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PUBLIC HEARING AGENDA OF THE LIVONIA CITY COUNCIL 
AUGUST 7, 2023 

7:00 P.M. 
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33000 Civic Center Drive 
Livonia, Michigan 

AGENDA ITEM(S)  

1. Findings and Order of the Hearing Officer regarding the demolition of a residential

structure located at 37739 Seven Mile, in accordance with Chapter 15.52 (Dangerous

Buildings and Structures) of the Livonia Code of Ordinances, as amended.

2. Findings and Order of the Hearing Officer regarding the demolition of a residential

structure located at 11033 Berwick, in accordance with Chapter 15.52 (Dangerous

Buildings and Structures) of the Livonia Code of Ordinances, as amended.

3. Petition 2023-04-01-03 submitted by Michael Morad under Sections 13.13 and 13.15

of the Livonia Zoning Ordinance, as amended, requesting to rezone the property at

20180 Westmore Street, located on the east side of Westmore Street between

Farmington Road and Shadyside Street in the Northwest ¼ of Section 3, from N2

(Neighborhood) to RUF (Rural Urban Farm).

4. Petition 2023-05-01-04 submitted by Colossal Development Group L.L.C. under

Sections 13.13 and 13.15 of the Livonia Zoning Ordinance, as amended, requesting

to rezone the properties at 20511, 20513 and 20515 Angling Road, located on the

southwest corner of Angling and Eight Mile Roads in the Northeast ¼ of Section 1,

from C-1 (Local Business) to N1 (Neighborhood).

AUDIENCE COMMUNICATION 
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In accordance with Title II of the American with Disabilities Act as it pertains to access to 

Public Meetings, the City Clerk’s Office of the City of Livonia, upon adequate notice, will 

make reasonable accommodations for persons with special needs. Please call (734) 466-

2236 or email clerk@livonia.gov if you need assistance.  Council agendas are available 

on the City’s website – www.livonia.gov - under Government, City Council, 

Agendas. 
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LETTER TO THE LIVONIA CITY COUNCIL 

 Inspection 
 July 7, 2023  

1. 

MEETING DATE PREPARED BY 

S072423/R080923 Jerome Hanna, Director of Inspection, 

AGENDA ITEM 

Findings and Order of the Hearing Officer regarding the demolition of a residential structure located 
at 37739 Seven Mile, in accordance with Chapter 15.52 (Dangerous Buildings and Structures) of 
the Livonia Code of Ordinances, as amended. 

BACKGROUND DETAILS 

Honorable Members of the City Council 
City of Livonia 

Reference:    Public Hearing for the Demolition of Structures Located at 37739 Seven Mile 

Dear Members of the City Council: 

On March 22, 2023, a hearing was held in the Inspection Department relative to the demolition or 
repair of the above-referenced structures. 

Based on the evidence presented at the hearing, the Hearing Officer determined that the residential 
structures and pool located at 37739 Seven Mile, Livonia, Michigan, are dangerous buildings as 
defined within the Livonia Code of Ordinances Chapter 15.52. It was further stipulated that the 
owner and all parties of interest were to demolish the structure and pool located at 37739 Seven 
Mile and remove all blight and debris from the site and that the permit for demolition is secured 
within thirty (30) days of the Hearing Officers order dated March 28, 2023. 

The owner has failed to comply with the order dated March 28, 2023, and the condition of the 
property has continued to deteriorate. 

Based on the above information, it is recommended that the City Council review the findings and 
order of the Hearing Officer in accordance with Chapter 15.52 of the Livonia Code of Ordinances, 
with an eye to enforcing the March 28, 2023 order. 

PREFERRED COUNCIL RECOMMENDATION/RESOLUTION (Please complete this field. Attachments are not to 
be used in lieu of the recommendation)  

Consider the request as submitted. 

ATTACHMENTS 



 
 

1. 37739 SEVEN MILE - ORDER OF THE HEARING OFFICER #2 
2. 37739 seven mile letter 2 
3. Loring 1 
4. Loring 2 
5. Loring 4 
6. Loring 7 
7. 37739 Seven Mile posting 
8. 37739 Seven mile front 

  
APPROVED BY 

 

  

Date: July 25, 2023 
Jerome Hanna, Director of Inspection   

 

  

Date: July 26, 2023 
Paul Bernier, City Attorney   

 

  

Date: July 28, 2023 
Maureen Miller Brosnan, Mayor   
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March 28, 2023

ORDER OF THE HEARING OFFICER

The Hearing Officer, Jeff Bowdell, having on March 22, 2023 held a hearing pursuant to Section 
15.52.110 of the Livonia City Code, said hearing pertaining to the property, premises and single 
family residential structure located at 37739 Seven Mile, Livonia, Michigan and the 
representatives of the Inspection Department City of Livonia having presented evidence and 
testimony establishing that that the property is in violation of Section 15.52.010 of the Livonia 
City Code having presented evidence and testimony establishing the property is in violation of 
Section 15.52.010 of the Livonia City Code and the owners and/or parties in interest with respect 
to the property located at 37739 Seven Mile, Livonia, Michigan having been properly notified of 
the hearing in accordance with Section 15.52.060, 15.52.070 and 15.52.090; No owners or 
parties in interest attended the hearing.

IT IS HEREBY ORDERED THAT:

1. Based on the exhibits presented and the testimony of Jerome Hanna, 
Director of Inspection, including but not limited to the photographs
presented, it is hereby determined that the single-family residential
structure located at 37739 Seven Mile, Livonia, Michigan is a dangerous

            building within the terms of the Livonia City Code as the following
conditions exist at the property:

Section 15.52.010, 15.52.020

(F) The single-family residential structure is manifestly unsafe for the 
purpose for which it is or was being used.

(H) The single-family structure, because of dilapidation, decay, faulty 
construction, and unsanitary conditions is unfit for human habitation.

(J) The structure has been unoccupied for a period of one hundred 
eighty (180) days and is not listed as being available for sale, lease 
or rent with a real estate broker licensed under Article 25 of the 
Occupational Code, Act No. 299 of the Public Acts of 1980, being 
Sections 339.2501 to 339.2515 of the Michigan Compiled Laws.



ORDER OF THE HEARING OFFICER
March 28, 2023
37739 Seven Mile 
Page 2

2. And that all parties in interest, namely Karen Ann Loring is ordered to 
demolish the single-family residential structure located at 37739 Seven Mile
and remove all blight and debris from the site.

3.  And that a permit for demolition be applied for within thirty (30) days from the 
date of this letter and include the removal of all blight and debris from the site.  
Demolition work shall comply with the standard specification for demolition 
within the City of Livonia.

4. In the event a permit for demolition is issued, the work pursuant to the 
permit shall commence within seven (7) days and be finalized within 
thirty (30) days.

____________________________________
Jeff Bowdell, Hearing Officer

Dated:  March 28, 2023

Jerome Hanna, Director of Inspection
Robert Stroble, Assistant Director of Inspection
Department of Law
Paul Bernier, City Attorney
Brian Kukula, Fire Marshal
Catherine Cillick, Homeowner



















DBUHAGIARTC_00062 03/13/2023 16:01





LETTER TO THE LIVONIA CITY COUNCIL 

 Inspection 
 July 12, 2023  

2. 

MEETING DATE PREPARED BY 

Jerome Hanna, Director of Inspection, 

AGENDA ITEM 

Findings and Order of the Hearing Officer regarding the demolition of a residential structure located 
at 11033 Berwick, in accordance with Chapter 15.52 (Dangerous Buildings and Structures) of the 
Livonia Code of Ordinances, as amended. 

BACKGROUND DETAILS 

Honorable Members of the City Council 
City of Livonia 

Reference:    Public Hearing for the Demolition of Structures Located at 11033 Berwick 

Dear Members of the City Council: 

On October 12, 2022, a hearing was held in the Inspection Department relative to the demolition or 
repair of the above-referenced structures. 

Based on the evidence presented at the hearing, the Hearing Officer determined that the residential 
structures and detached garage located at 11033 Berwick, Livonia, Michigan, are dangerous 
buildings as defined within the Livonia Code of Ordinances Chapter 15.52. It was further stipulated 
that the owner and all parties of interest were to demolish the structure and detached garage 
located at 11033 Berwick and remove all blight and debris from the site and that the permit for 
demolition is secured within thirty (30) days of the Hearing Officers order dated December 2, 2022. 

The owner has failed to comply with the order dated December 2, 2022, and the condition of the 
property has continued to deteriorate. 

Based on the above information, it is recommended that the City Council review the findings and 
order of the Hearing Officer in accordance with Chapter 15.52 of the Livonia Code of Ordinances, 
with an eye to enforcing the December 2, 2022 order. 

PREFERRED COUNCIL RECOMMENDATION/RESOLUTION (Please complete this field. Attachments are not to 
be used in lieu of the recommendation)  

Consider the request as submitted. 

