
AGENDA OF THE CITY OF LIVONIA ZONING BOARD OF APPEALS 
November 19, 2024 – 7:00 p.m. 

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

AGENDA ITEM(S): 

1. APPEAL CASE NO. 2024-07-28, H&A Investment, LLC, 29421 Six Mile 
Road (Tabled on October 1, 2024): Seeking to continue using a second-story 
apartment over a commercial business as a tourist home, which is not 
permitted in this Zoning District.

2. APPEAL CASE NO. 2024-08-29, TODAL LLC, 38019-38035 Schoolcraft 
Road (Tabled on October 1, 2024): Seeking to occupy a property in the M-2 
(General Manufacturing) Zoning District to establish a religious institution, 
which is prohibited.

3. APPEAL CASE NO. 2024-09-32, Brian Durand, 20132 Osmus Avenue: 
Seeking to maintain a permanent carport structure erected without 
permits while maintaining an existing attached garage, existing accessory 
shed, and existing barn resulting in excessive number of accessory 
structures and accessory area.

4. APPEAL CASE NO. 2024-10-33, The Cornelia Group, LLC, on behalf of 
Lessee PAG Michigan 165, LLC, 27777 Schoolcraft Road: Seeking to 
erect an 8-foot-tall metal picket fence along Schoolcraft Road resulting in a 
deficient front yard setback. 

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 
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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 
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ROB DONOVIC 
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SCOTT MORGAN 
LAURA M. TOY 

PUBLIC NOTICE 
November 1, 2024 

APPEAL CASE NO. 2024-07-28, 29421 Six Mile Road (Tabled on October 1, 2024): an appeal 
was made to the Zoning Board of Appeals by H&A Investment, LLC, seeking to continue using a 
second-story apartment over a commercial business as a tourist home, which is not permitted in 
this Zoning District. 

This Corridor Commercial property is located on the south side of Six Mile Road (29421), between 
Oporto Avenue and Middlebelt Road, Lot. No. 085-99-0003-000, C-2, General Business, rejected 
by the Inspection Department under Livonia Zoning Ordinance, Section 3.11 (Permitted Uses). 

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, November 19, 2024, 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: 

2024-07-28
November 19, 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.

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________ 
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OCTOBER 4, 2024 

 
H&A Investment 
47288 Red Oak Dr. 
Northville, MI 48168 
 
Dear Ms. Kakish and Mr. Al Masarweh,  
 
The Zoning Board of Appeals of the City of Livonia, at a Regular meeting held October 1, 2024, 
adopted the following Resolution: 
 
RESOLVED: APPEAL CASE NO. 2024-07-28, H&A Investment, LLC, 29421 Six Mile Road: 
seeking to continue using a second-story apartment over a commercial business as a tourist home, 
which is not permitted in this Zoning District. 
 
This Corridor Commercial property is located on the south side of Six Mile Road (29421), between 
Oporto Avenue and Middlebelt Road, Lot. No. 085-99-0003-000, C-2, General Business, rejected 
by the Inspection Department under Livonia Zoning Ordinance, Section 3.11 (Permitted Uses), 
 
be tabled to allow the Petitioners to be heard by a full Board.  
 
Please call the Zoning Board of Appeals office by October 25, 2024 at (734) 466-2250 if you wish to 
be heard at the November 19, 2024 Zoning Board of Appeals meeting.   

 
 
 
 
 
 

ZONING BOARD OF APPEALS, 
 

 
Timothy Klisz, Secretary 
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APPEAL CASE NO. 2024-07-28, H&A Investment, LLC, 29421 Six Mile Road: seeking to 
continue using a second-story apartment over a commercial business as a tourist home, which 
is not permitted in this Zoning District. 
 
This Corridor Commercial property is located on the south side of Six Mile Road (29421), 
between Oporto Avenue and Middlebelt Road, Lot. No. 085-99-0003-000, C-2, General 
Business, rejected by the Inspection Department under Livonia Zoning Ordinance, Section 3.11 
(Permitted Uses). 
 
COPPOLA All right, thank you. Mr. Stierna, anything you’d like to add? 
 
STIERNA Nothing at this time. Thank you. 
 
COPPOLA Questions for the Inspection Department? I have several, so I'm going to tick 
through these. As I read through the ordinance as such, I see that there's definitions for one 
family parental dwelling, and then also for a tourist home. I believe, for purposes of today, what 
we're looking at is a tourist home as it's defined. Is there a difference in licensing requirements 
for those two? 
 
STIERNA Within the city? No, I understand Mr. Fisher might be able to extrapolate more, 
whether the state will be requiring anything in the future. 
 
FISHER Oh, there. Well, there's a lot of talk in the legislature over several years, in fact, 
about short-term rentals and what might or might not be the future of short-term rentals, 
properties like this really, across the state, but that's not been determined yet. 
 
COPPOLA But in the ordinance itself, is there the definition for depths, for one family rental 
dwelling, and tourist homes, they are defined separately? 
 
FISHER Yes, they're defined as separate terms. And the problem with tourists, with this 
place being a tourist home, is that tourist homes are permitted as a waiver use in multifamily 
districts, and they're not permitted in any commercial district. 
 
COPPOLA When you say multifamily district. If I own a home in a subdivision that's a R-1, -
2, whatever, could I have a tourist… could I use that as a tourist home? 
 
FISHER That's not, no, that's not a tourist…. Well, it's not a permitted use for a tourist 
home. A tourist home has to be in a multifamily. 
 
COPPOLA I see that. But you could rent it out on an annual basis. You just can't do it for a 
short-term basis. 
 
FISHER Right.  
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COPPOLA I see, I see. So is that what… again, I looked over the records. And this particular 
property appeared to have been licensed as a rental? 
 
FISHER Yes, but I think she needs to do some sort of [inaudible]. That's my 
understanding. 
 
COPPOLA Then again, it appears that it's been used like that for a long period of time. I'm 
not sure if it was, it's a commercial district, so even residential rentals aren't allowed. I don't 
believe are allowed right now, is that correct? 
 
STIERNA Mr. Chair, if I may, in January of 1957 it was approved for an apartment, 
residential apartment, to be built on top of the existing store. I believe it's a grocery store at that 
time. It was later registered as a rental in 2006. 
 
COPPOLA Okay. And it was at that time the, my understanding, is the ordinance that 
prohibits that was enacted prior to 2006. Is that correct? 
 
FISHER Well, the prohibition on residential apartments generally in commercial districts 
dates back to at least the 1965 or earlier incarnation of the Zoning Ordinance. So, yeah, that's 
the answer to that. 
 
COPPOLA So using the considered to be an undefined or legal term, theoretically this 
property could have been grandfathered as a rental property because of its status before the 
ordinance was enacted. 
 
FISHER I think that's right. Or at least it's been permitted all this time, so at least permitted 
as a rental all this time. 
 
COPPOLA I think you're saying since 2006. 
 
STIERNA As a rental since 2006 but as a residential property prior to that. And I believe 
there's state laws involving if it's being used as a rental, as a residential, primary residential 
property, it's still residential whether it's being rented or not. 
 
COPPOLA Okay. So then what changes now, in the sense of its status, is because it's being 
proposed to be used as a tourist home, it no longer, theoretically, again, using the term loosely 
is no longer grandfathered, because its use is being changed, even though licensing is the 
same. 
 
FISHER The term “grandfather” is difficult when you decide -- when you try to decide 
when it ends, because the rule generally is you have to abandon the use and abandonment 
doesn't just mean you put a closed sign on your door. It actually has sort of a harder edge to it, 
and so I'm not sure that this would constitute abandonment. 
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COPPOLA So I guess what I'm trying to understand is, then, if there's no difference between 
the licensing as a residential rental or a tourist home, what precipitates it being here today? 
What requires us to look at this and make a decision on whether to provide a use variance? 
 
FISHER Well, I think that the tourist home thing has gone. It's now, instead of being used 
by the owner, or what have you, or I guess, instead of being used on a long-term basis, it's now 
designed to be a tourist home, so someplace you come to, as opposed to someplace you 
actually live. At least that's our read on the facts here. 
 
COPPOLA Okay, so the other question is, when a rental property is converted to a tourist 
home. Is there some requirement for notification to the City? 
 
FISHER Well, you should, as with any time you change the use, you should be telling the 
City. I don't know if everybody thinks in those terms or not. 
 
COPPOLA Okay, because it appears that, just based on some research that this has been at 
least used since 2023, mid to early, mid to late, 2023 as a tourist home. 
 
FISHER I guess I would say that's a compliment to the people who have been running it, 
because a lot of these places, they're defined as tourist homes around the City, are 
controversial because the tenants are problematic. 
 
COPPOLA Okay. Any other questions? Inspection or Law. No, all right. The Petitioner can 
step up, name and address first, please. 
 
KAKISH Hilda Kakish. 
 
AL MASARWEH Ahead Al Masarweh. 
 
COPPOLA Okay, why don't you give me a little background on this property from the 
perspective of when you purchased it, how long it was used since you purchased it as a long-
term rental, and when did you convert it to what we call a tourist home or short-term rental? 
 
AL MASARWEH Well this is the history behind this property, H&A Investment, which is 
Hilda and I, secured this investment about 20 years ago. So we pumped into it so much money 
and invested in renovation and update, we kept everything up to the city code in every step of 
the way. That part of the property, I cannot deny that at that time when I purchased it, I'm not 
that educated about the zoning and what I should look for in terms of what's in the upstairs, 
what's in the downstairs. [It] was a property, I invested in it. I converted the old Julia’s Kitchen at 
that time. Created Lefty’s Cheese Steak at this time, and so on and so forth. This piece of the 
investment, which is the second floor of that property, [has] been residential since we bought it 
and before was leased for [the] longest time ever, and [was] well-kept and inspected every year 
at the same time. We never changed the use of the property. Both of us [are] in the real estate 
business, both realtors, and we noticed a decline on the leasability of the property after the 
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increase of the traffic in the area. So it was not fit for long-term leases. So we checked with the 
City, probably quick question about 2021 there's any certain license for Airbnb? I don't know. I 
cannot recall the personnel. I asked in the comment, and they said there's no licensing. So we 
want to invest in Airbnb. It's been a successful investment since 2021. 2021, 2022, ‘23 and ‘24 
to the area where one of the inspector[s] asking, “This [is] Airbnb? You cannot do Airbnb.” Then 
we follow the procedure. The structure from this property. How we structured the short-term 
rental. We respected the value of the area and the City. It's designed in a way. It's not designed 
for someone in and out, not designed for someone who can come in for one night and leave. 
We have a minimum of two to three nights, plus the cleaning fees and which make it hard for 
someone to look into this property just because for use for any purpose that can harm the 
community. Based on our record from Airbnb and leases for our rental is a week, a month, two 
months for people coming to visit relatives in the area, for company who does construction 
within the city of Livonia and Farmington, for people who come in for medical treatment, and 
they cannot go back and forth to the north part of Michigan, and we have a record we can 
provide on that. It is not something [that] can change the fabric of this community. Also, we [are] 
situated in a way, we [don’t cause] harm to any residential [area]. We sit in the corner, where we 
[are] far away from any resident to complain about that. This is where we stand from this, and 
we hope that this case will stand in a way that we continue our investment as we just put so 
much money into it [in] 2021 and if you don't want to add anything, that's all I have for now. 
Thank you. 
 
KAKISH He really explained everything. I don't have that much to say to that, but the 
setting of the property that sits in a commercial makes it really hard for any residential long-term 
lease to stay. You know, it's really hard. A lot of people complain because the situation around, 
you know how it is, there is [a] restaurant, there's a lot of busy intersection[s]. It makes it very 
hard for a long-term rental to stay [in] the type of setting on the commercial. That's it. 
 
COPPOLA Okay. A couple questions, more questions for you here. So you own that 
property. What other property in that area do you own? 
 
AL MASARWEH We own that corner, which is, we have four addresses. So we have 
29407, which it stands as Lefty’s Cheese Steak in which we just renovated that building. We 
have the grand opening with the mayor back in November, where this franchise [was] born in 
Livonia. So from out to that location, 42 locations in the entire United States. And we also 
owned the previously known Shooters Service. We developed that property into two sections. It 
used to be just one section of 5000 square, and we divided into two, we get that approved and 
developed in 2011. Currently there's a hookah lounge downstairs, a vacant part under the 
apartment in the back, and the address for the apartment. All the three addresses. There's three 
addresses in one parcel and one address which is Lefty in the second parcel. And we were 
asked in 2011 to create a cross-parking agreement, even [though] we own both. And we put 
that in place at that time, too. 
 
COPPOLA Who asked you to do the cross-parking agreement? 
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AL MASARWEH Well, I mean, I own the property of Lefty’s, but I was asked when we 
developed that property, 2011 that even [though] H&A Investment owns both propert[ies] we 
must sign a cross agreement between the two properties, so we put that in place and notarized 
a part of the application at that time. 
 
COPPOLA Other questions for the Petitioner.  
 
KLISZ  Mr. Chair.  
 
COPPOLA Secretary Klisz. 
 
KLISZ  What's the average stay of short-term tenants that you have coming through 
there in the last couple years? 
 
KAKISH We have about one time, one month, sometimes a month and a half. Sometimes 
we have three nights. It depends what the purpose of coming to [here] at that time. Somebody 
for medical, somebody for visiting family, or somebody for a wedding. Coming for a wedding to 
visit, like a family wedding, coming out of the state, family wedding and all this. Yeah. 
 
AL MASARWEH If I can add to this, I was looking at… I pulled some records from the 
Airbnb, which is documented. We can show you the record for the last two years, but generally 
speaking, we don't have one night. She did a great job in the vetting part, asking question[s] 
before we accept anyone to come to that area. Mainly, three nights is the minimum. We can 
prove that. But it goes up to about three months. We have some engineers from Europe to be 
trained with GM. They occupied for three straight months. We have a construction company 
from Chicago. They [were] building a church in Farmington Hills. They came for straight two and 
a half months. Our current one, which left recently, was two months straight. We don't have one 
night or two nights, because the fact that the charges on this part, this is a large kind of loft. It's 
not made for a single person to rent it. It makes more sense for them to go to [a] five-star hotel 
instead of coming to that apartment, because the typical charges on this is about $900 per 
reservation. So it doesn't make sense for someone just to reserve it for a night or so. 
 
KLISZ  Following up on that, is there a limit? Like Airbnb, that's the website that you guys 
work with. Do they allow you to limit it to say, let's say we're only going to do a week or more? 
 
KAKISH What do you mean by that? 
 
KLISZ  You say that it's not overnight, that it's usually your minimum is--  
 
KAKISH Right. Because you have a minimum. 
 
KLISZ  --Two days. What if your minimum was a week? Could you do that and be within 
their…? 
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KAKISH You mean to put the minimum as a week? Yeah, you could do that. But 
sometimes people get discouraged by this. If somebody coming to visit out of the state and they 
don't want to stay a week, that's kind of killing the business, because sometimes you don't, 
people don't want to, pay that extra money. It's costly between the cleaning fees and all this.  
 
KLISZ  This is one apartment, correct?  
 
KAKISH Yeah, it's one apartment. It's three bedrooms, one and a half bath. It's a big 
place, so for somebody who's gonna come with his family. You know, it's worth it to do, like if 
they do in two or three days. You know, that will be less traffic versus a week. Or, you know…. 
 
AL MASARWEH If I can add to this, we solve that on Airbnb currently, and can be 
reviewed on the listing, minimum of two nights. You can increase that based on our practice, to 
three. More than that makes no sense, because most of the reservations come in, mainly the 
weekend, family wedding, family gathering, again, on [inaudible], those what the record is, and 
the construction, the training, and so on, so forth. So more than three nights. It's kind of hard, 
unless you have a special case for which it’s extended two months or three months for certain 
purpose. Currently, it's limited. Nobody can go in and reserve one night, literally, and every 
reservation has to go through a vetting process with us with a certain questionnaire, it's clear. 
Question is that we are not taking partiers and wealth. We don't take parties. Smoking 
prohibited, no party, no… certain set of rules, and we [are] very straightforward, because we 
love our property. Honestly, I'm just doing so much time to create this kind of investment, and 
we want to follow the rules for that. 
 
KAKISH I want to add one thing also, if you look at the record, also, I had a super post, 
you know, from the Airbnb, as far [as] the customer. The people come in, and they all have 
good review of us. 
 
COPPOLA If you didn't have access to the parking on the property which you own, but to the 
east, where would your guests park? 
 
AL MASARWEH When in the general description of the listing, an Airbnb a designated 
assembly parking behind Lefty’s, between Lefty’s and the new building for parking, it was 
brought to my attention by the Building Department that I need some signs, which we [were] 
willing to do that, we can post signs for a couple of those parking spaces to be designated for 
the guests of the Airbnb. 
 
COPPOLA But still, right now, that's still on the property that's to the east that you also own, 
that’s the Lefty’s property that you have, if that wasn't available, where would your guests park? 
Is there a place for them to park? 
 
KAKISH Only two parking spots, they’re only limited to two parking spots. 
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COPPOLA I understand, but right now. They're on the property, appears they're on the 
property that I'll call the Lefty’s property.  
 
KAKISH Yeah.  
 
COPPOLA So let's say next week you decide to sell that property, where then would your 
guests park? 
 
AL MASARWEH Well, in 2011 when we developed the property, that was a question 
[which arose] at that time. I asked this question. I said, “Why [do] I have to spend money, go to 
a lawyer and put the cross-parking agreement?” Because of that fact, we can't stop this is an 
easement agreement was put in place so to eliminate that possibility, selling one piece of the 
property without accessibility to that other. So that's in the place, and it's through the City. It's 
not something I can do because there's an easement agreement I put on myself 2011 to 
develop the second property, which is previously known as Shooters Service. 
 
COPPOLA Okay. 
 
STIERNA Mr. Chair, may I address…? 
 
COPPOLA Yes. 
 
STIERNA There was a previous zoning case that is part of this package that addressed 
parking. It stipulated parking for the three different addresses, including applying two parking 
spots reserved for the apartment. Just want to bring that to attention. 
 
COPPOLA Is that done through the agreement? Was there actually filing that was a 
county… so there was an actual easement? 
 
STIERNA Not an easement. It was part of the zoning agreement, a zoning case.  
 
COPPOLA Thank you. Other questions for the Petitioner? 
 
BARINGHAUS Mr. Chairman. 
 
COPPOLA Vice Chair Baringhaus. 
 
BARINGHAUS In here, in this Zillow ad for the apartment you describe it as a condo. 
Doesn't that imply a long-term rental? 
 
KAKISH It's a loft. It's like a loft. 
 
BARINGHAUS The term condo is present in the end, not loft, or… condo. 
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KAKISH Condo? 
 
BARINGHAUS Condo. 
 
AL MASARWEH Whatever the name, it’s an apartment. 
 
KAKISH Yeah, it's [an] apartment.  
 
AL MASARWEH It's one single apartment sitting on that address, and it's that apartment, 
where's the parcel ID designated by the address of the property. It's one apartment. We call it 
whatever we call it in the listing, because the fact it's an open concept, it has a large living 
space open to the kitchen, with three bedrooms, with— 
 
KAKISH One and a half baths. 
 
AL MASARWEH --One and a half baths, but we don't know really what it should be called, 
more than it's an apartment sitting on top of that property. 
 
BARINGHAUS When I was at the property, the back parking lot. I noticed there was a 
dump truck with a trailer with some construction equipment on it. And a large bus being stored 
there. 
 
KAKISH That belongs to the next door.  
 
BARINGHAUS Next door? 
 
KAKISH Yeah. That’s not ours. 
 
BARINGHAUS That's not yours?  
 
KAKISH Yeah.  
 
BARINGHAUS Okay, very good. Okay. Thank you. 
 
KAKISH You’re welcome.  
 
TESTA Question for the Petitioner. How many tenants do you allow max? I was trying to 
look on the Airbnb, but I can't find it. 
 
KAKISH Six. Six. 
 
TESTA Six. 
 
KAKISH Yes, this is a three-bedroom. 
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TESTA Question for Inspection. I was trying to look at BS&A and online myself. Have 
there been any complaints from neighbors or anyone in the past four years or so regarding 
rentals? 
 
STIERNA Not at this property, no.  
 
TESTA Thank you. 
 
COPPOLA Anything else for the Petitioner? All right, seeing none. Is there anyone in the 
audience who would like to speak for or against this petition? It doesn't appear so. Do we have 
any correspondence?  
 
KLISZ  No. 
 
COPPOLA No correspondence. Okay, would you like to say anything in closing, before the 
Board deliberates the votes? 
 
KAKISH I think we said everything. 
 
AL MASARWEH It is what it is. Exactly what we have. 
 
COPPOLA All right. Thank you. You can go ahead and have a seat. 
 
KAKISH Thank you.  
 
COPPOLA Closing the public portion of the case. A quick question for Mr. Fisher, though, in 
regards to the cross-parking agreement, is that kind of understanding the level of enforceability 
on that future property, what happens if they sell the Lefty’s property? How enforceable is that? 
It doesn't make more sense to have some type of easement filed with the county, rather than 
just a kind of a two-page paper. 
 
FISHER Well, I guess it depends on who you're going to benefit from that. I mean, 
obviously, as we heard alluded to already, the cost is greater with any more documentation 
pertaining to this issue. So that's one thing, I guess. You maybe ramp up the enforceability by 
the easement. But I still don't know who's going to make this. Enforceability needs to be by us, 
and I'm not sure we have any standing in enforcing an easement. So I’m not sure…. 
 
COPPOLA Well, with an easement that… the party that has the easement, would have to 
force that enforcement, correct?  
 
FISHER Right. I don't know why— 
 
COPPOLA My concern is just making sure that there's always going to be adequate parking. 
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FISHER No, I understand. I think, though, in terms of the City enforcing it, it's probably just 
as good, if not better, to have it as your condition of your variance, so that then future decisions 
here will be based on, in part, on that. 
 
COPPOLA But it exists today. So the condition of the use variance, but once the use 
variance is in place, and let's say that agreement gets for whatever reason canceled, or 
whatever. That doesn't make the use variance go away. 
 
FISHER Well, yeah, for a start, we put in our own resolution the condition that they can't, 
or that they have to have this mutually beneficial parking arrangement. So I think we need that 
more than any of these. Because, like, I say, I don't know. We don't have any standing to 
enforce the principle. 
 
COPPOLA And so is there a requirement, that might be a question for Mr. Stierna, is there a 
requirement to have… there's obviously, for rental property, you have to have parking, right? So 
there's got to be… the licensee has to show that they have adequate parking to be able to get a 
license. 
 
STIERNA That would be correct, yes. 
 
COPPOLA Okay. And then they would have to continue to file every year for the license, is 
that correct? 
 
STIERNA The rental license is renewed on an annual basis. It is inspected on an annual 
basis. 
 
COPPOLA Okay. Any other questions? Okay, I will start the Board's comments with Mr. 
Testa. 
 
TESTA Thank you, Mr. Chair. So I am open to this. My way to explain that, or actually is, 
it's been a rental property for years. It is a change in the way they're doing it. However, there 
hasn't been any complaints looking on Airbnb. And finally, we get on they do get absolutely 
great reviews, 4.68 stars. The only bad review was a two to three star, and it was because of 
hookah lounge below, the smoke and the noise from the band. So it's already going to be a 
slightly noisy area because of that, there's no residential homes nearby this. So I’m going to be 
in support. 
 
COPPOLA Thank you. Mr. Boloven. 
 
BOLOVEN I'm going to not be in support of this. And the reason being is, I believe, it creates 
a precedent, and this isn't the right body to hear this. I think there's a gift with this property, with 
the long-term lease availability, but to turn this area into a[n] Airbnb and allow that there. What's 
stopping the property next door from putting in an upstairs and all of a sudden we're going to 
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have a plethora of those come in. That's a Council issue. It's not a zoning issue to get it one by 
one. So for that reason, I wouldn't be the support of it this evening. 
 
COPPOLA All right. Thank you. Vice Chair Baringhaus. 
 
BARINGHAUS Thank you. I agree with Mr. Boloven. It is a really bad precedent to set 
within the community, because on one, the area is zoned as a C-2 Commercial District, and I 
guess one of the questions we probably should need to ask is, did you make an effort to 
develop that area as a commercial enterprise rather than as a piece of rental property? 
Obviously you didn't, because you went the rental property route itself. I was going to ask if 
there are any letters from the neighbors? Well, obviously the answer is no, because there's 
really no residential neighbors around the property. It's entirely in the center of a commercial 
district. I think it's bad precedent. I don't see the attractiveness of just putting these rentals in 
areas where they're not intended to be. So with that, I'm not in favor the variance. 
 
COPPOLA All right, thank you. Secretary Klisz. 
 
KLISZ  I'm gonna agree with Mr. Testa on this. I think at first I looked at it and kind of had 
a negative vibe about the situation, saying, again, we don't want these just popping up 
anywhere. But this is a rental, and it's always been a rental. So even as weird as it is, that it's a 
rental in a commercial district, it's been there since the ‘50s, and you know, as the Inspection 
Department has told us, and so when you get right down to it, it's just timing, because as a 
rental, of course, it could be a month to month rental, and it sounds like the average person 
stays here for a good period of time, if not longer. And these people will move in and spend a 
month and a half or two months, that's a rental period. So it's really not going to change, I 
guess, just a distinction without a difference. And I don't think that's going to start a rolling of 
residential inside business district, because this one is unique. So I guess that's the factor I'm 
looking at, is the uniqueness of this particular property. So I would be in support. 
 
COPPOLA Thank you. Mr. Rotondo. 
 
ROTONDO Yeah, I’m a little bit on the fence about this. I can understand, I could be open to 
the approving of it, being that it's long-term. It's always been a rental property since, like you 
said, the ‘50s. I don't know that this is really an appropriate area for residential, but seeing that it 
already is a rental, I could be open to it. I'd obviously want to have, if we were to approve it, a 
minimum amount of nights stay there. I don't want it to be a one-night stay kind of thing, but I'm 
open to see what the Board makes their motion. Thank you, Mr. Chair. 
 
