
 
 

CHARTER TOWNSHIP OF HIGHLAND 
ZONING BOARD OF APPEALS 

APPROVED MINUTES 
January 29, 2014 

 
 
The meeting was called to order at 7:30 p.m.  
 
ROLL CALL:   Margie Brockway, Chairperson  
    Mary Michaels, Vice Chairperson  

  Jacob Probe, Secretary 
  Robert Hoffman-Absent 
  Eugene Beach 
  David Gerathy 
   
   
  Candace Sereno, Recording Secretary 

 
Visitors:     3 
                  
 
Ms. Michaels took the roll call and stated that there was not a full board present. Ms. 
Brockway, the Chairperson, welcomed those present and explained the procedure to address 
the Board. Ms. Brockway informed the applicant that four affirmative votes are required to 
approve a motion. 
 
 
New Business: 
 

1.           CASE NUMBER:                    14-01                                                                             
              COMPLAINT #:                                    NONE                             
              ZONING:                                               C-2    
              PARCEL #:                                            11-30-200-037     
              PROPERTY ADDRESS:                       3305 W. Highland Rd.     
              APPLICANT:                                        Aver Sign Company    
              OWNER:                                               McDonald, Michael    
              ORDINANCE SECTION:                     14.07.I, Table 14.2  

(Permitted Freestanding Signs)     
              VARIANCE REQUESTED:                 7.5 ft. variance for the height of  

freestanding sign from 6 ft. to 13.50 ft. 
30.2 sq. ft. variance for the maximum 

       area per sign face from 36 sq. ft. to 
       66.02 sq. ft. 
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Mr. Jacob Probe stated that he knows the owners family and insures one of the children who 
is the manager of the gas station.  Although Mr. Probe feels that he could be personally 
impartial, he understands that there is some family and professional connection.  He 
questioned whether or not he should recuse himself from this case. Mr. Beach suggested that 
a board member should recuse themselves from a case if there is a financial or family interest 
in the property. 
 
Ms. Michaels moved to permit Mr. Probe to abstain from Case Number 14-01.  Mr. Gerathy 
supported and the motion carried with a unanimous voice vote (4 yes votes). 

 
 
Discussion from the Applicant:  
 
Mr. Terrence Ulch, Aver Sign Company, contractor, 359 Livernois, Ferndale, MI, was 
present and wanted to have the case heard.  Mr. Ulch stated that Aver Sign Company was 
contracted to upgrade the current BP sign to an LED sign.  The owner, Michael McDonald, 
just signed a 10 year contract with BP, so the property will be a BP station for the next 10 
years.  Ms. Brockway questioned what LED meant and Mr. Ulch explained that it changes 
the price numbers from a plastic number to a lighted number and it can be changed by 
remote.  Mr. Ulch stated that in the gas station business displaying your price is essential and 
consumers make their choices by best price.  Mr. Ulch also explained that BP has corporate 
image standards in their contract that they are bound to and they needed to display three 
prices.  The sign that is there now is larger than the sign that they are proposing and they are 
now reducing the square footage of the sign.  Last fall Aver Sign Company came up with a 
sign that considered the speed of the road and distance for viewing and the variance was 
denied due to the height and over square footage.  They are looking to upgrade the sign with 
something that is functional and appropriate for a 6 lane divided highway.  Mr. Ulch 
proposed that a sign that meets the ordinance would not be useful and by the time someone 
would be able to read it they would be past the station. Ms. Brockway complimented the 
presentation of the photos of the current sign and the proposed sign. 
 
 
Discussion from the Board: 
 
Mr. Gerathy pointed out that on the application Mr. Ulch stated that they wanted to keep the 
same overall height and setback as the current sign but they were going to reduce the net 
square footage of the sign.  Mr. Beach stated that the variance is from the new ordinance. 
 