ATTACHMENTS 



 
 

1. 11033 berwick letter 
2. 11033 Berwick Order of the Hearing Officer 
3. 11033 berwick front 
4. 11033 berwick roof 
5. 11033 Berwick Back of home 
6. 11033 Berwick Back 
7. 11033 Berwick posting 

  
APPROVED BY 

 

  

Date: July 25, 2023 
Jerome Hanna, Director of Inspection   

 

  

Date: July 26, 2023 
Paul Bernier, City Attorney   

 

  

Date: July 28, 2023 
Maureen Miller Brosnan, Mayor   
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December 2, 2022

ORDER OF THE HEARING OFFICER

The Hearing Officer, Jeff Bowdell, having on October 12, 2022 held a hearing pursuant to 
Section 15.52.110 of the Livonia City Code, said hearing pertaining to the property, premises 
and single family residential structure located at 11033 Berwick, Livonia, Michigan and the 
representatives of the Inspection Department City of Livonia having presented evidence and 
testimony establishing that that the property is in violation of Section 15.52.010 of the Livonia 
City Code having presented evidence and testimony establishing the property is in violation of 
Section 15.52.010 of the Livonia City Code and the owners and/or parties in interest with respect 
to the property located at 11033 Berwick, Livonia, Michigan having been properly notified of the 
hearing in accordance with Section 15.52.060, 15.52.070 and 15.52.090; No owners or parties in 
interest attended the hearing.

IT IS HEREBY ORDERED THAT:

1. Based on the exhibits presented and the testimony of Jerome Hanna, 
Director of Inspection, including but not limited to the photographs
presented, it is hereby determined that the single-family residential
structure located at 11033 Berwick, Livonia, Michigan is a dangerous

            building within the terms of the Livonia City Code as the following
conditions exist at the property:

Section 15.52.010, 15.52.020

(F) The single-family residential structure is manifestly unsafe for the 
purpose for which it is or was being used.

(H) The single-family structure, because of dilapidation, decay, faulty 
construction, and unsanitary conditions is unfit for human habitation.

(J) The structure has been unoccupied for a period of one hundred 
eighty (180) days and is not listed as being available for sale, lease 
or rent with a real estate broker licensed under Article 25 of the 
Occupational Code, Act No. 299 of the Public Acts of 1980, being 
Sections 339.2501 to 339.2515 of the Michigan Compiled Laws.
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2. And that all parties in interest, namely Catherine Cillick is ordered to demolish 
the single-family residential structure located at 11033 Berwick and remove all 
blight and debris from the site.

3.  And that a permit for demolition be applied for within thirty (30) days from the 
date of this letter and include the removal of all blight and debris from the site.  
Demolition work shall comply with the standard specification for demolition 
within the City of Livonia.

4. In the event a permit for demolition is issued, the work pursuant to the permit 
shall commence within seven (7) days and be finalized within thirty (30) days.

____________________________________
Jeff Bowdell, Hearing Officer

Dated:  December 2, 2022

Jerome Hanna, Director of Inspection
Robert Stroble, Assistant Director of Inspection
Department of Law
Paul Bernier, City Attorney
Brian Kukula, Fire Marshal
Catherine Cillick, Homeowner
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LETTER TO THE LIVONIA CITY COUNCIL 
  
 Inspection 
 July 12, 2023   

2. 

 
MEETING DATE PREPARED BY 

 
Jerome Hanna, Director of Inspection,   

  
AGENDA ITEM  

Findings and Order of the Hearing Officer regarding the demolition of a residential structure located 
at 11033 Berwick, in accordance with Chapter 15.52 (Dangerous Buildings and Structures) of the 
Livonia Code of Ordinances, as amended. 

  
BACKGROUND DETAILS 

Honorable Members of the City Council 
City of Livonia 
  
Reference:    Public Hearing for the Demolition of Structures Located at 11033 Berwick 
  
  
Dear Members of the City Council: 
  
On October 12, 2022, a hearing was held in the Inspection Department relative to the demolition or 
repair of the above-referenced structures. 
  
Based on the evidence presented at the hearing, the Hearing Officer determined that the residential 
structures and detached garage located at 11033 Berwick, Livonia, Michigan, are dangerous 
buildings as defined within the Livonia Code of Ordinances Chapter 15.52. It was further stipulated 
that the owner and all parties of interest were to demolish the structure and detached garage 
located at 11033 Berwick and remove all blight and debris from the site and that the permit for 
demolition is secured within thirty (30) days of the Hearing Officers order dated December 2, 2022. 
  
The owner has failed to comply with the order dated December 2, 2022, and the condition of the 
property has continued to deteriorate. 
  
Based on the above information, it is recommended that the City Council review the findings and 
order of the Hearing Officer in accordance with Chapter 15.52 of the Livonia Code of Ordinances, 
with an eye to enforcing the December 2, 2022 order. 
  

 

PREFERRED COUNCIL RECOMMENDATION/RESOLUTION (Please complete this field. Attachments are not to 
be used in lieu of the recommendation)  

Consider the request as submitted. 
  
ATTACHMENTS 



 
 

1. 11033 berwick letter 
2. 11033 Berwick Order of the Hearing Officer 
3. 11033 berwick front 
4. 11033 berwick roof 
5. 11033 Berwick Back of home 
6. 11033 Berwick Back 
7. 11033 Berwick posting 

  
APPROVED BY 

 

  

Date: July 25, 2023 
Jerome Hanna, Director of Inspection   

 

  

Date: July 26, 2023 
Paul Bernier, City Attorney   

 

  

Date: July 28, 2023 
Maureen Miller Brosnan, Mayor   

 



LETTER TO THE LIVONIA CITY COUNCIL 

 Planning 
 July 13, 2023  

3. 

MEETING DATE PREPARED BY 

Stephanie Reece, Program Supervisor, 

AGENDA ITEM 

Petition 2023-04-01-03 submitted by Michael Morad, requesting to rezone the property at 20180 
Westmore Street, located on the east side of Westmore Street between Farmington Road and 
Shadyside Street in the Northwest ¼ of Section 3, from N2 (Neighborhood) to RUF (Rural Urban 
Farm). 

BACKGROUND DETAILS 

July 12, 2023 

Honorable Members of the City Council 
City of Livonia, Michigan 

Re:  Petition 2023-04-01-03 - Michael Morad 

Dear Council Members: 

At the 1,201st Public Hearings and Regular Meeting held by the City Planning Commission on July 
11, 2023, the following resolution was adopted: 

PREFERRED COUNCIL RECOMMENDATION/RESOLUTION (Please complete this field. Attachments are not to 
be used in lieu of the recommendation)  

#07-46-2023    RESOLVED, That the City Planning Commission does hereby recommend to the 
City Council that Petition 2023-04-01-03 submitted by Michael Morad under Sections 13.13 and 
13.15 of the Livonia Zoning Ordinance, as amended, requesting to rezone the property at 20180 
Westmore Street, located on the east side of Westmore Street between Farmington Road and 
Shadyside Street in the Northwest ¼ of Section 3, from N2 (Neighborhood) to RUF (Rural Urban 
Farm)7, be approved for the following reasons: 

1. The Petitioner has voluntarily offered a conditional zoning agreement pursuant to MCL
125.3405 of the Michigan Zoning Enabling Act, Act 110 of 2006, as amended, that includes a
statement of conditions for maintaining chickens on the property.

2. The RUF zoning is appropriate given the Petitioner’s unique circumstances.

3. The proposed RUF zoning is compatible with the area's surrounding land uses.



 
 

4.    The proposed zoning change represents a reasonable and logical plan for the subject property 
that adheres to sound land use planning principles. 
 
5.    The proposed zoning change would allow the use of the subject property in a manner 
consistent with its size and location. 
 
FURTHER RESOLVED, That notice of the above hearing was given in accordance with the 
provisions of Section 13.13  and 13.15 of Livonia Zoning Ordinance, as amended. 
  

  
ATTACHMENTS 

1. 2023-04-01-03_E-COUNCIL Pkt 
  
APPROVED BY 

 

  

Date: July 18, 2023 
Mark Taormina, Planning and Economic Development Director   

 

  

Date: July 20, 2023 
Maureen Miller Brosnan, Mayor   

 



Petition 2023-04-01-03 submitted by Michael Morad under 
Sections 13.13 and 13.15 of the Livonia Zoning Ordinance, as 
amended, requesting to rezone the property at 20180 Westmore 
Street, located on the east side of Westmore Street between 
Farmington Road and Shadyside Street in the Northwest ¼ of 
Section 3, from N2 (Neighborhood) to RUF (Rural Urban Farm).





 UNAPPROVED MINUTES 1 
 

MINUTES OF THE 1,200th PUBLIC HEARINGS AND REGULAR MEETING 
HELD BY THE CITY PLANNING COMMISSION 

OF THE CITY OF LIVONIA 
________________________________________________________________ 
 
On Tuesday, June 13, 2023, the City Planning Commission of the City of Livonia 
held its 1,200th Public Hearing and Regular Meetings in the Livonia City Hall, 
33000 Civic Center Drive, Livonia, Michigan. 
 