COPPOLA All right, thank you. I, too, am somewhat on the fence. I think this is somewhat of 
a unique property. It's been that loft, or whatever you want, the second floor has been a 
residential property for decades, decades, and really, I can see how that can be somewhat of a 
challenging space for anybody who wanted to be there long-term, mainly because of the size. I 
mean, if these were one bed, [inaudible], but in this community you probably could find 
someone. A three bedroom… I mean, who wants their family there? And then beyond that, 
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anybody else that would be long-term three that wasn't a family, I kind of questioned whether I 
really would want them there. So that's what I struggled with. They've had, this has been a 
residential property for some time, so that bridge is somewhat crossed. The sense of setting 
precedents, yes, I'm very concerned about that, but I do think this is an extremely unique 
property. I can only think of a handful of other places in Livonia that have this type of 
arrangement. You know, there's one at Six Mile and Farmington, that has some upper units. 
There's some other places that I can think of that have… but there's not a lot of these. So 
realistic that I could probably support this with a full understanding within the record, that this is 
unique enough of a situation that this does not a set precedence that the Board has kind of put 
open season on Airbnbs, in commercial properties. But just this is somewhat unique, and 
there's only a handful of properties in Livonia that would ever meet this uniqueness. So I'll go 
ahead and open up the floor for a motion. 
 
FISHER Mr. Chair, well, I guess we haven't harped enough on the significance of this 
being a use variance. Would the Board consider… I guess we should ask the court whether the 
Board would consider a tabling resolution.  
 
KLISZ  That’s what I was going to say. We can't right, it can pass and it can fail, but I 
was gonna make a tabling motion.  
 
FISHER Okay. Sorry.  
 
KLISZ  That's okay.  
 
COPPOLA Thank you. 
 
TESTA Mr. Chair, can we maybe open it back up and see if anyone else was convinced 
by comments to change their position? I'm thinking no, but it may be worth asking before a table 
motion. 
 
COPPOLA Okay, sure. [Inaudible] 
 
KLISZ  Chris?  
 
BOLOVEN No.  
 
KLISZ  Jim?  
 
BARINGHAUS I’m sorry, what was the question? 
 
KLISZ  Have you changed your thinking? 
 
BARINGHAUS No, I haven’t. 
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[Crosstalk. Laughter] 
 
COPPOLA So it seems like this would be something that probably wouldn’t pass. 
 
KLISZ  Yeah, no, it can't. So, Mr. Chair, I would move to table Appeal Case No. 2024-07-
28, filed by H & A Investment, LLC, for a full Board to hear the case so that there's a possibility 
that they can get the five votes they need, and if Ms. Scheel is not convinced, then obviously it's 
not going to pass. But I think it would give them the best opportunity to have it heard by a full 
Board, and because they need the five votes. 
 
TESTA Support. 
 
COPPOLA All right, I have a motion by Secretary Klisz, supported by Mr. Testa, to table, 
potentially for a full Board, hopefully at the next meeting. 
 
 
RESOLVED: APPEAL CASE NO. 2024-07-28, H&A Investment, LLC, 29421 Six Mile Road: 
seeking to continue using a second-story apartment over a commercial business as a tourist 
home, which is not permitted in this Zoning District. 
 
This Corridor Commercial property is located on the south side of Six Mile Road (29421), 
between Oporto Avenue and Middlebelt Road, Lot. No. 085-99-0003-000, C-2, General 
Business, rejected by the Inspection Department under Livonia Zoning Ordinance, Section 3.11 
(Permitted Uses). 
 
be tabled to allow the Petitioners to be heard by a full Board.  
 
Please call the Zoning Board of Appeals office by October 25, 2024 at (734) 466-2250 if you 
wish to be heard at the November 19, 2024 Zoning Board of Appeals meeting.   
 

 
ROLL CALL VOTE 
AYES: 6 
NAYS: 0 
ABSENT: Scheel 
PASS/FAIL/TABLED: PASS: TABLED 
 
KLISZ   Mr. Rotondo. 
 
ROTONDO Aye.  
 
KLISZ  Mr. Testa. 
 
TESTA Aye.  
 
KLISZ  Mr. Boloven. 
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BOLOVEN Aye.  
 
KLISZ  Secretary Klisz votes aye. Vice Chairman Baringhaus. 
 
BARINGHAUS Aye. 
 
KLISZ  And Chairman Coppola. 
 
COPPOLA Aye.  
 
KLISZ  Tabling passes six to zero. 
 
COPPOLA Okay, so the petition—you can step forward. So the petition has been tabled. 
You don't have a full Board, and as I mentioned in my opening statement, you need five votes. It 
does not look like you have about five votes right now, so we'd like to have a full Board and to 
see if that seventh member maybe would vote in your favor, so you would have an opportunity 
to get the use waiver. So that's-- so what you would need to do then is to call the Zoning office 
and get on the November meeting, which I said was, and I will mention again, is November 
19th. And hopefully we'll have a full Board, then. Mr. Fisher, correct me if I'm wrong, in the 
interim, you can continue to operate the Airbnb until the next meeting. 
 
FISHER Yes, there is a stay of execution in place. 
 
[Laughter] 
 
COPPOLA Okay, okay. Thank you. Thank you very much. 
 
KAKISH Thank you. Thank you. 
 
COPPOLA All right, you can call the next case, please. 
  



 
 

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. 
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PUBLIC NOTICE 

September 16, 2024 
 

APPEAL CASE NO. 2024-07-28, 29421 Six Mile Road: an appeal was made to the Zoning Board 
of Appeals by H&A Investment, LLC, seeking to continue using a second-story apartment over a 
commercial business as a tourist home, which is not permitted in this Zoning District. 
 
This Corridor Commercial property is located on the south side of Six Mile Road (29421), between 
Oporto Avenue and Middlebelt Road, Lot. No. 085-99-0003-000, C-2, General Business, rejected 
by the Inspection Department under Livonia Zoning Ordinance, Section 3.11 (Permitted Uses). 
 
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, October 1, 2024, 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  





















AREA OF CONCERN

AIRB&B (TOURIST HOME)

CROSS PARKING AGREEMENT THIS LOT ONLY



H&A INVESTMENT       REF: TOURIST HOME
29421 SIX MILE        CORRIDOR COMMERCIAL
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APPEAL  CASE NO. 2013-02-05:    H &  A Investments,  29421 Six Mile, Livonia,  Ml 
48152, on behalf of Lessee, Derek Tent, 18981 Melvin, Livonia, Ml  48152, seeking to 
erect two wall signs upon a commercial building.: 

Henzi:  Mr. Banko,  is there anything to add to this case? 

Banko:  I have nothing to add at this time, sir. 

Henzi:   Any  questions  for Mr.  Banko?   Hearing  none,  will the  Petitioner  step to the 
podium, please.  Good evening.  State your name, please. 

Petitioner:   My name  is Derek Tent,  I'm the lessee  of the building  at 29419 Six Mile 
Road. We're putting in this petition for a second sign because even though the building 
is  not  actually  a  corner  spot,  visually  it appears  to  be  and  because  of this  people 
traveling on Middlebelt southbound cannot see the existing sign and people traveling 
eastbound  on Six Mile cannot  see the existing  sign.   We have the measurements  of 
both signs on each side of the building in here, we're allowed the one and we want to 
put a second sign on the other side of the building. 

Henzi:   Mr. Tent, I just have a couple questions for you.  In our packet you've got two 
signs, so you've contracted  with a sign company and this is exactly  what it's going to 
look like? 

Petitioner:  This is exactly what it's going to look like. 

Henzi:  What are the hours of illumination, is it on a photo cell or otherwise? 

Petitioner:  It will be dusk to dawn. 

Henzi:  And then can you describe for us how you came up with the size of the signs? 

Petitioner:   We just looked  at the building  and then measured  the side and what we 
could fit on there. 

Representative:   My name is Ron Moody and I am with the franchisor and he is actually 
putting in the franchise.  Basically just as far as the sign, I was actually the one who put 
together the layout and just visually for esthetic purposes  that's  the way we came up 
with  the  sign.    It  wasn't  by  any  certain  calculations,  just  to  fill  the  space  that  was 
available there and we felt that that was an adequate fill of that. 

Henzi:  Is this typical of other signs at these stores? 

Representative:   Yes. 
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Henzi:  So this is kind of a prototype sign and logo? 

Representative:     Yes.        The  logo  is  the  trademark  across  the  board.  This  sign, 
obviously  we  can  address  the  sign per  each  location.    Every  location  has  different 
demands  and different requirements but the style of the sign and the actual logo is all 
PR. 

Henzi:  Okay, thank you.  Any questions for the Petitioner? 

Sills:  Mr. Chair. 

Henzi:  Mr. Sills. 

Sills:  Just to couple of comments.   I don't think that the proposed  sign is going to do 
any good for cars traveling south on Middlebelt, I think the existing sign that's there will 
do more good than any proposed sign.  But I do think the proposed  sign will do a world 
of good for cars traveling east on Six Mile Road and being the building is right up on the 
sidewalk, there's no room for a monument sign and so I would agree with the sign that's 
on the building that you're proposing. 

Henzi:  Any other questions.  I had one for Mr. Banko.  Do you remember the history of 
this property, was it a strip center? 

Banko:  Actually the building in question here used to be Shooter's Service. 

Henzi:  Okay. 

Banko:  That was there for years and years.  The modifications  and alterations made to 
the building are quite extensive in comparison to what used to be there and actually one 
of the nonconforming  painted on wall signs was at this location  on the east elevation 
which  sat there  for years  and  years  and years  which  has  now  been  removed  but it 
covered the whole wall. 

Henzi:  So this is an improvement to the Shooter's Service strip center? 

Banko:  They have moved to the north side of Six Mile. 

Henzi:  Okay.  Any other questions. 

Duggan:  Mr. Chair. 

Henzi:  Mr. Duggan. 

Duggan:   I have a question  for you guys.   You're also going  to put a second sign on 
what would be along  Middlebelt  so if you're  going  west  on Six Mile  it would be right 
above the door.  Do you have any other stores that are done similarly with one sign on 
the side and then a sign on the other side? 
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Representative:  Where we have multiple signs? 
 
Duggan:  Yes.  Do you have one like that?  
 
Representative:   Yes, absolutely. 
 
Duggan:   Then is that- I know you said it's a prototype but is this sign over the door 
typical of others? 

 
Representative:  Yes, yes. 

 
Duggan:  What about as far as the size of the sign over the door, if you were to shrink it 
a little bit do you know if cars driving 40 miles an hour down Six Mile, did you look at 
that at all? 

 
Representative:   Yeah, I don't know if that calculation as far as distance can be read. 
But I believe they're about a 24-inch letter, yeah, I believe you had a 29-inch letter. 

 
Duggan:  Okay, thank you. 

 
Henzi:   Any  other  questions?    Hearing  none,  is there  anybody  in the  audience  that 
wants to speak for or against the project?  Hearing none, is there letters to read? 

 
Mcintyre:    There's   only  one  letter  and  that's  from  Roger  Nettle,  29502  Six  Mile, 
approval. 

 
Henzi:  Gentlemen, anything you'd like to say in closing. 

Petitioner:  No, we're all set. 

Henzi:  Thank you very much. 

Petitioner:  Thank you. 

Henzi:  We'll close the public portion of the case and begin the Board's comments with 
Mr. Sills. 

 
Sills:  As I mentioned  before, I think the position of the building  going right up against 
the sidewalk prevents them from having a monument  sign so the sign they're proposing 
would be adequate for traffic going east on Six Mile Road, but I don't think it serves any 
other purpose.   The cars going southbound on Middlebelt could actually see the existing 
sign better than they could the proposed sign, so they could actually even put a sign on 
the west part of the building  and serve a better purpose  than they're  doing right now. 
But I could approve the sign that they're proposing. 

 
Henzi:  Mrs. Mcintyre. 
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Mcintyre:    In  looking,  driving  by  and  looking  at  the  property,  given  the  size  of the 
building and given the fact that it does function a lot like a corner property because the 
building at the corner doesn't come to the corner, and the way that you've got the sign   
done,  to me I think they're keeping  with the spirit of the signage regulations  in Livonia 
and like I say, it's always nice to see a new business  coming  and remodeling  being 
done and I don't know what the saturation of sign shops is, but I'd certainly rather see 
something innovative and a sign shop going in than a coffee store or something else so 
I don't have any problems with supporting this. 

 
Henzi:  Mr. Duggan. 

 
Duggan:  I, too, will be in support.  You guys have a unique, that is essentially a corner 
business  right there,  based on your unique location.    Furthermore,  to me, I know the 
businesses  next door to you have smaller signs than you will have but they don't seem 
to mind, there are no letters from them so that was a big thing for me so I will definitely 
be in support. 

 
Henzi:  Mrs. McCue. 

 
McCue:    I agree,  just in supporting  what  other members  have  said  up here tonight. 
Where the building  is located and the way it is set up a little bit closer to the road, it 
functions  as a corner lot so typically speaking  I'm not a big one to say - I'm not a big 
exception  person in relation to others around but because  there's a uniqueness  of the 
location I think I will also be in support. 

 
Henzi:   I,  too,  will support.   I really  have  no problem  with the extra  sign for all the 
reasons  stated.  I mean I consider this to be a corner lot and the Petitioner deserves a 
second sign.  At first I was a little concerned  over the excess but as I look at the sign 
package  and what I listened to tonight, I think there was a concerted  effort to blend it 
into the building, it's a unique fascia and I think that it's going to look nice.  I don't think 
that they shot for the moon and overshot, I should say in terms of size, so I'll go along 
with this as presented.  The floor is open for a motion. 

 
Sills:  Mr. Chair. 

Henzi:  Mr. Sills. 

Upon Motion by Sills, supported by Duggan, it was: 
 

RESOLVED,  APPEAL CASE  NO. 2013-02-05:    H &  A Investments,  29421 Six Mile, 
Livonia,  Ml 48152, on behalf of Lessee, Derek Tent, 18981 Melvin, Livonia, Ml  48152, 
seeking to erect two wall signs upon a commercial building. 

 
Wall Signs 

Allowed:  One 
Proposed:  Two 
Excess:  One 

Wall Sign Area 
Allowed:  70 sq. ft. 
Proposed:  128 sq. ft. 
Excess:  58 sq. ft. 
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The  property  is located  on the  south  side  of Six  Mile  (29419)  between  Oporto  and 
Middlebelt, be granted for the following reasons and findings of fact: 

1. The uniqueness requirement is met because the location of the Petitioner’s
building is such that eastbound traffic can't visualize what the store is without
the proposed sign.

2. Denial  of the variance  would  have  severe  consequences  for the  Petitioner
because of the potential loss of business.

3. The variance  is fair in light of its effect on neighboring  properties  and in the
spirit of the Zoning Ordinance because without the sign it would be
easy to miss the store.

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

5. The granting of the variance will not adversely affect the purpose or objective
of the Master Plan because the property is classified  "General Commercial"
under the Master Plan and the proposed variance is not inconsistent with that
classification.

FURTHER,   This variance be granted with the following conditions: 

1. That no additional signs be placed on the building.

2. That the sign be built as presented to the Board.

3. That the sign be built within 3 months.

ROLL CALL VOTE: 

AYES:  Sills, Duggan, McCue, Mcintyre, Henzi 
NAYS: 
ABSENT:  Caramagno,  Pastor 

 



ADOPTED BY THE LIVONIA CITY COUNCIL AT THE REGULAR MEETING OF 
JULY 6, 2011 

 
On a motion by Toy, seconded by Meakin, it was: 

#206-11 RESOLVED, that having considered a 
communication from the City Planning Commission, dated June 
13, 2011, which transmits its resolution 06-33-2011, adopted on 
June 7, 2011, with regard to Petition 2011-05-08-05 submitted by 
Unique Design Services, requesting site plan approval in 
connection with a proposal to renovate the exterior of the 
commercial building on property located on the south side of Six 
Mile Road, between Middlebelt Road and Oporto Street (29419 
Six Mile Road), in the Northeast ¼ of Section 14, pursuant to the 
provisions set forth in Section 18.58 of Ordinance No. 543, as 
amended, the Council does hereby concur in the recommendation 
of the Planning Commission and Petition 2011-05-08-05 is hereby 
approved and granted, subject to the following conditions: 
 
1. That the Site Plan, Floor Plan & Survey Plan marked Sheet 

A-1 dated May 11, 2011, prepared by Unique Design 
Services, is hereby approved and shall be adhered to; 

 
2. That the Building Elevations Plan marked Sheet A-2 dated 

May 11, 2011, prepared by Unique Design Services, is 
hereby approved and shall be adhered to; 

 
3. That all rooftop mechanical equipment shall be concealed 

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

 
4. That only conforming signage is approved with this petition, 

and any additional 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 a Landscape Plan shall be submitted for approval by 

the Planning Department to include the area around the 
proposed sign; 

 



7. That approval is granted by the Building Code Board of 
Appeals for window and door openings on the east side of 
the building; 

 
8. That the specific plans referenced in this approving 

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

 
9. Pursuant to Section 19.10 of Ordinance No. 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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June 13, 2011 
 
 
 
 
 
 
Honorable Members of the City Council 
City of Livonia, Michigan 
 
Re:  Petition 2011-05-08-05 - Unique Design Services 
 
Dear Council Members: 
 
At the 1,010th Public Hearings and Regular Meeting held by the City Planning 
Commission on June 7, 2011, in the Livonia City Hall, the following resolution was 
unanimously adopted: 
 
#06-33-2011 RESOLVED, that the City Planning Commission does hereby 

recommend to the City Council that Petition 2011-05-08-05 submitted 
by Unique Design Services requesting approval of all plans required by 
Section 18.58 of the Zoning Ordinance in connection with a proposal to 
renovate the exterior of the commercial building at 29419 Six Mile 
Road, located on the south side of Six Mile Road between Middlebelt 
Road and Oporto Street in the Northeast 1/4 of Section 14, be 
approved subject to the following conditions: 

 
1. That the Site Plan, Floor Plan & Survey Plan marked Sheet A-1 

dated May 11, 2011, prepared by Unique Design Services, is 
hereby approved and shall be adhered to; 

 
2. That the Building Elevations Plan marked Sheet A-2 dated May 

11, 2011, prepared by Unique Design Services, is hereby 
approved and shall be adhered to; 
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3. That all rooftop mechanical equipment shall be concealed from 

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

 
4. That only conforming signage is approved with this petition, and 

any additional 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 a Landscape Plan shall be submitted for approval by the 

Planning Department to include the area around the proposed 
sign;  

 
7. That approval is granted by the Building Code Board of Appeals 

for window and door openings on the east side of the building;  
 
8. That the specific plans referenced in this approving resolution 

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

 
9. 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. 

 
  Very truly yours, 
 
APPROVED FOR SUBMISSION  CITY PLANNING COMMISSION 
 
 
 
___________________________ __________________________ 
Jack Kirksey, Mayor  Lynda L. Scheel, Secretary 
 
 
 
 
 
cc: Mayor, Clerk, Law, Inspection 

Ron Khamou, Unique Design Services, 28103 Everett, Southfield, Michigan 48076 
H&A Investment L.L.C., 5034 Maple, Dearborn, MI 48126 
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29419 SIX MILE RD. (CORNER OF SIX MILE RD. AND MIDDLEBELT RD.) LIVONIA MI. 48152
RETAIL STORE

PROPOSED RENOVATION              
(BUILDING ELEVATIONS) 



29419 SIX MILE RD. (CORNER OF SIX MILE RD. AND MIDDLEBELT RD.) LIVONIA MI. 48152
RETAIL STORE

PROPOSED RENOVATION              
(BUILDING ELEVATIONS) 









33000 CIVIC CENTER DRIVE 
LIVONIA, MICHIGAN 48154-3097 

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

 
 

 
 
 
 
 
 

 

 

INSPECTION DEPARTMENT

JACK E. KIRKSEY 
MAYOR 

A. ALEXANDER BISHOP, CBO 
DIRECTOR 

JEROME A. HANNA 
ASSISTANT DIRECTOR 

BUILDING 
HEATING 

PLUMBING 
ELECTRICAL 

ZONING 
SANITATION 

ENVIRONMENTAL PROTECTION 
ORDINANCE ENFORCEMENT 

Date: June 6, 2011 
 
To: Scott O. Miller  
 
From: Jerome Hanna 
 
RE: Petition 2011-05-08-05 –29419 Six Mile Road – Former Shooters Service  
 
Pursuant to your request, the above referenced Petition has been reviewed. 
 
The following is noted: 
 

1. Signage proposed must meet the requirements of city’s sign ordinance as it relates to the 
number of signs, size and location. 

2. The petitioner shall submit a cross parking and cross access agreement to the city for the 
two properties involved in this petition.  

3. The barrier free parking space is required to be van accessible. This requires a minimum 
of a 5 foot wide hashed access aisle alongside of an 11 foot wide parking space. This 
space must be properly signed and striped. 

4. The windows/openings proposed to be installed on the east wall of the structure are not 
permitted due to the distance of only four and a half feet between the existing exterior 
wall and the property line. This is based on the Michigan Building code fire separation 
requirements.  

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



33000 CIVIC CENTER DRIVE 
LIVONIA, MICHIGAN 48154-3097 

(734) 466-2571 
FAX:  (734) 466-2195 

 
 

 
 
 
 
 
 

 

DEPARTMENT OF PUBLIC WORKS 
ENGINEERING DIVISION

JACK E. KIRKSEY 
MAYOR 

KEVIN L. MAILLARD P.E. 
Director of Public Works 

TODD J. ZILINCIK, P.E. 
City Engineer 

 
 

KEVIN G. RONEY, P.E. 
Assistant City Engineer 

May 31, 2011 
 
Scott Miller 
Planner IV 
City of Livonia 
 
Re:  Petition 2011-05-08-05  Shooters Service  29419 Six Mile Road 
 
Dear Mr. Miller: 
 
In accordance with your request, the Engineering Division has reviewed the above 
referenced petition.  
 
The written legal description does not agree with the drawn description shown on the 
plan sheet provided by Unique Design Services and dated May 11, 2011.   The 
Architect should review this matter and make the necessary changes to the plan sheet.        
 
The address is confirmed to be 29419 Six Mile Road for this space.   
 
I trust  that this provides you with the requested  information.   Please feel free to 
contact this office should you have any questions or comments. 
 
 
      Sincerely,   
       
      __________________________ 
      Kevin G. Roney, P.E.   
                Assistant City Engineer 
 
 
 
 
 
Cc:  Todd J. Zilincik, P.E., City Engineer 
        File 



DEPARTMENT OF PUBLIC SAFETY 
LIVONIA FIRE & RESCUE 

 

SHADD A. WHITEHEAD 
FIRE CHIEF 

 
 
 
 
 
 
 

14910 FARMINGTON ROAD 
LIVONIA, MICHIGAN 48154-5419 

(734) 466-2444 
FAX:  (734) 466-2082 

JACK E. KIRKSEY
MAYOR 

May 20, 2011 
 
 
Scott O. Miller, Planner IV 
Planning Commission 
City of Livonia 
 
 
RE:  Petition 2011-05-08-05, Shooters Service, 29419 Six Mile Rd. 
 
 
This office has reviewed the petition submitted in connection with a request to renovate 
the exterior of a commercial building on property located at the above referenced 
address. 
 
I have no objections to this proposal. 
 
 
Sincerely, 
 
Earl W. Fesler 
 

Earl W. Fesler 
Fire Marshal 
 
 



     DEPARTMENT OF PUBLIC SAFETY 
        DIVISION OF POLICE 

 

 
                          15050 Farmington Road 
                                 LIVONIA, MICHIGAN 48154-5499 
                             (734) 466-2470 
                             FAX:  (734) 261-2265 

                                                      
                                                       May 18, 2011 
 
R. Lee Morrow, Chairman 
Planning Commission 
33000 Civic Center Drive 
Livonia, Mi 48154 
 
Re:  Petition 2011-05-08-05 Shooters Service   
 
Dear Mr. Morrow,  
 
I have reviewed the plans in connection with the petition.  I have no objections to the proposal. 
 
 
                              Yours very truly, 
                                   FOR THE CHIEF OF POLICE 
 
 
 
     John Gibbs, Sergeant 
     Traffic Bureau 
                      

     JACK E. KIRKSEY
      MAYOR 

 
 
 
 
 
       
 

ROBERT STEVENSON 
       CHIEF OF POLICE 



PLANNING COMMISSION STAFF NOTES 
 
MISCELLANEOUS 
 
ITEM 4 
 
Petition 2011-05-08-05 submitted by Unique Design Services requesting approval of 
all plans required by Section 18.58 of the Zoning Ordinance in connection with a 
proposal to renovate the exterior of the commercial building at 29419 Six Mile Road, 
located on the south side of Six Mile Road between Middlebelt Road and Oporto Street 
in the Northeast ¼ of Section 14. 
 
May 31, 2011 Study Meeting: 
 
This petition requests approval to renovate the exterior of the commercial building 
located on the south side of Six Mile Road between Middlebelt Road and Oporto Street.   
The subject property, zoned C-2 (General Business), is oddly shaped having 55 feet of 
frontage on Six Mile Road, 105 feet of depth along the west property line and an 
appended strip of land that extends south at the property’s southeasterly corner.  
Located on the property is an existing 5,130 square foot building and associated parking 
area.  This building is presently occupied by Shooters Service, a licensed gun and 
archery dealer.  Shooters Service is in the process of relocating their operation across 
the street into a portion of the building that was previously occupied by Jimmie’s 
Rustics.  The owner of the property hopes that the proposed exterior remodel will help 
enhance the building and make it more appealing to potential tenant(s).   
 
To the east of this site, on the corner of Six Mile and Middlebelt Roads, is Julia’s 
Kitchen restaurant (C-2).  To the south is a commercial building occupied by The 
Teachers Store, and directly to the west is a multi-tenant commercial building (both 
zoned C-2).  Further west is the Milo strip center, a three (3) unit commercial building 
(C-2).  Lying to the north, across Six Mile Road, are several commercial uses (C-2), 
including a gas station, B & B Pool Supplies and an office building. 
 
