support here.  I was on 
the Board when we approved a similar situation with the karate center just down the road 
really from here.  That was a building that wasn’t full and needed a tenant.  We looked at 
that and said yeah, why not?  Why not give it a shot?  I feel the same way here.  Let’s fill 
this building and what really can this hurt?  I don’t know that it can hurt anything.  Give a 
young man a business opportunity here.  Give a property owner an opportunity to fill their 
building.  I’m in support.  I like it. 
 
Henzi:  Mr. Duggan. 
 
Duggan:  I, too, will be in support.  I know you need a certain ceiling height for the cross 
fit exercises.  You obviously bought the property on reliance on your landlord telling you 
what correct zoning, you know, you’re in a tough spot there.  But I think absolutely there 
is a hardship.  You’ve got a lot of support.  The people that live right behind the building 
are in support so, I think it’s impressive to the people behind you and I will be in support. 
 
Henzi:  Mrs. McCue. 
 
McCue:  I would agree.  You have great support tonight.  It makes logical sense the 
activities that are going to go on in the building require that type of a ceiling.  A little bit of 
misrepresentation going on there with your agent.  That didn’t help anything.  All in all to 
me, I am a big believer that if somebody is going to bring something to Livonia, bring a 
company to Livonia, we want to support it as much as possible.  So, I will support. 
 
Henzi:  Mrs. McIntyre. 
 
McIntyre:  No reason not to support.  You’ve got a business plan.  That’s why I asked you.  
It’s great when people have – when they’re good at something like training and they have 
a vision and clearly you have a lot of support, but they haven’t established a business 
plan.  You have a business plan that usually speaks well to the chances of the business 
going to succeed.  I appreciate that you want to put it in Livonia.  You’ve given a lot of 
good reasons why this is a good space, why this is a uniquely qualified space and the 



other thing that I’d like to do is to thank you and everyone who is here tonight in support 
of you for being well prepared, for keeping remarks very targeted and you made a very, 
very strong impression all of you here tonight.  Your conduct and your comments and the 
strength of your support so, that’s very, very effective and we appreciate that at least I do. 
 
Henzi:  I agree.  I thought you made a very good presentation both tonight and in your 
packet.  It makes the decision easy for me.  I am in full support.  I think it’s a great idea.  
I think that this is the perfect building and my general philosophy is that there’s a lot of 
light manufacturing building throughout the city both along 8 Mile and in the industrial 
corridor south of 96 where 30 years ago they were full with tool and dye shops and the 
like.  Those jobs aren’t coming back.  Tool and dye shops are rushing to refill those, but 
businesses like yours seem to be hopefully.  So, I am in full support and I can’t wait until 
you grab another building on the south end and do this all over again.  So, the floor is 
open for a motion. 
 
Upon Motion by McIntyre, supported by Caramagno, it was: 
 
RESOLVED APPEAL CASE NO. 2013-11-61:, Nicholas Carignan, 9979 Cavel, Livonia, 

MI  48150, seeking to conduct fitness training classes within an M-L 
(Manufacturing Limited) Zoning District which is not allowed. 

 
The property is located on the south side of Eight Mile (31745), between Osmus and 
Parker, be granted for the following reasons and findings of fact: 
 

1. The uniqueness requirement is met because the Petitioner needs a building 
with a certain height need..  

 
2. Denial of the variance would have severe consequences for the Petitioner 

because the building is ideal for the needs of the Petitioner’s business. 
 

3. The variance is fair in light of its effect on neighboring properties and in the 
spirit of the Zoning Ordinance because there is no detriment to the  neighboring 
businesses and fits with the aesthetics of the manufacturing corridor. 

 
4. The Board received two (2) letters of approval and no 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                 “Industrial” 
under the Master Plan, and the proposed variance is not inconsistent with that 
classification. 

 
FURTHER, This variance is granted with the following conditions: 
 

1. That the classes be staggered  at least twenty minutes to allow for sufficient 
parking.  



 
 

ROLL CALL VOTE: 
 
AYES:    McIntyre, Caramagno, McCue, Duggan, Henzi 
NAYS:  None 
ABSENT: Pastor, Sills 
 
Henzi: The variance is granted.  You just have that one condition which essentially is to 
use your best efforts to stagger classes to avoid parking congestion.  Good luck to you. 
 
 
 
 
 





APPEAL CASE NO.  2005-06-76: Tim Nikou, 31843 Eight Mile, Livonia, MI 48152, on 
behalf of Lessee Livonia Karate, LLC, 33466 Seven Mile Road, Livonia, MI 48152, 
seeking to operate a karate school within a building upon property that is zoned 
Industrial (M-L), which is not allowed.   

