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AGENDA 

 

A Regular Meeting of the Zoning Board of Appeals – Wednesday, June 11, 2014 
at 7:30 p.m. in the Warren Community Center Auditorium, 5460 Arden, Warren, MI  48092. 

 
1. CALL TO ORDER 
2. PLEDGE OF ALLEGIANCE 
3. ROLL CALL 
4. ADOPTION OF THE AGENDA 
5. APPROVAL OF THE MINUTES OF the Regular Meeting of May 28, 2014. 
 
6. PUBLIC HEARING  APPLICANT:  Zahler Enterprises  

   (Rescheduled from 4/9/14 & 5/14/14) 
REPRESENTATIVE:  Robert J. Tobin 
COMMON DESCRIPTION: 3519-3461 Ten Mile 
LEGAL DESCRIPTION: 13-19-477-028 
ZONE:    M-2 

 
VARIANCES REQUESTED:  Permission to:  
Waive 10,540 sq. ft of hard surfaced off street parking for 3461 Ten Mile. 
ORDINANCES and REQUIREMENTS: 
Section 4.32 Paragraph (h) Item 23: Required Off-street Parking requirements.  
Industrial establishments, including manufacturing, research and testing laboratories 
shall provide sufficient parking, and in no case shall the area allotted to off-street park-
ing be less than one hundred (100) percent of the total floor area. 
 

7. PUBLIC HEARING  APPLICANT: Nicholas Lavdas-USE- 
   (Rescheduled from 4/23/14 and 5/28/14) 

REPRESENTATIVE:  Michael Gordon RA 
COMMON DESCRIPTION: 4860 Thirteen Mile 
LEGAL DESCRIPTION: 13-08-126-028 
ZONE:    R-1-C 
 
VARIANCES REQUESTED:  Permission to: -USE- 
Expand the Wedding Chapel to include catered receptions that includes liquor license 
in an R-1-C with a variance for Office. 



ZBA Agenda 6/11/2014, Page 2 

ORDINANCES and REQUIREMENTS: 
Section 5.01 to 7.01: Uses permitted in Residential Zones: liquor establishments 
not permitted or banquet facilities. 
Section 13A.01: Uses in “O” Zones: Liquor establishments not permitted or banquet 
facilities. 
 
 

8. PUBLIC HEARING  APPLICANT:  Mr. David E. Zakrzewski 
 REPRESENTATIVE:  Same as above. 

COMMON DESCRIPTION: 30527 Dell Lane 
LEGAL DESCRIPTION: 13-07-202-020 
ZONE:    R-1-B 

 
VARIANCES REQUESTED:  Permission to: 
Construct a 8 foot x 12 foot = 96 sq. ft. shed to no less than two (2) feet of the side 
(west) property line into the side yard. 
ORDINANCES and REQUIREMENTS: 
Section 4.20 Paragraph (a): All detached accessory buildings shall conform to and 
shall not project beyond the existing building lines of the principal building on the lot. 
 

9.  PUBLIC HEARING   APPLICANT: Our Lady of Redemption Church 
 REPRESENTATIVE:   Mr. Ghassan Khalil 

COMMON DESCRIPTION:  29293 Lorraine Ave. 
LEGAL DESCRIPTION:  13-10-376-004 
ZONE:     R-3 and R-1-C 
 
VARIANCES REQUESTED: Permission to 
Conduct a church festival as follows: 
 Saturday July 26, 2014 11:00 a.m. to 11:00 p.m. 
 Sunday July 27, 2014 1:30 p.m. to 9:00 p.m. 
ORDINANCES and REQUIREMENTS: 
Section 4.35: Festivals require the approval of the Zoning Board of Appeals 
 

10.  PUBLIC HEARING   APPLICANT:  Mr. Asim Cehajic 
REPRESENTATIVE:   Mr. Asim Cehajic/Mr. Kerm Billette PCP. 
COMMON DESCRIPTION:  21329 Groesbeck Hwy 
LEGAL DESCRIPTION:  13-35-330-016 
ZONE:     M-2 
 
VARIANCES REQUESTED: Permission to 
1. Construct a pole barn (34 ft x 34 ft = 1,156 sq. ft.) to less than five (5) feet of the 

north property line and seven (7) feet of the west property line. 
2. Outdoor storage for truck parking on gravel as per the plan. 
ORDINANCES and REQUIREMENTS: 
Section 17.02 Paragraph (b): Side yards and rear yards. M-2, 20 feet each. 
Section 17.02, Item (s) Paragraph (2): Industrial Standards, Open storage other 
than junk… The designated area shall be hard surfaced and screen from the public 
street and any residentially zoned areas… Further, the designated area shall not ex-
ceed 50% of the building size and in M-2 zones the designated area shall not be lo-
cated any closer than seventy-five (75) for the front property line… 