According to the submitted plans, only the north (facing Six Mile Road) and east 
elevations of the building will undergo renovations.  The west elevation of the building 
abuts the adjacent multi-tenant commercial building and thus not visible. The plans do 
not indicate any type of exterior improvements to the rear (south) elevation of the 
building.  Presently, the look of the building is somewhat worn and outdated.  A wood 
fabricated mansard roof runs along the front elevation of the building and continues 
approximately ten feet (10’) around the east elevation.  The existing walls of the building 
are constructed out of painted masonry blocks.  The main entrance and a small picture 
window are located on the north elevation, at the northeast corner of the building. 
 
The submitted elevation plan shows that the north and east elevations of the building 
would be refinished with a combination of decorative stone and exterior insulated finish 
system (EIFS).  Decorative stone would be installed along the base of the two 
elevations, creating a four foot (4’) high wainscot feature.  The decorative stone material 
would also be used to create dimensional corner and step-out elements that would 
extend up pass the roof line.  The parapet walls of the building would be built up 
approximately five feet (5’) making the building appear to be between twenty and 
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twenty-two feet (20’-22’) in height.  The wall sections not covered by the decorative 
stone would be covered in EIFS.  A number of new multi-paned windows would be 
installed the length of the two elevations.  The building’s main entrance would be 
relocated from the Six Mile Road side to the east elevation of the building.  A new grass 
area would be planted along the north elevation’s foundation adjacent to the public 
sidewalk.  This grass area would continue around and help define the existing parking 
spaces along the east side of the building.  The submitted color rendering reveals that 
the exterior of the building would be finished in tan and brown shades. 
 
The subject property is prohibited a ground sign due to deficient front yard setback of 
the building (Section 18.50H).  The owner of the subject property also owns the property 
to east, which is the site of the Julia’s Kitchen restaurant.  The owner would like to erect 
a ground sign on the restaurant’s property indentifying both the restaurant and the 
future tenant(s) of the subject building.  The proposed sign would be located at the 
intersection of Six Mile Road and Middlebelt Road.  Off-premise signs are prohibited by 
the sign ordinance.  In order to identity the subject building’s tenant(s) on the proposed 
ground sign, a variance would have to be granted by the Zoning Board of Appeals.  A 
note on the plan indicates that the proposed sign would be the same size as the ground 
sign across the street in front of the shopping center located on the southeast corner of 
Six Mile Road and Middlebelt Road.  The shopping center across the street is classified 
as a business center because it has four or more tenants and is therefore permitted a 
forty (40) square foot, eight foot (8’) high ground sign.  The restaurant, being a single 
business, is only allowed a thirty (30) square foot, six foot (6’) high ground sign. 
 
 
June 7, 2011 Regular Meeting: 
 
Approving conditions: 
 

1. That the Site Plan, Floor Plan & Survey Plan marked Sheet A-1 dated May 
11, 2011 prepared by Unique Design Services, is hereby approved and 
shall be adhered to; 
 

2. That the Building Elevations Plan marked Sheet A-2 dated May 11, 2011 
prepared by Unique Design Services, is hereby approved and shall be 
adhered to; 
 

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

4. That only conforming signage is approved with this petition, and any 
additional signage shall be separately submitted for review and approval by 
the Zoning Board of Appeals; 
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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 plans 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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MINUTES OF THE 1,010TH PUBLIC HEARINGS AND REGULAR MEETING 
HELD BY THE CITY PLANNING COMMISSION 

OF THE CITY OF LIVONIA 
________________________________________________________________ 
 
On Tuesday, June 7, 2011, the City Planning Commission of the City of Livonia 
held its 1,010th Public Hearings and Regular Meeting in the Livonia City Hall, 
33000 Civic Center Drive, Livonia, Michigan. 
 
Mr. Lee Morrow, Chairman, called the meeting to order at 7:00 p.m.  
 
Members present: Scott P. Bahr Ashley V. Krueger R. Lee Morrow 

Lynda L. Scheel Carol A. Smiley Gerald Taylor 
 Ian Wilshaw  
 
Members absent: None 
 
Mr. Mark Taormina, Planning Director, and Ms. Margie Watson, Program 
Supervisor, were also present.   
 
Chairman Morrow informed the audience that if a petition on tonight's agenda 
involves a rezoning request, this Commission makes a recommendation to the 
City Council who, in turn, will hold its own public hearing and make the final 
determination as to whether a petition is approved or denied.  The Planning 
Commission holds the only public hearing on a request for preliminary plat and/or 
vacating petition.  The Commission's recommendation is forwarded to the City 
Council for the final determination as to whether a plat is accepted or rejected.  If 
a petition requesting a waiver of use or site plan approval is denied tonight, the 
petitioner has ten days in which to appeal the decision, in writing, to the City 
Council.  Resolutions adopted by the City Planning Commission become 
effective seven (7) days after the date of adoption.  The Planning Commission 
and the professional staff have reviewed each of these petitions upon their filing.  
The staff has furnished the Commission with both approving and denying 
resolutions, which the Commission may or may not use depending on the 
outcome of the proceedings tonight. 
 
 
ITEM #4 PETITION 2011-05-08-05 UNIQUE DESIGN 
 
Ms. Scheel, Secretary, announced the next item on the agenda, Petition 2011-

05-08-05 submitted by Unique Design Services requesting 
approval of all plans required by Section 18.58 of the Zoning 
Ordinance in connection with a proposal to renovate the exterior 
of the commercial building at 29419 Six Mile Road, located on 
the south side of Six Mile Road between Middlebelt Road and 
Oporto Street in the Northeast 1/4 of Section 14. 
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Mr. Taormina: This is property located near the southwest corner of Middlebelt 

and Six Mile Roads.  It’s a site that is approximately 0.13 acres 
in size.  It has 55 feet of frontage on Six Mile and a depth of 105 
feet.  The zoning of the property is C-2, General Business.  The 
site does contain an existing building that is roughly 5,130 
square feet in size. The building was most recently occupied by 
Shooters Service, which moved across the street into a portion 
of the building that was formerly Jimmie’s Rustics.  The building 
is now empty.  What the petitioner would like to do is renovate 
the structure.  Adjacent to it to the east is a small restaurant 
called Lefty’s, which is zoned C-2.  Further to the south is the 
Teachers Store under the same zoning classification.  To the 
west is a multi-tenant commercial building and then north, 
across Six Mile Road, are several commercial uses, including a 
gas station, B&B Pool Supplies and an office building.  The 
existing building on the site is mostly of block construction.  It 
has a mansard-style roof on the front and portions of the east 
side of the building.  Under this petition, only the north and east 
elevations, the north being the side of the building facing Six 
Mile and the east elevations facing the corner, would undergo a 
facelift.  The west elevation of the building is attached to the 
adjacent multi-tenant commercial building and is not visible.  
Also, there are no planned improvements for the rear or south 
elevation of the building.  This building is somewhat worn and 
dated.  The existing walls, as I indicated, are constructed out of 
blocks that have been painted.  The main entrance currently is 
on the north side facing Six Mile.  There is a storefront window 
located along that elevation.  I think most of you are familiar with 
the painted sign that is located on the east side of the building.  
All of that would be modified under the proposal.  I will show you 
what the elevation plans look like.  The building as it exists 
today is represented in the two top side views of the building.  
On the top right hand side is the front of the building facing Six 
Mile as it looks today.  Directly below that is what it would look 
like after the improvements.  Similarly, on the left hand side of 
this drawing up at the top is what it looks like today along the 
east side.  After the renovations, this is what it would look.  
What the improvements consist of would be the placement of a 
decorative stone veneer along the base of the building.  What 
you see here represented in the darker brown coloration is 
actually the stone veneer that would be placed mostly along the 
base of the building, but you also see where they’ve continued 
that same treatment at the corners of the building on the front 
elevation and then in another area along the east side of the 
building.  The lighter tan areas of the building would consist of 
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EIFS, which is an exterior insulated finish system that would 
extend over the existing block.  You can see how the treatments 
that are proposed would actually raise the appearance of the 
building height.  These would be parapet walls that would 
extend the roofline up a bit.  In particular along the east side of 
the building, they would actually cover up some of the area of 
the building where you see multiple offsets.  There’s actually an 
apartment up on the second floor of the building.  Some of the 
details on extending this roofline up will have to be reviewed 
carefully by our Building Inspection Department.  There are 
windows and access points to that unit.  I discussed that issue 
with the Building Department today, and they will review that to 
make sure it is in compliance with all safety codes.  You can see 
how the treatment that’s proposed along the east side of the 
building would actually cover up that portion.  It would square off 
the building and make it a more consistent height all the way 
across.  There are also some changes proposed for the site.  
The site to the east is Lefty’s restaurant.  These two properties 
are owned in common.  They share parking and access as you 
can see from this plan.  The petitioner is also showing some 
additional landscape material along the front of the building.  
This area that is highlighted in green is asphalt that currently 
runs right along the foundation of the building and butts against 
the concrete sidewalk.  He would tear out the asphalt and add a 
little bit of green space.  He would reconfigure some of these 
parking spaces along the east side of the building.  He is also 
looking to add a ground sign here in the northeast corner of the 
adjacent property that would serve to identify not only Lefty’s but 
whatever future tenant goes in this building.  In order for him to 
do that to prevent this from being considered an off-premise 
sign, we would have to treat this more or less as a planned 
development with the two properties.  He would have to record 
instruments in terms of the ingress and egress, and he would 
need a reciprocal easement agreement for both access and 
parking between the two properties in order to be eligible to 
construct that sign.  It may still require some variances 
depending on the setbacks and the fact that this building 
currently has a nonconforming setback from Six Mile Road.  We 
typically will not allow a ground sign on a site that doesn’t 
comply with the front setback requirement.  Because this 
building doesn’t comply, the sign may have to be ultimately 
considered by the Zoning Board of Appeals for approval.  But 
again, the intention here is to construct a sign probably 6 feet in 
height and 30 square feet in area, similar to what was done 
across the street for the shopping center that was built that has 
the LA Insurance and the liquor store.  They constructed a sign 
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on that corner and he wants to do something very similar on the 
southwest corner for these two buildings.  That is pretty much 
the extent of the petition. 

 
Mr. Morrow: Thank you. 
 
Mr. Taormina: I’ll read the correspondence now, Mr. Chairman.  There are four 

items of correspondence.  The first item is from the Engineering 
Division, dated May 31, 2011, which reads as follows:  “In 
accordance with your request, the Engineering Division has 
reviewed the above-referenced petition.  The written legal 
description does not agree with the drawn description shown on 
the plan sheet provided by Unique Design Services and dated 
May 11, 2011.   The Architect should review this matter and 
make the necessary changes to the plan sheet.  The address is 
confirmed to be 29419 Six Mile Road for this space.”  The letter 
is signed by Kevin G. Roney, P.E., Assistant City Engineer.  The 
second letter is from the Livonia Fire & Rescue Division, dated 
May 20, 2011, which reads as follows:  “This office has 
reviewed the petition submitted in connection with a request to 
renovate the exterior of a commercial building on property 
located at the above referenced address. I have no objections to 
this proposal.”  The letter is signed by Earl W. Fesler, Fire 
Marshal.  The third letter is from the Division of Police, dated 
May 18, 2011, which reads as follows:  “I have reviewed the 
plans in connection with the petition.  I have no objections to the 
proposal.”  The letter is signed by John Gibbs, Sergeant, Traffic 
Bureau. The fourth letter is from the Inspection Department, 
dated June 6, 2010, which reads as follows:  "Pursuant to your 
request, the above-referenced petition has been reviewed.  The 
following is noted: (1) Signage proposed must meet the 
requirements of city’s sign ordinance as it relates to the number 
of signs, size and location. (2) The petitioner shall submit a 
cross parking and cross access agreement to the city for the 
two properties involved in this petition.  (3) The barrier free 
parking space is required to be van accessible. This requires a 
minimum of a 5 foot wide hashed access aisle alongside of an 
11 foot wide parking space. This space must be properly signed 
and striped. (4) The windows/openings proposed to be installed 
on the east wall of the structure are not permitted due to the 
distance of only four and a half feet between the existing 
exterior wall and the property line. This is based on the 
Michigan Building code fire separation requirements. This 
Department has no further objections to this petition.”  The letter 
is signed by Jerome Hanna, Assistant Director of Inspection.  
That is the extent of the correspondence. 
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Mr. Taormina: Just to go back to Mr. Hanna’s last point, what he is referring to, 

and I failed to mention this in my opening remarks, but you can 
see there are no openings along the east side of the building.  
What the petitioner would like to do is move the main entrance 
to the store to the east side of the building. He would like to 
increase the amount of store front windows, not only along the 
front of this space facing Six Mile Mile, but he would like to add 
all these windows along the east side of the building.  What Mr. 
Hanna is referring to, going back to the site plan, because the 
property line runs basically four and half feet away from this 
building, the code requires that in order to have openings he 
has to have a greater setback.  I’m not exactly sure what that 
minimum setback is required to be to have that percentage of 
openings.  I think it’s based on the setback and the percentage 
of openings.  That is something that this petitioner can seek a 
variance for, not from the Zoning Board of Appeals, but from the 
Michigan Building Code Board of Appeals.  He does have the 
right to go the Building Code Board of Appeals for a variance 
regarding placement of the windows on that side of the building.  
That’s something that Mr. Hanna and I discussed earlier today.  
Thank you. 

 
Mr. Morrow: Are there any questions of Mark? 
 
Mr. Wilshaw: Mark, to dwell on this issue, obviously that’s very disappointing 

to hear that, as it stands, the entrance couldn’t be moved there 
because I think that’s an excellent idea.  The letter also states 
that a barrier free space is required to be van accessible.  
Would he be referring to the barrier free spaces that essentially 
would be right in front of the entrance that they can’t put in - the 
barrier free spaces that are on the adjoining property that really 
aren’t even on his property? 

 
Mr. Taormina: That is correct.  I think what would happen, Mr. Wilshaw, if he’s 

not allowed to move the entrance, he’d still be required to 
provide a van accessible space.  Chances are it would have to 
be the space closest to the customer entrance, which would be 
the north space.  He is showing that barrier free space located 
here.  He would probably have to move it to this location closest 
to the entryway. 

 
Mr. Wilshaw: But in all technicality, he already owns both parcels, but the 

reality is that if he was to sell that corner parcel, there wouldn’t 
even be a space to use.  It seems kind of silly. 
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Mr. Taormina: That’s correct.  I think that is all contingent on having a cross 
access agreement, as Mr. Hanna pointed out. 

 
Mr. Wilshaw: Just thinking about these issues, would it be easier for him to 

combine the two lots into a single parcel?  That way he doesn’t 
have the issues of the glass and the entrance and the parking 
on one unified piece of property.  The sign issue at the corner 
would be negated. 

 
Mr. Taormina: Yes.  That is something that we’d have to consider with the 

Assessment Department.  Typically, where we have separate 
users and separate buildings, they want to see them separated 
for tax purposes.  But I think we can still treat this as a single 
development and, hopefully, he would succeed in going before 
the Building Code Board of Appeals for this. 

 
Mr. Wilshaw: Okay.  So you think we can go forward assuming that the 

entrance is on the east side, all the glazing is there, and the 
parking the way it is?  

 
Mr. Taormina: I think it would be subject to his getting the approval from the 

Building Code Board of Appeals.  Correct. 
 
Mr. Wilshaw: Okay.  Very good.  Thank you. 
 
Mr. Morrow: Anyone else?  Mark, the restaurant known as Lefty’s, there is no 

upgrade to that? 
 
Mr. Taormina: The building, no, but the site, yes.  We don’t have the details yet 

on the corner, but I’m not sure if he proposing to grass this area.  
This area is currently not being utilized for parking.  It would 
make sense to me that we would ask him to provide 
landscaping around the sign as part of the improvements to the 
adjoining site in order for him to get the benefits of a sign at that 
corner. 

 
Mr. Morrow: Okay.  Thank you.  If there are no other questions, if the 

petitioner could come forward please.  We’ll need your name 
and address please. 

 
Ron Khamou, Unique Design Services, 28103 Everett, Southfield, Michigan 

48076.  The reason I’m here, basically, what we’re doing here is 
improvement for previously Shooters Service building that has 
been vacant for the last two or three weeks.  Everybody who 
ever sees this building I believe will agree with me, if we keep it 
the way it is, I think nobody will want to lease it or use it for any 
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reasons.  So after all the improvements we’re doing, hopefully 
will make this building better and could be a step ahead for 
someone who can use it.  As Mark said, we are not doing the 
major renovation for inside the building, more than taking the 
ceiling out to make it look big.  Hopefully, we try to put in as 
many windows and openings per the building code to make 
more natural light inside.  We are not increasing any square 
footage of the building.  We are trying to just elevate the parapet 
of the building so it will look all around like a box.  The stone 
that we’re using will be decorative stone, quality stone.  We will 
be using it in the dark brownish area.  The other side will be all 
dryvit, stucco.  Regarding the site plan, there is like a greenbelt 
in front, the elevation facing Middlebelt, the east elevation, 
we’ve taken out and take advantage of that area by adding one 
more parking spot.  And you were right about the location of the 
handicap.  It should be in front close to the window.  I believe by 
relocating the entrance to that elevation will be better because 
all the parking, convenience for the people just to get in there, 
and more convenience and safety.  In order to keep the 
percentage of the landscape, we’re adding the greenbelt to the 
east elevation.  If there is any issue regarding the design, I will 
be really pleased to cover it. 

 
Mr. Morrow: Thank you.  Are there any questions?  

 
Ms. Smiley: Are you interested in doing some landscaping around the sign? 
 
Mr. Khamou: That is correct.  We’re going to make it more visible and more 

greenish area. 
 
Ms. Smiley: Forgive me.  Shooters.  Did you have a shooting range in there? 
 
Mr. Khamou: The Shooters Service, I believe they are no longer there.  It has 

been vacant for the last two or three weeks.  They moved 
across the street.  We’re trying to do a retail store.  The owner 
behind me, he decides to put either a clothing store or medical 
equipment or gift shop.  It will just make the building better for 
the customer to come in.  To make the corner nicer, it’s really a 
nice corner the way it is I think.  

 
Ms. Smiley: I agree with you totally.  I’m not going to miss that deer getting 

shot at all.  But what I’m asking you is, was there a shooting 
range inside there? 

 
Mr. Morrow: No. 
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Mr. Khamou: No.  Just selling guns and bullets and stuff like that. 
 
Ms. Smiley: Okay.  Thank you. 
 
Mr. Wilshaw: Sir, you understood what we talked about earlier with the fact 

that you’d have to go to the Michigan Building Code Board of 
Appeals to get an appeal for having your entrance on the east 
side of the building, correct? 

 
Mr. Khamou: That’s correct. 
 
Mr. Wilshaw: And you’re going to do that? 
 
Mr. Khamou: Actually, I will discuss my option with the owner.  If he agrees to 

keep it the way it is, it will make our problem easier.  Otherwise, 
if he really insists to go in that direction, we will follow that way. 

 
Mr. Wilshaw: The approving resolution, if it’s offered tonight, will be based on 

your plan of having the door and the windows over on the east 
side.  So obviously if for some reason you lost your appeal or 
you chose not to go down that road, you’d have to bring a 
different site plan to us because it would substantially change 
the appearance of the building. 

 
Mr. Khamou: I understand.  Thank you. 
 
Mr. Wilshaw: The other question was, the apartment that’s on the roof right 

now, is that occupied? 
 
Mr. Khamou: Yes. 
 
Mr. Wilshaw: Is this going to box in that apartment in any way that makes it 

unrentable? 
 
Mr. Khamou: Actually, we’re not touching any access of the lighting that goes 

to that building.  There will be more than a 10 foot difference 
between the parapet and the face of wall where the window is 
located.  So there is some kind of open space in between. 

 
Mr. Wilshaw: Hopefully, it’s more than four and half feet because apparently 

the building code doesn’t let you . . .  
 
Mr. Khamou: More than 10 feet, I believe. 
 
Mr. Taormina: Just a point of clarification, and I misspoke.  It’s not the 

Michigan Building Code Board of Appeals.  It’s a local body that 
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would review it, not something that he has to go to Lansing for 
that I’m aware of.  I think it can be handled locally. 

 
Mr. Khamou: I just want to mention something.  We try to keep the height of 

the elevation the same height that’s in corner with the 
apartment.  That will be consistent all the way around.  That’s 
the reason.  We’re not elevating more than that corner height. 

 
Mr. Wilshaw: Very good.  Well, it looks like an excellent upgrade to the 

building.  I really like the material that you just showed, and also 
the concept of using that east entrance as the primary entrance.  
I think that’s a great idea. 

 
Mr. Khamou: Thank you.  I will see what my chances are to keep that 

entrance to that elevation and see how it goes. 
 
Mr. Wilshaw: Good luck with that. 
 
Ms. Smiley: I guess I’m a little confused.  You’re going to take the wall up 

but it’s not going to block their window because there’s going to 
be 10 feet of space between the apartment and wall? 

 
Mr. Khamou: Basically, there is an apartment sitting almost in the middle of 

the roof area.  The elevation wall goes this way.  Pretend this is 
the apartment with the window.  There is this wall coming here.  
What we’re going, we’re going straight having this wall go all the 
way around the building.   

 
Mr. Taormina: If I can explain it, and unfortunately, it doesn’t really show on 

this elevation view.  There is a difference.  This wall right here 
extends further east than this wall, which is where the windows 
of the apartment are.  By extending this wall up, there is still a 
space between the two walls because the apartment wall is 
offset a few feet.  There is still going to be a space between the 
parapet wall and the block window.  This would appear to be a 
porch within the apartment, and then there are more windows 
on the other side, and there are windows on the south side of 
the building.  This will not be completely blocked off.  There will 
be just a small space between the parapet and this window. 

 
Mr. Khamou: I just want to clarify something.  The reason I didn’t shade the 

wall, the white wall with the window, just to show this is not part 
of this wall.   

 
Ms. Smiley: Okay.  Thank you. 
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Mr. Taylor: I agree with you, but when you look out that window from inside, 
you’re going to be looking at a wall. 

 
Mr. Khamou: That’s correct. 
 
Mr. Taylor: That seems kind of strange. 
 
Mr. Khamou: We talked to the tenant and they are willing to write a letter and 

agree about any improvements. 
 
Mr. Taylor: You might want to put a glass block wall in there. 
 
Mr. Khamou: That’s correct.  That will be another option to do, but we are just 

trying to be consistent now to have all the building elevation in 
one unit.  If necessary, we will end up putting glass, yes. 

 
Mr. Taylor: Your renovation of the building looks great.  It sounds like you 

have a few fences to jump over before you’re going to make it, 
but good luck to you. 

 
Mr. Khamou: Thanks. 
 
Mr. Morrow: If there is nothing more, I’m going to ask for a motion. 
 
On a motion by Wilshaw, seconded by Scheel, and unanimously adopted, it was 
 
#06-33-2011 RESOLVED, that the City Planning Commission does hereby 

recommend to the City Council that Petition 2011-05-08-05 
submitted by Unique Design Services requesting approval of all 
plans required by Section 18.58 of the Zoning Ordinance in 
connection with a proposal to renovate the exterior of the 
commercial building at 29419 Six Mile Road, located on the 
south side of Six Mile Road between Middlebelt Road and 
Oporto Street in the Northeast 1/4 of Section 14, be approved 
subject to the following conditions: 

 
1. That the Site Plan, Floor Plan & Survey Plan marked Sheet 

A-1 dated May 11, 2011, prepared by Unique Design 
Services, is hereby approved and shall be adhered to; 

 
2. That the Building Elevations Plan marked Sheet A-2 dated 

May 11, 2011, prepared by Unique Design Services, is 
hereby approved and shall be adhered to; 

 
3. That all rooftop mechanical equipment shall be concealed 

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

 
4. That only conforming signage is approved with this petition, 

and any additional 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 a Landscape Plan shall be submitted for approval by 

the Planning Department to include the area around the 
proposed sign;  

 
7. That approval is granted by the Building Code Board of 

Appeals for window and door openings on the east side of 
the building;  

 
8. That the specific plans referenced in this approving 

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

 
9. 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. 

 
Mr. Morrow: Is there any discussion? 
 
Mr. Taormina: If we could possibly add an amendment to the motion, if the 

maker would agree, that a landscape plan be submitted to the 
Planning Department for approval to include the area around 
the proposed sign.  I would also suggest that a condition be 
added that this be subject to approval of the Building Code 
Board of Appeals for the windows and doorway openings along 
the east side of the building. 

 
Mr. Wilshaw: Those sound good to me. 
 
Ms. Scheel: Yes. 
 
Mr. Morrow: So be it.   
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Mr. Morrow, Chairman, declared the motion is carried and the foregoing 
resolution adopted.  It will go on to City Council with an 
approving resolution.  We wish you good luck. 

 
Mr. Khamou: Thank you very much. 
 
 









 
 

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 

November 1, 2024 
 

APPEAL CASE NO. 2024-08-29, 38019-38035 Schoolcraft (Tabled on October 1, 2024): an 
appeal was made to the Zoning Board of Appeals by TODAL LLC, seeking to occupy a property in 
the M-2 (General Manufacturing) Zoning District to establish a religious institution, which is 
prohibited. 
 
This Tech and Manufacturing property is located on the south side of Schoolcraft Road (38019-
38035), between Waco Road and Newburgh Road, Lot. No. 117-02-0009-006, M-2, General 
Manufacturing, rejected by the Inspection Department under Livonia Zoning Ordinance, Section 3.17 
(Permitted and Prohibited Uses). 
 
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, November 19, 2024, 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: 

2024-08-29
November19, 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.