 
The property is located on the south side of Eight Mile Road (31843) between Parker and 
Osmus, 
 
Henzi: Mr. Abrahamson, anything to add?  
 
Abrahamson: That this will require a total of five votes for approval because it is a use 
variance. 
 
Henzi: Thank you.  Any questions for the Inspection Department?  Hearing none, will the 
Petitioners come forward?  Why don’t you give us your names and addresses, please? 
 
Watson: Valerie Watson.  Our school is currently located at 33466 Seven Mile. 
 
Pitcher: Duane Pitcher, same location.   
 
Petitioner: Tim Nikou, 31843 West Eight Mile, Livonia.  I own the building right now. 
 
Henzi: Okay.  Why don’t you go ahead and tell us what it is that you’d like to do. 
 
Watson: Well, we’d like to purchase the building and move our karate school into it, all of 
our current students.  I think we addressed everything we could think of that was 
applicable in our application, and we did get one additional letter from a Jeff Bryant, the 
Economic Development Director, but maybe you already have that, supporting our 
moving there, especially – and this is actually an idea we had not thought of was that M-
L districts are becoming kind of obsolete anyway in today’s world, and this was one more 
position in support, I guess, in addition to our own needs to move to a location that has 
no – you know, the higher ceilings and no poles.  Other than that, we’ll be happy to answer 
any questions. 
 
Henzi: Thank you.  Any questions for the Petitioner?  Mr. Pastor. 
 
Pastor: How do you plan on addressing the parking?  It has a very limited parking lot at 
this particular moment. 
 
Watson: We did, and there is an attachment to that with drawings of what’s currently there 
and what we would move it to.  The primary answer is parking is probably more of our 
concern than anybody’s because we don’t have kids, you know, having to cross streets 
or anything like that.  But most of our kids are drop-offs; parents drop them off, come back 
and pick them up.  And then while they’re here doing karate, they have a sister going to 
ballet and a brother going to soccer, or whatever.  The parents that train with their 
children, obviously, drive and stay.  And so, for every 3 to 4 kids in the class where the 
families train together, there is one car for that family.  But because it is a bigger concern 
of ours on – you know, especially special occasions, my husband drew out how he 
thought we could redistribute the parking that’s already there to make it more than 



sufficient for what we have.  And I think you probably have copies of that. 
 
Pitcher: Yes, Randy has copies of those drawings as well. 
 
Pastor: Mr. Abraham – or, Randy – 
 
Abrahamson: Hmm-hmm. 
 
Pastor:  – would they need an additional approval by any other committees for this 
additional parking, since it’s a landscaped area right now?  They’d be destroying 
landscaping. 
 
Abrahamson: Actually, within an M-L zone, they’re only required to have 1/10th of the 
front yard landscaped, and they’re not going to touch that area. 
 
Pastor: And what about the abutting neighbors?  They’ll be destroying the landscaping 
that’s existing. 
 
Abrahamson: Typically, in the past, Planning has not required to have this go through 
them only because it’s just – it’s only parking. 
 
Pastor: Wouldn’t there have to be – 
 
Abrahamson: So, usually, they don’t require an approval. 
 
Pastor: – a fence or a wall put up there? 
 
Abrahamson: It is where they would need an agreement signed by that neighbor stating 
that they’re happy with the existing greenbelt or – 
 
Pastor: Though, they’re taking it and making it landscaping, then there won’t be any 
greenbelt (sic). 
 
Watson: Well, if you look at – 
 
Pastor: Or making it parking. 
 
Watson: If you look at the picture, it shoots from the back of the building out to the 
neighborhood.  There’s already – I don’t know how tall, but – 
 
Pitcher: There’s a greenbelt. 
 
Watson: – a huge hedge – 
 
Pitcher: There’s a line of bushes there that are – 
 
Watson:  – there that already separates it. 
 
Pitcher:  – 10 or more feet tall. 



 
Watson: And actually, what we would – 
 
Pastor: Well, your new plan shows no landscaping. 
 
Pitcher: They didn’t ask for me to include any landscaping –  
 
Watson: We’re just kind of – 
 
Pitcher:  – just the parking plots. 
 
Watson:  – new – we’re new at this. 
 
Pitcher: So, I just wrote down the parking plots.  There’s landscaping that will stay. 
 
Pastor: My concern is with the existing neighbor next door, that if you put a parking lot 
there and your – I happen to live on that street – 
 
Pitcher: Okay. 
 
Watson: Oh, okay. 
 
Pastor:  – just so you understand that. 
 
Pitcher: All right. 
 