Mr. Ian Wilshaw, Chairman, called the meeting to order at 7 p.m.  
 
Members present: Wafa Dinaro David Bongero Sam Caramagno 
 Glen Long Peter Ventura Ian Wilshaw  
 
Members absent: None 
 
Mr. Mark Taormina, Planning Director, and Stephanie Reece, Program 
Supervisor, were also present. 
 
Chairman Wilshaw 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 #1 PETITION 2023-04-01-03 Michael Morad 
 
Mr. Caramagno, Secretary, announced the first item on the agenda, Petition 

2023-04-01-03 submitted by Michael Morad under Sections 
13.13 and 13.15 of the Livonia Zoning Ordinance, as amended, 
requesting to rezone the property at 20180 Westmore Street, 
located on the east side of Westmore Street between 
Farmington Road and Shadyside Street in the Northwest ¼ of 
Section 3, from N2 (Neighborhood) to RUF (Rural Urban Farm). 

 



 UNAPPROVED MINUTES 2 
 
Mr. Taormina: Thank you, Mr. Chairman, This is a request to rezone a single 

residential property from N2 (Neighborhood) to RUF (Rural 
Urban Farm). This is an unplatted property located east of 
Farmington Road and south of Eight Mile Road at the corner of 
Norfolk and Westmore Avenues. The purpose of the zoning 
change is to allow the property owners to keep chickens on their 
property. RUF zoning under Section 6.34 allows the keeping of 
animals including fowl on properties with one half acre or more 
of land. The RUF district also requires a minimum lot size of 
15,000 square feet. The Morad’s property measures 176 feet by 
225 feet for a total of 39,600 square feet or 0.91 acres, which 
exceeds both of these requirements. In addition to the main 
residence and a detached garage, the site plan shows a small 
chicken coop that measures 7’ x 7’ along with a 13’ x 7’ fenced-
in enclosure or chicken run. The chicken coop and the chicken 
run are located in the property's rear northeast corner. The 
applicant currently maintains roughly 16 chickens on the 
property. The surrounding area consists mostly of residential. 
To the north, the east and to the south are single family homes, 
most of which are part of the Folker’s Farmington Acres 
subdivision. West, across Westmore Street, is the Pinebrook 
Office Park, zoned C-1 (Local business). The Livonia Vision 
Future Land Use Plan designates the subject area as low 
density residential. A little bit of history about the zoning of the 
property.  Before Livonia became a city, the zoning of this part 
of Section 3 of the Township was AG (Agriculture). When the 
city was incorporated in 1950, with the adoption of Zoning 
Ordinance 60, the area was rezoned to RUF in 1961. Much of 
the north half of the Section was rezoned from RUF to a 
classification called RLA, which stood for Residential Large Lot. 
Then, in 1965 with the adoption of Ordinance #543, the RLA 
district became R-3. Finally, with the adoption of the Livonia 
Vision 21 Zoning Ordinance, now the Livonia Zoning Ordinance, 
the R-3 district became the N2 zoning. There have been two 
failed attempts to change the zoning of this part of Section 3, 
including the subject property, back to the RUF classification. 
The first attempt was in 1979 when a request to change the 
area from R-3 back to RUF was rejected. The second petition 
occurred in 1987, and that too was denied. In staff’s opinion, 
concerns over the future effects of changing the zoning of this 
property could be addressed through a conditional zoning 
agreement, which, if voluntarily offered by the applicant, could 
impose limitations, such as the type and number of farm 
animals, how and where they're kept, as well as what happens 
should the applicants move. This conditional zoning agreement 
could be presented to City Council before the final adoption of 



 UNAPPROVED MINUTES 3 
 

any zoning change. I will now read the departmental 
correspondence.  

 
Mr. Wilshaw: Yes, please.  
 
Mr. Taormina: We received a number of letters from residents. I won't read all 

of those, since each of the commissioners has a copy of those. I 
will just indicate how many…there were seven letters 
representing 10 homes that support the petition and then eight 
emails or letters were received, that were opposed. The first 
item is from the Engineering Division, dated May 12, 2023, 
which reads as follows: “In  accordance  with your request, the 
Engineering  Division  has reviewed the  above referenced 
petition. We have no objections to the proposed rezoning at this 
time. The  subject parcel  is assigned the address of #20180 
Westmore Avenue. The existing parcel is currently serviced by 
public sanitary sewer, water main and storm sewer. Per the 
submittal, there are no planned alterations to the  sanitary sewer 
and water main services, so we do not expect any impacts to 
the existing systems at this time.” The letter is signed by David 
W. Lear, P.E., Assistant City Engineer. The next letter is from 
the Finance Department, dated May 19, 2023, which reads as 
follows: "I have reviewed the addresses connected with the 
above noted petition. As there are no outstanding amounts 
receivable, general or water and sewer, I have no objections to 
the proposal.” The letter is signed by Connie Kumpula, Chief 
Accountant. The next letter is from the Treasurer’s Department, 
dated May 31, 2023, which reads as follows: “In accordance 
with your request, the Treasurer’s Office has reviewed the 
address connected with the above noted petition. At this time, 
there are no outstanding amounts receivable for taxes. 
Therefore, I have no objections to the proposal.” The letter is 
signed by Lynda Scheel, Treasurer. That is the extent of the 
correspondence. 

 
Mr. Wilshaw: Thank you, Mr. Taormina. As you noted, there are a number of 

emails and letters that we received from residents. Those are in 
our packet; we will receive and file those with the packet and it 
will stay with this item as it moves forward. So, we appreciate 
the people who have submitted those comments. Is there any 
questions for the planning staff from any of our commissioners, 
Dave, 

 
Mr. Bongero: Mr. Chair, for Mark, so the conditional zoning, that'd be 

something we'd vote on tonight? 
 



 UNAPPROVED MINUTES 4 
 
Mr. Taormina: It is something that you could include in the resolution, 

depending on the applicant’s willingness to enter into such a 
thing. So, if the Commission seems that would be a plausible 
resolution to some of the issues involving this item, and there's 
a willingness on the part of the applicant to engage in a 
conditional zoning agreement, then it can be referenced in an 
approving resolution that would then be forwarded to City 
Council, and City Council would actually review the document 
before final adoption of any zoning change. 

 
Mr. Bongero: Okay, so then we wouldn't be talking RUF? It would still be in 

RUF? 
 
Mr. Taormina: It would be attached to the RUF zoning. 
 
Mr. Bongero: Okay, but with conditions that this is…you can only have so 

many animals, there's only this type, and that's it. Right? 
 
Mr. Taormina: Right. Again, keep in mind that these are conditions that have to 

be voluntarily offered by the applicant. They cannot be 
conditions that you impose upon the applicant and which they 
object to. 

 
Mr. Bongero: Okay.  
 
Mr. Taormina: That is a stipulation of the statute, which allows this to occur. 
 
Mr. Bongero: So, they would have to offer.  
 
Mr. Taormina: That is correct.  
 
Mr. Bongero: Thank you. 
 
Mr. Wilshaw: Thank you, Mr. Bongero. Good question. 
 
Ms. Dinaro: Mark has…is there a precedent or has this ever happened 

where we rezone just one parcel in the neighborhood? 
 
Mr. Taormina: It's happened a couple of times over the years that I've been 

here, under various circumstances, sometimes involving non- 
issues of non-conformities. However, I cannot recall a rezoning 
case like this involving the keeping of animals. But that’s not to 
say that it's never happened. In my tenure, which is now closing 
on 25 years, I cannot recall something like this. 

 



 UNAPPROVED MINUTES 5 
 
Mr. Wilshaw: Thank you Ms. Dinaro. Any other questions for staff? Mr. 

Ventura? 
 
Mr. Ventura: Mark, at our study session, we had a discussion that the 

petitioner may have, by virtue of a prescriptive letter from a 
counselor, may have a right that supersedes any zoning to keep 
the chickens that they desire to have and this was being studied 
by the Law Department, and we're going to be guided by that if 
the Law Department gave us an opinion prior to tonight's 
meeting, how has the law department, if they have it all come 
down on this matter? 

 
Mr. Taormina: I have discussed this matter with the Law Department, but they 

believe that the Morad’s are doing the right thing by seeking the 
zoning change, realizing that their claim under the American 
with Disabilities Act (ADA) is probably one that could very well 
be upheld, and hence proceeding through the zoning change is 
the proper course of action to eliminate any non-conformities. 
What action would be taken if the zoning change is not 
approved? I can't answer that. I don't know, but the claim under 
the ADA is…could be a real one and the city may have to 
accept that. 

 
Mr. Ventura: Regardless of the zoning? 
 
Mr. Taormina: Regardless of the zoning.  
 
Mr. Ventura: Thank you. 
 
Mr. Wilshaw: Thank you, Mr. Ventura. Any other questions for our staff? If 

not, our petitioners in the audience tonight. If you'd like to come 
forward, we'd like to hear from you. We'll ask that you start with 
your name and address for our record. 