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________ 
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SCALE: 1/16" = 1'-0"
SITE + FLOOR PLAN
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1. 116 SPACES, INCLUDING 5 ACCESSIBLE SPACES

3 SEATS/SPACE - 348 SANCTUARY SEATS

2. 124 SPACES BY REVISING SOME STRIPING ON THE SOUTH
SIDE

3 SEATS/SPACE - 372 SANCTUARY SEATS

PARKING + SEAT COUNT

M-2, GENERAL MANUFACTURING
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M-2, GENERAL MANUFACTURING

SCHOOLCRAFT ROAD [ONE WAY]

#38033-35
7,230 GSF

73 OCCUPANTS
BUSINESS

#38031
3,805 GSF

39 OCCUPANTS
BUSINESS

#38029
3,245 GSF

33 OCCUPANTS
BUSINESS

EXISTING DUMPSTER
ON CONC. PAD

EXISTING MONUMENT SIGN

325 SEATS

JC

SANCTUARY

PLATFORM
+14" ABOVE FLOOR

LOBBY

OWNER REVIEW     8OCT24

16'-0"

20
'-0

"

EXISTING DIRECTORY MONUMENT SIGN

EXIST. CONC. WALK

CHILDREN'S AREA
INFANTS - MIDDLE SCHOOL

MEETING RM.
01

MEETING
ROOM

04

NEW VESTIBULE

PROPOSED NEW
CANOPY

SOUND BOOTH

COFFEE BAR

INSTALL NEW PAIR OF DOORS
[SECURE ENTRY]

PROPERTY LINE

PROPERTY LINE

PLUMBING FIXTURES

THE FINAL REQUIRED PLUMBING FIXTURE COUNT WILL BE
PROVIDED WITH BUILDING PERMIT APPLICATION.

23'-7"
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'-2

"

25'-3"

33
'-1

0"

16'-2 3/4"

20'-4"19
'-1

"UP

RA
M

P

MEETING
ROOM 02

MEETING
R00M 03

TEENS

CHILDREN'S LARGE GROUP
+

MULTIPURPOSE ROOM

PROPOSED NEW
BUILDING SIGN ABOVE

MEN'SWOMEN'S

STAFF

STAFF

STAFF

STAFF

STAFF

INSTALL NEW DOOR
[SECURE ENTRY]

DESK

29'-3"

18
'-0

"

13'-10"

10
'-2

"

19'-3"

19
'-1

"

OWNER REVIEW     9OCT24

ACCESSIBILITY

THE BUILDING IS ACCESSIBLE AND IS CONNECTED TO ALL
PARKING BY ACCESSIBLE ROUTES.

INGRESS
/EGRESS

EGRESS

INGRESS/
EGRESS

INGRESS/
EGRESS

EGRESSEGRESS

NEW STRIPING TO CREATE
3 NEW SPACES

NEW STRIPING TO CREATE
3 NEW SPACES

NEW STRIPING TO CREATE
2 NEW ACCESSIBLE SPACES

PRELIM CITY REV 16OCT24

OCCUPANT LOAD

OCCUPANT LOAD - SANCTUARY
CALCULATED LOAD

4,054 SF/7 = 579 OCCUPANTS

2015 MICHIGAN BUILDING CODE, SECTION 1004.1.2
EXCEPTION;

THE OWNER WILL PROVIDE A LETTER AND POST A SIGN IN
THE SANCTUARY THAT STATES THE MAXIMUM NUMBER OF
OCCUPANTS SHALL NOT NOT EXCEED 325.

NOTE:
THERE WILL BE APPROXIMATELY AN ADDITIONAL 30 ADULT
VOLUNTEERS ON SITE AND OUTSIDE OF THE SANCTUARY DURING
TYPICAL SERVICES. 

SIGNAGE

ALL NEW PROPOSED SIGNAGE WILL COMPLY WITH THE LIVONIA
SIGN ORDINANCE.

AutoCAD SHX Text_7
248-542-0400

AutoCAD SHX Text_8
Royal Oak, MI 48067-1810

AutoCAD SHX Text_9
309 N. Main Street, Suite 213

AutoCAD SHX Text_10
www.jtai.net

AutoCAD SHX Text_11
PROJECT:

AutoCAD SHX Text_12
All ideas, designs, arrangements and ll ideas, designs, arrangements and l ideas, designs, arrangements and  ideas, designs, arrangements and ideas, designs, arrangements and deas, designs, arrangements and eas, designs, arrangements and as, designs, arrangements and s, designs, arrangements and , designs, arrangements and  designs, arrangements and designs, arrangements and esigns, arrangements and signs, arrangements and igns, arrangements and gns, arrangements and ns, arrangements and s, arrangements and , arrangements and  arrangements and arrangements and rrangements and rangements and angements and ngements and gements and ements and ments and ents and nts and ts and s and  and and nd d plans indicated or represented by this lans indicated or represented by this ans indicated or represented by this ns indicated or represented by this s indicated or represented by this  indicated or represented by this indicated or represented by this ndicated or represented by this dicated or represented by this icated or represented by this cated or represented by this ated or represented by this ted or represented by this ed or represented by this d or represented by this  or represented by this or represented by this r represented by this  represented by this represented by this epresented by this presented by this resented by this esented by this sented by this ented by this nted by this ted by this ed by this d by this  by this by this y this  this this his is s drawing are the property of John rawing are the property of John awing are the property of John wing are the property of John ing are the property of John ng are the property of John g are the property of John  are the property of John are the property of John re the property of John e the property of John  the property of John the property of John he property of John e property of John  property of John property of John roperty of John operty of John perty of John erty of John rty of John ty of John y of John  of John of John f John  John John ohn hn n Tagle Associates Architects & Planners agle Associates Architects & Planners gle Associates Architects & Planners le Associates Architects & Planners e Associates Architects & Planners  Associates Architects & Planners Associates Architects & Planners ssociates Architects & Planners sociates Architects & Planners ociates Architects & Planners ciates Architects & Planners iates Architects & Planners ates Architects & Planners tes Architects & Planners es Architects & Planners s Architects & Planners  Architects & Planners Architects & Planners rchitects & Planners chitects & Planners hitects & Planners itects & Planners tects & Planners ects & Planners cts & Planners ts & Planners s & Planners  & Planners & Planners  Planners Planners lanners anners nners ners ers rs s and were created, evolved and nd were created, evolved and d were created, evolved and  were created, evolved and were created, evolved and ere created, evolved and re created, evolved and e created, evolved and  created, evolved and created, evolved and reated, evolved and eated, evolved and ated, evolved and ted, evolved and ed, evolved and d, evolved and , evolved and  evolved and evolved and volved and olved and lved and ved and ed and d and  and and nd d developed for the use on and in eveloped for the use on and in veloped for the use on and in eloped for the use on and in loped for the use on and in oped for the use on and in ped for the use on and in ed for the use on and in d for the use on and in  for the use on and in for the use on and in or the use on and in r the use on and in  the use on and in the use on and in he use on and in e use on and in  use on and in use on and in se on and in e on and in  on and in on and in n and in  and in and in nd in d in  in in n connection with the specific project. onnection with the specific project. nnection with the specific project. nection with the specific project. ection with the specific project. ction with the specific project. tion with the specific project. ion with the specific project. on with the specific project. n with the specific project.  with the specific project. with the specific project. ith the specific project. th the specific project. h the specific project.  the specific project. the specific project. he specific project. e specific project.  specific project. specific project. pecific project. ecific project. cific project. ific project. fic project. ic project. c project.  project. project. roject. oject. ject. ect. ct. t. . None of these ideas, arrangements or one of these ideas, arrangements or ne of these ideas, arrangements or e of these ideas, arrangements or  of these ideas, arrangements or of these ideas, arrangements or f these ideas, arrangements or  these ideas, arrangements or these ideas, arrangements or hese ideas, arrangements or ese ideas, arrangements or se ideas, arrangements or e ideas, arrangements or  ideas, arrangements or ideas, arrangements or deas, arrangements or eas, arrangements or as, arrangements or s, arrangements or , arrangements or  arrangements or arrangements or rrangements or rangements or angements or ngements or gements or ements or ments or ents or nts or ts or s or  or or r plans shall be used by or distributed lans shall be used by or distributed ans shall be used by or distributed ns shall be used by or distributed s shall be used by or distributed  shall be used by or distributed shall be used by or distributed hall be used by or distributed all be used by or distributed ll be used by or distributed l be used by or distributed  be used by or distributed be used by or distributed e used by or distributed  used by or distributed used by or distributed sed by or distributed ed by or distributed d by or distributed  by or distributed by or distributed y or distributed  or distributed or distributed r distributed  distributed distributed istributed stributed tributed ributed ibuted buted uted ted ed d to any person, firm or corporation for o any person, firm or corporation for  any person, firm or corporation for any person, firm or corporation for ny person, firm or corporation for y person, firm or corporation for  person, firm or corporation for person, firm or corporation for erson, firm or corporation for rson, firm or corporation for son, firm or corporation for on, firm or corporation for n, firm or corporation for , firm or corporation for  firm or corporation for firm or corporation for irm or corporation for rm or corporation for m or corporation for  or corporation for or corporation for r corporation for  corporation for corporation for orporation for rporation for poration for oration for ration for ation for tion for ion for on for n for  for for or r any purpose whatsoever without the ny purpose whatsoever without the y purpose whatsoever without the  purpose whatsoever without the purpose whatsoever without the urpose whatsoever without the rpose whatsoever without the pose whatsoever without the ose whatsoever without the se whatsoever without the e whatsoever without the  whatsoever without the whatsoever without the hatsoever without the atsoever without the tsoever without the soever without the oever without the ever without the ver without the er without the r without the  without the without the ithout the thout the hout the out the ut the t the  the the he e written permission of John Tagle ritten permission of John Tagle itten permission of John Tagle tten permission of John Tagle ten permission of John Tagle en permission of John Tagle n permission of John Tagle  permission of John Tagle permission of John Tagle ermission of John Tagle rmission of John Tagle mission of John Tagle ission of John Tagle ssion of John Tagle sion of John Tagle ion of John Tagle on of John Tagle n of John Tagle  of John Tagle of John Tagle f John Tagle  John Tagle John Tagle ohn Tagle hn Tagle n Tagle  Tagle Tagle agle gle le e Associates Architects & Planners.ssociates Architects & Planners.sociates Architects & Planners.ociates Architects & Planners.ciates Architects & Planners.iates Architects & Planners.ates Architects & Planners.tes Architects & Planners.es Architects & Planners.s Architects & Planners. Architects & Planners.Architects & Planners.rchitects & Planners.chitects & Planners.hitects & Planners.itects & Planners.tects & Planners.ects & Planners.cts & Planners.ts & Planners.s & Planners. & Planners.& Planners. Planners.Planners.lanners.anners.nners.ners.ers.rs.s..

AutoCAD SHX Text_13
NORTH



���������	
��
�������
�������
�
����
�
�����
����
�
���������� 
�����!����"�#$%&'(
)'��*$+
,-.�#$%&'/�#0�&#'12�034���5$6
789:;9:8:<
:=87
>)?� @#.*$%(
)#�$
,-A#.*$%/�#0�&#'12�03B
C�AA(
D%#�'
,$2�AA/�#0�&#'12�03B
E'.F%�+#GH(
"'%',.�'.F%�+#GH/�#0�&#'12�03IJKLM
NOL
PQRPRSLT
UVWW
SJXY
JS
JY
ZOL
QJXOZ
[VQXJY
R\
ZOL
QL]SJSLT
SJZL
PWVŶ
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̀Q
̀aY
TŶT
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OCTOBER 4, 2024 

 
TODAL LLC 
5075 Shoreham Place, Suite 280 
San Diego, CA 92122 
 
To Whom It May Concern,  
 
The Zoning Board of Appeals of the City of Livonia, at a Regular meeting held October 1, 2024, 
adopted the following Resolution: 
 
RESOLVED: APPEAL CASE NO. 2024-08-29, TODAL, LLC, 38019-38035 Schoolcraft: seeking 
to occupy a property in the M-2 (General Manufacturing) Zoning District to establish a religious 
institution, which is prohibited. 
 
This Tech and Manufacturing property is located on the south side of Schoolcraft Road (38019-
38035), between Waco Road and Newburgh Road, Lot. No. 117-02-0009-006, M-2, General 
Manufacturing, rejected by the Inspection Department under Livonia Zoning Ordinance, Section 3.17 
(Permitted and Prohibited Uses), be tabled so that the Petitioner may submit more information 
regarding signage, parking, detailed floor plans, and modifications to Matt Stierna, Senior Building 
Inspector, in person or via email at mstierna@livonia.gov . 
 
If the Petitioner wishes to be heard at the November 19, 2024 meeting, the additional petition 
information must be submitted by October 25, 2024 to allow the Zoning Board of Appeals 
Department time to notify residents. 

 
 
 
 
 
 

ZONING BOARD OF APPEALS, 
 

 
Timothy Klisz, Secretary 

 
CC: Chris Williams 

mailto:mstierna@livonia.gov
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APPEAL CASE NO. 2024-08-29, TODAL, LLC, 38019-38035 Schoolcraft: seeking to occupy 
a property in the M-2 (General Manufacturing) Zoning District to establish a religious institution, 
which is prohibited. 
 
This Tech and Manufacturing property is located on the south side of Schoolcraft Road (38019-
38035), between Waco Road and Newburgh Road, Lot. No. 117-02-0009-006, M-2, General 
Manufacturing, rejected by the Inspection Department under Livonia Zoning Ordinance, Section 
3.17 (Permitted and Prohibited Uses). 
 

 
COPPOLA All right, thank you. Mr. Stierna, anything you'd like to add? 
 
STIERNA The Inspection Department does have a couple of items that should be made 
noteworthy, because this building will be, if this passes, the building will be changing use or 
changing occupancy, which will require updates to the building that will bring it in[to] compliance 
with current Michigan codes, building codes. They will also need to be compliant with required 
parking spaces for this use, which I was unable to determine based on no proposed floor plan. 
Spaces for parking vary between the, say, the administrative use portions of a church and then 
the, excuse me, the assembly spaces. Assembly spaces require one parking space per 50 
square feet of assembly, whereas the administrative would be one space per 200 square feet. 
So their architect would need to present plans that would somehow fit the existing 117 parking 
spaces for a building area of about 33,000 square feet. 
 
COPPOLA Just so I can summarize, they would need to… to be able to use it. Let's say we 
give them the use variance and to be able to use it there has to be two things that need to occur 
to get into compliance. Number one, we have to, first of all, determine any plan, the design, to 
make sure that's in compliance. And then number two, then you need to understand the parking 
situation, where there's enough parking for that use. So we're kind of a cart in front of the 
horse? I mean, if they don't meet the parking requirements, I guess the question is, if they kind 
of guessed, could they meet it? If we can't meet the parking requirements, they can't use it as 
that type of as a religious facility. 
 
STIERNA There would be a very real possibility they would have to come in for another 
variance for parking.  
 
COPPOLA Okay. Any questions for Mr. Stierna? All right, seeing none, if the Petitioner could 
step forward, please. Name and address. 
 
WILLIAMS Good evening. My name is Chris Williams, I’m an attorney for Couzens Lansky. 
The firm address is 39395 West 12 Mile Road, Suite 200, Farmington Hills, Michigan, 48331. 
I'm representing TODAL tonight. But just for clarity, there's currently a transaction going on 
which you're aware that Life Church Livonia is seeking to purchase that property from TODAL 
LLC. Our firm represents Life Church Livonia in that transaction. However, I have been given 
special permission tonight to represent TODAL at this hearing. 
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COPPOLA Mr. Fisher, we don't need any authorizations or anything? I didn't see anything in 
the file. We didn't receive even the written authorization. 
 
WILLIAMS I do have a written authorization, a consent from TODAL that signed actually by 
both parties. 
 
COPPOLA That would be a big help. Can you share that with us?  
 
WILLIAMS Yeah, I can. Do I give this to Mr. Fisher? 
 
COPPOLA Yes, if you would please. Is that your only copy? 
 
WILLIAMS That is. That's a photocopy.  
 
FISHER We’ll take care of it.  
 
WILLIAMS Thank you.  
 
COPPOLA Alright, you may proceed. 
 
WILLIAMS So as we indicated, I think our application, or the application from TODAL 
indicates the proposed use for this property. Life Church Livonia has been in the area for 10 
years. The lead pastor is here tonight. We also have the real estate agent. Another parishioner 
is here so they can comment after I'm done. With respect to it, though, as far as reasoning for 
doing this, from TODAL's perspective, they've had this property in the market for two years. 
They've had very limited leasing that's occurred during that period of time. It's a little bit unusual 
property. It's in a general manufacturing zone, but it's really, you know, even though 
professional office space is within general manufacturing, it's really not set up for manufacturing 
per se. So it's made it a challenge for TODAL to do a deal, essentially, either lease it or sell it. 
Similarly, from Life Church's perspective, they've been seeking to find a place to use. They've 
been in Livonia for 10 years. They're currently temporarily in Laurel Park Mall, and this seems to 
be a pretty good match between the two parties. There was some concern, I think, about the 
parking that was raised. And again that could be… what I’m saying… a measure. 
 
COPPOLA We need to make a copy for the file. So I’m going to go ahead and scan it in 
once we’ve listened to what you have to say. 
 
WILLIAMS Okay. As far as the… I think it was brought to Life Church's attention with respect 
to the upgrades, and Life Church was aware of that, that those were going to be happening. I 
think there's some HVAC things that will need to be done, and there'll be some, I believe, some 
fire suppression things that may need to be done to the property before it's occupied. So 
everybody's well aware of that. With respect to the parking, you know, we'll have to understand 
that the formula that's used. But essentially, there's seven units within that space. The church is 
proposing to use three of the units, they feel pretty confident that, once we go through the 
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formula, they really are only going to need about 50 spaces of the 117-some-odd spaces that 
are currently there. Again, it's complementary use, it’s weekend use. So they're not going to be 
really overlapping with other tenants, during the course of the week, or, frankly, other 
businesses around the area. So they're not too concerned about that issue. And again, if a 
variance needs to be obtained, we'll certainly seek that. But they're not too concerned about the 
parking issue at this point. There's approximately, 120 congregants currently. So, you know, 
obviously every 120 doesn't have a car of their own, so they are families and couples that are 
coming in. 
 
COPPOLA Okay, so there… you said, how many of the spaces are they planning to initially 
use? I assume at some point they’ll expand to all of it. 
 
WILLIAMS I mean, I think they hope to expand it. They're looking to do several services. So 
it's not like there's gonna be a single service where everybody's flooding the zone, so to speak. 
So I think right now, they feel probably about 50 spaces during the weekend is probably gonna 
meet their needs. 
 
COPPOLA So what are they planning on doing in the interim with the vacant spaces?  
 
WILLIAMS I mean, I don't think they're planning to do anything. They will just simply-- oh, 
vacant. I'm sorry. I was thinking parking spaces, the vacant building spaces.  
 
COPPOLA Yes.  
 
WILLIAMS I think the hope that there's currently one tenant in one of them, in an ideal world, 
they would hopefully be able to rent out some of those other units. 
 
COPPOLA Well, they’re aware, that the reason landlord signed on this, is because he hasn’t 
been able to…. 
 
WILLIAMS They have. I mean, this is, that's not the principal, you know, they're not really 
looking to get into the business of being landlords. I mean, that would just be sort of a happy 
benefit if there's a way to use that space, until they're able to use it for their entire space. So. 
Like I said, there’s one tenant there now, if another tenant came in, or a second tenant came in, 
then that's just more resources for them to use down the road. But the primary reason is to 
really have space, a space of their own, a space in the community that Livonia would have 
access to, and they think would be a ni-- right now we've got essentially a vacant building sitting 
there, really doing not much of anything. And we think this would be a nice addition to Livonia to 
be able to have this church in that location. 
 
COPPOLA Question. Any other questions for the Petitioner?  
 
BARINGHAUS Mr. Chairman.  
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COPPOLA Vice Chair Baringhaus. 
 
BARINGHAUS I guess, is the principal services just on Sunday, or do they have a 
number of programs planned through the week as well? Yeah, go ahead. I'm sorry. 
 
WILLIAMS I’m sorry. I think that the pastor can probably comment better to that than I can, 
but I think my understanding is they have a Sunday service. Again. I think they're planning, once 
everything's up to speed, to try to have two Sunday services. You know, there'll probably be 
some things during the week, women's groups, some things in the evening, but I think… my 
guess is most of the use is going to be heavily weekend, probably evenings for Bible studies 
and those sorts of things. But not… that's why it's kind of a nice, complimentary use. Really 
shouldn't be interfering with anybody else that would be in the regular nine to five operation. 
 
BARINGHAUS Okay. Thank you. 
 
COPPOLA I have a question for Mr. Fisher. We provide a use variance. At that point, does 
that whole property be designated as, I guess, what are usually more like C-2s, the use 
variance. Can they still use that as a rental, as rental property, since we've given the whole 
property a use variance? 
 
FISHER Well, I guess you, if you're asking, could you give the use variance status for less 
than the entire parcel? I suppose you could do that. Is that what you’re driving at? 
 
COPPOLA No, well, what I didn’t want to do is give the buyer a misunderstanding that once 
we give them use variance, that those units they want to rent out, the interim before they can 
use them, can't be rented out. 
 
FISHER Well, they obviously have some problems in that you already talked about the 
fact that you don’t know how much parking you're going to need, because we haven’t got 
interior plans at the church, and simultaneously, we don't know how much you'll need for current 
and future tenants, pretty much, by definition, in the case of future tenants. So there we're 
gonna have to address those issues somehow. 
 
COPPOLA Okay. Other questions?  
 
BOLOVEN Mr. Chair.  
 
COPPOLA Mr. Boloven. 
 
BOLOVEN Question for the Petitioner, how far are you in due diligence on the other items 
that Mr. Stierna brought up, as far as if it were approved for that use variance, parking updates 
that need to be done. 
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WILLIAMS My understanding is they're very far along in due diligence. This is one of the last 
steps to being able to close this transaction. Is just trying to get this variance. 
 
BOLOVEN So is everything that's going to be required by the City, are they going to be able 
to do, or is this just going to end up back here again for another variance request for parking or 
whatever the case may be? 
 
WILLIAMS Well, again, I became aware of the parking issue. I think someone from the 
Engineering Department reached out to one of the church members who raised these issues. 
So I've been aware of it for a couple days now. I think parking was… well…. As far as the 
additions and things that need to be done to make it accessible, I think everybody was fully 
aware of that. They've already had the architect on site, I believe they already have plans or 
there certainly will be soon enough. So that issue is where again, on the parking issue, we'll 
have to understand the formula for what's going to be provided there. But my sense is, I think 
we're going to, I think the church is going to meet that for them, because, again, they're not 
looking to use, even 50% of the curb space there. 
 
BOLOVEN I tend to agree with Mr. Chair about putting the cart before the horse. If this were 
tabled for 30 days, it seems like far enough along in the due diligence process that that last 
piece, if you got the formula, you guys could give us some certainty. Is that correct? 
 
WILLIAMS Well, I think we need to understand what the requirements are, yeah, that's for 
sure. 
 
BOLOVEN Thank you, Mr. Chair.  
 
COPPOLA Any other questions for the Petitioner? 
 
TESTA Yeah, Mr. Chair, question for the Petitioner.  
 
COPPOLA Yes, Mr. Testa. 
 
TESTA I don't know if we directed you or maybe someone from the church. So Life 
Church has been around in Livonia for 10 years. I think the business model, for lack of better 
term, has been rentals like Holmes Middle School. I live right there. And you guys were great 
during Covid, doing it outside and playing music, enjoyed from my backyard. But I'm wondering 
why you're changing from a kind of a rental model to maybe a…. 
 
WILLIAMS So I can, yeah, I can answer that a little bit. So this is actually kind of a baby 
church, a larger church called, it's in Canton, called Life Church in Canton. And so I think it's 
down on Haggerty and Warren Road, and it was kind of a similar situation. I don't know what… I 
can't remember what the zoning was precisely. It was manufacturing or industrial, but it was a 
similar thing where they took a building like that and turned it into a pretty large, successful 
church. And so that church was so successful that it’s been able to church plant with other ones. 
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So with the church plant, with Life Church Livonia, it's… the intent is always to get to a building. 
I mean, that's the plan. I mean, it's not-- they have to do what they can live with initially, in terms 
of building, the congregation, the resources, but ultimately, at the end of the day, they want to 
have a church building and build plant churches of their own. I mean, that's really the goal of the 
of the operation, so that's the answer to the question. I mean, that's just part of the of the 
overarching plan for the church. And again, the pastor can comment on that more than I can, 
but that's my understanding. 
 
TESTA Okay. And then building-wise, if you look at other buildings, so I drive by this 
building every day on my way home from work, it seems it's more office-y-type building, and not 
so much church type. Why this building, is it simply the one building they could find, or…? 
 
WILLIAMS Yeah, I think they, we've got, actually, I said the real estate agent is here also, he 
can comment too. They've been looking for a place that met all of their criteria in terms of space 
and zoning, and various issues, and so this has been the best that they've been able to find 
that's in the community. And honestly, when we think of churches, we think of kind of the 
historical, beautiful, architectural majesties that we've seen around the communities and things. 
Things have changed. I mean, churches run malls, churches run retail strips. I mean, they're in 
different spaces, and people are kind of actually demanding sort of a different approach, a little 
bit more modern, contemporary. You can do a lot of things with a space like this. You know? It 
allows a lot of things for kids ministries and other sorts of ministries using these kinds of wider 
open spaces than, sort of the conventional church building. 
 
TESTA Okay, in an ideal world, when do you guys close and start operating this church? 
 
WILLIAMS You know, again, I can let Alex, who I think can comment on that more. I'm not 
sure what the timing is. I mean, we're trying to just get the deal done, the transaction done. I 
mean, in a perfect world we’d get it done in 30, 60 days. I'm sure that they would want to be in it 
before the end of the year.  
 
TESTA All right. Thank you. 
 
WILLIAMS Thank you. 
 
COPPOLA Any other questions for the Petitioner? All right, seeing none, is there anyone in 
the audience who would like to speak for or against this petition? And [if] there's members of the 
church or the realtor would like to speak up, now's a good time. 
 