Watson: We seem to have – 
 
Pastor: And I’m not the neighbor, though.  I’m concerned that they may be a little upset 
with all the parking all of a sudden and no landscaping. 
 
Pitcher: Well, the area we would like to, actually, add to the landscaping that’s existing 
there.  Right now, it’s just gravel on the building end of the lot, and then a small piece of 
grass.  And the landscaping that we can to add to that would improve bushes and shrubs 
around that whole perimeter of where we’d use parking area, so it actually would make it 
look nicer. 
 
Watson: One thing I know I can say about our school, we’ve had whatever landlords we’ve 
had have come in and done like a “secret shopper” things on us, and we have always 
had the absolute highest rating no matter where we’ve been because we take a lot of 
personal pride in being professional – 
 
Pitcher: True. 
 
Watson:  – in presenting ourselves.  And so, we would probably go way above and beyond 
to make sure it looks nice, because that’s what’s going to draw people in as well.  So, it’s 
good for business, too.  But, we’ve always gotten like a 5, which is the highest rating, 
whenever they’d come out and checked us both inside and out, wherever we’ve been. 
 



Pastor: Thank you. 
 
Henzi: Any other questions for the Petitioners?   
 
Harb: I have a question for Randy. 
 
Henzi: Mr. Harb. 
 
Harb: Or legal.   Randy, if we approve this, do we need to approve it based upon additional 
parking, or is that something we don’t have to deal with? 
 
Abrahamson: If you do make an approval, I would suggest you approve it with the 
increased parking spaces.  He actually, if he was to reconfigure – to see his original plan 
in here where he drew them up against the building, I don’t know if he has quite got that 
room to do that, plus you have some entry doors in there.  But, he’s looking – if he gets, 
probably, anywhere from 35 to 40 parking spaces, he may not have to go as deep to the 
south as he has shown here.   But, if he can get anywhere, say, from 35 to 40 parking 
spaces, that should be adequate for his use. 
 
Harb: Thank you. 
 
Henzi: Randy, to follow up on that: What would he need to comply if this was zoned 
“commercial?” 
 
Abrahamson: He would need one parking space for every 200 sq. ft. of floor area.  He’s 
looking at about 12,000 sq. ft.; isn’t it roughly? 
 
Pitcher: I think it was – 
 
Watson: Eleven – 
 
Pitcher:  – ten-five is – 
 
Watson: Well, eleven includes the upstairs, so it’s like eight or nine somewhere, ten. 
 
Abrahamson: So, he’d be looking at a total of 48 parking spaces. 
 
Petitioner: It’s eighty-two hundred downstairs. 
Watson: It is eighty-two hundred square feet is the main floor downstairs, and then there’s 
a second level that has some office space, too. 
 
Henzi: Okay.  My next questions are for Mr. Nikou. Is this entire building vacant right now? 
 
Petitioner: No, there’s a tenant in the back who sells tools and he’ll probably be there 
another 2 to 3 years, and he uses two parking spaces.   And he usually sends everything 
– it’s a drop-off.  He usually sends stuff out.  There are two tenants in the front and they’re 
leaving.  So, they’ll be leaving, as well as I will be.  We’ve outgrown the building and we 
have no place to put our equipment anymore.  We can’t keep storing things inside.  It’s 
just too much.  We don’t have the space, otherwise I wouldn’t be moving.  But, that’s not 



what we’re here for.  But, no, there is one tenant back there who will be staying.  When 
his lease runs out, he’s going to be moving out, which will be in 2 or 3 years, I believe. 
 
Henzi: Then are the Petitioners going to assume space that you and two other tenants 
vacate? 
 
Petitioner:  Yes.  Yeah, they’re going to assume my space and the two other tenants in 
the front.   
 
Henzi: Okay, thank you.   
 
Petitioner: You’re welcome. 
 
Henzi: Any other questions for the Petitioners?   Hearing none, is there anyone in the 
audience that wishes to speak for or against this petition?  Seeing no one – I’m sorry.  Mr. 
Harb. 
 
Harb: One is to legal.   Did Council approve waiver uses of sporting and recreational 
facilities in industrial – 
 
Abrahamson: Yes, they’ve incorporated that within the M -1 zoning districts now.  That is 
a waiver use. 
 
Harb: Conditioned upon Zoning Board approval? 
 
Abrahamson: No, no, that would have to go through Planning and through Council.  It 
would not affect the Zoning Board.  The only reason they’re here is because of the zoning, 
which is light – I’m sorry –  
 
Watson: M-L. 
 
Abrahamson: Yeah. 
 
Pitcher: Yes. 
 