 
Michael Morad, 20180 Westmore, Livonia, MI.. 
 
Mr. Wilshaw: Thank you, Mr. Morad. Is there anything else that you'd like to 

add to what's been already said tonight? 
 
Mr. Morad: No, I think guys have covered pretty good part of it as well. But, 

you know, we are willing to, you know, meet some conditions if 
necessary. As mentioned, as mentioned before, but you know, 
those would have to be discussed, but I mean, we're more than 
open to pretty much any, any conditions with it. We don't have 
roosters. We don't have any noise. You know, there's no noise 
early on. They are limited to the outside. So, we have an 
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automatic door that opens at eight o'clock every morning. So, 
they're not out, you know, very early, and that is you know, just 
respect to the neighbors and keep the noise down and whatnot. 
Not that they're very noisy. I know a few of you have stopped by 
and checked it out, and what you heard is what you heard and 
what you smelled is what you smell. They don't smell. We do 
follow the Generally Accepted Agricultural and Management 
Practices (GAAMP), which is like a practice from MDARD, 
about manure and things like that, and that's how we clean it 
out. I do clean it. The coop is cleaned every two weeks. It's kept 
clean. I live there. I like my backyard. It's a big property. I enjoy 
it. My son, our son, is out there and our next son will be out 
there. I don't want to walk in it. We try and keep it as keep as 
clean as we can. Friendly as we can for everybody else. We've 
had a lot of support from all of our neighbors. People we've 
never, you know, people we've never met before stop by all the 
time and want to check it out. Want to know what's going on, 
especially since that sign has been out there, but we've had just 
a outpour of support from people that live even on the other side 
of the neighborhood. They want them too, you know, they want 
to know how it goes because they want them too. I think they're 
a good thing. We also…I forgot to mention this last week as 
well. You know the waste in our house has gone down. All of 
our food scraps go into a bowl, it's all kept. Everything is kept 
inside of the coop as well. Nothing is put out into the run that's 
outside. Everything is kept into that coop. That door also closes 
at…I adjust it throughout the year depending on when daylight 
or when you know, when the sun goes down. Right now, it 
closes at about 9:45 So, everything is kept inside and nothing 
can get in there and we keep it that way. I don't want food. I 
don't want water out there. I don't want to track any other 
animals or any other issues. But we…all of our table scraps, all 
of our food scraps go right to them. So we've eliminated a lot of 
our, you know, just waste from our house. We feed them all 
kinds of different stuff, but you know we support local 
businesses. I always buy everything from Chap’s, right off of 
Middle Belt, and I'll continue to do that for everything that I do 
around my house too. But especially the feed, and all the pine 
shavings for the bedding and everything else, try and buy as 
much as I can from them and support local guys. But any of the 
conditions, if anybody wants to discuss those, and we're more 
than willing. We do have 16 right now. I don't see that number 
going much higher. You know, as they get older, we'll probably, 
you know, phase new chickens in, so there will be, you know, a 
couple more here and there. But I don't see that number ever 
reaching 20. That was discussed also, how many chickens we 
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can keep on an acre. That number is pretty high. We don't ever 
aim to reach that number. But, you know, we're well below the 
accepted number for keeping chickens on an acre. So that's 
about it. 

 
Mr. Wilshaw: Okay, thank you. Mr. Morad, you've given us a lot of 

information. I think we might have some questions for you. 
Yeah. Let's see if there's any questions from any of the 
commissioners for our petitioner. 

 
Mr. Bongero: Mr. Moran, I met you the other night, and I got a chance to see 

everything is nice and neat and clean over there. Explain with 
16 chickens, how many eggs can you get? Like when they're 
really producing like…what's the amount of eggs? 

 
Mr. Morad: That's dependent on the breed of the chicken as well. But 

usually, it's about, you know, one to two a day, could be three 
for some breeds that are really hearty to produce. During the 
summer months, right now, they're not old enough, we don't get 
them. But you know, as the summer goes on the next couple of 
weeks, we should start seeing them. But we'll probably see, like, 
minimum one to one a day from each chicken within the next, 
you know, a little bit. 

 
Mr. Bongero: So, with that, do you intend on selling them or the extra eggs or 
 
Mr. Morad: No, we do not sell. We you know, hand them out to families, 

friends, neighbors, pretty much anybody that'll take them, 
because we will end up getting overrun with them. We also, as 
discussed in the meeting last week, it’s an odd thing but you 
cook them down and feed them back to them with the shells as 
well because the calcium helps them produce better and you 
know, larger eggs. So, we do that as well, once they have 
reached their shelf life on the, you know, on the counter, but 
they do last for a very long time…we don't refrigerate them, they 
last for a very long time on just the counter by themselves. As 
opposed to the ones that you buy from the store because they 
are washed from the store and when you don't wash them when 
they come right out, they are they have like a protective. It's not 
it's not there's nothing you can see. But it's like a protective 
layer that's on them. And as long as you keep that on there, 
they'll last for like three to four weeks on a counter. 

 
Mr. Bongero: Gotcha. So, I know we talked about…the neighbor behind us 

they have chickens, and I never hear him and…but I do hear a 
rooster and it's hilarious. We don't mind. It starts about 430 in 
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the morning. He goes at night, and we laugh because we 
think…it's…I love him. I really do. But it came up and I asked 
you if you had any intention of getting a rooster because I could 
see where that could be annoying, but you would never have a 
new rooster. 

 
Mr. Morad: No. My wife will never allow it either. Her uncle had one. It was 

not nice. They can be nice; They cannot be nice. It depends on 
the rooster, and it depends on the people that are around. But, 
you know, we don't want one. We don't want fertilized eggs, you 
know, but we just don't want one for just safety as well. 

 
Mr. Bongero: So with that, and I'm done…you would consider Mark’s offer of 

a conditional zoning? 
 
Mr. Morad:  Absolutely. 
 
Mr. Bongero: Okay, thank you. Thank you, Mr. Chair. 
 
Mr. Wilshaw: Any additional questions? 
 
Mr. Morad: If there's anybody that I don't know who got a chance to stop by 

and, who didn't. You know, like David said he had stopped by 
yesterday, but I do have a printed picture. I don’t know if you 
want to pass it around. 

 
Mr. Wilshaw:  You can hand it to Ms. Reece, and she'll pass it on. 
 
Mr. Morad: So, this is what we have set up right now. 
 
Mr. Wilshaw: That's helpful. Thank you. Yeah. Any questions from any other 

commissioners as that comes around? 
 
Mr. Wilshaw: This is your coop, correct? 
 
Mr. Morad: Yeah. That is the coop and the run. Yep.  
 
Mr. Wilshaw: Okay. Thank you. And that's how that's how it's set up? That's 

how it'll stay. 
 
Mr. Long: Thank you. You mentioned that the door opens automatically at 

8am, and so I imagine they come out at their leisure. 
 
Mr. Morad: Yes. 
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Mr. Long: And then it closes automatically at different times depending on 

daylight. So, do you have to go out and corral them back in?  Do 
they know that the doors…is there like a bell that goes off, like a 
five-minute bell? How do they know to get back in? 

 
Mr. Morad: It's takes a couple of weeks, but we just checked on them at 

night after I knew that door would close when we let the dogs 
out for the last time at night. I would just go out there with the 
flashlight really quick and check, and we had a few stragglers, 
but I still check out every night just to make sure that none of 
them get left out, then I'll put them back in there if need be. But 
the last two  to two and a half weeks haven't had any stragglers 
outside. So, they just they kind of learn. They just learn. 

 
Mr. Long: I get it. So, they learn but you do have a check, so if for some 

reason you were out of town, what happens? I know there was 
some correspondence at your old neighborhood where people 
would keep an eye on them. So, what's your plan if you're not 
around? 

 
Mr. Morad: Generally, if we're not around, my mother-in-law does stay at 

our house because we have dogs just to keep them at our 
house because they're fenced in there. They don't have a fence 
at their house, and generally, if we're gone, she's probably 
staying with our child. So, usually there's somebody there. We 
don't really plan on taking any long vacations, but we would 
have, you know, a friend sit over as well, to watch the dogs. We 
don't  board our dogs. So they're at the house. 

 
Mr. Long: If we, I guess this is to Mark, if we change the zoning to RUF, 

his pledge not to have roosters notwithstanding, he could have 
roosters if it was changed to RUF. Is that correct? 

 
Mr. Taormina: Well, any violations of a conditional zoning agreement could be 

reason for the zoning to revert back to N2. 
 
Mr. Long: So, if we had that in the conditions, that he couldn't have a 

rooster, then that would be a violation, but if we just change it to 
RUF, he could have roosters. Is that correct? 

 
Mr. Taormina: Yes. 
 
Mr. Long: So, if we just made a unilateral change without any conditions, 

then we're opening the door to that he may not want them, but 
the zoning would be changed, and the next person might come 
in and decide that they want it.  
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Mr. Taormina: Right.  
 
