
City of Plymouth Zoning Board of Appeals  
Regular Meeting Agenda 
Thursday, November 5, 2026 – 7:00 p.m. 
City Hall & Online Zoom Webinar  
 

 City of Plymouth       www.plymouthmi.gov 
 201 S. Main        Phone    734-453-1234 
 Plymouth, Michigan 48170 
 

https://us02web.zoom.us/j/83926767242 
Passcode:737886 
Webinar ID: 839 2676 7242 
 
 

1) CALL TO ORDER  
a) Roll Call 

 
2) CITIZEN COMMENTS 

 
3) APPROVAL OF THE MINUTES  

a) Approval of June 4, 2026 regular meeting minutes 
b) Approval of the October 1, 2026 regular meeting minutes 

 
4) APPROVAL OF THE AGENDA 

 
5) OLD BUSINESS 

None. 
 

6) NEW BUSINESS 
a) Z 26-17 502 Adams: Robert Waters, the applicant, is requesting a non-use variance to construct a 

non-picket fence greater than 48 inches tall in the required front yard along Farmer. The property 
is zoned R-1, Single-Family Residential District. 

b) Z 26-18 212 S. Main: Dinverno Remodeling & Construction, the applicant, is requesting a non-use 
variance to install a roof sign. The property is zoned B-2, Central Business District. 

c) Z 26-19 254 Ann: Mark Bondoni, the owner, is requesting a non-use variance to modify an existing 
garage within the side yard setback. The property is zoned R-1, Single-Family Residential District. 

 
7) BOARD MEMBER COMMENTS 

 
8) REPORTS AND CORRESPONDENCE 
 
9) ADJOURNMENT  
 
Citizen Comments - This section of the agenda allows up to 3 minutes to present information or raise issues regarding items 
not on the agenda.  Upon arising to address the Commission, speakers should first identify themselves by clearly stating their 
name and address. Comments must be limited to the subject of the item. 
 
Meetings of the City of Plymouth are open to all without regard to race, sex, color, age, national origin, religion, height, 
weight, marital status, disability, or any other trait protected under applicable law.  Any individual planning to attend the 
meeting who has need of special assistance under the Americans with Disabilities Act (ADA) should submit a request to the 
ADA Coordinator at 734-453-1234 ext. 234 at least two working days in advance of the meeting.  The request may also be 
submitted via mail at 201 S. Main St. Plymouth, MI 48170, or email to clerk@plymouthmi.gov. 



















 
City of Plymouth 

Zoning Board of Appeals Notice 
201 S. Main Street Plymouth, Michigan 48170 

Website: www.plymouthmi.gov Phone: (734) 453-1234 ext. 232 
 

A regular meeting of the Zoning Board of Appeals will be held on Thursday, November 5, 2026,   
at 7:00 P.M. at Plymouth City Hall and online via Zoom to consider the following: 

 
Z 26-17 502 Adams: Robert Waters, the applicant, is requesting a non-use variance to construct 
a non-picket fence greater than 48 inches tall in the required front yard along Farmer. The 
property is zoned R-1, Single-Family Residential District. 
 
Z 26-18 212 S. Main: Dinverno Remodeling & Construction, the applicant, is requesting a non-use 
variance to install a roof sign. The property is zoned B-2, Central Business District. 
 
Z 26-19 254 Ann: Mark Bondoni, the owner, is requesting a non-use variance to modify an 
existing garage within the side yard setback. The property is zoned R-1, Single-Family Residential 
District. 
 
Plans are available for review in the Community Development Department office Monday 
through Friday from 8:00 A.M. to 4:30 P.M. 
 
Meetings of the City of Plymouth are open to all without regard to race, sex, color, age, national 
origin, religion, height, weight, marital status, disability, or any other trait protected under 
applicable law.  Any individual planning to attend the meeting who has need of special assistance 
under the Americans with Disabilities Act (ADA) should submit a request to the ADA Coordinator 
at 734-453-1234 ext. 234 at least two working days in advance of the meeting.  The request may 
also be submitted via mail at 201 S. Main St. Plymouth, MI 48170, or email to 
clerk@plymouthmi.gov. 
 