Abrahamson: So, if this was zoned M -1, they would not even be here before you.   
Watson: And there actually has been an approval in the M -2 District, also, for Dragon 
Academy, which we included in our application. 
 
Harb: Thank you. 
 
Henzi: Is there any correspondence to read?   
 
Aloe: No. 
 
Watson: Did you want me to read the correspondence from the Economic Development 
Director, or – 
 
Henzi: We’ve – 



 
Watson:  – did you receive that? 
 
Henzi:  – we all have that in our packet. 
 
Watson: Okay.   
 
Henzi: Are you looking at a June 1, 2005 letter from Jeff Bryant? 
 
Watson: Yes, sir. 
 
Henzi: Yeah, we have all been provided that.   
 
Watson: Okay. 
 
Henzi: Is there anything that you’d like to say in closing?    
 
Pitcher: No. 
 
Watson: No, sir. 
 
Henzi: Close the public portion of the case and begin the Board’s comments with Mrs. 
Aloe. 
 
Aloe: I’ll be in support, especially after reading the letter from Jeff Bryant pointing out the 
vacancies and the trends of business that we are going to have to use these buildings for 
other businesses, otherwise they’re going to be functionally obsolete.  So, I’ll be in 
support. 
 
Henzi: Mr. Harb. 
 
Harb: Yeah, I could also be in support of this.  I think that, again, if this was an M -1 
district, they would not have to come before us.  But, I would like to have a conditional 
waiver use.  As long as this karate school is using the building, I’d like to have it, you 
know, basically a commercial.  But, if they leave, I’d like to have it revert back to an M -L. 
Pitcher: Yes, sir. 
 
Henzi: Mr. Moran. 
 
Moran: I would agree with Mr. Harb’s comments and Mrs. Aloe.  I think the karate school 
is rather unique.  I think it fits in nicely.  I like the fact that it’s on Eight Mile.  It’s close to – 
it’s on the fringe of the – at the district, even though this district is only – not very deep to 
the south.  But, again, I think it’s the uniqueness of the karate school that allows this and 
I think it makes good sense; so I’ll be in support. 
 
Henzi: Mr. Pastor. 
 
Pastor: I can be in support of this, but I am concerned about the additional parking and 
the lack of landscaping towards the back.  So, I’d like to at least condition this on us 



seeing some type of parking and landscaping plan in the future before they actually pave 
all this, because there is a neighborhood behind it and I’m concerned of the neighbors 
and the possible noise. 
 
Pitcher: Well, I’ll plan to go through the Building/Inspection Department; is that correct, 
for their approval?   So, I really would, certainly, meet all of their requirements –  
 
Pastor: But – 
 
Pitcher:  – and suggestions. 
 
Pastor: – I’m concerned about the landscaping and the possibility of not enough 
landscaping abutting up to a neighborhood, and/or put up a brick fence up like we make 
other industrial areas do. 
 
Henzi: Mr. Sills. 
 
Sills: I could be in approval.  I agree with the comments made by Mr. Harb and also by 
Mr. Pastor.   I think that if we can include in our resolution the terms and conditions that 
Mr. Pastor has cited, and I think it is important as far as the landscaping is concerned. 
 
Henzi: Mr. Caramagno. 
 
Caramagno: Seems to be an overwhelming approving response for this.  When I first 
went and looked at it, I had a concern about vacancy on Eight Mile Road.  And I have 
seen Jeff Bryant’s letter about the vacancy problem we have.   Yet, when I drove down 
Eight Mile Road, I didn’t see a lot of vacancy, nor a lot of signs advertising for tenants.  I 
don’t necessarily think you have a bad plan here.  I agree with Mr. Pastor on the 
landscaping and the parking, and perhaps the brick wall.  And, I agree with Mr. Harb as 
well, converting this property back.  But, I’ll be in support. 
 
Henzi: And I, too, will support the petition largely based on the letter from Jeff Bryant.  I 
would like to see conditions as recommended: Number one, that the use variance is 
granted as long as it’s used as a karate school; that there be no less than 40 parking 
spaces; and that the parking plan and greenbelt come back before the Board as an X-
item for its approval.  I’ll leave to the Board for a motion.   Mrs. Aloe. 
 
Upon Motion by Aloe, supported by Pastor, it was: 
 
RESOLVED, APPEAL CASE NO.  2005-06-76: Tim Nikou, 31843 Eight Mile, Livonia, MI 

48152, on behalf of Lessee Livonia Karate, LLC, 33466 Seven Mile Road, Livonia, 
MI 48152, seeking to operate a karate school within a building upon property that 
is zoned Industrial (M-L), which is not allowed. 