Mr. Long: So, we definitely need safeguards if we're going to… 
 
Mr. Taormina: That would be my suggestion.  
 
Mr. Long: Okay. Thank you. Thank you, Mr. Chair. 
 
Mr. Wilshaw: Thank you, Mr. Long, and correct me if I'm wrong, Mr. 

Taormina. If we're going to do a conditional rezoning, that 
occurs at the City Council level, that's not something that we will 
really noodle out at this stage of the game, because it's the 
petitioner that has to offer the conditions such as, I will not have 
a rooster, or I'll only have 20 chickens or whatever they choose 
to offer. They will have to offer that to City Council. So, at our 
stage, we can't really…we won't see those conditions. 

 
Mr. Taormina: You could if you elect to postpone this to receive a draft of the 

agreement. Otherwise, you could recommend to City Council 
that a conditional zoning agreement be considered as part of 
this zoning change and list some of the items which the 
applicant has agreed to. 

 
Mr. Wilshaw: Okay, and then that way, at least there's a record that can move 

on to the council. So, they have an idea what we're looking for.  
 
Mr. Taormina: Right. 
 
Mr. Wilshaw: Okay, Mr. Long. 
 
Mr. Long: Okay. Well, that's certainly one way to go. I guess another 

question would be then also, if we denied it, the petitioner would 
have 10 days to appeal to City Council, and they could come up 
with the regulations that they're willing to submit to, as part of 
their… 

 
Mr. Taormina: Well, yes. Because this is a zoning change, it automatically 

goes to council, so there would be no need, regardless of what 
your decision is tonight. It's going to automatically go to the 
council for a second public hearing. 

 
Mr. Long: Thank you. Thank you, Mr. Chairman. 
 
Mr. Wilshaw: Thank you, Mr. Long. And I think those discussions are helpful 

for the folks in our audience as well to have a feel for how this is 
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going to proceed. We are a recommending body and we're 
going to make a recommendation of this zoning, either for or 
against, which will then go on to City Council. So, you're going 
to go through this whole process, again, have a public hearing 
and a vote at the council level as well. So, you understand as a 
petitioner and also anyone in the audience who's following this 
item. Any other questions? Ms. Dinaro. 

 
Ms. Dinaro: This is for Mark. This is probably for you. If we do conditional 

rezoning, could we make it so it doesn't run with the land? It 
reverts back after the sale of the property. 

 
Mr. Taormina: You cannot do that. He can offer that, and you can accept it. 
 
Mr. Wilshaw: Got it. All right. Thank you for that question. Any other questions 

for our petitioner or our staff Mr. Ventura? 
 
Mr. Ventura: So, we're trying to get this done, but it appears to me and I'm 

saying this to you, but it appears to me and Mark, I'd like you to 
chime in here, that you have not come to us tonight with a 
petition with conditions, number one. Number two, we are 
precluded from offering conditions to you. We just can't sit here 
and say, we're going to approve this with the following 
conditions. That's not within our power, so we're in a position 
where we can deny you tonight and you can then go to the City 
Council, because you're automatically going to go there with 
conditions that you would offer to them, or we could do 
something called tabling this tonight. You could then consult 
with Mr. Taormina and the planning staff to come up with the 
conditions that you would be willing to live with and then you'd 
come back to us in a week or two, and we would then have the 
opportunity to approve you with the conditions that you've had 
worked out with Mr. Taormina and the planning staff. So, have I 
said anything wrong or…?  

 
Mr. Taormina: No. 
 
Mr. Ventura: So, I guess what would you like us to do tonight? If a straight-

out approval is not… 
 
Mr. Morad: Yeah. So, we would have to have conditions, like written out for 

you guys, correct? It can't just be like…. 
 
Mr. Ventura: It would have to be part of our documentation offered to us by 

you as part of your petition. 
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Mr. Morad: Okay. Yeah, yeah, I'd like to do that. 
 
Mr. Ventura: So, you would prefer that we table it tonight and give you an 

opportunity to do the conditions and then come back to us.  Is 
that what you're telling me? 

 
Mr. Morad: Yes. 
 
Mr. Ventura: Okay, thank you. Thank you, Mr. Wilshaw. 
 
Mr. Wilshaw: Thank you, Mr. Ventura. 
 
Mr. Long: I wanted to make sure…that's fine, we can do it the way that 

you agreed to with Mr. Ventura. That will slow the process down 
as long as you're okay with that. 

 
Mr. Morad: I mean, if that gives us the greater you know, you can… 
 
Mr. Long: That way you can have a yes recommendation, potentially, have 

a yes recommendation from us, but either way, City Council will 
still have the final say. 

 
Mr. Morad: Yeah, yeah. No, that…Yeah, that's fine. I understand that but 

that's totally fine.  
 
Mr. Wilshaw: Thank you. I would make some joke about getting his ducks in a 

row, but there are the other questions from the commissioners. 
 
Mr. Caramagno: So, Pete and Glenn, I heard what you said, and it seems logical 

to go that route, no doubt about it. What also seems logical and 
reasonable to me would be, you have a split decision in the 
neighborhood, it sounds like there. You've got seven or eight for 
you, seven or eight against you. I would…I think you should go 
back to those neighbors and come up with an understanding 
that maybe you can swing a few more that don't oppose you. 
This is a good opportunity to have a conversation and say, 
Listen, I'm not trying to build a zoo here. I'm trying to keep 15-16 
chickens, and nothing else. No llamas, no cows, no goats. And, 
you know, you might have neighbors with dogs that are gonna 
be barking at these chickens all night long. There might be more 
to the story here that you can do to appease some of your 
neighbors and have a friendly resolution for this, and then again, 
maybe not at all, but I think it's a good opportunity. Even the 
ones you don't like, and they don't like you,  and to try to have a 
conversation, a conversation. Maybe you come to some 
agreement. 
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Mr. Morad: I just have one. How do I…do I get the letters that were sent in 

to you guys? Or how do i…they are public? Because I have no 
idea how or who sent letters who did I mean? 

 
Mr. Wilshaw: It's all public record, we can get to that you. 
 
Mr. Morad: Okay. 
 
Mr. Morad: So, my only other question is regarding the letter from my wife, 

which we had discussed last week. I obviously have done a lot 
of research on this before doing this, and we had…I've read 
other cities doing this as well, and other people going through 
this, you know, and I think it was Sam that said it and I think I 
remember it was Peter, you guys said well, this letter basically 
covers you, but couldn't really get a straight answer. Is that so if 
this all gets denied, does that letter cover us or are we just 
going to be kind of poked by the city or is that just we’re not 
going to answer that kind of deal? 

 
Mr. Wilshaw: I'll try to answer as best I can. I'm not a lawyer by any means. 
 
Mr. Morad: I get it. I know like I said I had talked to… 
 
Mr. Wilshaw: This is not legal advice by any stretch of the imagination, but if 

the city was to deny this process all the way through, you go 
through City Council and you get denied, what we've heard is 
that you may have an opportunity to under the Americans with 
Disabilities Act to have a valid case. In which case, my 
understanding is then you would essentially have to sue the city. 
Am I correct, Mr. Taormina, in saying that he's going to need 
some sort of a judgment to say, Hey, we've looked at this, and 
this is in fact a valid ADA situation, or is it that it's just something 
that the city accepts as a ADA exemption? I don't I don't know 
exactly how that… 

 
Mr. Taormina: I cannot predict what would occur under those circumstances. It 

could be either. If the city continues with enforcement, then it 
could very well result in some type of claim against the city 
including litigation. If, on the other hand, the city chooses not to, 
with the belief that they do have a valid claim, then, then maybe 
it rests there. 

 
Mr. Wilshaw: Right. So yeah, so I guess an analogy would be a person who 

puts a structure in front of their house for a ramp for a 
wheelchair, and the city says, well, you can't  do that. That's a 
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violation of some sort of building code or something, and then 
they come back and say, well, I have this medical condition that 
says, I need a wheelchair and ADA protects me and the city 
says, Okay, we accept that and then the issue becomes moot at 
that stage. It's kind of a similar situation, is it not?  

 
Mr. Taormina: Yes. However, I would submit that when it comes to structures, 

it's probably more ‘black and white’ than an issue like this 
involving an ADA claim. This is probably more of a gray area. 
But yes, there are similarities.  

 
Mr. Wilshaw: Okay. So not a great answer for you. It's not a clear answer, I 

guess, but that's the best I can do. 
 
Mr. Morad: I appreciate it, and like I said, I've talked to a lot of people 

bought it, I've also, you know, I've reached out to the Emotional 
Support Animals of America, talked to them, and figured out 
what I need to do with them as well, because they help, you 
know, support people like me in these cases, and I did talk to 
them a lot about it for quite a while. So I would have to register 
with them, and they would, as well, you know, back us and 
support, you know, the owners and people who have them 
registered and whatnot. 