Publish: Wednesday, October 21, 2026 



City of Plymouth 
Zoning Board of Appeals 
Memorandum 
 
City of Plymouth      www.plymouthmi.gov 
201 S. Main       Phone  734-453-1234 
Plymouth, Michigan 48170     Fax     734-455-1892 

 
 
TO:   Zoning Board of Appeals 
FROM:  Greta Bolhuis, Planning & Community Development Director 
DATE:   October 29, 2026 
RE:  Z 26-17 502 Adams: Non-Use Variance Request 
 
Robert Waters, the applicant, is requesting a non-use variance to construct a non-picket fence 
greater than 48 inches tall in the required front yard along Farmer. The property is zoned R-1, 
Single-Family Residential District. The property is 50 feet wide by 122 feet deep, totaling 6,100 
square feet.  
 
Section 78-208 (1) states “In the case of a rear yard abutting a side yard, the side yard abutting 
a street shall be a continuation of the required front setback on the lot to the rear, and a 48-
inch-tall picket fence may project into this area but shall not extend toward the front of the lot 
nearer than the front of the house.” A variance is required to install a 6-foot-tall non-picket 
fence in the required front yard along Farmer.  
 
Please note that the plot plan provided in their submission is outdated. It incorrectly identifies 
the lot depth as 132 and indicates that the alley has been vacated. The correct lot depth is 122 
feet, and the alley has not been vacated. These discrepancies do not affect the variance 
request.  
 
Should you have any questions, please contact me directly. 
 
 
 

 

 



 

Please note that Google Earth does not show the new construction home. 
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To: Bolhuis, Greta <gbolhuis@plymouthmi.gov>
Subject: Z 26-17 Concern
 

I’d like to share some concerns regarding the addition of a fence over 48” at 502 Adams St.  The fence request is not a mere replacement of a
previous fence as stated. It would add to the previous fence by extending the fence almost 20’ according to the measurements provided in
the packet and satellite data of the residence. I do not think the plans as outlined in the packet would be safe for traffic. The extended height
of the fence combined with its placement 1’ from the property line on Farmer and 35’ from the line on Adams would greatly reduce visibility
for southbound Adams traffic, requiring cars and trucks to pull out into the intersection and perpendicular traffic for full visibility to see.
Additionally, westbound Farmer traffic would not be able to see pedestrians and bicyclists on southbound Adams until approaching the
intersection. Some of the other example fences shared in the packet depict fences and yards located at four way stops along Farmer, but the
Adams crossing is not a four way stop. Farmer does not stop. As an Adams Street neighbor situated on the block, I can attest that Adams and
Farmer is a difficult intersection to cross on foot, bike, and car as is, especially when traffic is backed up due to trains and blocking the
intersection. Accidents have occurred here in the past. As a dog lover myself, I empathize needing to put up a fence for canine companions. A
replacement fence is not an issue but one that is simultaneously tall AND extends to 35’ give or take from the Adams property line with a 1’
margin on Farmer would block visibility and be a major safety issue. We will do our best to attend the upcoming meeting to share these
concerns in person.

John and Alexandria Lorentz
609 Adams St.

Sent from my iPhone
**CAUTION:This email originated from outside of your organization. Use caution when clicking on links or opening attachments. Contact the
sender by phone to validate the contents.**
________________________________





 

City of Plymouth 
Zoning Board of Appeals 
Memorandum 
 
City of Plymouth      www.plymouthmi.gov 
201 S. Main       Phone  734-453-1234 
Plymouth, Michigan 48170     Fax     734-455-1892 

 
 
TO:   Zoning Board of Appeals 
FROM:  Greta Bolhuis, Planning & Community Development Director  
DATE:   October 29, 2026 
RE:  Z 26-18, 212 S. Main: Non-Use Variance Request 
 
Dinverno Remodeling & Construction, the applicant, is requesting a non-use variance to install a 
roof sign. The property is zoned B-2, Central Business District. The property is 40.5 feet wide by 
196 feet deep, totaling 7,938 square feet. 
 
Section 78-233 (k) references signs that are not permitted include roof signs. A variance is 
required to install a roof sign. 
 