RAHILL How you guys doing? My name is Alex Rahill. I'm a Livonia resident, been living 
here and doing work here for 10 years. I’m lead pastor at the church you're just hearing about 
and to address a couple of the issues, our church is about 230 folks, as our representative said, 
we're a church plant. Renting is not a long-term strategy for success. It's cheaper than owning, 
for sure, but part of our heart in the Livonia community is, we're really trying to meet the needs 
of the City and the people in the city and when you're a setup and tear-down operation and you 



City of Livonia, Zoning Board of Appeals              Page 23 of 42 October 1, 2024 

only have five hours of actually having a physical location that's not somebody's house, that 
really dramatically limits the kinds of things that you're able to do. As you saw, we did many 
events at Holmes Middle School over the years, and does bless the community. We actually just 
recently threw a Livonia cider mill at the mall in the parking lot, partnered with a number of 
vendors from the mall, trying to bring business back to the mall. And during Covid, we helped 
deliver lunches to kids who were dependent on those lunches but were doing school online at 
home, even just today, as I was at the Rec Center before coming here, I was talking to a 
number of the senior gentlemen who were talking about their thoughts on the senior center, 
really looking for purpose and looking for community, looking to build friendships. These are the 
kinds of things we're interested in partnering with. And we think a permanent facility is going to 
help us do that much better than a rental facility. To the point about parking. Will we end back 
up here asking for another zoning variance on that? I don't think so. I think if that were to 
happen, we've probably outgrown that space, and in terms of the 33,000 square feet, we have a 
lot of dreams and hopes with that space, some of that is stuff we’ll have to grow into, and I don't 
want to speak out of turn, and things like that. We do not yet have plans that are drawn up by an 
architect because we were unsure. This deal has died and kind of risen from the dead many 
times thus far in its process. We didn't want to spend the money creating something firm if we 
weren't even sure we could get it all the way through. So we're happy to come back with 
something more firm for everybody to take a look at. That's not a problem for us. And you know, 
we could come back with a solution on the parking as well and have some more information at 
the next meeting, if you'd like. But primarily what I wanted to come up here is just for some of 
the questions we were directing our representation to be able to answer those more directly. 
 
COPPOLA Any questions? All right, thank you very much. Anyone else? 
 
GARVEY Hi, my name is Chris Garvey, and I'm a congregant. I actually live in Canton, 
1281 Hampshire Drive, and I was a part of the aforementioned plants for Life Church Canton, 
where we took the old Rudolph Libby building and converted that. Worked very closely with the 
city there to get similarly, to get the variance. In that case, we did actually add parking. And so 
when I moved over to start attending Life Church Livonia, I joined on with their kind of a building 
team, and found out that they had been in this process for the better part of two years. They've 
looked at multiple buildings. We're having a serious difficulty in finding anything within the 
bounds of the Livonia city limits that would meet the square footage and parking, etc. 
requirements. And so actually, I think as far as the kind of aforementioned, whether we haven't 
done specific plans with the architect, we have engaged the same architect that helped us with 
Canton. So he's very aware of the requirements specifically, and we're aware of the 
modifications we have to make. You know, airflow, large, countering space. You have to 
increase the amount of air flow so the HVAC improvements, things like egress, obviously, would 
have to be improved. I think on the parking front, I look at this as we will design the space to 
meet what our parking availability is, and that is to say, with the 50 square feet per spot that's 
within 117 spaces, you've got almost 6000 square feet, which is actually larger than we would 
need for auditorium space, the congregating space. So if we have a space of, like right now, if 
we have, if our average attendance is, yeah, there's 100 and 100… well, 120 I think, includes 
kids. But if you have 100 congregants, we could have a space for 250, easily, 250 seats that we 
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get that we could grow into in that 5000 square feet, which is more than, I think we have more 
than adequate parking. So I would get, as a way that we would actually design the space to fit 
the available spots.  
 
COPPOLA Okay.  
 
GARVEY Any other questions on that? 
 
COPPOLA Thank you. Anyone else? One more? Okay. 
 
HENRY My name is Mark Henry. I work with Rock Real Estate.  
 
COPPOLA Your name and address, if you would, please. 
 
HENRY My address? 
 
COPPOLA Yes.  
 
HENRY All right. It is 45580 Maidstone Road, Canton, Michigan. We, Alex especially, 
we've been looking at several properties. We've almost been under contract with a few for lease 
agreements, but most of them would have faced a lot of challenges with parking. It just… 
Livonia is a developed community. It's been around for several years, and everything is set in 
place, and it'd be very difficult to find open land or spots where you could build. So that's… and 
we also have pursued other churches where we would come across the same issues with be 
able to be involved, with being with some of the things that's mentioned, and also to have the 
parking that we would need. So that's kind of where we landed. And it's been a long process, 
and this building seemed to meet a lot of the criteria that we were looking for in a building, 
because I think in a lot of cases, we've already had this experience with Canton, and we thought 
this would be a great opportunity for the church.  
 
COPPOLA Thank you. Any questions? No? I think we’re all set, thanks. Anyone else? Any 
correspondence? 
 
KLISZ  No letters. 
 
COPPOLA  Okay, Mr. Williams, would you like to say anything in closing, before we close 
the public portion to our to go to that… whatever… we talk and then we vote? 
 
WILLIAMS No. I think we… I think it's been said. I think we've addressed the issues at this 
point, like I said. I think certainly when you cooperate to work with the Zoning Board and the City 
to come to a successful resolution. So. I guess, one… can I ask one question? This 
is a point of clarification. With respect, if this were to be granted, there was some conversation 
about how that would impact leasing, and future leasing of the space. Is that, was I hearing that 
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correctly, that that could essentially prevent future leasing of the empty spaces? And I guess 
what… I guess the question would be, what about the existing tenancy there? 
 
COPPOLA Mr. Fisher, I’m going to punt to you on that one.  
 
FISHER Okay. I think part of the problem is that your traffic or your parking needs are tied 
to your building usage, and as soon as one goes up, the other goes down. And so the reason 
we had asked for site plans was because it was for that very issue that your use of your internal 
spaces governs what you can do outside. And so, yes, that does. It does potentially make it 
more difficult for you to have your additional tenants, or even your current tenant. 
 
WILLIAMS But, I'm sorry, but only to the extent of making sure that it qualifies with respect to 
the parking requirements of the City, is that right? 
 
FISHER Well, right now, that's all I can think of.  
 
WILLIAMS Okay, so that's… I just wanted to make a clarification. 
 
COPPOLA Let me ask a clarifying question, a little deeper question. Does getting a use 
variance prohibit them, notwithstanding any other requirements to lease any of the units? 
 
FISHER I think that's only if the Board imposes that requirement. 
 
COPPOLA So, but if we did impose it, in other words, just because we gave them a use 
variance, didn't think about it, and then they came back and said, all we want, or we want to rent 
out these three units. Does the use variance prohibit them now from using it as, as what the 
property currently is zoned as, which is general manufacturing? 
 
FISHER Well, the use variance standard includes within itself the concept of reasonable 
return. So I suppose theoretically, if they said, “We're going to starve to death and we can't rent 
to this or that,” then it wouldn't… the mere fact of the use variance wouldn’t stop that. So you 
should be mindful. I guess when you're developing your resolution that it says whatever you 
think it's going to need to say. 
 
COPPOLA Okay. So it doesn't, you know, notwithstanding any other requirements, there's 
no prohibition with use variances, as it stands, unless we provide any limitation. 
 
WILLIAMS I mean, I would assume, unless it's, because it’s zoned manufacturing now, I 
would assume that manufacturing qualified tenants can still be within that space, unless the 
resolution provided otherwise, made some kind of limitation. In other words, we couldn't 
necessarily lease it to another church, maybe. And, you know, I guess, unless it was, unless 
that was part of the criteria or something, but…. I have nothing further. So I appreciate your 
time. 
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COPPOLA Thank you. 
 
BOLOVEN Mr. Chair. I have a question for Mr. Fisher based on that discussion. My 
understanding has always been it's all or nothing. So what I mean by that, especially in relation 
to the property taxes, if this Board grants the use variance on that property, it's fully owned by 
the church, and it's no longer… it's fully tax exempt. So even if they do—no? 
 
FISHER I don’t know that that's necessarily true, because function is considered in 
deciding whether the property is exempt from tax. 
 
BOLOVEN Yeah, but for churches, they're fully exempted, right? They could have rentals 
that are still going, but they're that property is no longer income tax or real estate tax producing. 
 
FISHER Well, I don't, I don't know, property tax exemptions. Didn't have a dependent 
answer for you, but I would have said if you give the… even if the church uses it for purposes 
which are not churchly, the church use it with those purposes, it would not be exempt. And it's 
not exempt. 
 
BOLOVEN For a normal nonprofit, it would be, but not church. 
 
FISHER I got in my own church, we had a parsonage that somebody in the church 
hierarchy said we should rent out to the general public, and we paid property taxes on that 
parsonage all the time -- it was in the hands of a non-church employee. So no. 
 
BOLOVEN Thank you, Mr. Chair.  
 
COPPOLA Okay, all right, so I'm going to close the public portion of the case and start the 
Board's comments with Mr. Boloven. 
 
BOLOVEN I think I'd like some more certainty. I kind of hinted that way my question of 
Petitioner when he was up in front of us, and I think they're far enough along in due diligence 
that a tabling is not going to hurt this. I mean, it's 30 days that gets its specifics from the City, as 
far as what the requirements going to be. If this does convert it, this use variance is granted by 
this Board, they can figure out what's needed, how it's going to affect their tenants, if those 
tenants remain. Think there's a lot of questions that were asked tonight that need to be 
answered, and I think tabling would be appropriate at this time to get some certainty at the next 
meeting. 
 
COPPOLA All right. Thank you. Vice Chair Baringhaus. 
 
BARINGHAUS Okay, thank you. I agree with Mr. Boloven. I think once I heard tonight 
about office space today has to evolve into more different, creative uses. I agree with that. The 
world's kind of moved on. I understand your difficulty in securing a site within Livonia. I know 
Glen Church is doing a similar exercise to yours, and they're still not there yet after a couple 
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years, but they're still trying as well. Again, I have questions regarding parking requirements. 
Also what changes are necessary for the building to get it into its final format. And also look to 
see a floor plan presented as well. So based on that I’d be in support of the variance. Thank 
you. 
 
COPPOLA All right. Thank you. Secretary Klisz. 
 
KLISZ  I agree with my colleagues. I think it's a good time to table this, and then by the 
time they come back, there'll be more answers, as well as outline the plans and that kind of 
thing.  
 
COPPOLA All right. Thank you. Mr. Rotondo. 
 
ROTONDO Yeah, I'm happy to see that the parish is growing, and you guys are looking to 
invest into a building now. I just, I don't know that this is very… instantly appropriate here. I think 
this is something that should probably go to Council for rezoning. But I could be in favor of a 
table too, because it sounds like my colleagues are, and I guess if we table it, I would be 
interested to see more of the site plans and the parking plan. Thank you. 
 
COPPOLA Thank you. Mr. Testa. 
 
TESTA Thank you, Mr. Chair. I'm in support of a table. Have you guys firm up your plans 
and come back and present them. Thank you. 
 
COPPOLA Okay, thank you. Yeah. I'd really like to see a more fully baked petition. I think 
ideally, we're going to provide a user experience. One has to understand the layout of the 
property, what it's going to be. What section is going to be used for what. We'll have the parking 
issue resolved, and if it needs to be addressed, it can be addressed at that time. I'd also want to 
suggest that you… any signage that you want to put on the property, you might want to include 
that in your petition, because if there's some variance needed for that, let's get it all done at one 
time. If, again, the proposed signage is something that's approvable by the Board. So I agree. I 
support the tabling. I think it sounds like you guys are pretty close to there anyway. So you can 
finish that up, spend some time with the Building Department making sure that everything's in 
compliance. So we can get up, we approve something. We know exactly what we're approving, 
and then we can move forward from that point. So I will go ahead and open up the floor for a 
motion. 
 
BARINGHAUS Mr. Chairman.  
 
COPPOLA Vice Chair Baringhaus.  
 
BARINGHAUS Okay. Thank you. Motion to table Appeal Case No. 2024-08-29, made by 
TODAL, LLC for the purposes of requesting additional information on the project. Examples 
include signage for the property, clarifying and defining the number of parking spaces, what the 
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final plan would look like in terms of modifying the building for church uses, and then also a 
detailed floor plan of the building as well.  
 
BOLOVEN Support. 
 
COPPOLA I have a motion by Vice Chair Baringhaus. Support by Mr. Boloven. Go ahead 
and take the roll. 
 
RESOLVED: APPEAL CASE NO. 2024-08-29, TODAL, LLC, 38019-38035 Schoolcraft: 
seeking to occupy a property in the M-2 (General Manufacturing) Zoning District to establish a 
religious institution, which is prohibited. 
 
This Tech and Manufacturing property is located on the south side of Schoolcraft Road (38019-
38035), between Waco Road and Newburgh Road, Lot. No. 117-02-0009-006, M-2, General 
Manufacturing, rejected by the Inspection Department under Livonia Zoning Ordinance, Section 
3.17 (Permitted and Prohibited Uses). 
 
be tabled be tabled so that the Petitioner may submit more information regarding signage, 
parking, detailed floor plans, and modifications to Matt Stierna, Senior Building Inspector, in 
person or via email at mstierna@livonia.gov . 

If the Petitioner wishes to be heard at the November 19, 2024 meeting, the additional petition 
information must be submitted by October 25, 2024 to allow the Zoning Board of Appeals 
Department time to notify residents. 
 
ROLL CALL VOTE 
AYES: 6  
NAYS: 0 
Absent: Scheel 
PASS/FAIL/TABLED: PASS: TABLED 
 
KLISZ  Mr. Rotondo. 
 
ROTONDO Aye. 
 
KLISZ  Mr. Testa. 
 
TESTA Aye.  
 
KLISZ  Mr. Boloven. 
 
BOLOVEN Aye. 
 
KLISZ  Secretary Klisz votes aye. Vice Chairman Baringhaus. 
 
BARINGHAUS Aye. 

mailto:mstierna@livonia.gov
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KLISZ  Chairman Coppola. 
 
COPPOLA Aye. 
 
KLISZ  Six zero.  
 
COPPOLA All right, so the petition has been tabled. The Board has asked for information. I 
think you've kind of got in mind what we're looking for. So as I mentioned earlier, the next 
meeting is November 19th, and you need to submit updated documentation by the 25th. You can 
have your representation letter back. You can submit that with the resubmission of the package, 
I was just going to scan it, but I think you just resubmit anything. 
 
WILLIAMS Just for clarification. That was just for tonight. So we might have to get something 
further-- 
 
COPPOLA All right. 
 
WILLIAMS --If we're going to actually coming back so we can work with the buyer. 
 
COPPOLA Yeah, maybe just, yeah. I think there's actually, do we have a form? Mr. Fisher, 
do we have a form for authorization? Or… I thought I saw something. 
 
FISHER Not that I’m aware of. 
 
WILLIAMS  Don’t steal my form. 
 
[Laughter] 
 
COPPOLA Don’t worry about it, it’s much simpler than that. 
 
WILLIAMS In terms of submitting the-- 
 
COPPOLA Yeah, can you just step up so we can get the recording? 
 
WILLIAMS In terms of submitting the supplemental documentation. I assume we can just 
submit that to the Building Department, the same process, and then we'll just talk to them about, 
do we need to affirmatively get back on the docket? We have to communicate? 
 
COPPOLA Yes. Again, if you, let's say, by chance, you just aren't finished by the 25th of 
October, that pushes you into a separate meeting.  
 
WILLIAMS Okay.  
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COPPOLA So, so you want to make sure you have everything, and again, I think it would 
make sense for the Building Department to have an opportunity to review that. And then, you 
know, they'll do their calculation on parking, make sure that you're in compliance with all the 
other requirements. And then, once you have a fully, kind of a fully baked plan, everybody 
agrees to that, you can present it to the Board. 
 
WILLIAMS Okay? So we need to submit those by the 25th and let them know that we want 
to be back on the docket. 
 
COPPOLA If you're able to do that, otherwise it just goes to December. If you can't get it 
there by the 25th…. 
 
WILLIAMS No, I think we'll hopefully get there. Okay. Thank you very much. Appreciate it. 
 
COPPOLA All right. Thank you. You can call the next case, please. 
 
  



 
 

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. 
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PUBLIC NOTICE 

September 16, 2024 
 

APPEAL CASE NO. 2024-08-29, 38019-38035 Schoolcraft: an appeal was made to the Zoning 
Board of Appeals by TODAL LLC, seeking to occupy a property in the M-2 (General Manufacturing) 
Zoning District to establish a religious institution, which is prohibited. 
 
This Tech and Manufacturing property is located on the south side of Schoolcraft Road (38019-
38035), between Waco Road and Newburgh Road, Lot. No. 117-02-0009-006, M-2, General 
Manufacturing, rejected by the Inspection Department under Livonia Zoning Ordinance, Section 3.17 
(Permitted and Prohibited Uses). 
 
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, October 1, 2024, 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  











TODAL LLC           REF: RELIGIOUS INSTITUTION IN M-2
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PUBLIC NOTICE 
NOVEMBER 1, 2024 

APPEAL CASE NO. 2024-09-32, 20132 Osmus: An appeal was made to the Zoning Board of Appeals 
by Brian Durand, seeking to maintain a permanent carport structure erected without permits while 
maintaining an existing attached garage, existing accessory shed, and existing barn resulting in 
excessive number of accessory structures and accessory area. 

Number of Accessory Structures 
Allowed: 3 

Proposed: 4 

Total Accessory Space 
Allowed: One garage up to 720 sq. ft., one accessory shed up to 200 sq. ft., and one accessory barn up 

to 600 sq. ft. 
Proposed: Two detached accessory structures beyond the existing complying barn and attached garage, 

totaling 265 sq. ft. 
Excess: 65 sq. ft. 

This Low-Density Residential property is located on the east side of Osmus (20132), between Pembroke 
and Norfolk, Lot. No. 099-99-0026-000, R-U-F, Rural Urban Farm, rejected by the Inspection Department 
under Livonia Zoning Ordinance, Section 7.09 (1) A (Maximum Size) and B (Maximum Number). 

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, November 19, 2024, at 7:00 p.m., at which time comments may be directed to the Board during 
audience participation.  When replying by mail, write your comments on the back of this notice and address 
it to the City of Livonia, Zoning Board of Appeals, 33000 Civic Center Drive, Livonia, MI 48154.  All written 
comments are read at the meeting and become part of the record. 

ZONING BOARD OF APPEALS, 

Timothy Klisz, Secretary 

Petitioner will incur a $100 rescheduling fee for every failure to appear. 
In accordance with Title II of the Americans with Disabilities Act as it pertains to access to Public Meetings, 

the Zoning Board of Appeal’s Office of the City of Livonia, upon adequate notice, will make reasonable 
accommodations for persons with special needs. 
Please call 734-466-2250 if you need assistance. 



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

2024-09-32
November 19, 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.

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________

______________________________________________________________________ 
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PUBLIC NOTICE 

November 1, 2024 
 

APPEAL CASE NO. 2024-10-33, 27777 Schoolcraft: an appeal was made to the Zoning Board of 
Appeals by The Cornelia Group, LLC, on behalf of Lessee PAG Michigan 165, LLC, seeking to erect 
an 8-foot-tall metal picket fence along Schoolcraft Road resulting in a deficient front yard setback. 
 
This Tech and Manufacturing property is located on the south side of Schoolcraft Road (27777), 
between Middlebelt Road and Inkster Road, Lot. No. 097-99-0019-001, M-2, General Manufacturing, 
rejected by the Inspection Department under Livonia Code of Ordinance, Section 15.44.100 (A) with 
reference to Livonia Zoning Ordinance Section 3.17 and 4.03 (o)iii. 
 

Setback from Schoolcraft Road Right-of-Way 
Required: 50 feet 
Proposed: 0 feet 
Deficient: 50 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 1st floor of City 
Hall on Tuesday, November 19, 2024, 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:

2024-10-33
November 19, 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.

______________________________________________________________________
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33000 CIVIC CENTER DRIVE 
LIVONIA, MICHIGAN 48154-3097 

(734) 466-2250 

 
OCTOBER 4, 2023 

REVISED LETTER 

Roush Holdings, LLC 
28200 Plymouth Rd 
Livonia, MI 48150 
 

To Whom It May Concern: 
 

The Zoning Board of Appeals of the City of Livonia, at a Regular meeting held September 26, 2023, 
adopted the following Resolution: 
 

RESOLVED: APPEAL CASE NO. 2023-08-16, Roush Holdings, LLC on behalf of Ashley Livonia 
South, 28200 Plymouth Rd: seeking to erect an eight-foot-tall iron picket fence and an eight-foot-tall 
chain link fence in the front and corner side yard setback, which is not allowed. Fences on industrial 
property cannot extend beyond the front building line toward the street. 
 

This Tech and Manufacturing property is located on the north side of Plymouth (28200), between 
Deering and Hartel Streets, Lot. No. 099-99-0151-003, M2, General Manufacturing District, rejected 
by the Inspection Department under Livonia Zoning Code of Ordinance, Section 15.44.100 (A)(B), 
15.44.030(C) and Zoning Ordinance Section 4.03(0)(i), be granted for the following reasons and 
findings of fact: 
 

1. The uniqueness requirement is met due to the current locations of the storage areas and the 
inability to move them.  

2. Denial of the variance would have severe consequences for the petitioner, as it would cause a 
lack of storage and lack of security for their inventory.  

3. The variance is fair in light of its effect on neighboring properties and in the spirit of Zoning 
Ordinance due to no business or residential opposition to the plan.  

4. The property itself is classified as Tech and Manufacturing under the Master Plan and the 
proposed variance is not inconsistent with that classification.  

 

Further, that the variance be granted with the following conditions: 
1. The fencing along Plymouth Road must be consistent and of wrought iron.  
2. The proposed plan must be approved by the Plymouth Road Development Authority (PRDA), 

or the PRDA must stipulate that their approval is not necessary and it's outside their scope. 
3. The fence and all associated parts will be removed at the time of termination of Roush’s lease 

of the subject property from Ashley and all affected areas will be returned to their original 
condition. 

 
ZONING BOARD OF APPEALS, 

 
 
 

Timothy Klisz, Secretary 
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ZONING BOARD OF APPEALS 

CITY OF LIVONIA 
MINUTES OF MEETING HELD TUESDAY, OCTOBER 1, 2024 

 
A Meeting of the Zoning Board of Appeals of the City of Livonia was held on Tuesday, October 
1, 2024. 
 
 
MEMBERS PRESENT: Gregory G. Coppola, Chairman 
    Jim Baringhaus, Vice Chairman 
    Christopher Boloven 

Michael Testa 
Marc Rotondo 

    Timothy Klisz, Secretary 
 
MEMBERS ABSENT:   Lynda Scheel 
 
OTHERS PRESENT:    Mike Fisher, Chief Assistant City Attorney 
    Matt Stierna, Senior Building Inspector 
     
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. Secretary, Timothy Klisz, 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 several (not counted) people present in the 
audience. 
 
______________________________ 
(7:00) 
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APPEAL CASE NO. 2024-07-28, H&A Investment, LLC, 29421 Six Mile Road: seeking to 
continue using a second-story apartment over a commercial business as a tourist home, which 
is not permitted in this Zoning District. 
 
This Corridor Commercial property is located on the south side of Six Mile Road (29421), 
between Oporto Avenue and Middlebelt Road, Lot. No. 085-99-0003-000, C-2, General 
Business, rejected by the Inspection Department under Livonia Zoning Ordinance, Section 3.11 
(Permitted Uses). 
 
COPPOLA All right, thank you. Mr. Stierna, anything you’d like to add? 
 
STIERNA Nothing at this time. Thank you. 
 
COPPOLA Questions for the Inspection Department? I have several, so I'm going to tick 
through these. As I read through the ordinance as such, I see that there's definitions for one 
family parental dwelling, and then also for a tourist home. I believe, for purposes of today, what 
we're looking at is a tourist home as it's defined. Is there a difference in licensing requirements 
for those two? 
 
STIERNA Within the city? No, I understand Mr. Fisher might be able to extrapolate more, 
whether the state will be requiring anything in the future. 
 
FISHER Oh, there. Well, there's a lot of talk in the legislature over several years, in fact, 
about short-term rentals and what might or might not be the future of short-term rentals, 
properties like this really, across the state, but that's not been determined yet. 
 
COPPOLA But in the ordinance itself, is there the definition for depths, for one family rental 
dwelling, and tourist homes, they are defined separately? 
 
FISHER Yes, they're defined as separate terms. And the problem with tourists, with this 
place being a tourist home, is that tourist homes are permitted as a waiver use in multifamily 
districts, and they're not permitted in any commercial district. 
 
COPPOLA When you say multifamily district. If I own a home in a subdivision that's a R-1, -
2, whatever, could I have a tourist… could I use that as a tourist home? 
 
FISHER That's not, no, that's not a tourist…. Well, it's not a permitted use for a tourist 
home. A tourist home has to be in a multifamily. 
 
COPPOLA I see that. But you could rent it out on an annual basis. You just can't do it for a 
short-term basis. 
 
FISHER Right.  
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COPPOLA I see, I see. So is that what… again, I looked over the records. And this particular 
property appeared to have been licensed as a rental? 
 
FISHER Yes, but I think she needs to do some sort of [inaudible]. That's my 
understanding. 
 
COPPOLA Then again, it appears that it's been used like that for a long period of time. I'm 
not sure if it was, it's a commercial district, so even residential rentals aren't allowed. I don't 
believe are allowed right now, is that correct? 
 
STIERNA Mr. Chair, if I may, in January of 1957 it was approved for an apartment, 
residential apartment, to be built on top of the existing store. I believe it's a grocery store at that 
time. It was later registered as a rental in 2006. 
 