 
Mr. Wilshaw: Yeah, I think it's at least safe to say that the evaluation of the 

medical necessity and the ADA aspect of this is not a point that 
lies with us. It's not for us to decide, and it's probably not for this 
council to decide. It's more than the enforcement end of things 
and that's basically… 

 
Mr. Morad:  We just didn't want to be, you know, having a knock on the door 

every week about it. Oh, you're not allowed to have these? Oh, 
exactly. Okay, see you next week, Dan. I have dealt with Dan in 
zoning quite a lot already. But, you know, I just didn't want to 
have to deal with that. That's, you know, that's why we're here. 
We're just going through our processes and do what we’ve got 
to do. 

 
Mr. Wilshaw: We appreciate the fact that you're going through the process.  
 
Mr. Morad: We are doing what we gotto do and, you know, we just want to 

do our thing on our property. 
 
Mr. Wilshaw: Oh, I understand. Is there any other questions? I 
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Ms. Dinaro: I have one more question, Mark. If we…If this does get denied, 

wouldn't the next course of action be to get a variance from the 
zoning board? 

 
Mr. Taormina: If the City Council denied this? The Morad’s could choose to 

seek a use variance through the Zoning Board of Appeals. That 
would be up to them. We cannot force them to file a request for 
a use variance. 

 
Mr. Wilshaw: Excellent question. That lets you know that there are certainly, 

at this point, still many paths that this can go toward denials, 
toward approvals, and so on and definitely we'll see where 
things go as we continue on. So, that's a good point to bring up. 
Any other questions, comments from any of our commissioners, 
before I go to the audience? I think we've exhausted our 
questions up here. Mr. Morad, if you would like to take a seat for 
just a moment, I'll see if there's anyone else in the audience 
wishing to speak for or against this item? If there is anyone, 
please come forward to our podium? Got a couple of folks 
coming forward. Good evening, ma'am. Again, we ask you start 
with your name and address. 

 
Pauline Shots, 33233 Norfolk Street, Livonia, MI. I am across the street from 

them. I don't hear the chickens. I've been in their yard. I get 
migraines, so all smells, all sounds are very excruciating for me, 
and I've not ever smelled the chickens, even when I'm back at 
the coop. So, they've opened the coop, the chickens have come 
out, and I've not smelled anything. I also would be willing to 
check on the chickens if they're out of town and their dogs. So, 
I'm right across the street, I'm married, so my husband and I 
would take care of helping them with those things. And we don't 
have any issues. They've done a lot of improvements in the 
house, on the yard, everything looks great. It's at the very back 
of the lot. It's like not interfering with anything. So, I'm not sure 
why we're having a meeting, but, you know, it's just I know we 
have to do those things. But there's not a problem. Actually. I 
don't know why we're here. Okay. 

 
Mr. Wilshaw: I appreciate your comments. Thank you for speaking. Anyone 

else wishing to speak please come forward. 
 
Teresa Fredericks, 33333 Norfolk, Livonia, MI. Right across the street and right 

next to this woman is our condominium, Pinebrook 
condominium. We have seven units there, and many of the 
neighbors like Mike and Meghan, I believe they moved in about 
two years ago, a year ago and I met them, people like them, but 
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I would urge you to deny this because we are concerned about 
vermin and wildlife. I have personally seen rats, not in the last 
three or four years, but I one time saw a rat walking right across 
the street in front of her house toward their property. They didn't 
live there then, and another time I saw a rat, right nearby within 
about 20 feet. We haven't seen rats. I haven't seen any rats 
lately. I haven't heard of any, but we have had constant battle. 
I've lived there 26 years since 1996 when they were built. We've 
had a constant battle with raccoons and have cost us a lot of 
money to rebuild our roofs to clean out our attics and reinstall 
insulation. We have animals around there. We had foxes 
breeding in the back of our property. We have deer, they're 
eating things. We don't need any more wildlife in the area, and 
we're concerned that it will just attract more animals to the area. 
We don't need any more. Another thing we're concerned about 
is that if it's rezoned, is it going to be limited to chickens? I think 
under the law, they've could have goats or whatever. We 
definitely…if they do have…if they are allowed to have anything, 
we need restrictions. Also, if the property is transferred, how do 
we know if the new owner isn't going to bring in goats or 
whatever, it's a residential area. It's really a nice area of different 
homes. There's one block down from us that has a…it's a 
beautiful block to walk along. The whole area's residential 
except for the medical complex that is just to the west of them. 
So, it's definitely just a residential area. And I would ask that you 
deny it. Thank you. 

 
Mr. Wilshaw: Thank you for your comments. Anyone else in our audience 

wishing to speak to this item? Gentlemen, please come forward. 
You can line up if you wish to make things faster. It's okay. 
Good evening. 

 
Laura. Sokana, 36055 Ladywood Street, Livonia, MI. And you probably want to 

know why someone on Ladywood would be concerned on 
Norfolk. A couple of reasons. They're my children. I am the 
mother-in-law, and there's a couple of things. I would be there. 
We've had chickens before. We've had chickens in Livonia. I 
grew…my family has been here in Livonia since 1966. Went 
back and forth on Norfolk to Tyler School for seven kids. So, I'm 
quite aware of the whole area, and I'm quite aware of the 
animals that would be attracted, but she's saying rats. Well, you 
can't control rats when you have a restaurant, so she needs to 
be concerned in some other areas, first of all. Secondly, the 
raccoons, the deer, whatever comes in, we are in progress. I 
grew up at Eight and Gil before Eight and Gil was even Eight 
and Gil. Timothy King was found there. Okay. So as far as these 
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two, they take care of their yard, they take care of their children, 
their child, their future children, child, children, because I'm 
going to be having another one. And I'm there quite frequently. 
So, I just have to say their progress in that area. They're making 
it nice and clean. The only thing that's there right now would be 
the commercial would be from the office buildings to Eight Mile. 
Everything is residential. Yes, but it could very well be rural, and 
I do have to say that people need to listen. People need to not 
make judgments, and as far as the ADA is concerned, it's very 
real, and as I'm sitting back here, and I'm seeing headshakes. 
Don't make that judgment until they know. Thank you. 

 
Mr. Wilshaw: Thank you. Anyone else wishing to speak? Please come 

forward. Gentlemen.  
 
Anthony Tiberia, 36876 Ravenwood Drive, Westland, MI. I've known Megan and 

Mike Moran for about 10 years. I've known them for about 10 
years or so before chickens and after chickens and both 
residences. They do a very good job, not only with the way that 
they keep the chickens, how they maintain them, as well as their 
property. You know, their goal has always been to have this 
type of land to be able to do these types of things. They bought 
a property that did need lots of work, and it didn't have the 
greatest curb appeal. They've done a very good job of not only 
adding to the home's value, but also the subdivision value that 
they're actually in. There's more than just how it's zoned. You 
want good neighbors like them to be able to take care of their 
property, maintain it and provide value even added value for 
their homes as well. They do a very good job, they're very 
responsible people. If he tells you that he's going to set 
conditions with you, he's going to stick to them. You're not going 
to have to go back and visit to find or assess again. They've 
done a very good job of the property currently. There was many 
overgrown bushes, trees and everything. You couldn't even see 
the house, and like I said, it's really added value, and if you guys 
do come to an agreement, maybe table it for another time. They 
have no problem meeting the conditions that you either suggest 
or they come to terms with Thank you. 

 
Mr. Wilshaw: Great thank you for speaking. A gentleman's coming behind you 

Good evening sir. 
 
Ron Irvin, 20181 Shadyside, Livonia, MI. Yes, there's always been a restaurant 

there and there's always been some kind of rats, but we did 
have an incident where another neighbor down the street did 
have rats or had chickens and the place was loaded with rats 
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and the city ended up coming in and shutting them down. So 
yes, there's will be rats or will be raccoons but this is going to 
increase the numbers, and as far as the smell and stuff like that, 
I know it's…it all depends on the wind but it will be there and I 
bought property in the city. I didn't buy it in farmland. So, I 
would…my vote would be for denial. Thank you. 

 
Mr. Wilshaw: Thank you, Mr. Irvin. Any other folks wishing to speak for or 

against this item feel free to come forward. Good evening, Miss 
Moran. 