Ms. Michaels asked if the request for the variance was driven by want or by corporate 
franchise guidelines.  Mr. Ulch replied that it will help with the safety and functionality of 
the business due to the ability to change the pricing with a remote control.  Ms. Michaels also 
questioned the awning around the building and Mr. Ulch stated that the awnings had BP 
sunbursts on them and no wording.  Ms. Michaels did say that she liked the cleanliness and 
look of the new sign verses what is currently there. 
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Mr. Beach said that while he appreciated the stopping distance/visibility argument and in the 
right case it may be persuasive, but it doesn’t really apply to this case.  It really only applies 
in a sudden emergency situation.  The gas station is at a controlled intersection and most gas 
stations are located at intersections.  The consumer is actively seeking out a gas station and 
will seek out gas stations at intersections.  The stopping/visibility argument also implies that 
the commuters are unfamiliar with the area.  Most people traveling M-59 are daily 
commuters and that purchasing gas is not typically an impulse purchase.  Mr. Beach also 
added that many of the stopping distance formulas assume that drivers are going 55 to 0 
miles per hour to make a turn, but with deceleration turn lanes the stopping distance doesn’t 
seem to apply.  Mr. Beach just advised the applicant to be careful using that argument in the 
future.  Lastly, all of those things are only relevant to the east bound drivers.  The west bound 
drivers would go past the station, turn around and gives them added time to make choices 
and prepare to enter the establishment.   
 
Mr. Beach stated that the height is bothersome to him and explained that there has been a 
conscious effort to lower sign height.  There are two reasons for that and Mr. Beach 
explained that first of all aesthetically there are landscape requirements and the taller signs on 
posts can get in the way of the growth of trees and shrubbery once they reach the sign height.  
Secondly, there is a safety issue as the driver eye height has decreased from 5 ft. to a standard 
3 ½ ft. over the years.  As the driver eye height drops the visual angle for a tall sign gets 
greater and the looking up and to the right to read the sign is a distraction.  The ZBA has 
approved a height variance on occasion, but it was usually in the case that the building was 
sunk into the ground and then the ZBA would only give them enough height to make up the 
difference of the grade to the road grade.  Mr. Beach suggested taking the sunburst top, put it 
on the side and drop the pole sign down to a ground monument sign that has the advantage of 
being in a common visual plain as other cues.  His concern is if the ZBA grants this one then 
there are others that will make the same argument that they are on M-59 as well.  
 
Ms. Michaels asked whether the two white bands underneath the LED pricing on the 
proposed sign were necessary or could the sign be dropped another foot or so.  Mr. Ulch 
explained that having changeable copy is a very powerful tool and having a static and 
consistent place to put advertisements is beneficial.  Mr. Beach added that he thought that the 
LED advertisements on the actual pump were more effective than the advertisements on the 
main pricing sign. Mr. Ulch responded that the pump LED advertisements are extremely 
expensive. 
 
Mr. Ulch also wanted to address that the size of the numbers on the proposed sign and that 
the sign is the least practical sign for a road like M-59 with the speed and the number of 
lanes.  Mr. Beach stated that he recognizes that the size of the sign is less square footage than 
what is there but his only issue was with the height.  Ms. Michaels suggested that the 
numbers are the most important part of the sign but questioned whether BP required that the 
sunburst top be as large as it is.  Mr. Ulch answered that they are utilizing BP standard 
corporate image materials and it is to scale for the numbers. Mr. Beach clarified that the ZBA 
is not as concerned about what is on the sign but the size and the height of the sign. 
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Ms. Anne Marie McDonald, 3305 W. Highland Rd. was present and stated that she 
appreciates the feedback.  Ms. McDonald stated that she would like to table the case to the 
February 5, 2014 meeting so that she can discuss the options with her husband, who is the 
manager of the station. 
 
Motion: 
 
Case No. 14-01 was taken off the table. 
 
Ms. Michaels motioned to table Case No. 14-01 until February 5, 2014.  Mr. Gerathy 
supported and the motion carried with a roll call vote:  Gerathy-yes; Beach-yes; Michaels-
yes; Brockway-yes.  (4 yes votes) 
 
 
Minutes: 
 
Ms. Probe moved to approve the minutes of January 15, 2014 as corrected.  Mr. Gerathy 
supported and the motion carried with a unanimous voice vote (5 yes votes). 
 
Adjournment: 
 
At 8:32 p.m. Ms. Michaels moved to adjourn the meeting.  Mr. Probe supported and the 
motion carried with a unanimous voice vote (5 yes votes). 
 
Respectfully submitted, 
 
 
 
Ms. Mary Michaels, Secretary 
MM/cs 