COPPOLA Okay. And it was at that time the, my understanding, is the ordinance that 
prohibits that was enacted prior to 2006. Is that correct? 
 
FISHER Well, the prohibition on residential apartments generally in commercial districts 
dates back to at least the 1965 or earlier incarnation of the Zoning Ordinance. So, yeah, that's 
the answer to that. 
 
COPPOLA So using the considered to be an undefined or legal term, theoretically this 
property could have been grandfathered as a rental property because of its status before the 
ordinance was enacted. 
 
FISHER I think that's right. Or at least it's been permitted all this time, so at least permitted 
as a rental all this time. 
 
COPPOLA I think you're saying since 2006. 
 
STIERNA As a rental since 2006 but as a residential property prior to that. And I believe 
there's state laws involving if it's being used as a rental, as a residential, primary residential 
property, it's still residential whether it's being rented or not. 
 
COPPOLA Okay. So then what changes now, in the sense of its status, is because it's being 
proposed to be used as a tourist home, it no longer, theoretically, again, using the term loosely 
is no longer grandfathered, because its use is being changed, even though licensing is the 
same. 
 
FISHER The term “grandfather” is difficult when you decide -- when you try to decide 
when it ends, because the rule generally is you have to abandon the use and abandonment 
doesn't just mean you put a closed sign on your door. It actually has sort of a harder edge to it, 
and so I'm not sure that this would constitute abandonment. 
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COPPOLA So I guess what I'm trying to understand is, then, if there's no difference between 
the licensing as a residential rental or a tourist home, what precipitates it being here today? 
What requires us to look at this and make a decision on whether to provide a use variance? 
 
FISHER Well, I think that the tourist home thing has gone. It's now, instead of being used 
by the owner, or what have you, or I guess, instead of being used on a long-term basis, it's now 
designed to be a tourist home, so someplace you come to, as opposed to someplace you 
actually live. At least that's our read on the facts here. 
 
COPPOLA Okay, so the other question is, when a rental property is converted to a tourist 
home. Is there some requirement for notification to the City? 
 
FISHER Well, you should, as with any time you change the use, you should be telling the 
City. I don't know if everybody thinks in those terms or not. 
 
COPPOLA Okay, because it appears that, just based on some research that this has been at 
least used since 2023, mid to early, mid to late, 2023 as a tourist home. 
 
FISHER I guess I would say that's a compliment to the people who have been running it, 
because a lot of these places, they're defined as tourist homes around the City, are 
controversial because the tenants are problematic. 
 
COPPOLA Okay. Any other questions? Inspection or Law. No, all right. The Petitioner can 
step up, name and address first, please. 
 
KAKISH Hilda Kakish. 
 
AL MASARWEH Ahead Al Masarweh. 
 
COPPOLA Okay, why don't you give me a little background on this property from the 
perspective of when you purchased it, how long it was used since you purchased it as a long-
term rental, and when did you convert it to what we call a tourist home or short-term rental? 
 
AL MASARWEH Well this is the history behind this property, H&A Investment, which is 
Hilda and I, secured this investment about 20 years ago. So we pumped into it so much money 
and invested in renovation and update, we kept everything up to the city code in every step of 
the way. That part of the property, I cannot deny that at that time when I purchased it, I'm not 
that educated about the zoning and what I should look for in terms of what's in the upstairs, 
what's in the downstairs. [It] was a property, I invested in it. I converted the old Julia’s Kitchen at 
that time. Created Lefty’s Cheese Steak at this time, and so on and so forth. This piece of the 
investment, which is the second floor of that property, [has] been residential since we bought it 
and before was leased for [the] longest time ever, and [was] well-kept and inspected every year 
at the same time. We never changed the use of the property. Both of us [are] in the real estate 
business, both realtors, and we noticed a decline on the leasability of the property after the 
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increase of the traffic in the area. So it was not fit for long-term leases. So we checked with the 
City, probably quick question about 2021 there's any certain license for Airbnb? I don't know. I 
cannot recall the personnel. I asked in the comment, and they said there's no licensing. So we 
want to invest in Airbnb. It's been a successful investment since 2021. 2021, 2022, ‘23 and ‘24 
to the area where one of the inspector[s] asking, “This [is] Airbnb? You cannot do Airbnb.” Then 
we follow the procedure. The structure from this property. How we structured the short-term 
rental. We respected the value of the area and the City. It's designed in a way. It's not designed 
for someone in and out, not designed for someone who can come in for one night and leave. 
We have a minimum of two to three nights, plus the cleaning fees and which make it hard for 
someone to look into this property just because for use for any purpose that can harm the 
community. Based on our record from Airbnb and leases for our rental is a week, a month, two 
months for people coming to visit relatives in the area, for company who does construction 
within the city of Livonia and Farmington, for people who come in for medical treatment, and 
they cannot go back and forth to the north part of Michigan, and we have a record we can 
provide on that. It is not something [that] can change the fabric of this community. Also, we [are] 
situated in a way, we [don’t cause] harm to any residential [area]. We sit in the corner, where we 
[are] far away from any resident to complain about that. This is where we stand from this, and 
we hope that this case will stand in a way that we continue our investment as we just put so 
much money into it [in] 2021 and if you don't want to add anything, that's all I have for now. 
Thank you. 
 
KAKISH He really explained everything. I don't have that much to say to that, but the 
setting of the property that sits in a commercial makes it really hard for any residential long-term 
lease to stay. You know, it's really hard. A lot of people complain because the situation around, 
you know how it is, there is [a] restaurant, there's a lot of busy intersection[s]. It makes it very 
hard for a long-term rental to stay [in] the type of setting on the commercial. That's it. 
 
COPPOLA Okay. A couple questions, more questions for you here. So you own that 
property. What other property in that area do you own? 
 
AL MASARWEH We own that corner, which is, we have four addresses. So we have 
29407, which it stands as Lefty’s Cheese Steak in which we just renovated that building. We 
have the grand opening with the mayor back in November, where this franchise [was] born in 
Livonia. So from out to that location, 42 locations in the entire United States. And we also 
owned the previously known Shooters Service. We developed that property into two sections. It 
used to be just one section of 5000 square, and we divided into two, we get that approved and 
developed in 2011. Currently there's a hookah lounge downstairs, a vacant part under the 
apartment in the back, and the address for the apartment. All the three addresses. There's three 
addresses in one parcel and one address which is Lefty in the second parcel. And we were 
asked in 2011 to create a cross-parking agreement, even [though] we own both. And we put 
that in place at that time, too. 
 
COPPOLA Who asked you to do the cross-parking agreement? 
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AL MASARWEH Well, I mean, I own the property of Lefty’s, but I was asked when we 
developed that property, 2011 that even [though] H&A Investment owns both propert[ies] we 
must sign a cross agreement between the two properties, so we put that in place and notarized 
a part of the application at that time. 
 
COPPOLA Other questions for the Petitioner.  
 
KLISZ  Mr. Chair.  
 
COPPOLA Secretary Klisz. 
 
KLISZ  What's the average stay of short-term tenants that you have coming through 
there in the last couple years? 
 
KAKISH We have about one time, one month, sometimes a month and a half. Sometimes 
we have three nights. It depends what the purpose of coming to [here] at that time. Somebody 
for medical, somebody for visiting family, or somebody for a wedding. Coming for a wedding to 
visit, like a family wedding, coming out of the state, family wedding and all this. Yeah. 
 
AL MASARWEH If I can add to this, I was looking at… I pulled some records from the 
Airbnb, which is documented. We can show you the record for the last two years, but generally 
speaking, we don't have one night. She did a great job in the vetting part, asking question[s] 
before we accept anyone to come to that area. Mainly, three nights is the minimum. We can 
prove that. But it goes up to about three months. We have some engineers from Europe to be 
trained with GM. They occupied for three straight months. We have a construction company 
from Chicago. They [were] building a church in Farmington Hills. They came for straight two and 
a half months. Our current one, which left recently, was two months straight. We don't have one 
night or two nights, because the fact that the charges on this part, this is a large kind of loft. It's 
not made for a single person to rent it. It makes more sense for them to go to [a] five-star hotel 
instead of coming to that apartment, because the typical charges on this is about $900 per 
reservation. So it doesn't make sense for someone just to reserve it for a night or so. 
 
KLISZ  Following up on that, is there a limit? Like Airbnb, that's the website that you guys 
work with. Do they allow you to limit it to say, let's say we're only going to do a week or more? 
 
KAKISH What do you mean by that? 
 
KLISZ  You say that it's not overnight, that it's usually your minimum is--  
 
KAKISH Right. Because you have a minimum. 
 
KLISZ  --Two days. What if your minimum was a week? Could you do that and be within 
their…? 
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KAKISH You mean to put the minimum as a week? Yeah, you could do that. But 
sometimes people get discouraged by this. If somebody coming to visit out of the state and they 
don't want to stay a week, that's kind of killing the business, because sometimes you don't, 
people don't want to, pay that extra money. It's costly between the cleaning fees and all this.  
 
KLISZ  This is one apartment, correct?  
 
KAKISH Yeah, it's one apartment. It's three bedrooms, one and a half bath. It's a big 
place, so for somebody who's gonna come with his family. You know, it's worth it to do, like if 
they do in two or three days. You know, that will be less traffic versus a week. Or, you know…. 
 
AL MASARWEH If I can add to this, we solve that on Airbnb currently, and can be 
reviewed on the listing, minimum of two nights. You can increase that based on our practice, to 
three. More than that makes no sense, because most of the reservations come in, mainly the 
weekend, family wedding, family gathering, again, on [inaudible], those what the record is, and 
the construction, the training, and so on, so forth. So more than three nights. It's kind of hard, 
unless you have a special case for which it’s extended two months or three months for certain 
purpose. Currently, it's limited. Nobody can go in and reserve one night, literally, and every 
reservation has to go through a vetting process with us with a certain questionnaire, it's clear. 
Question is that we are not taking partiers and wealth. We don't take parties. Smoking 
prohibited, no party, no… certain set of rules, and we [are] very straightforward, because we 
love our property. Honestly, I'm just doing so much time to create this kind of investment, and 
we want to follow the rules for that. 
 
KAKISH I want to add one thing also, if you look at the record, also, I had a super post, 
you know, from the Airbnb, as far [as] the customer. The people come in, and they all have 
good review of us. 
 
COPPOLA If you didn't have access to the parking on the property which you own, but to the 
east, where would your guests park? 
 
AL MASARWEH When in the general description of the listing, an Airbnb a designated 
assembly parking behind Lefty’s, between Lefty’s and the new building for parking, it was 
brought to my attention by the Building Department that I need some signs, which we [were] 
willing to do that, we can post signs for a couple of those parking spaces to be designated for 
the guests of the Airbnb. 
 
COPPOLA But still, right now, that's still on the property that's to the east that you also own, 
that’s the Lefty’s property that you have, if that wasn't available, where would your guests park? 
Is there a place for them to park? 
 
KAKISH Only two parking spots, they’re only limited to two parking spots. 
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COPPOLA I understand, but right now. They're on the property, appears they're on the 
property that I'll call the Lefty’s property.  
 
KAKISH Yeah.  
 
COPPOLA So let's say next week you decide to sell that property, where then would your 
guests park? 
 
AL MASARWEH Well, in 2011 when we developed the property, that was a question 
[which arose] at that time. I asked this question. I said, “Why [do] I have to spend money, go to 
a lawyer and put the cross-parking agreement?” Because of that fact, we can't stop this is an 
easement agreement was put in place so to eliminate that possibility, selling one piece of the 
property without accessibility to that other. So that's in the place, and it's through the City. It's 
not something I can do because there's an easement agreement I put on myself 2011 to 
develop the second property, which is previously known as Shooters Service. 
 
COPPOLA Okay. 
 
STIERNA Mr. Chair, may I address…? 
 
COPPOLA Yes. 
 
STIERNA There was a previous zoning case that is part of this package that addressed 
parking. It stipulated parking for the three different addresses, including applying two parking 
spots reserved for the apartment. Just want to bring that to attention. 
 
COPPOLA Is that done through the agreement? Was there actually filing that was a 
county… so there was an actual easement? 
 
STIERNA Not an easement. It was part of the zoning agreement, a zoning case.  
 
COPPOLA Thank you. Other questions for the Petitioner? 
 
BARINGHAUS Mr. Chairman. 
 
COPPOLA Vice Chair Baringhaus. 
 
BARINGHAUS In here, in this Zillow ad for the apartment you describe it as a condo. 
Doesn't that imply a long-term rental? 
 
KAKISH It's a loft. It's like a loft. 
 
BARINGHAUS The term condo is present in the end, not loft, or… condo. 
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KAKISH Condo? 
 
BARINGHAUS Condo. 
 
AL MASARWEH Whatever the name, it’s an apartment. 
 
KAKISH Yeah, it's [an] apartment.  
 
AL MASARWEH It's one single apartment sitting on that address, and it's that apartment, 
where's the parcel ID designated by the address of the property. It's one apartment. We call it 
whatever we call it in the listing, because the fact it's an open concept, it has a large living 
space open to the kitchen, with three bedrooms, with— 
 
KAKISH One and a half baths. 
 
AL MASARWEH --One and a half baths, but we don't know really what it should be called, 
more than it's an apartment sitting on top of that property. 
 
BARINGHAUS When I was at the property, the back parking lot. I noticed there was a 
dump truck with a trailer with some construction equipment on it. And a large bus being stored 
there. 
 
KAKISH That belongs to the next door.  
 
BARINGHAUS Next door? 
 
KAKISH Yeah. That’s not ours. 
 
BARINGHAUS That's not yours?  
 
KAKISH Yeah.  
 
BARINGHAUS Okay, very good. Okay. Thank you. 
 
KAKISH You’re welcome.  
 
TESTA Question for the Petitioner. How many tenants do you allow max? I was trying to 
look on the Airbnb, but I can't find it. 
 
KAKISH Six. Six. 
 
TESTA Six. 
 
KAKISH Yes, this is a three-bedroom. 
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TESTA Question for Inspection. I was trying to look at BS&A and online myself. Have 
there been any complaints from neighbors or anyone in the past four years or so regarding 
rentals? 
 
STIERNA Not at this property, no.  
 
TESTA Thank you. 
 
COPPOLA Anything else for the Petitioner? All right, seeing none. Is there anyone in the 
audience who would like to speak for or against this petition? It doesn't appear so. Do we have 
any correspondence?  
 
KLISZ  No. 
 
COPPOLA No correspondence. Okay, would you like to say anything in closing, before the 
Board deliberates the votes? 
 
KAKISH I think we said everything. 
 
AL MASARWEH It is what it is. Exactly what we have. 
 
COPPOLA All right. Thank you. You can go ahead and have a seat. 
 
KAKISH Thank you.  
 
COPPOLA Closing the public portion of the case. A quick question for Mr. Fisher, though, in 
regards to the cross-parking agreement, is that kind of understanding the level of enforceability 
on that future property, what happens if they sell the Lefty’s property? How enforceable is that? 
It doesn't make more sense to have some type of easement filed with the county, rather than 
just a kind of a two-page paper. 
 
FISHER Well, I guess it depends on who you're going to benefit from that. I mean, 
obviously, as we heard alluded to already, the cost is greater with any more documentation 
pertaining to this issue. So that's one thing, I guess. You maybe ramp up the enforceability by 
the easement. But I still don't know who's going to make this. Enforceability needs to be by us, 
and I'm not sure we have any standing in enforcing an easement. So I’m not sure…. 
 
COPPOLA Well, with an easement that… the party that has the easement, would have to 
force that enforcement, correct?  
 
FISHER Right. I don't know why— 
 
COPPOLA My concern is just making sure that there's always going to be adequate parking. 
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FISHER No, I understand. I think, though, in terms of the City enforcing it, it's probably just 
as good, if not better, to have it as your condition of your variance, so that then future decisions 
here will be based on, in part, on that. 
 
COPPOLA But it exists today. So the condition of the use variance, but once the use 
variance is in place, and let's say that agreement gets for whatever reason canceled, or 
whatever. That doesn't make the use variance go away. 
 
FISHER Well, yeah, for a start, we put in our own resolution the condition that they can't, 
or that they have to have this mutually beneficial parking arrangement. So I think we need that 
more than any of these. Because, like, I say, I don't know. We don't have any standing to 
enforce the principle. 
 
COPPOLA And so is there a requirement, that might be a question for Mr. Stierna, is there a 
requirement to have… there's obviously, for rental property, you have to have parking, right? So 
there's got to be… the licensee has to show that they have adequate parking to be able to get a 
license. 
 
STIERNA That would be correct, yes. 
 
COPPOLA Okay. And then they would have to continue to file every year for the license, is 
that correct? 
 
STIERNA The rental license is renewed on an annual basis. It is inspected on an annual 
basis. 
 
COPPOLA Okay. Any other questions? Okay, I will start the Board's comments with Mr. 
Testa. 
 
TESTA Thank you, Mr. Chair. So I am open to this. My way to explain that, or actually is, 
it's been a rental property for years. It is a change in the way they're doing it. However, there 
hasn't been any complaints looking on Airbnb. And finally, we get on they do get absolutely 
great reviews, 4.68 stars. The only bad review was a two to three star, and it was because of 
hookah lounge below, the smoke and the noise from the band. So it's already going to be a 
slightly noisy area because of that, there's no residential homes nearby this. So I’m going to be 
in support. 
 
COPPOLA Thank you. Mr. Boloven. 
 
BOLOVEN I'm going to not be in support of this. And the reason being is, I believe, it creates 
a precedent, and this isn't the right body to hear this. I think there's a gift with this property, with 
the long-term lease availability, but to turn this area into a[n] Airbnb and allow that there. What's 
stopping the property next door from putting in an upstairs and all of a sudden we're going to 
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have a plethora of those come in. That's a Council issue. It's not a zoning issue to get it one by 
one. So for that reason, I wouldn't be the support of it this evening. 
 
COPPOLA All right. Thank you. Vice Chair Baringhaus. 
 
BARINGHAUS Thank you. I agree with Mr. Boloven. It is a really bad precedent to set 
within the community, because on one, the area is zoned as a C-2 Commercial District, and I 
guess one of the questions we probably should need to ask is, did you make an effort to 
develop that area as a commercial enterprise rather than as a piece of rental property? 
Obviously you didn't, because you went the rental property route itself. I was going to ask if 
there are any letters from the neighbors? Well, obviously the answer is no, because there's 
really no residential neighbors around the property. It's entirely in the center of a commercial 
district. I think it's bad precedent. I don't see the attractiveness of just putting these rentals in 
areas where they're not intended to be. So with that, I'm not in favor the variance. 
 
COPPOLA All right, thank you. Secretary Klisz. 
 
KLISZ  I'm gonna agree with Mr. Testa on this. I think at first I looked at it and kind of had 
a negative vibe about the situation, saying, again, we don't want these just popping up 
anywhere. But this is a rental, and it's always been a rental. So even as weird as it is, that it's a 
rental in a commercial district, it's been there since the ‘50s, and you know, as the Inspection 
Department has told us, and so when you get right down to it, it's just timing, because as a 
rental, of course, it could be a month to month rental, and it sounds like the average person 
stays here for a good period of time, if not longer. And these people will move in and spend a 
month and a half or two months, that's a rental period. So it's really not going to change, I 
guess, just a distinction without a difference. And I don't think that's going to start a rolling of 
residential inside business district, because this one is unique. So I guess that's the factor I'm 
looking at, is the uniqueness of this particular property. So I would be in support. 
 
COPPOLA Thank you. Mr. Rotondo. 
 
ROTONDO Yeah, I’m a little bit on the fence about this. I can understand, I could be open to 
the approving of it, being that it's long-term. It's always been a rental property since, like you 
said, the ‘50s. I don't know that this is really an appropriate area for residential, but seeing that it 
already is a rental, I could be open to it. I'd obviously want to have, if we were to approve it, a 
minimum amount of nights stay there. I don't want it to be a one-night stay kind of thing, but I'm 
open to see what the Board makes their motion. Thank you, Mr. Chair. 
 
COPPOLA All right, thank you. I, too, am somewhat on the fence. I think this is somewhat of 
a unique property. It's been that loft, or whatever you want, the second floor has been a 
residential property for decades, decades, and really, I can see how that can be somewhat of a 
challenging space for anybody who wanted to be there long-term, mainly because of the size. I 
mean, if these were one bed, [inaudible], but in this community you probably could find 
someone. A three bedroom… I mean, who wants their family there? And then beyond that, 
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anybody else that would be long-term three that wasn't a family, I kind of questioned whether I 
really would want them there. So that's what I struggled with. They've had, this has been a 
residential property for some time, so that bridge is somewhat crossed. The sense of setting 
precedents, yes, I'm very concerned about that, but I do think this is an extremely unique 
property. I can only think of a handful of other places in Livonia that have this type of 
arrangement. You know, there's one at Six Mile and Farmington, that has some upper units. 
There's some other places that I can think of that have… but there's not a lot of these. So 
realistic that I could probably support this with a full understanding within the record, that this is 
unique enough of a situation that this does not a set precedence that the Board has kind of put 
open season on Airbnbs, in commercial properties. But just this is somewhat unique, and 
there's only a handful of properties in Livonia that would ever meet this uniqueness. So I'll go 
ahead and open up the floor for a motion. 
 
FISHER Mr. Chair, well, I guess we haven't harped enough on the significance of this 
being a use variance. Would the Board consider… I guess we should ask the court whether the 
Board would consider a tabling resolution.  
 
KLISZ  That’s what I was going to say. We can't right, it can pass and it can fail, but I 
was gonna make a tabling motion.  
 
FISHER Okay. Sorry.  
 
KLISZ  That's okay.  
 
COPPOLA Thank you. 
 
TESTA Mr. Chair, can we maybe open it back up and see if anyone else was convinced 
by comments to change their position? I'm thinking no, but it may be worth asking before a table 
motion. 
 
COPPOLA Okay, sure. [Inaudible] 
 
KLISZ  Chris?  
 
BOLOVEN No.  
 
KLISZ  Jim?  
 
BARINGHAUS I’m sorry, what was the question? 
 
KLISZ  Have you changed your thinking? 
 
BARINGHAUS No, I haven’t. 
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[Crosstalk. Laughter] 
 
COPPOLA So it seems like this would be something that probably wouldn’t pass. 
 
KLISZ  Yeah, no, it can't. So, Mr. Chair, I would move to table Appeal Case No. 2024-07-
28, filed by H & A Investment, LLC, for a full Board to hear the case so that there's a possibility 
that they can get the five votes they need, and if Ms. Scheel is not convinced, then obviously it's 
not going to pass. But I think it would give them the best opportunity to have it heard by a full 
Board, and because they need the five votes. 
 
TESTA Support. 
 
COPPOLA All right, I have a motion by Secretary Klisz, supported by Mr. Testa, to table, 
potentially for a full Board, hopefully at the next meeting. 
 
 
RESOLVED: APPEAL CASE NO. 2024-07-28, H&A Investment, LLC, 29421 Six Mile Road: 
seeking to continue using a second-story apartment over a commercial business as a tourist 
home, which is not permitted in this Zoning District. 
 
This Corridor Commercial property is located on the south side of Six Mile Road (29421), 
between Oporto Avenue and Middlebelt Road, Lot. No. 085-99-0003-000, C-2, General 
Business, rejected by the Inspection Department under Livonia Zoning Ordinance, Section 3.11 
(Permitted Uses). 
 
be tabled to allow the Petitioners to be heard by a full Board.  
 
Please call the Zoning Board of Appeals office by October 25, 2024 at (734) 466-2250 if you 
wish to be heard at the November 19, 2024 Zoning Board of Appeals meeting.   
 

 
ROLL CALL VOTE 
AYES: 6 
NAYS: 0 
ABSENT: Scheel 
PASS/FAIL/TABLED: PASS: TABLED 
 
KLISZ   Mr. Rotondo. 
 
ROTONDO Aye.  
 
KLISZ  Mr. Testa. 
 
TESTA Aye.  
 
KLISZ  Mr. Boloven. 
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BOLOVEN Aye.  
 
KLISZ  Secretary Klisz votes aye. Vice Chairman Baringhaus. 
 
BARINGHAUS Aye. 
 
KLISZ  And Chairman Coppola. 
 
COPPOLA Aye.  
 
KLISZ  Tabling passes six to zero. 
 
COPPOLA Okay, so the petition—you can step forward. So the petition has been tabled. 
You don't have a full Board, and as I mentioned in my opening statement, you need five votes. It 
does not look like you have about five votes right now, so we'd like to have a full Board and to 
see if that seventh member maybe would vote in your favor, so you would have an opportunity 
to get the use waiver. So that's-- so what you would need to do then is to call the Zoning office 
and get on the November meeting, which I said was, and I will mention again, is November 
19th. And hopefully we'll have a full Board, then. Mr. Fisher, correct me if I'm wrong, in the 
interim, you can continue to operate the Airbnb until the next meeting. 
 
FISHER Yes, there is a stay of execution in place. 
 
[Laughter] 
 
COPPOLA Okay, okay. Thank you. Thank you very much. 
 
KAKISH Thank you. Thank you. 
 
COPPOLA All right, you can call the next case, please. 
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APPEAL CASE NO. 2024-08-29, TODAL, LLC, 38019-38035 Schoolcraft: seeking to occupy 
a property in the M-2 (General Manufacturing) Zoning District to establish a religious institution, 
which is prohibited. 
 
This Tech and Manufacturing property is located on the south side of Schoolcraft Road (38019-
38035), between Waco Road and Newburgh Road, Lot. No. 117-02-0009-006, M-2, General 
Manufacturing, rejected by the Inspection Department under Livonia Zoning Ordinance, Section 
3.17 (Permitted and Prohibited Uses). 
 

 
COPPOLA All right, thank you. Mr. Stierna, anything you'd like to add? 
 