Should you have any questions, please contact me directly. 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 



 



1 Effective Date: July 1, 2026 
 

 

DIMENSIONAL (NON-USE) VARIANCE APPLICATION 
Community Development Department 

201 S. Main Street Plymouth, MI 48170 Ph. 734-453-1234 ext. 232 
Website: www.plymouthmi.gov 

 
Type of Variance Request: DIMENSIONAL – Common regulations subject to dimensional (non-use) 
variance requests: setbacks, signs, height, parking regulations, lot coverage, and bulk or landscaping 
restrictions. Uniqueness: odd shape, small size, wetland, creek, natural features, big trees or slopes. 

 
 
Address of Property  Date of Application 

Applicant Name Property Owner  

Address City State Zip 

Email Phone  

Three Basic Functions of the ZBA: 
1. Interpreting the zoning ordinance (text and map) and nonconforming situations. 
2. Deciding appeals on administrative decisions, special land uses, or PUDs. 
3. Granting variance requests. 

 
Standards for Dimensional (Non-Use) Variance: Click here to see full ordinance language. 

1. Ordinance unreasonably prevents the owner from using the property for what it is zoned 
2. Variance will do substantial justice to the applicant, and the surrounding community 
3. Problem is due to the unique circumstances of the property 
4. Problem is not self-created 

A quorum (3 members) is required for approval of all non-use variance requests. 
 
The Zoning Board of Appeals meets the first Thursday of each month at 7:00PM. The completed 
application and necessary/applicable plans must be filed with a fee of $350.00 for single family 
residential projects or $600.00 for all other uses, as well as the $40.00 administrative fee.  A fee of 
$350.00 is applicable for ordinance interpretation only. Visit the City’s website for submittal deadlines 
and meeting dates: Zoning Board of Appeals. Submit ten (10) hardcopies of the application and plans 
including but not limited to survey, plot map, building plans, and photos. One complete digital set of 
application materials shall be submitted on a flash drive or emailed to plans@plymouthmi.gov 
(maximum file size is 100 MB). 
 
Please be wary of fraudulent wire transfer requests sent from fake City of Plymouth email 
addresses. Please verify invoices with Community Development Director Greta Bolhuis at (734) 
404-8105 before submitting payment. Official email correspondence to/from City employees and 
officials end in “plymouthmi.gov”. 
 
The Zoning Board of Appeals will not accept incomplete applications. Signature of property owner and 
applicant, as well as notarization is required for every application. There are notaries located in City 
Hall.  The Community Development Department has the right to remove an item from the agenda due to 
incompleteness. 

212 South Main Street, Plymouth, MI 48170 September 29, 2026 (Updated 10/13/2026)

Dinverno Remodeling & Construction (Josh Dinverno) Ki Suk Sung, Owner (Attn: Joon H. Sung, Esq., 10592 Brooks Ln)

29610 Southfield Rd, Suite 101 Southfield MI 48076



2 Effective Date: July 1, 2026 
 

 

 
Article and Section of the Zoning Ordinance for which an appeal or variance is being requested: 

 
 
 

I (We) hereby appeal to the Zoning Board of Appeals for a variance to:    
 
 

 
 

Description of Property 
 
Current zoning classification:    

 

Current use of structure(s) on premises:   
 

Is it a corner or interior lot?    
 

Size and area of lot:    
 

Total square footage of existing main structure(s):    
 

Total square footage of accessory structure(s):    
 

Existing lot coverage (percentage) of all buildings and structures:    
 

Height of existing main and/or accessory structures:    
 
 

Description of Proposed Structures 
 
Dimensions and area of structure or addition to be constructed:    

 

Front yard setback after completion (measured from property line):   
 

Rear yard setback after completion (measured from property line):   
 

Side yard setback after completion (measured from property line):   
 

Height of proposed structure:    
 

Lot coverage (percentage) after completion:    
 

Residential Only: Floor Area Ratio (FAR) after completion (shall not exceed 0.4):    
 

□ A scaled drawing or boundary survey depicting the above information.  
 
Please answer all the following questions as they relate to the dimensional variance, use additional sheets as 
necessary: 

Section 78-223 (Signs Not Permitted - Roof Signs) & Section 78-21 (Definitions - Sign, Roof)

Permit the installation of one (1)

architecturally integrated, front-lit commercial channel letter wall sign ("Rinrada Thai Noodle", 29.5" H x 181.7" W, 37.2 sq. ft.

overall bounding area / 25 sq. ft. sign face) mounted to the front street-facing mansard roof facade at 212 S. Main St., which is

classified under Sec. 78-21 as a roof sign because it attaches to a mansard element, whereas Sec. 78-223 prohibits roof signs.