 
Megan Morad, 20180 Westmore Street, Livonia, MI. I know that the rats have 

been brought up. There are a lot of things that chickens are 
rumored to do, but they kill rats. There are farms that have 
chickens strictly for that problem, and I have seen firsthand what 
these chickens will do to not only rats, but raccoon and 
chipmunks and squirrels. The whole reason why we started with 
this chicken venture in our old home, was because I do suffer 
from a mental illness, and it was suggested that I try coming 
back to nature to help what the medication can't compensate 
for. It has helped me. it has helped me not only have a routine 
and have more respect for the people and the wildlife around 
me, but it's also helped my family and I come together, and not 
just my husband and my son. We've got family from 10 years 
ago that, you know, friends. We learn new things every day 
about how the circle of life happens, and it just teaches us that 
you need to be respectful for one another, and yeah, you can be 
worried about the rats, you can be worried about the animals 
that come. Chickens aren't going to affect raccoons, or foxes or 
deer that have been there longer than we have, but what the 
chickens will do is make sure that the rats stay away. Now, I 
know, Ron mentioned that there was a gentleman further down 
the block that had them, and it posed a problem because they 
were bringing rats in. There is a little more history on that. He let 
them free range. They were in and out of the garage, three 
houses down. There was another gentleman who had turkeys in 
between those houses and there was a woman who fed 
squirrels. We do not plan on ever letting those chickens out of 
that coop out of that run. Like my husband said, we love our 
yard, and we like to enjoy it. We also have an unorthodox hobby 
that happens to help me find peace in life. So that's all I wanted 
to say. Thank you. 

 
Mr. Wilshaw: I appreciate your comments. The gentleman wishing to speak. 

Good evening, sir. 
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Paul Vanderplow, 20095 Shadyside, Livonia, MI. First, sir, Mr. Morad, I thank you 

for being educated. It was a very well-done presentation, and 
while this kills me to even insinuate that we should be able to 
tell people what they should do or not do on their own property. 
The only thing I guess I had questions with were some of the 
open-ended statements of “we don't see ourselves going above 
16. We don't see this”, quite frankly, if he is educated as he is 
and responsible as he is, that's great. I've been around long 
enough, and I've worked in enough cities to where, 
unfortunately, the next owner or something kind of creeps out 
away, and now we don't have 16, we have 100. I'm not saying 
he will do that. I'm not saying even insinuated that. 
Unfortunately, I've been in too many properties where it started 
out with good intentions. And then it flies, no pun intended, it 
flies out of control. So, if it was me and against her, I never want 
to say what you can and can't do on your own property, but in 
this kind of setting in the neighborhood, there would almost, I 
would think, it would be a lot more plausible if there were some 
restrictions on it to where those open-ended statements are 
closed. To where it isn’t and I only plan on doing 16 it becomes 
something else. So, for me, I’d just like to hear a little tighter 
control on it, and again, not for Mr Morad, but anything in the 
future, you know, so it doesn't balloon out of control. But thank 
you for hearing me. Appreciate it. 

 
Mr. Wilshaw: Thank you for your comments. We appreciate that. Anyone else 

wishing to speak on this item? There's one more person 
coming. 

 
Mr. Wilshaw: Good evening, ma'am. 
 
Maria Stanulet, 20055 Shadyside Street, Livonia, MI. I want to say that a lot of 

the neighbors in that area do have a lot of land, and we can all 
petition the Council to raise animals and have our area result 
like Mike did. We live in more than half an acre. All my next-door 
neighbors have half an acre across the street we all have…they 
all have one acre. If we all decide to do that in the middle of a 
city and start raising animals, what will this turn into? My 
neighbor do that, I'm gonna go do that. Because we live in a 
residential area. Like somebody said, we bought our homes in 
the city. If we wanted to live out there in the land, in the farm, I 
would have bought my home in the farm. So even though the 
chickens are restrained, and he said 16 chickens, maybe 
20,they give on an average of what, one or two eggs a day, let's 
say 25 eggs a day, times seven days a week, divided by 12, you 
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get like 15,000 eggs, and he's not planning on selling. That's a 
lot of eggs to give your family and that's your problem, what you 
do with the eggs, definitely, and I do worry about rats, and 
raccoons and groundhogs because I have seen big holes in my 
yard, and I do not know where they're from. We try to maybe, 
they could be a possums, they could be raccoons, I don't know 
what the holes are, and I'm trying to find out what they are. With 
chickens and their poop…and he said he cleans them every two 
weeks. I am afraid, cleaning them every two weeks, 16 
chickens, 20 chickens, that's a lot of trash. So obviously, we are 
probably going to have some extra animals that are going to 
migrate into other people's yards and into other people's trash 
cans, even though they're covered. Raccoons are notorious for 
taking trash for taking covers out. Rats do the same thing and I 
just don't want to see a city area turn into something like a 
farmland and I understand it is for your mental health, I 
understand that, but I also am concerned about what's going to 
happen with the neighborhood. If a rezoning is possible, other 
neighbors might come around and ask for rezoning also, and we 
don't want maybe what might not happen. But that can happen 
not now, maybe three years from now, five years from now. And 
that's my concern. Okay, 

 
Mr. Wilshaw: Thank you for your comments. Anyone else wishing to speak for 

or against this item? I don't see anyone else wishing to speak 
for or against this item. Mr. Morad, is there anything else that 
you would like to state before we make our decision? I always 
like to give the petitioner the final word. Thank you. We don't 
want to I just want to preface it by saying we don't want to 
engage in debate between things, but if you want to address 
anything that was brought up feel free, just don't personalize it. 

 
Mr. Morad: Yeah, no, no, I mean, I, I see where everybody's coming from, 

and I understand it, but I have cameras up, they go off, if 
anything comes near it. They've been out there for two, three 
months. Yet to have any incident with animals. And again, the 
one down the street that was probably more of a hoarder 
situation that was going on than a actual what we're doing, I 
understand that people are worried about, you know, other 
things, but there are other houses in our neighborhood that are 
zoned RUF already. They have stopped by. They have 
chickens. They're already in the neighborhood, and whether or 
not everybody back here knows that, they're there. That's how 
quiet they can be. That's how discreet they can be. They might 
not have as many…I know of somebody else that has 10. He's 
on the other side of the neighborhood, but they are zoned that 
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way. They have them and even in…like I said, where we used 
to live, Plymouth and Inkster, there was a few houses over there 
zoned RUF that had them, as well, and there were others that 
were not zoned RUF. You know we take pride in what we do 
with everything, and I think that about covers it. But you know, 
we try and keep up on them as much as we can, and I 
understand where everybody's coming from, but everybody in 
life has different goals, and unfortunately, I can't live where I 
want to live an hour and a half away from work, but  you know, 
things happen and life's gotta go on. But I think that's about it. 

 
Mr. Wilshaw: Thank you. Mr. Morad. Is there any other questions from any of 

the commissioners of our petitioner? Before we make our 
decision? I just want to give one more opportunity in case any 
issues were brought up. I don't see any questions from any of 
our commissioners. So, thank you for coming this evening. I'm 
going to close the public hearing. You can go ahead and have a 
seat and a motion would be an order from our commission.  

 
On a motion by Ventura, seconded by Bongero, and adopted, it was 
 
#06-35-2023 RESOLVED, that pursuant to a Public Hearing having been 

held by the City Planning Commission on June 13, 2023, on 
Petition 2023-04-01-03 submitted by Michael Morad under 
Sections 13.13 and 13.15 of the Livonia Zoning Ordinance, as 
amended, requesting to rezone the property at 20180 Westmore 
Street, located on the east side of Westmore Street between 
Farmington Road and Shadyside Street in the Northwest ¼ of 
Section 3, from N2 (Neighborhood) to RUF (Rural Urban Farm), 
the Planning Commission does hereby table this item to the 
meeting of July 11, 2023. 

 
FURTHER RESOLVED, That notice of the above hearing was 
given in accordance with the provisions of Section 13.13 of 
Livonia Vision 21 Zoning Ordinance, as amended. 

 
Mr. Wilshaw, Chairman, declared the motion is carried and the foregoing 

resolution adopted. 
 
A roll call vote on the foregoing resolution resulted in the following: 
 

AYES: Dinaro, Bongero, Ventura, Caramagno, Wilshaw 
NAYS: Long 
ABSENT: None  
ABSTAIN:     None 
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Mr. Wilshaw: Please get in touch with our planning staff and they can work 

with you and on that, those conditions. Thank you for coming. 
Thank you and everyone else for coming tonight on this item 
and if you want to follow along, you can come back on July 11. 
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MINUTES OF THE 1,201st PUBLIC HEARINGS AND REGULAR MEETING 
HELD BY THE CITY PLANNING COMMISSION 

OF THE CITY OF LIVONIA 
________________________________________________________________ 
 
On Tuesday, July 11, 2023, the City Planning Commission of the City of Livonia 
held its 1,201st Public Hearing and Regular Meetings in the Livonia City Hall, 
33000 Civic Center Drive, Livonia, Michigan. 
 
Mr. Ian Wilshaw, Chairman, called the meeting to order at 7 p.m.  
 
Members present: Wafa Dinaro David Bongero Sam Caramagno 
 Glen Long Peter Ventura Ian Wilshaw  
 
Members absent: None 
 
Mr. Mark Taormina, Planning Director, and Stephanie Reece, Program 
Supervisor, were also present. 
 
Chairman Wilshaw 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 #5 PETITION 2023-04-01-03 Michael Morad 
 
Mr. Caramagno, Secretary, announced the next item on the agenda, Petition 

2023-04-01-03 submitted by Michael Morad under Sections 
13.13 and 13.15 of the Livonia Zoning Ordinance, as amended, 
requesting to rezone the property at 20180 Westmore Street, 
located on the east side of Westmore Street between 
Farmington Road and Shadyside Street in the Northwest ¼ of 
Section 3, from N2 (Neighborhood) to RUF (Rural Urban Farm). 