ZBA Agenda 6/11/2014, Page 3 

 
11.  PUBLIC HEARING  APPLICANT:  Bosco’s Pizza Co. 

  REPRESENTATIVE:  Mr. LeRoy J. Stevens, Architect 
COMMON DESCRIPTION: 25000 Guenther Road. 
LEGAL DESCRIPTION: 13-19-326-019 
ZONE:    M-2 

 
VARIANCES REQUESTED:  Permission to: 
1. Waive 48,346 sq. ft. of required hard surfaced off street parking. 
2. Hard surface to no less than fifteen (15) feet of the front (10 Mile) property line. 
3. Allow a building addition with an overall height of thirty-five (35) feet. 
ORDINANCES and REQUIREMENTS: 
Section 4.32 Item (23): Off-street parking requirements. One square foot of parking 
for each on square foot of the total floor area. 
Section 17.02 Paragraph (a): Industrial standards. Front yards. In an M-2 zone 
where a front yard has been established by the majority of the existing buildings in a 
block, all buildings hereinafter erected or altered shall conform to the building line thus 
established, provided no building in an M-2 Zone shall be required to set back further 
than fifty (50) feet. 
Section 17.02 (d) height of buildings: M-2: 2 stories or 30 feet. 
 

12. PUBLIC HEARING  APPLICANT:  Sitto Building & Engineering-USE- 
REPRESENTATIVE:  Mr. Larry Merogi 
COMMON DESCRIPTION: 6767 8 Mile & 6760, 6768 and 6776 Rivard 
LEGAL DESCRIPTION: 13-33-457-013 & 13-33-457-003, 004, 005 
ZONE:    M-2 & R-1-P 

 
VARIANCES REQUESTED:  Permission to -USE- 
1. Allow outdoor storage for trucks and equipment on R-1-P lots to the front property 

line on Rivard as per the plan. 
2. Allow hard surfacing to the front property line on Rivard for parking and outdoor 

storage as per the plan. 
3. Waive 7,176 sq. ft. of required off street parking as per the plan. 
4. Allow a 6 foot high fence in the front setback on Rivard as per the plan. 
5. Waive required and greenbelt/wall.  
ORDINANCES and REQUIREMENTS: 
Section 8.01 Paragraph (b): Uses permitted. In all R-1-P Districts, no building or 
land, except as otherwise provided for, shall be erected or used except for one or 
more of the following specified uses: (a) residential dwellings (b) Parking of private 
passenger motor vehicles as prescribed in Article XVI. 
Section 17.02 Paragraph (s): Open storage other than junk. All open storage shall 
be located in a designated area approved by the Planning Commission, shall be 
screened from the public street and any residential zones area, shall not be in any re-
quired parking.. Further, shall not be closer than seventy-five (75) feet to the front 
property line. 
Section 17.02 (c) Greenbelt: Along all zoning district boundary lines which border on 
a more restrictive zoning district. 
Section 4.32 Paragraph (h) Item 23: One (1) square foot of parking area required for 
each sq. ft. of floor area for warehouses and storage buildings. 
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Section 8.05 Front setback: Each lot in R-1-P Districts shall have a front yard of not 
less than twenty-five (25) feet. 
Section 4D.39 Wall/fence location non-residential: Shall not extend closer to the 
front lot line than the established building line or front setback line. 
Section 2.26 Greenbelt (a): An 8 foot greenbelt shall be required and a decorative 
masonry wall may be substituted for required greenbelt.  
 

13. PUBLIC HEARING   APPLICANT: Mr. Avian Yousif –  
          A & J Cycle Shop 

 REPRESENTATIVE:   Mr. Aivan Yousif/Mr. Paul Saad 
       Mr. Kerm Billette PCP 

COMMON DESCRIPTION:  3731 Ten Mile 
LEGAL DESCRIPTION:  13-19-477-036 
ZONE:     M-2 
 
VARIANCES REQUESTED: Permission to 
Operate a used motorcycle business inside of an industrial building that is to close to 
an auto repair facility to the east of the property and an auto repair/used car sales 513 
ft. across Ten Mile as per the plan. 
 
The business works with bank owned, repossessed motorcycles that will be sold on 
the internet with the motorcycle being picked up at this location. There will be detailing 
of the motorcycles inside the building. No display of motorcycles will be outside the 
building. 
ORDINANCES and REQUIREMENTS: 
Section 15.01 (e) (2): Location criteria shall be 700 feet from the property line of any 
other site with an existing used car lot or the site of a proposed used car lot subject to 
review for approval. The site must be located more than 200 feet from the nearest lot 
line of a site being used for the following purposes: auto repair…. 
 