B-2 · Central Business District

Restaurant (1st floor commercial); two (2) 1-bedroom apartments (2nd floor rear)

Interior Lot (Lot 195, Assessor's Plymouth Plat No. 8, Parcel #006-02-0195-000)

7,938.0 sq. ft. (40.5 ft. frontage on S. Main St. x 196.0 ft. depth = 0.182 Acres)

2,716 sq. ft. gross floor area (~2,500 sq. ft. 1st floor)

0 sq. ft. existing (None)

34.2% (2,716 sq. ft. building / 7,938 sq. ft. lot)

1st Floor = 10'-0"; 2nd Floor Rear = 16'-0" (18.0 ft. to ridge)

Wall sign only: 29.5" H x 181.7" W (25 SF face / no bldg addition)

Unchanged (119.7 ft. to existing bldg front wall)

Unchanged (6.0 ft. to existing rear building wall)

Unchanged (0.8 ft. North & South existing side yards)

Unchanged (Sign height 29.5" mounted on existing 10'-0" front mansard fascia below roof peak)

34.2% (Unchanged by wall sign installation)

N/A (Commercial B-2)

X



3 Effective Date: July 1, 2026 
 

 

 
1. What are the practical difficulties preventing compliance with the ordinance? Are these practical 

difficulties an exception or unique to the property compared to other properties in the City? (NOTE: 

The ZBA cannot grant a variance because it is inconvenient or more expensive to build to ordinance 

or solely to satisfy aesthetic concerns.) 
 

 
 

2. What effect will the variance have on neighboring properties?
 
 

 
 
 

3. Is the practical difficulty which prevents you from complying with the ordinance self-imposed? How 

did the practical difficulty come about? (NOTE: The ZBA has generally found that purely aesthetic 

consideration and self-created hardships are unacceptable grounds for a variance.
 

 
 
 
 

4. Why do the ordinance restrictions unreasonably prevent the owner from using the property for a 

permitted purpose?
 

 
 
 
 

I hereby depose and say that all the above statements and the statements contained in the papers submitted 
herewith are true and correct: 

 
 
Signature of Property Owner Signature of Applicant 

 
Subscribed and sworn before me this day of , 20   

 
 

Notary Public 
My Commission expires    

The subject commercial building features a unique 1970s architectural mansard facade design that slopes forward directly over the storefront

entrance. Because the building has a flat roof with a sloped mansard fascia and lacks a conventional flat vertical exterior wall space above the

storefront windows, the mansard fascia serves as the functional exterior wall of the building. Applying the strict definition of Section 78-21 ('Sign,

Roof') treats this functional facade as a prohibited roof under Section 78-223, creating an exceptional physical circumstance unique to this

property that does not apply to other downtown commercial buildings with traditional vertical brick masonry walls.

The variance will have a positive and harmonious effect on surrounding properties and downtown Plymouth. The sign is architecturally

compatible with the downtown district, does not extend above the roof peak, does not project into the pedestrian right-of-way, and creates no

adverse glare, shadows, or visual obstruction. Importantly, the proposed sign directly matches the scale, illumination, and mansard

placement of the existing commercial sign on the adjacent building at 200 S. Main St. (which shares reciprocal parking and vehicular

access), maintaining visual uniformity along the block.

The practical difficulty is not self-imposed. The building was constructed decades ago with its existing mansard architecture and

lack of vertical transom wall space above the storefront windows. The physical condition was not created by the applicant or

property owner. The difficulty arises entirely from the pre-existing architectural structure intersecting with the specific zoning

definition that treats mansard facades as roofs.

The property is zoned B-2 for permitted commercial restaurant and business uses. In a downtown pedestrian and vehicular

commercial corridor, reasonable commercial use requires visible storefront identification. Without a variance to allow signage on

the mansard fascia, the business is deprived of basic tenant identification, creating an unreasonable operational hardship not

shared by neighboring commercial properties.

Ki Suk Sung, Owner (Original notarized signature on file & Page 4) Joshua Dinverno, Dinverno Remodeling & Construction

29th September 26

Colleen Erin Haynes, Notary Public - Wayne County, MI

12/28/2030 (See attached original notarized Page 4)







Mounting & 
Building Specs

Account Manager: Jennifer Kientz
Office. 
Direct. 