STIERNA The Inspection Department does have a couple of items that should be made 
noteworthy, because this building will be, if this passes, the building will be changing use or 
changing occupancy, which will require updates to the building that will bring it in[to] compliance 
with current Michigan codes, building codes. They will also need to be compliant with required 
parking spaces for this use, which I was unable to determine based on no proposed floor plan. 
Spaces for parking vary between the, say, the administrative use portions of a church and then 
the, excuse me, the assembly spaces. Assembly spaces require one parking space per 50 
square feet of assembly, whereas the administrative would be one space per 200 square feet. 
So their architect would need to present plans that would somehow fit the existing 117 parking 
spaces for a building area of about 33,000 square feet. 
 
COPPOLA Just so I can summarize, they would need to… to be able to use it. Let's say we 
give them the use variance and to be able to use it there has to be two things that need to occur 
to get into compliance. Number one, we have to, first of all, determine any plan, the design, to 
make sure that's in compliance. And then number two, then you need to understand the parking 
situation, where there's enough parking for that use. So we're kind of a cart in front of the 
horse? I mean, if they don't meet the parking requirements, I guess the question is, if they kind 
of guessed, could they meet it? If we can't meet the parking requirements, they can't use it as 
that type of as a religious facility. 
 
STIERNA There would be a very real possibility they would have to come in for another 
variance for parking.  
 
COPPOLA Okay. Any questions for Mr. Stierna? All right, seeing none, if the Petitioner could 
step forward, please. Name and address. 
 
WILLIAMS Good evening. My name is Chris Williams, I’m an attorney for Couzens Lansky. 
The firm address is 39395 West 12 Mile Road, Suite 200, Farmington Hills, Michigan, 48331. 
I'm representing TODAL tonight. But just for clarity, there's currently a transaction going on 
which you're aware that Life Church Livonia is seeking to purchase that property from TODAL 
LLC. Our firm represents Life Church Livonia in that transaction. However, I have been given 
special permission tonight to represent TODAL at this hearing. 
 



City of Livonia, Zoning Board of Appeals              Page 18 of 42 October 1, 2024 

COPPOLA Mr. Fisher, we don't need any authorizations or anything? I didn't see anything in 
the file. We didn't receive even the written authorization. 
 
WILLIAMS I do have a written authorization, a consent from TODAL that signed actually by 
both parties. 
 
COPPOLA That would be a big help. Can you share that with us?  
 
WILLIAMS Yeah, I can. Do I give this to Mr. Fisher? 
 
COPPOLA Yes, if you would please. Is that your only copy? 
 
WILLIAMS That is. That's a photocopy.  
 
FISHER We’ll take care of it.  
 
WILLIAMS Thank you.  
 
COPPOLA Alright, you may proceed. 
 
WILLIAMS So as we indicated, I think our application, or the application from TODAL 
indicates the proposed use for this property. Life Church Livonia has been in the area for 10 
years. The lead pastor is here tonight. We also have the real estate agent. Another parishioner 
is here so they can comment after I'm done. With respect to it, though, as far as reasoning for 
doing this, from TODAL's perspective, they've had this property in the market for two years. 
They've had very limited leasing that's occurred during that period of time. It's a little bit unusual 
property. It's in a general manufacturing zone, but it's really, you know, even though 
professional office space is within general manufacturing, it's really not set up for manufacturing 
per se. So it's made it a challenge for TODAL to do a deal, essentially, either lease it or sell it. 
Similarly, from Life Church's perspective, they've been seeking to find a place to use. They've 
been in Livonia for 10 years. They're currently temporarily in Laurel Park Mall, and this seems to 
be a pretty good match between the two parties. There was some concern, I think, about the 
parking that was raised. And again that could be… what I’m saying… a measure. 
 
COPPOLA We need to make a copy for the file. So I’m going to go ahead and scan it in 
once we’ve listened to what you have to say. 
 
WILLIAMS Okay. As far as the… I think it was brought to Life Church's attention with respect 
to the upgrades, and Life Church was aware of that, that those were going to be happening. I 
think there's some HVAC things that will need to be done, and there'll be some, I believe, some 
fire suppression things that may need to be done to the property before it's occupied. So 
everybody's well aware of that. With respect to the parking, you know, we'll have to understand 
that the formula that's used. But essentially, there's seven units within that space. The church is 
proposing to use three of the units, they feel pretty confident that, once we go through the 
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formula, they really are only going to need about 50 spaces of the 117-some-odd spaces that 
are currently there. Again, it's complementary use, it’s weekend use. So they're not going to be 
really overlapping with other tenants, during the course of the week, or, frankly, other 
businesses around the area. So they're not too concerned about that issue. And again, if a 
variance needs to be obtained, we'll certainly seek that. But they're not too concerned about the 
parking issue at this point. There's approximately, 120 congregants currently. So, you know, 
obviously every 120 doesn't have a car of their own, so they are families and couples that are 
coming in. 
 
COPPOLA Okay, so there… you said, how many of the spaces are they planning to initially 
use? I assume at some point they’ll expand to all of it. 
 
WILLIAMS I mean, I think they hope to expand it. They're looking to do several services. So 
it's not like there's gonna be a single service where everybody's flooding the zone, so to speak. 
So I think right now, they feel probably about 50 spaces during the weekend is probably gonna 
meet their needs. 
 
COPPOLA So what are they planning on doing in the interim with the vacant spaces?  
 
WILLIAMS I mean, I don't think they're planning to do anything. They will just simply-- oh, 
vacant. I'm sorry. I was thinking parking spaces, the vacant building spaces.  
 
COPPOLA Yes.  
 
WILLIAMS I think the hope that there's currently one tenant in one of them, in an ideal world, 
they would hopefully be able to rent out some of those other units. 
 
COPPOLA Well, they’re aware, that the reason landlord signed on this, is because he hasn’t 
been able to…. 
 
WILLIAMS They have. I mean, this is, that's not the principal, you know, they're not really 
looking to get into the business of being landlords. I mean, that would just be sort of a happy 
benefit if there's a way to use that space, until they're able to use it for their entire space. So. 
Like I said, there’s one tenant there now, if another tenant came in, or a second tenant came in, 
then that's just more resources for them to use down the road. But the primary reason is to 
really have space, a space of their own, a space in the community that Livonia would have 
access to, and they think would be a ni-- right now we've got essentially a vacant building sitting 
there, really doing not much of anything. And we think this would be a nice addition to Livonia to 
be able to have this church in that location. 
 
COPPOLA Question. Any other questions for the Petitioner?  
 
BARINGHAUS Mr. Chairman.  
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COPPOLA Vice Chair Baringhaus. 
 
BARINGHAUS I guess, is the principal services just on Sunday, or do they have a 
number of programs planned through the week as well? Yeah, go ahead. I'm sorry. 
 
WILLIAMS I’m sorry. I think that the pastor can probably comment better to that than I can, 
but I think my understanding is they have a Sunday service. Again. I think they're planning, once 
everything's up to speed, to try to have two Sunday services. You know, there'll probably be 
some things during the week, women's groups, some things in the evening, but I think… my 
guess is most of the use is going to be heavily weekend, probably evenings for Bible studies 
and those sorts of things. But not… that's why it's kind of a nice, complimentary use. Really 
shouldn't be interfering with anybody else that would be in the regular nine to five operation. 
 
BARINGHAUS Okay. Thank you. 
 
COPPOLA I have a question for Mr. Fisher. We provide a use variance. At that point, does 
that whole property be designated as, I guess, what are usually more like C-2s, the use 
variance. Can they still use that as a rental, as rental property, since we've given the whole 
property a use variance? 
 
FISHER Well, I guess you, if you're asking, could you give the use variance status for less 
than the entire parcel? I suppose you could do that. Is that what you’re driving at? 
 
COPPOLA No, well, what I didn’t want to do is give the buyer a misunderstanding that once 
we give them use variance, that those units they want to rent out, the interim before they can 
use them, can't be rented out. 
 
FISHER Well, they obviously have some problems in that you already talked about the 
fact that you don’t know how much parking you're going to need, because we haven’t got 
interior plans at the church, and simultaneously, we don't know how much you'll need for current 
and future tenants, pretty much, by definition, in the case of future tenants. So there we're 
gonna have to address those issues somehow. 
 
COPPOLA Okay. Other questions?  
 
BOLOVEN Mr. Chair.  
 
COPPOLA Mr. Boloven. 
 
BOLOVEN Question for the Petitioner, how far are you in due diligence on the other items 
that Mr. Stierna brought up, as far as if it were approved for that use variance, parking updates 
that need to be done. 
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WILLIAMS My understanding is they're very far along in due diligence. This is one of the last 
steps to being able to close this transaction. Is just trying to get this variance. 
 
BOLOVEN So is everything that's going to be required by the City, are they going to be able 
to do, or is this just going to end up back here again for another variance request for parking or 
whatever the case may be? 
 
WILLIAMS Well, again, I became aware of the parking issue. I think someone from the 
Engineering Department reached out to one of the church members who raised these issues. 
So I've been aware of it for a couple days now. I think parking was… well…. As far as the 
additions and things that need to be done to make it accessible, I think everybody was fully 
aware of that. They've already had the architect on site, I believe they already have plans or 
there certainly will be soon enough. So that issue is where again, on the parking issue, we'll 
have to understand the formula for what's going to be provided there. But my sense is, I think 
we're going to, I think the church is going to meet that for them, because, again, they're not 
looking to use, even 50% of the curb space there. 
 
BOLOVEN I tend to agree with Mr. Chair about putting the cart before the horse. If this were 
tabled for 30 days, it seems like far enough along in the due diligence process that that last 
piece, if you got the formula, you guys could give us some certainty. Is that correct? 
 
WILLIAMS Well, I think we need to understand what the requirements are, yeah, that's for 
sure. 
 
BOLOVEN Thank you, Mr. Chair.  
 
COPPOLA Any other questions for the Petitioner? 
 
TESTA Yeah, Mr. Chair, question for the Petitioner.  
 
COPPOLA Yes, Mr. Testa. 
 
TESTA I don't know if we directed you or maybe someone from the church. So Life 
Church has been around in Livonia for 10 years. I think the business model, for lack of better 
term, has been rentals like Holmes Middle School. I live right there. And you guys were great 
during Covid, doing it outside and playing music, enjoyed from my backyard. But I'm wondering 
why you're changing from a kind of a rental model to maybe a…. 
 
WILLIAMS So I can, yeah, I can answer that a little bit. So this is actually kind of a baby 
church, a larger church called, it's in Canton, called Life Church in Canton. And so I think it's 
down on Haggerty and Warren Road, and it was kind of a similar situation. I don't know what… I 
can't remember what the zoning was precisely. It was manufacturing or industrial, but it was a 
similar thing where they took a building like that and turned it into a pretty large, successful 
church. And so that church was so successful that it’s been able to church plant with other ones. 
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So with the church plant, with Life Church Livonia, it's… the intent is always to get to a building. 
I mean, that's the plan. I mean, it's not-- they have to do what they can live with initially, in terms 
of building, the congregation, the resources, but ultimately, at the end of the day, they want to 
have a church building and build plant churches of their own. I mean, that's really the goal of the 
of the operation, so that's the answer to the question. I mean, that's just part of the of the 
overarching plan for the church. And again, the pastor can comment on that more than I can, 
but that's my understanding. 
 
TESTA Okay. And then building-wise, if you look at other buildings, so I drive by this 
building every day on my way home from work, it seems it's more office-y-type building, and not 
so much church type. Why this building, is it simply the one building they could find, or…? 
 
WILLIAMS Yeah, I think they, we've got, actually, I said the real estate agent is here also, he 
can comment too. They've been looking for a place that met all of their criteria in terms of space 
and zoning, and various issues, and so this has been the best that they've been able to find 
that's in the community. And honestly, when we think of churches, we think of kind of the 
historical, beautiful, architectural majesties that we've seen around the communities and things. 
Things have changed. I mean, churches run malls, churches run retail strips. I mean, they're in 
different spaces, and people are kind of actually demanding sort of a different approach, a little 
bit more modern, contemporary. You can do a lot of things with a space like this. You know? It 
allows a lot of things for kids ministries and other sorts of ministries using these kinds of wider 
open spaces than, sort of the conventional church building. 
 
TESTA Okay, in an ideal world, when do you guys close and start operating this church? 
 
WILLIAMS You know, again, I can let Alex, who I think can comment on that more. I'm not 
sure what the timing is. I mean, we're trying to just get the deal done, the transaction done. I 
mean, in a perfect world we’d get it done in 30, 60 days. I'm sure that they would want to be in it 
before the end of the year.  
 
TESTA All right. Thank you. 
 
WILLIAMS Thank you. 
 
COPPOLA Any other questions for the Petitioner? All right, seeing none, is there anyone in 
the audience who would like to speak for or against this petition? And [if] there's members of the 
church or the realtor would like to speak up, now's a good time. 
 
RAHILL How you guys doing? My name is Alex Rahill. I'm a Livonia resident, been living 
here and doing work here for 10 years. I’m lead pastor at the church you're just hearing about 
and to address a couple of the issues, our church is about 230 folks, as our representative said, 
we're a church plant. Renting is not a long-term strategy for success. It's cheaper than owning, 
for sure, but part of our heart in the Livonia community is, we're really trying to meet the needs 
of the City and the people in the city and when you're a setup and tear-down operation and you 
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only have five hours of actually having a physical location that's not somebody's house, that 
really dramatically limits the kinds of things that you're able to do. As you saw, we did many 
events at Holmes Middle School over the years, and does bless the community. We actually just 
recently threw a Livonia cider mill at the mall in the parking lot, partnered with a number of 
vendors from the mall, trying to bring business back to the mall. And during Covid, we helped 
deliver lunches to kids who were dependent on those lunches but were doing school online at 
home, even just today, as I was at the Rec Center before coming here, I was talking to a 
number of the senior gentlemen who were talking about their thoughts on the senior center, 
really looking for purpose and looking for community, looking to build friendships. These are the 
kinds of things we're interested in partnering with. And we think a permanent facility is going to 
help us do that much better than a rental facility. To the point about parking. Will we end back 
up here asking for another zoning variance on that? I don't think so. I think if that were to 
happen, we've probably outgrown that space, and in terms of the 33,000 square feet, we have a 
lot of dreams and hopes with that space, some of that is stuff we’ll have to grow into, and I don't 
want to speak out of turn, and things like that. We do not yet have plans that are drawn up by an 
architect because we were unsure. This deal has died and kind of risen from the dead many 
times thus far in its process. We didn't want to spend the money creating something firm if we 
weren't even sure we could get it all the way through. So we're happy to come back with 
something more firm for everybody to take a look at. That's not a problem for us. And you know, 
we could come back with a solution on the parking as well and have some more information at 
the next meeting, if you'd like. But primarily what I wanted to come up here is just for some of 
the questions we were directing our representation to be able to answer those more directly. 
 
COPPOLA Any questions? All right, thank you very much. Anyone else? 
 
GARVEY Hi, my name is Chris Garvey, and I'm a congregant. I actually live in Canton, 
1281 Hampshire Drive, and I was a part of the aforementioned plants for Life Church Canton, 
where we took the old Rudolph Libby building and converted that. Worked very closely with the 
city there to get similarly, to get the variance. In that case, we did actually add parking. And so 
when I moved over to start attending Life Church Livonia, I joined on with their kind of a building 
team, and found out that they had been in this process for the better part of two years. They've 
looked at multiple buildings. We're having a serious difficulty in finding anything within the 
bounds of the Livonia city limits that would meet the square footage and parking, etc. 
requirements. And so actually, I think as far as the kind of aforementioned, whether we haven't 
done specific plans with the architect, we have engaged the same architect that helped us with 
Canton. So he's very aware of the requirements specifically, and we're aware of the 
modifications we have to make. You know, airflow, large, countering space. You have to 
increase the amount of air flow so the HVAC improvements, things like egress, obviously, would 
have to be improved. I think on the parking front, I look at this as we will design the space to 
meet what our parking availability is, and that is to say, with the 50 square feet per spot that's 
within 117 spaces, you've got almost 6000 square feet, which is actually larger than we would 
need for auditorium space, the congregating space. So if we have a space of, like right now, if 
we have, if our average attendance is, yeah, there's 100 and 100… well, 120 I think, includes 
kids. But if you have 100 congregants, we could have a space for 250, easily, 250 seats that we 
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get that we could grow into in that 5000 square feet, which is more than, I think we have more 
than adequate parking. So I would get, as a way that we would actually design the space to fit 
the available spots.  
 
COPPOLA Okay.  
 
GARVEY Any other questions on that? 
 
COPPOLA Thank you. Anyone else? One more? Okay. 
 
HENRY My name is Mark Henry. I work with Rock Real Estate.  
 
COPPOLA Your name and address, if you would, please. 
 
HENRY My address? 
 
COPPOLA Yes.  
 
HENRY All right. It is 45580 Maidstone Road, Canton, Michigan. We, Alex especially, 
we've been looking at several properties. We've almost been under contract with a few for lease 
agreements, but most of them would have faced a lot of challenges with parking. It just… 
Livonia is a developed community. It's been around for several years, and everything is set in 
place, and it'd be very difficult to find open land or spots where you could build. So that's… and 
we also have pursued other churches where we would come across the same issues with be 
able to be involved, with being with some of the things that's mentioned, and also to have the 
parking that we would need. So that's kind of where we landed. And it's been a long process, 
and this building seemed to meet a lot of the criteria that we were looking for in a building, 
because I think in a lot of cases, we've already had this experience with Canton, and we thought 
this would be a great opportunity for the church.  
 
COPPOLA Thank you. Any questions? No? I think we’re all set, thanks. Anyone else? Any 
correspondence? 
 
KLISZ  No letters. 
 
COPPOLA  Okay, Mr. Williams, would you like to say anything in closing, before we close 
the public portion to our to go to that… whatever… we talk and then we vote? 
 
WILLIAMS No. I think we… I think it's been said. I think we've addressed the issues at this 
point, like I said. I think certainly when you cooperate to work with the Zoning Board and the City 
to come to a successful resolution. So. I guess, one… can I ask one question? This 
is a point of clarification. With respect, if this were to be granted, there was some conversation 
about how that would impact leasing, and future leasing of the space. Is that, was I hearing that 
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correctly, that that could essentially prevent future leasing of the empty spaces? And I guess 
what… I guess the question would be, what about the existing tenancy there? 
 
COPPOLA Mr. Fisher, I’m going to punt to you on that one.  
 
FISHER Okay. I think part of the problem is that your traffic or your parking needs are tied 
to your building usage, and as soon as one goes up, the other goes down. And so the reason 
we had asked for site plans was because it was for that very issue that your use of your internal 
spaces governs what you can do outside. And so, yes, that does. It does potentially make it 
more difficult for you to have your additional tenants, or even your current tenant. 
 
WILLIAMS But, I'm sorry, but only to the extent of making sure that it qualifies with respect to 
the parking requirements of the City, is that right? 
 
FISHER Well, right now, that's all I can think of.  
 
WILLIAMS Okay, so that's… I just wanted to make a clarification. 
 
COPPOLA Let me ask a clarifying question, a little deeper question. Does getting a use 
variance prohibit them, notwithstanding any other requirements to lease any of the units? 
 
FISHER I think that's only if the Board imposes that requirement. 
 
COPPOLA So, but if we did impose it, in other words, just because we gave them a use 
variance, didn't think about it, and then they came back and said, all we want, or we want to rent 
out these three units. Does the use variance prohibit them now from using it as, as what the 
property currently is zoned as, which is general manufacturing? 
 
FISHER Well, the use variance standard includes within itself the concept of reasonable 
return. So I suppose theoretically, if they said, “We're going to starve to death and we can't rent 
to this or that,” then it wouldn't… the mere fact of the use variance wouldn’t stop that. So you 
should be mindful. I guess when you're developing your resolution that it says whatever you 
think it's going to need to say. 
 
COPPOLA Okay. So it doesn't, you know, notwithstanding any other requirements, there's 
no prohibition with use variances, as it stands, unless we provide any limitation. 
 
WILLIAMS I mean, I would assume, unless it's, because it’s zoned manufacturing now, I 
would assume that manufacturing qualified tenants can still be within that space, unless the 
resolution provided otherwise, made some kind of limitation. In other words, we couldn't 
necessarily lease it to another church, maybe. And, you know, I guess, unless it was, unless 
that was part of the criteria or something, but…. I have nothing further. So I appreciate your 
time. 
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COPPOLA Thank you. 
 
BOLOVEN Mr. Chair. I have a question for Mr. Fisher based on that discussion. My 
understanding has always been it's all or nothing. So what I mean by that, especially in relation 
to the property taxes, if this Board grants the use variance on that property, it's fully owned by 
the church, and it's no longer… it's fully tax exempt. So even if they do—no? 
 
FISHER I don’t know that that's necessarily true, because function is considered in 
deciding whether the property is exempt from tax. 
 
BOLOVEN Yeah, but for churches, they're fully exempted, right? They could have rentals 
that are still going, but they're that property is no longer income tax or real estate tax producing. 
 
FISHER Well, I don't, I don't know, property tax exemptions. Didn't have a dependent 
answer for you, but I would have said if you give the… even if the church uses it for purposes 
which are not churchly, the church use it with those purposes, it would not be exempt. And it's 
not exempt. 
 
BOLOVEN For a normal nonprofit, it would be, but not church. 
 
FISHER I got in my own church, we had a parsonage that somebody in the church 
hierarchy said we should rent out to the general public, and we paid property taxes on that 
parsonage all the time -- it was in the hands of a non-church employee. So no. 
 
BOLOVEN Thank you, Mr. Chair.  
 
COPPOLA Okay, all right, so I'm going to close the public portion of the case and start the 
Board's comments with Mr. Boloven. 
 
BOLOVEN I think I'd like some more certainty. I kind of hinted that way my question of 
Petitioner when he was up in front of us, and I think they're far enough along in due diligence 
that a tabling is not going to hurt this. I mean, it's 30 days that gets its specifics from the City, as 
far as what the requirements going to be. If this does convert it, this use variance is granted by 
this Board, they can figure out what's needed, how it's going to affect their tenants, if those 
tenants remain. Think there's a lot of questions that were asked tonight that need to be 
answered, and I think tabling would be appropriate at this time to get some certainty at the next 
meeting. 
 
COPPOLA All right. Thank you. Vice Chair Baringhaus. 
 
BARINGHAUS Okay, thank you. I agree with Mr. Boloven. I think once I heard tonight 
about office space today has to evolve into more different, creative uses. I agree with that. The 
world's kind of moved on. I understand your difficulty in securing a site within Livonia. I know 
Glen Church is doing a similar exercise to yours, and they're still not there yet after a couple 
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years, but they're still trying as well. Again, I have questions regarding parking requirements. 
Also what changes are necessary for the building to get it into its final format. And also look to 
see a floor plan presented as well. So based on that I’d be in support of the variance. Thank 
you. 
 
COPPOLA All right. Thank you. Secretary Klisz. 
 
KLISZ  I agree with my colleagues. I think it's a good time to table this, and then by the 
time they come back, there'll be more answers, as well as outline the plans and that kind of 
thing.  
 
COPPOLA All right. Thank you. Mr. Rotondo. 
 
ROTONDO Yeah, I'm happy to see that the parish is growing, and you guys are looking to 
invest into a building now. I just, I don't know that this is very… instantly appropriate here. I think 
this is something that should probably go to Council for rezoning. But I could be in favor of a 
table too, because it sounds like my colleagues are, and I guess if we table it, I would be 
interested to see more of the site plans and the parking plan. Thank you. 
 
COPPOLA Thank you. Mr. Testa. 
 
TESTA Thank you, Mr. Chair. I'm in support of a table. Have you guys firm up your plans 
and come back and present them. Thank you. 
 
COPPOLA Okay, thank you. Yeah. I'd really like to see a more fully baked petition. I think 
ideally, we're going to provide a user experience. One has to understand the layout of the 
property, what it's going to be. What section is going to be used for what. We'll have the parking 
issue resolved, and if it needs to be addressed, it can be addressed at that time. I'd also want to 
suggest that you… any signage that you want to put on the property, you might want to include 
that in your petition, because if there's some variance needed for that, let's get it all done at one 
time. If, again, the proposed signage is something that's approvable by the Board. So I agree. I 
support the tabling. I think it sounds like you guys are pretty close to there anyway. So you can 
finish that up, spend some time with the Building Department making sure that everything's in 
compliance. So we can get up, we approve something. We know exactly what we're approving, 
and then we can move forward from that point. So I will go ahead and open up the floor for a 
motion. 
 
BARINGHAUS Mr. Chairman.  
 
COPPOLA Vice Chair Baringhaus.  
 
BARINGHAUS Okay. Thank you. Motion to table Appeal Case No. 2024-08-29, made by 
TODAL, LLC for the purposes of requesting additional information on the project. Examples 
include signage for the property, clarifying and defining the number of parking spaces, what the 
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final plan would look like in terms of modifying the building for church uses, and then also a 
detailed floor plan of the building as well.  
 
BOLOVEN Support. 
 
COPPOLA I have a motion by Vice Chair Baringhaus. Support by Mr. Boloven. Go ahead 
and take the roll. 
 
RESOLVED: APPEAL CASE NO. 2024-08-29, TODAL, LLC, 38019-38035 Schoolcraft: 
seeking to occupy a property in the M-2 (General Manufacturing) Zoning District to establish a 
religious institution, which is prohibited. 
 
This Tech and Manufacturing property is located on the south side of Schoolcraft Road (38019-
38035), between Waco Road and Newburgh Road, Lot. No. 117-02-0009-006, M-2, General 
Manufacturing, rejected by the Inspection Department under Livonia Zoning Ordinance, Section 
3.17 (Permitted and Prohibited Uses). 
 
be tabled be tabled so that the Petitioner may submit more information regarding signage, 
parking, detailed floor plans, and modifications to Matt Stierna, Senior Building Inspector, in 
person or via email at mstierna@livonia.gov . 

If the Petitioner wishes to be heard at the November 19, 2024 meeting, the additional petition 
information must be submitted by October 25, 2024 to allow the Zoning Board of Appeals 
Department time to notify residents. 
 