14. PUBLIC HEARING  APPLICANT:  A & J Properties LLC-USE- 
  REPRESENTATIVE:  Mr. Abdul Hijazi 

COMMON DESCRIPTION: 11526 Ten Mile 
LEGAL DESCRIPTION: 13-27-231-031 
ZONE:    C-1 

 
VARIANCES REQUESTED:  Permission to:-USE- 
1. Allow a secondhand/resale store in a C-1 Zones tenant space as per the plan. 
2. Allow a secondhand/resale store adjacent to residential at the south and west. 
ORDINANCES and REQUIREMENTS: 
Section 14.01 Uses permitted in C-2 (r): Pawnshops and secondhand dealers shall 
be permitted if the following locational criteria complied with: 
1. The site for a pawnshop or secondhand dealer shall be located more than five 

hundred (500) feet from the following zoning districts: R-1-A, R-1-B, R-1-C, R-1-P, 
R-2, R-3A, R-4, or R-5; and 

2. The site must be located more than one thousand (1,000) feet from a site having a 
pawnshop or second hand dealer designation under this ordinance or further than 
one thousand (1,000) feet to the property line of any public or private educational 
institution licensed by the State of Michigan to provide instruction for any grade 
level, kindergarten through twelve (12), inclusive…  
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15.   PUBLIC HEARING  APPLICANT:  Ruhuz Mumen 

REPRESENTATIVE:  Mr. LeRoy J. Stevens, AIA, NCARB 
COMMON DESCRIPTION: 5491 East 12 Mile 
LEGAL DESCRIPTION: 13-08-476-002 
ZONE:    C-2 

 
VARIANCES REQUESTED:  Permission to: 
Convert an existing commercial building into a religious center that was built to the 
east property line and to no less than twenty (20) feet of the front property line. 
ORDINANCES and REQUIREMENTS: 
Section 5.11 Items 8, 9: Churches… required front yard setback of 30’. Two (2) side 
yards setback of not less than twenty (20) feet. 

 
16.   PUBLIC HEARING  APPLICANT:  Leonardo Sterling, LLC 

REPRESENTATIVE:  Patrick Bell 
COMMON DESCRIPTION: 28697 Mound Rd. 
LEGAL DESCRIPTION: 13-17-227-015, 016, 017 and 018 
ZONE:    C-2 

 
VARIANCES REQUESTED:  Permission to:  
1. To allow a Drive-Thru Restaurant adjacent to the Elmgrove and Mound intersec-

tion. 
2. Waive the required four (4) foot fence around the property.  
3. Allow two (2) drive-thru menu boards as follows:  

7’ – 0 1/8” overall height, sign area 67 5/8” x 83 ½” (39.21 sq ft each, total 78.42 sq 
ft), with under clearance of 1’ – 4 ½”, located as per plan. 

4. Allow two (2) drive-thru pre-sell boards as follows: 
72 9/16” overall height, sign area 48 5/16” x 32 5/8” (16.44 sq ft each, total 32.88 
sq ft), with 21 ¾” under clearance, located as per plan. 

5. Allow two (2) wall signs as follows: 
93” x 53” (34.23 sq ft each, total 68.46 sq ft), one (1) on the east elevation and one 
(1) on the north elevation. 

6. Allow two (2) script banners as follows: 
4.5” x 180.75” (5.65 sq ft of lettering each, total 11.3 sq ft of lettering) One (1) on 
the east elevation and one (1) on the north elevation. 

 
Signs are in addition to a pylon sign 90” x 114.25” (71.41 square feet), overall height 
20’ with a 12’-6” under clearance as per the plans. 
ORDINANCES and REQUIREMENTS: 
Section 14.01 Paragraph (k): Drive in restaurant, an establishment whose principle 
business is to serve foot that may be consumed in the building on the premises, on 
the premises outside the building or off the premises. Drive in restaurants shall be 
permitted upon approval of the Planning Commission, after a public hearing and it is 
found that the proposed drive in restaurant meets all the requirements of the Zoning 
Ordinance and the following standards: Item 1: Be so located and designed to elimi-
nate undue congestion in the public streets: (a) be two hundred (200) feet from the in-
tersection… Item 4: Drive-in restaurant properties shall be completely enclosed with a 
chain link fence with a height of four (4) feet…. 
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Section 4A.35 Paragraph (b): One freestanding on-premise sign or advertising dis-
play of a size not exceed seventy five (75) square feet shall be allowed. 
Section 4A.35 Paragraph (c): Total wall signage of a size not to exceed forty (40) 
square feet shall  be allowed. 

 
17.   NEW BUSINESS 
 
18.   ADJOURNMENT  

 
 
 
        Jean Becher 
        Assistant Secretary of the Board 