Job#: 20531

RINRADA Thai 
Noodles
212 S. Main St.
Plymouth, MI 48170
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Potential Effects on the Apartment and Nearby Views - 
The property also houses an apartment. If the roof sign is illuminated, it could affect the renter. I am also
concerned about the view of the back of the sign from the church parking lot.

Space on the Existing Street Sign - 
The existing street sign has space for Dinverno Remodeling & Construction, if they wished to enhance
design it may also help attract increased business interest.

To conclude, granting by voting to approve may open up new and current businesses wishing to install
roof signs and change the visual landscape.  

Thanks much for listening, 
Patty Jamison
255 North Harvey
Plymouth, MI 48170

**CAUTION:This email originated from outside of your organization. Use caution when clicking on
links or opening attachments. Contact the sender by phone to validate the contents.**



City of Plymouth 
Zoning Board of Appeals 
Memorandum 
 
City of Plymouth      www.plymouthmi.gov 
201 S. Main       Phone  734-453-1234 
Plymouth, Michigan 48170     Fax     734-455-1892 

 
 
TO:   Zoning Board of Appeals 
FROM:  Greta Bolhuis, Planning & Community Development Director  
DATE:   October 29, 2026 
RE:  Z 26-19, 254 Ann: Non-Use Variance Request 
 
Mark Bondoni, the owner, is requesting a non-use variance to modify an existing garage within 
the side yard setback. The property is zoned R-1, Single-Family Residential District. The property 
is 50 feet wide by 122.23 feet deep, totaling 6,111.5 square feet. 
 
Sec. 78-260 (6) states that “no detached accessory building in residential districts shall be 
located closer than three feet to any side or rear lot line.” A 1-foot side yard setback is 
proposed. A variance of 2 feet is required. 
 
Should you have any questions, please contact me directly. 
 
 
 

 

 

 

 

 

 

 

 

 

 

 

 



 





 

                

                   
                     

                        
                        
                       

                      
                      

        

     

           

         

                           

           

          

           

               

    
         

                   

           

    
           

    
           

             

           

              

           

                
 

      



















CITY OF PLYMOUTH     www.plymouthmi.gov 
 

  201 S. Main St.       Phone    734-453-1234 
Plymouth, Michigan  48170-1637     Fax         734-455-1892 

 
 
To: City of Plymouth Boards/ Commissions/ Committees    
From: City of Plymouth 
Date: 10/8/2026 
Re: Approval of Meeting Minutes  –  Absent or New Board/Commission/Committee Members 

MINUTES APPROVAL GUIDE FOR BOARD MEMBERS 
A Quick Reference on Voting and Participation Rights Under Robert's Rules of Order 

 
Core Rule:  Board members can and should fully participate in correcting and approving minutes from meetings they did 

not attend. The Plymouth City Commission has authorized use of Robert’s Rules of Order as its parliamentary 

authority. Under Robert’s Rules of Order Newly Revised (RONR §41:11), voting to approve minutes is a 

confirmation of the organizational record, not a personal attestation of attendance. 

 * local policies, bylaws, or the City Charter always override RONR if a conflict exists 

 

Action Steps for Absent or New Members 

• Review Materials: Read the draft minutes, packets, and documents to understand the missed discussions. 

• Participate Actively: Join the discussion and freely suggest corrections if you spot errors. 

• Vote Directly: Vote to approve the minutes if you believe they are correct. 

• Do Not Abstain Solely for Absence: Do not abstain or vote "no" purely because you missed the meeting. 

• Handle Concerns: Propose corrections or move to postpone or refer the approval if you find a serious 
accuracy issue. 

• New Members: Newly elected or appointed members may vote on minutes from meetings held before they took 
office. 

 
What Minutes Approval Actually Means 

• Official Record: Voting to approve minutes confirms the written text accurately reflects what took place. 

• No Witness Required: You are not stating that you personally witnessed or attended the meeting. 

• Trust & Process: Approval relies on confidence in the secretary's work, the recorded actions, and the 
preparation process. 

• Corporate Continuity: Minutes belong to the organization as a permanent record, not to the individuals in the 
room. 

• Body Type Flexibility: Appointed bodies/boards have limited reasons to abstain and must actively participate. 
 
 