ROLL CALL VOTE 
AYES: 6  
NAYS: 0 
Absent: Scheel 
PASS/FAIL/TABLED: PASS: TABLED 
 
KLISZ  Mr. Rotondo. 
 
ROTONDO Aye. 
 
KLISZ  Mr. Testa. 
 
TESTA Aye.  
 
KLISZ  Mr. Boloven. 
 
BOLOVEN Aye. 
 
KLISZ  Secretary Klisz votes aye. Vice Chairman Baringhaus. 
 
BARINGHAUS Aye. 

mailto:mstierna@livonia.gov
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KLISZ  Chairman Coppola. 
 
COPPOLA Aye. 
 
KLISZ  Six zero.  
 
COPPOLA All right, so the petition has been tabled. The Board has asked for information. I 
think you've kind of got in mind what we're looking for. So as I mentioned earlier, the next 
meeting is November 19th, and you need to submit updated documentation by the 25th. You can 
have your representation letter back. You can submit that with the resubmission of the package, 
I was just going to scan it, but I think you just resubmit anything. 
 
WILLIAMS Just for clarification. That was just for tonight. So we might have to get something 
further-- 
 
COPPOLA All right. 
 
WILLIAMS --If we're going to actually coming back so we can work with the buyer. 
 
COPPOLA Yeah, maybe just, yeah. I think there's actually, do we have a form? Mr. Fisher, 
do we have a form for authorization? Or… I thought I saw something. 
 
FISHER Not that I’m aware of. 
 
WILLIAMS  Don’t steal my form. 
 
[Laughter] 
 
COPPOLA Don’t worry about it, it’s much simpler than that. 
 
WILLIAMS In terms of submitting the-- 
 
COPPOLA Yeah, can you just step up so we can get the recording? 
 
WILLIAMS In terms of submitting the supplemental documentation. I assume we can just 
submit that to the Building Department, the same process, and then we'll just talk to them about, 
do we need to affirmatively get back on the docket? We have to communicate? 
 
COPPOLA Yes. Again, if you, let's say, by chance, you just aren't finished by the 25th of 
October, that pushes you into a separate meeting.  
 
WILLIAMS Okay.  
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COPPOLA So, so you want to make sure you have everything, and again, I think it would 
make sense for the Building Department to have an opportunity to review that. And then, you 
know, they'll do their calculation on parking, make sure that you're in compliance with all the 
other requirements. And then, once you have a fully, kind of a fully baked plan, everybody 
agrees to that, you can present it to the Board. 
 
WILLIAMS Okay? So we need to submit those by the 25th and let them know that we want 
to be back on the docket. 
 
COPPOLA If you're able to do that, otherwise it just goes to December. If you can't get it 
there by the 25th…. 
 
WILLIAMS No, I think we'll hopefully get there. Okay. Thank you very much. Appreciate it. 
 
COPPOLA All right. Thank you. You can call the next case, please. 
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APPEAL CASE NO. 2024-08-30, William Earles, d.b.a. So Delish, 33825 Five Mile Road: 
seeking to maintain a second wall sign, erected without permits, resulting in an excessive 
number of wall signs. 
 

Wall Signs 
Allowed: 1 

Proposed: 2 
Excess: 1 

 
This City Center property is located on the south side of Five Mile Road (33825), between 
Fairlane Avenue and Farmington Road, Lot. No. 081-99-0010-002, C-2, Commercial Retail, 
rejected by the Inspection Department under Livonia Zoning Ordinance, Section 11.08 (3): 
Awning, Canopy or Wall Signs. 

 

COPPOLA All right, thank you. Mr. Stierna, anything you'd like to add? 
 
STIERNA The Inspection Department has nothing to add. 
 
COPPOLA Any questions for Mr. Stierna? I have a question, as I always do. I noted that 
there wasn't any reference to sign size or excess size. What's the size that's permitted total for 
that unit, and do you know what’s the total size of the two signs? 
 
STIERNA So the total allowable sign area is one square feet of signage for one lineal foot 
of frontage or portion there of the building. In this case, So Delish actually has three units that 
[have] been combined into one address, and they are definitely in compliance with…. 
 
COPPOLA More than enough. 
 
STIERNA Yeah. 
 
COPPOLA Okay, perfect. Alright, if the Petitioner could step up to the podium. Name and 
address first, please. 
 
EARLES William Earles, address is 33825 Five Mile Road. 
 
COPPOLA All right, Mr. Earles, why don’t you tell us a little bit about the need for a sign, the 
kind of the hardship that would suggest approval of the variance. And then I'd like to understand 
how the sign got up without a permit. 
 
EARLES Okay, the need for the sign is because the specific portion on Five Mile, where 
our strip mall is, is east, and the road goes east and west with the median in the middle. So it's 
hard for people to see our front store sign. When you're traveling east on Five Mile, you don't 
see the front of the store. You just see the back of the strip. So for me, having a sign on that 
side of the building is sort of important, even though it's not huge, [it] kind of gets, at least gets 
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people's attention to say, “What's over there?” And they might come in the strip, because we do 
have a lot of comments on people not being able to… they didn't know where we were. They 
couldn't find us. You know, they had to do the turnaround because they… it's not clearly noted 
where, exactly where we are. As far as the getting the sign up, I just hired the same company 
who put my initial sign up, up front, to do the back sign, and then do something as elaborate as 
what is up front, just doing a box sign in the back to just kind of like I said, get something up 
there so that way people can notice us more. 
 
COPPOLA Okay. You said the company that did your front side did your back side. Did they 
actually erect a sign, or they just hand you a sign to put up?  
 
EARLES Nope, they erected it.  
 
COPPOLA So what was the name of this company?  
 
EARLES I think it’s… I can look it up. 
 
COPPOLA Did you know that a permit was required to erect a sign? 
 
EARLES I didn't know that it was required for a second sign. I did know that it was for my 
first one, and I had gotten an approval for that one, but I didn't know that, since it's the same 
business, that you would need a second approval. 
 
COPPOLA And you didn't call the City to ask. 
 
EARLES I did not, no. 
 
COPPOLA Okay, and then the company that did this, did they pulled a permit to put the first 
sign up? 
 
EARLES To my knowledge, yes. 
 
COPPOLA There's a monument sign for this strip mall, correct?  
 
EARLES There is.  
 
COPPOLA And you're you are on there? 
 
EARLES We are on there, as well as some other businesses that are no longer there. 
Again, driving east on Five Mile, it's hard to see the monument sign until you're actually on it. 
There's some trees on the Boulevard that obstruct the view a little bit. When you're traveling 
westbound on Five Mile, you would have to be looking across the median. It would be on your 
left-hand side. But also, our landlord has a large sign that's sort of in front of our monument sign 
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for leasing purposes, to call the leasing agent to fill in one of the spots. So it's kind of hidden a 
little bit behind their sign. 
 
COPPOLA Have you asked the landlord to move the leasing sign?  
 
EARLES I have not, no.  
 
COPPOLA Have you suggested that or do something more helpful? Because you're not the 
only one dealing with that. Obviously, everybody in that strip mall, it's the same section here has 
the same and even the ones in there that really far from Five Mile have the same issue, visibility 
is difficult, so have you thought to talk about or to improve their monument sign? 
 
EARLES I have not, no. I mean, obviously there's a lot of things that need to be improved 
about that space specifically. Unfortunately, the sign is not our biggest issue that we have there, 
but it can definitely be addressed. 
 
COPPOLA Have you thought that, rather than have that sign, put a bigger sign on the front 
so that people might be able to when they're looking for, they can see it better. You've got three 
units and you've got a pretty… you've got a small… looks like you might have put that sign up 
when you were in one unit. Maybe expand it. So maybe you do something larger. 
 
EARLES I could, yep, I… again. You know people traveling east on Five Mile would never 
see it. You have to be traveling west on Five Mile and looking over the median. You know, 
further away from… To be honest, driving supposed to be paying attention, driving a quick 
glance at the side is fine, but across three other lanes of traffic as well as a median is… might 
be a little bit distracting. 
 
COPPOLA I drove east on Five Mile and I looked for the sign. First of all, you sit pretty far 
down in the strip mall, and if I hadn't been looking for the sign because I wanted to view it, I 
wouldn't have seen it. Do you believe that that actually improves your visibility? 
 
EARLES I mean, you can't even… beyond that, you can't even read it. 
 
COPPOLA Sure.  
 
EARLES My… the reason for lighting was so you could see it at night or early in the 
morning, so that way you could at least acknowledge that there was something different over 
there. There was something that was lit up. You know, we do have a lack of lighting in the back 
there as well. So at least if somebody saw it out of the corner of their eye, they could say, “Oh, 
I’ll have to go see what that is.”  
 
COPPOLA Questions for the Petitioner? 
 
BARINGHAUS Mr. Chairman.  
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COPPOLA Vice Chair Baringhaus. 
 
BARINGHAUS I mean, essentially, that sign you installed is on the back of the building. 
 
EARLES Correct. 
 
BARINGHAUS Are there any other signs like that on that area of the building? 
 
EARLES There are not, no.  
 
BARINGHAUS Just yours. 
 
EARLES Just mine. I'm the first one, I mean, and then, since there was an issue with mine. 
I know that at least one of the other spots on my side of the building would like to put up a sign, 
but since there was an issue, it kind of halted them as well. 
 
BARINGHAUS Just for clarification, was that a newly constructed sign that you placed 
back there or was that your old sign that you moved to that location? 
 
EARLES It was a newly constructed sign.  
 
BARINGHAUS Newly constructed. 
 
EARLES Yeah.  
 
BARINGHAUS Okay, great. Thank you. 
 
EARLES You’re welcome. 
 
BOLOVEN Mr. Chair. 
 
COPPOLA Mr. Boloven. 
 
BOLOVEN Do you have any activity in the back? 
 
EARLES As far as what? 
 
BOLOVEN So is there customers that come in back there? Is there deliveries or pickups 
back there? What happens back there? 
 
EARLES Deliveries are back there. People do drive back there. People ride their bikes 
back there. People walk back there. So, I mean, there are, it's not necessarily like, you know, a 
sidewalk or anything like a pathway, but I mean, people are curious. They do their own paths 
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and stuff, and then right next to us is the cemetery, so as they're developing that side of the 
cemetery right next to us. I mean, I think it would be helpful to have a sign there. 
 
BOLOVEN I have a similar question to Mr. Chair here. Questions just come back to why. 
Throughout this many times back and forth. I love your location, by the way, major props. You 
guys are growing. I love it.  
 
EARLES Thank you.  
 
BOLOVEN I just can't understand, even driving east, I couldn't see it, and I'm looking for it, 
and it's like, is this your hill to die on, you know, wouldn't you rather have a bigger sign up front 
or different signage, rather than this in the back that nobody's really seeing? Like, I understand 
you're telling me, “Oh, I got deliveries. People need to find a shop.” But if all your activity is 
coming in the front, why this sign back here? 
 
EARLES Like I said, for me, having it lit at night, it's just something that kind of grabs 
people's attention, even though you might not be able to see it clearly during the day. You know, 
the nighttime is where you primarily see it lit. And you could at least have a notion to say, “Hey, 
maybe I want to check out whatever that was.” 
 
BOLOVEN Did you have to get approval of the landlord to put that up?  
 
EARLES I did not, no.  
 
BOLOVEN Does the landlord know this is up? 
 
EARLES Yes. 
 
BOLOVEN And they’re okay? 
 
EARLES They got a notice, also from the City of Livonia. 
 
BOLOVEN Are they okay with you having it up?  
 
EARLES Yeah.  
 
BOLOVEN Okay. Thank you, Mr. Chair. 
 
BARINGHAUS Mr. Chairman. 
 
COPPOLA Vice Chair Baringhaus.  
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BARINGHAUS In the back where you take your deliveries, looks like you have two doors 
with adhesive signs on them that say, “So Delish.” Question for the Inspection Department is, 
are those signs to be included in either the number of signs or the square footage of signs? 
 
STIERNA They are. They are exempt signs under the ordinance. They are allowed a 
placard for identifying loading, shipping areas in the rear of the building.  
 
BARINGHAUS Okay. Great. Thank you. 
 
COPPOLA Any other questions for the Petitioner? All right, seeing none. Is there anyone in 
the audience who would like to speak for or against this petition? Do we have any 
correspondence? 
 
KLISZ  No letters. 
 
COPPOLA No letters. 
 
EARLES I did have actually, somebody came into the shop today to drop one of these off, 
and he filled it out. This comment on the back is, “Approval, please help the small business 
owners in the city.“ 
 
COPPOLA Can you pass that along, please?  
 
EARLES Sure.  
 
COPPOLA Thank you. 
 
KLISZ  Do you want me to read in the address? 
 
COPPOLA Yeah, you can read in the address. 
 
KLISZ  The letter that we’ve just been handed, (approval letter was read) Steve King, 
33950 Coventry. I’ll add it to the file. 
 
COPPOLA Anything else you want to say in closing, Mr. Earles?  
 
EARLES No, thank you.  
 
COPPOLA Go ahead and have a seat. Close public portion case and start the Board's 
comments with Vice Chair Baringhaus. 
 
BARINGHAUS Thank you very much. Basically, I mean the site itself, I don't know if it 
justifies a hardship. All it's doing is it's an effort by the business owner to try to increase traffic 
with the signage improperly placed. I am not real happy with the fact that was installed without a 
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permit, but the owner of this business admitted that it was their mistake as well. I don't think the 
sign serves any real purpose. I drive down Five Mile quite a bit. To be honest, the first time I 
noticed that is with this case itself, also. I really think it does set a precedent, a bad precedent, 
because that's the only sign on the back of the building, which is basically a loading area and 
delivery area. And I don't think it's the intention of the ordinances to have that level of signage in 
that type of area. So based on that, I'm not in favor of the variance. 
 
COPPOLA All right. Secretary Klisz. 
 
KLISZ  I think I agree. And then, as we are worried about precedents, it sounds like other 
members of the same strip mall would be coming to us if we allowed it, and then they would end 
up with signs all the way to the back of the building, which just doesn't seem practical, like he 
has all the right to put up a much bigger, better sign, work with the landlord on the monument 
sign. But again, if you can't see it, even driving eastbound on Five Mile, it just doesn't seem like 
it's working. And again, a permitting thing, neither here or there, but I think I will not be in 
support. 
 
COPPOLA Thank you. Mr. Rotondo. 
 
ROTONDO Yeah, kind of what Mr. Baringhaus and Mr. Klisz touched on the setting of 
precedents. There's a lot of tenants in this building, and if we approve this one, I don't see how 
we wouldn't be able to, how we wouldn't have to approve the other buildings trying to put signs 
in the back. And I just think that that could cause an issue down the down the road there, 
because that's kind of an alleyway for deliveries and trash trucks, and people start seeing signs 
in the back of the building, so they might start turning in that area, you might cause some traffic 
issues. I think that the bigger issue is the monument sign. Maybe if you could get with your 
landlord or something, or some of the other tenants, and you guys could figure out a better 
situation with the monument sign, I think that might increase your visibility, better than the sign 
on the back of the building. So I'm going to be against this. Thank you, Mr. Chair. 
 
COPPOLA Thank you. Mr. Testa. 
 
TESTA Thank you, Mr. Chair. Yeah, I'm pretty indifferent on this. I have noticed the sign 
at nighttime and daytime. I am not morning and I'm not up early enough for it to be dark, so I 
wouldn’t notice it. I agree with Mr. Rotondo. I think your better approach here would be to work 
with the other tenants and your landlord. You have a very dated monument sign. Looking at it 
here on Google Maps, there's 12 different businesses. They're all kind of small on that 
monument sign. I also agree with the comment you made, Petitioner, that the trees that are 
blocking coming from eastbound. I know Mr. Vice Chairman Baringhaus, won’t like this, but 
maybe taking some of those trees out would help with visibility. You're right. We don't see that 
monument sign, until you're right up on it by that time, you're too late. You gotta pull in kind of 
the second entrance there. I don't think you have the votes here tonight, but I'm probably gonna 
be against it as well.  
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COPPOLA Mr. Boloven. 
 
BOLOVEN I agree with my colleagues. I think my bigger gripe is with this Khaled Signs & 
Awnings that charged 1800 bucks and basically knows better, and should have warned you. 
You should have got a permit before, and would have saved the money, and if anything, you 
should have spent the money and got a bigger sign up front. But you know, reluctantly, I agree 
here. It's going to set a precedent. You already said other people are going to want signs in the 
back, and it just doesn't seem like it's going to go down a good path for this Board or for the 
City. So with that, I’d be against. 
 
COPPOLA All right, thank you. Yeah, I'm really not for this. I think that the bigger concern 
here is that really approval for you is kind of approval for everybody. We pretty much would 
agree that we end up with signs on every unit. I think the actual proper path here is to work with 
the landlord. You have, I don't know, you got three units, so you should get three spaces on the 
monument sign, and that he should move his rental sign so that it doesn't block the monument 
sign. It seems like the landlord's more in it for himself than for his tenants and keeping the guys 
that he has. So again, I'm not in support of this. I feel for you, your company that put that sign 
up should have known better, and they should have advised you. I have a feeling that if you had 
gone to the City looking for a permit, and they told you needed a variance, you probably 
wouldn't have done it. So I feel bad for you there, and I think the company that put that sign up 
owes you something. So I'll go ahead and open up the floor for a motion.  
 
BARINGHAUS Mr. Chairman. 
 
COPPOLA Yes, Vice Chair Baringhaus.  
 
BARINGHAUS Thank you. Resolved that the variance sought in Appeal Case No. 2024-
08-30, filed by William Earles, be denied for the following reasons and findings of fact: that the 
Petitioner has not demonstrated to the Board that a practical difficulty exists, and that other 
options for expanding signage on the property, such as working with other tenants on the 
monument sign, sign specifications, and other options for signage in front of this store should be 
explored. 
 
TESTA Support. 
 
COPPOLA I have a motion by Vice Chair Baringhaus, supported by Mr. Testa for denial. And 
take roll, please. 
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RESOLVED: APPEAL CASE NO. 2024-08-30, William Earles, d.b.a. So Delish, 33825 Five 
Mile Road: seeking to maintain a second wall sign, erected without permits, resulting in an 
excessive number of wall signs. 
 

Wall Signs 
Allowed: 1 

Proposed: 2 
Excess: 1 

 
This City Center property is located on the south side of Five Mile Road (33825), between 
Fairlane Avenue and Farmington Road, Lot. No. 081-99-0010-002, C-2, Commercial Retail, 
rejected by the Inspection Department under Livonia Zoning Ordinance, Section 11.08 (3): 
Awning, Canopy or Wall Signs. 

 be denied for the following reasons and findings of fact: 

 
1. That the Petitioner has not demonstrated to the Board that a practical difficulty exists, 
2. That other options for expanding signage on the property, such as working with other 

tenants on the monument sign, sign specifications, and other options for signage in 
front of this store should be explored, and further, 

3. That denial of this variance is in the best interest of the City of Livonia. 
 
Further, that the variance be denied with the following condition: 
 

1. The second sign should be removed as soon as possible. 
 
 

ROLL CALL VOTE 
AYES: 6 
NAYS: 0 
Absent: Scheel 
PASS/FAIL/TABLED: PASS: DENIED 
 

KLISZ  Mr. Rotondo. 
 
ROTONDO Aye. 
 
KLISZ  Mr. Testa. 
 
TESTA Aye. 
 
KLISZ  Mr. Boloven. Did you want to add…? 
 
BARINGHAUS Mr. Chairman, I just want to add one final comment. Point three, 
regarding the denial motion is that further that denial of this appeal is in the best interest of the 
City of Livonia. 
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KLISZ  What other things should there be? Should there be a time limit for him to take it 
down? I think it's immediate. 
 
BARINGHAUS What would be a reasonable time frame would be a question for Mr. 
Stierna. 
 
STIERNA We already have an act of enforcement on it. 
 
BARINGHAUS Okay. Then have the sign taken down as soon as possible. 
 
COPPOLA I don’t know if we put conditions on denials. 
 
BARINGHAUS We never have. There’s always a first time. 
 
[Laughter] 
 
COPPOLA Okay. Anyway. 
 
KLISZ  So we're at Mr. Boloven. 
 
BOLOVEN Aye.  
 
KLISZ  And Secretary Klisz votes aye. Vice Chairman Baringhaus. 
 
BARINGHAUS Aye.  
 
KLISZ  Chairman Coppola. 
 
COPPOLA Aye. 
 
KLISZ  Six to zero. 
 

COPPOLA Mr. Earles, unfortunately your petition has been denied. You’ll have to remove 
that sign. 
 
EARLES Thank you. 
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ADMINISTRATIVE TASKS 
 
COPPOLA  All right. We have some administrative duties here today. We have two 
sets of minutes. 
 
KLISZ   Two minutes. We have August 13 and September third. 
 
COPPOLA  All right, so I need some motions. 
 
KLISZ   Mr. Chair. 
 
COPPOLA  Secretary Klisz. 
 
KLISZ   A motion to approve the minutes of both August 13, 2024 and September 
3. 2024. 
 
COPPOLA  You do them separately. I can vote for August. I can’t vote for September. 
 
KLISZ   Separately. August 13, first. 
 
BARINGHAUS Support. 
 
COPPOLA  I have a motion by Secretary Klisz, motion by Vice Chair Baringhaus to 
approve the August 13th minutes, all in favor? 
 
The Board voted unanimously to approve the minutes of August 13, 2024. Mr. Boloven and Mr. 
Rotondo abstained. 
 
ROLL CALL VOTE 
AYES: Klisz, Baringhaus, Testa, Coppola 
NAYS: None 
Abstain: Boloven, Rotondo 
Absent: Scheel 
 
BOLOVEN We, Mister Rotondo and I, are present. I don't know if that affects your quorum or 
not, but we were absent at that meeting. 
 
COPPOLA Okay, I don't think we need it for quorum. 
 
BOLOVEN Okay. 
 
COPPOLA So please. 
 
BOLOVEN Yeah. You got three. 
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COPPOLA So I got yay votes from Mr. Testa, Vice Chair Baringhaus, Chairman Coppola, 
and Mr. Klisz. And okay, so I need a new motion for September minutes. 
 
KLISZ  Motion to approve the September 3 minutes. 
 
BOLOVEN Support. 
 
COPPOLA I have a motion by Secretary Klisz, support by Mr. Boloven for the September 
minutes. All in favor? 
 
The Board voted unanimously to approve the minutes of September 3, 2024. Chairman Coppola 
abstained. 
 
ROLL CALL VOTE: 
AYES: Klisz, Boloven, Rotondo, Testa, Baringhaus 
NAYS: None 
Abstain: Coppola 
Absent: Scheel 
 
COPPOLA All right, so I have Mr. Testa, Mr. Boloven, Vice Chair Baringhaus, Secretary 
Klisz, and Mr. Rotondo. All right, I just need one more motion.  
 
TESTA Move to adjourn. 
 
KLISZ  Support.  
 
COPPOLA Have a motion by Mr. Testa to adjourn, supported by Secretary Klisz. All in favor.  
 
The Board voted unanimously to adjourn the meeting. 
 
There being no further business to come before the Board, the meeting was adjourned at 8:38 
p.m. 
 

 

___________________________ 

Gregory G. Coppola, Chairman 

____________________________ 

Timothy Klisz, Secretary 

 



AGENDA DATE: November 19, 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. 2024-07-28, H&A Investment, LLC, 29421 Six Mile Road: 

Should be denied because Petitioner has not provided credible proof that the 
property will not yield a reasonable return if used only for a purpose allowed by the 
ordinance. FURTHER, an alternative form of relief may be available to Petitioner in 
the form of a Planned General Development waiver use. 
 

2. APPEAL CASE NO. 2024-08-29, TODAL LLC, 38019-38035 Schoolcraft Road: 
Should be denied because Petitioner has not provided credible proof that the 
property will not yield a reasonable return if used only for a purpose allowed by the 
ordinance. 

 
3. APPEAL CASE NO. 2024-09-32, Brian Durand, 20132 Osmus Avenue: Should 

be denied because the alleged practical difficulty does not entail more than mere 
inconvenience. 
 

4. APPEAL CASE NO. 2024-10-33, Cornelia Group, LLC, on behalf of Lessee 
PAG Michigan 165, LLC. 27777 Schoolcraft Road: Should be denied because 
the alleged practical difficulty does not entail more than mere inability to earn a 
higher financial return. 
 



FUTURE LAND USE PLAN 
 
 
 
 
 
 
 
 
 
1. APPEAL CASE NO. 2024-07-28, H&A Investment, 29421 Six Mile Road: Seeking 

to continue using a second-story apartment space over a commercial business as a 
tourist home, which is not permitted in this Zoning District. 

FUTURE LAND USE PLAN (FLUP): CORRIDOR COMMERCIAL 
 
2. APPEAL CASE NO. 2024-08-29, TODAL LLC, 38019-38035 Schoolcraft Road: 

Seeking to occupy a property in the M-2 (General Manufacturing) Zoning District to 
establish a religious institution, which is prohibited. 
  FUTURE LAND USE PLAN (FLUP): TECH AND MANUFACTURING 
 

3. APPEAL CASE NO. 2024-09-32, Brian Durand, 20132 Osmus Avenue: Seeking to 
maintain a permanent carport structure erected without permits while maintaining an 
existing attached garage, existing accessory shed, and existing barn resulting in 
excessive number of accessory structures and accessory area. 
FUTURE LAND USE PLAN (FLUP): LOW DENSITY RESIDENTIAL 

 
4. APPEAL CASE NO. 2024-10-33, The Cornelia Group, LLC, on behalf of Lessee 

PAG Michigan 165, LLC, 27777 Schoolcraft Road: Seeking to erect an 8-foot-tall 
metal picket fence along Schoolcraft Road resulting in a deficient front yard setback. 
 FUTURE LAND USE PLAN (FLUP): TECH AND MANUFACTURING 

CITY OF LIVONIA 
ZONING BOARD OF APPEALS 

November 19, 2024 – 7:00 p.m. 
Livonia City Hall – Auditorium (1st floor) 

33000 Civic Center Drive, Livonia, MI 
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