 
The property is located on the south side of Eight Mile Road (31843) between Parker and 
Osmus, be granted for the following reasons and findings of fact:  
 

1. The uniqueness requirement is met because this is an area that does not 
have a lot of use due to the change in the environment and how business 



is done.   
 

2. Denial of the variance would have severe consequences for the Petitioner 
because without it, he would have a difficult time finding an appropriate use 
for the property. 

 
3. The variance is fair in light of its effect on the neighboring properties and in 

the spirit of the Zoning Ordinance because this is a good use of this property 
and it will not affect any of the neighboring properties.  

 
4. The Board received a letter in support from Jeffrey Bryant, Economic 

Director for the City of Livonia, and no 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 “Industrial” 
under the Master Plan, and the proposed variance is not inconsistent with 
that classification. 

 
FURTHER,  This variance is granted with the following conditions: 
 

1. That the variance is for Livonia Karate, LLC only. 
 

2. That the Petitioner shall submit as an X-Item proposed plans to redo the 
parking area and greenbelt area at the rear of the property. 

 
ROLL CALL VOTE: 
 
AYES:    Aloe, Caramagno, Harb, Moran, Pastor, Sills, Henzi 
NAYS:    None 
 
Henzi:   Your variance is granted as long as it’s used as a karate school, and then you 
can work with the Inspection Department, and once you have your parking plan and your 
landscaping plan, you’ll submit it to them, and then it would come before this Board again, 
and it could either get approved or denied.   
 
Pitcher: Very good. 
 
Henzi: Okay. 
 



Pitcher: Thank you, ladies and gentlemen. 
 
Watson: Thank you very much. 
 
Henzi: Yeah, good luck.  
 



 
X-Item:  
 
Appeal Case No. 2005-06-76: Tim Nikou, south side of Eight Mile (31843) between 
Parker and Osmus, on behalf of Lessee Livonia Karate LLC, 33466 Seven Mile Road, 
Livonia, MI 48152, seeking to operate a karate school within a building upon property that 
is zoned Industrial (M - I), which is not allowed.  
 
Motion by Pastor, supported by Sills, to be tabled to have the original packet submitted 
to the Board for further review with the proposed plan.  All were in favor. 
 



 
X-Item: 
 
Appeal Case No. 2005-06-76: Tim Nikou, south side of Eight Mile (31843) between 

Parker and Osmus, on behalf of Lessee Livonia Karate LLC, 33466 Seven Mile 
Road, Livonia, MI 48152, seeking to operate a karate school within a building upon 
property that is zoned industrial (M - L), which is not allowed. 

 
Motion by Aloe, supported by Sills, to approved the landscape plan as submitted by the 
Petitioner to the Board, except the dumpster enclosure is to be concrete (i.e., block or 
poured wall) to match building façade and erected according to City codes.  All other 
conditions of the variance previously granted shall remain in force. 
 
AYES:    Aloe, Sills, Pastor, Henzi 
NAYS:    Caramagno, Harb   
 
 



AGENDA DATE: April 2, 2024 
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 

 
 
1. APPEAL CASE NO. 2024-02-13, Christopher Muldoon, 28456 Tulipwood: That 

the alleged practical difficulty does not entail more than mere inconvenience.  
FURTHER, the petitioner has not received the required architectural review, 
apparently because the developer believes decisions relating to sheds in the 
neighborhood properly belong to the homeowners association. 
 

2. APPEAL CASE NO. 2024-03-14, Nicholas Carignan on behalf of Timothy J. 
Belanger, 31815 Eight Mile Road: Should be denied because the alleged 
hardship does not entail more than mere inability to earn a higher financial return. 
 



 
 

 
FUTURE LAND USE PLAN 

 
 
 
 
 
 
 
 
 

 
1. APPEAL CASE NO. 2024-02-13, Christopher Muldoon, 28456 Tulipwood: 

Seeking to construct an accessory building, resulting in deficient east side yard 
setback. Side yard setback cannot be closer to the corner side street than the wall 
of the principal building, which is parallel with such side street (seven feet). 

 
FUTURE LAND USE PLAN (FLUP): LOW DENSITY RESIDENTIAL

2. APPEAL CASE NO 2024-03-14, Nicholas Carignan on behalf of Timothy J. 
Belanger, 31815 Eight Mile Road: Seeking to occupy a property within the M-L, 
Light Industrial Zoning District to establish an indoor recreational facility, which is 
not allowed. 
 
FUTURE LAND USE PLAN (FLUP): TECH AND MANUFACTURING 

CITY OF LIVONIA 
ZONING BOARD OF APPEALS 

April 2, 2024 – 7:00 p.m. 
Livonia City Hall Auditorium, 1st floor 
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