 
On a motion by Long, seconded by Bongero, and unanimously adopted, it was 
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#07-45-2023 RESOLVED, That the City Planning Commission, on July 11, 

2023 on Petition 2023-04-01-03 submitted by Michael Morad 
under Sections 13.13 and 13.15 of the Livonia Zoning 
Ordinance, as amended, requesting to rezone the property at 
20180 Westmore Street, located on the east side of Westmore 
Street between Farmington Road and Shadyside Street in the 
Northwest ¼ of Section 3, from N2 (Neighborhood) to RUF 
(Rural Urban Farm), does hereby remove the item from the 
table. 

 
Mr. Taormina: At the last meeting, this item was tabled when it was suggested 

that the petitioner consider entering into a conditional zoning 
agreement with the City. The petitioner is voluntarily offering a 
list of conditions with respect to the keeping of chickens on the 
property. These conditions would be incorporated into an 
agreement with the City. The draft of the agreement has been 
reviewed by the Law Department.  While they have reviewed it 
very generally, the final version would still require their approval 
before going to City Council prior to a second reading and vote 
on the rezoning. We went over the eight conditions at the study 
session. We can recite those again, if you want. There was one 
change to condition no. 4 of the agreement regarding keeping 
the chickens in the coop and run, except at times when the 
owners are home and with the limitation that they not be allowed 
to leave the property. 

 
Mr. Wilshaw: Okay. Thank you. Mr. Taormina. Is there any questions from 

any of the commissioners for our staff? I see no questions. Our 
petitioner is in the audience tonight. Feel free to come forward if 
you would like to. Obviously, we're not going to go through the 
whole process of your request again. We're just going to see if 
you have any updates or additional information you'd like to let 
us know about. Good evening, sir. 

 
Michael Morad, 20180 Westmore, Livonia, MI. Good evening. Just a few points 

to go over. So obviously over the last couple of weeks we have 
been working with Mark, you know, making all these terms and 
conditions and he's, you know, helped me write them up and 
make them you know, agreeable and easy and what I feel is 
pretty fair to everybody around us and everything else. It's been 
three months that they've been outside, not a single animal has 
been around. I had mentioned it last week because I did forget 
to mention that the first meeting. I have motion lights on the 
west side of it of the coop that go on at night automatically if 
anything obviously walked by it. That seems to help to scare off 



 UNAPPROVED MINUTES 3 
 

anything. The run that is the fenced in area on the outside 
where the chickens are outside, that I placed and then I dug a 
foot trench all the way around it and there is chicken wire stake 
down into the ground so nothing can dig in or just crawl under 
the run and walk right in there. I filled it with sand and it spills 
out the side of the chicken wire just a little bit because I don't 
have a border around it yet. There's not a footprint, paw or 
anything. Nothing has touched it in three months. And like I said 
I have cameras out there. I have not seen a single animal 
besides deer get within 15 feet of the coop and run and that was 
Friday. We sat back and watched one just mosey around the 
back and then take off. Nowhere near didn't make any noise. 
You know, I heard a few people mention noise and things like 
that. The guy who lives north right behind us, he didn't even 
know that they were out there because he couldn't hear him 
until I showed him just the other day, he had no idea. And then it 
was mentioned also the letters that we had received. I haven't 
got time now to go through those and read them. I tried to reach 
out to a few people. I spoke with one lady, Maria, she was up 
here, she spoke last time. She agreed she had said…she's not 
here tonight, but she said that she has no issues with it, as long 
as we keep it clean and stuff like that, you know. There was 
other things that she had concerns about but, you know, we just 
moved on to this property. We've been here for a year. It was 
basically neglected for, I would say 10 to 15 years, they were 
elderly, they did not take care of it. We've done nothing but 
clean this property up in the last year with what we have, you 
know, so we've gotten a lot of compliments on what we've done 
with this house and how it looks now compared to what it used 
to look like. We’ve had people walk by and tell us they didn’t 
even know there was a house there, because there was so 
many bushes, and trees and shrubs and everything else 
covering it up. So, it's nice to hear that from, you know, the 
people around. But also there was, you know, within the letters 
there was, I think you guys had mentioned there was eight, no 
and seven yeses, and there was two more that were sent in. 
One of the people that sent the letter in Mark said he couldn't 
find it. They are here tonight. The other one, I do have it. I never 
got back with Mark on that, but I do have that one, too. Two of 
the no letters were from the one person actually there were like 
two sets of them. One person sent into two letters, and another 
person sent in two letters. So and that we know that wasn't 
really conveyed in the first. In the first meeting as well. They just 
said there was eight letters, which there was but six people. And 
I think that's about it. I mean, we just started getting eggs on 
Fourth of July. Got our first one. Got three today, a couple 



 UNAPPROVED MINUTES 4 
 

throughout the week here and there. It's night activity now with 
the kid. We go out there when I get home from work, go check 
on him and let him in there. He goes and grabs them, put them 
up on the counter. Put them away and he loves it. You know, 
and we've had a lot of people come by. One of the things…and I 
do intend to reach out to him to the west, we do have the 
commercial building. Right on the other side of the berm that's 
right there is a dumpster and in his letter he had talked about 
how he is opposed to it, but he's concerned about the waste or 
the smell or anything else because there's medical facilities in 
there, and I can understand that, but when I mow my lawn, and I 
have to pick up 10,15, 20 masks every day, every week out of 
my lawn, I have a little bit more of an issue than them being out 
there. I think that's a bigger health risk. I have no idea what's 
coming out of those dumpsters, I have to pick up all kinds of 
stuff. That's overflowing from these dumpsters, they stink, they 
smell. They smell worse than this chicken coop does, I can 
guarantee you that on a 90 degree today. That dumpster smells 
worse, because I've yet to smell it. I've yet to have anybody 
smell anything that comes back there. They'll tell me how clean 
it is. And Dave stopped by and looked at it and I've opened it up 
for people, they've had no issues. So, we just want to reiterate 
that point. But other than that, I got nothing. Nothing else to say 
unless anybody else has any questions. You know, there was a 
terms and conditions you got I think you guys have all gone over 
a mall. But I think they're pretty fair. 

 
Mr. Wilshaw: Yeah, without reading them all out it just for the sake of the any 

resident that's following this information. You did submit a list of 
conditions. There were eight of them and basically limiting the 
number of chickens, limiting it to chickens no roosters, and that 
the property will be maintained and cleaned and all those types 
of concerns that were many of which were raised at the at a 
previous meeting. So, you've been very cooperative and trying 
to address each of those concerns. I didn't mention at the 
beginning but we did receive I think one or two other emails just 
recently on this item. There was one I think just the other day 
from Kathy Wiltsie that came in. So, we do have those pieces of 
information as well. So just wanted to throw that out there. Any 
questions from any of our commissioners for our petitioner? He 
has answered every single question we've asked. So very good. 
anyone in our audience wishing to speak for or against, feel free 
to come forward? Again, we have already conducted a public 
hearing and listened to many issues. So try to keep it to new 
items if possible. Hello, good evening. 
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Mark and Karen Rocheleau, 20245 Shadyside, Livonia, MI. We are one of the 

neighbors that touch Mike's Morad’s yard and our other 
neighbor, Henry Fan, and Dr. Cathy Morris, all three of our  
yards. We touch both of theirs and Mike’s yard. We have not 
smelled anything or heard anything. I have two dogs and they 
don't even bark at the chickens. I haven't heard them. I haven't 
seen them. So, we have no problem with them having the 
chickens. It's a very nice chicken coop we seen it. They keep it 
clean and nice. And I've talked to both of our other neighbors 
and they have no problem with that either. 

 
Mr. Wilshaw: Well, thank you for your comments. Appreciate you coming 

forward. We have another resident who would like to speak. 
 
Mr. Wilshaw: Good evening, ma'am. 
 
 
Diane Richmond 33341 Norfolk, Livonia, MI. I sent an email but I didn't get any 

responses back because I did have some questions and that 
and my biggest concern is health. My father contracted of 
fungus from chickens, and spores are out there. When feces is 
out doors, and it's in the air. It's a big concern of mine. And I've 
read up on this a lot. And there are a number of different health 
issues. Is there anything that the City of Livonia does to monitor 
people who have chickens like this in the city? Can anyone 
answer that with the Health Department? I'd like to find out? 

 
Mr. Wilshaw: I cannot definitively answer your question other than say that I 

don't think the city does health inspections of the chickens. I 
think that would be incumbent upon the state health department 
if there's any issues. So that's the best answer I can give you. 

 
Ms. Richmond: Yeah, I’m just very concerned about that fact. And that I live 

right across the street almost from them in a condo complex and 
that. We have been, as my neighbor next door last time spoke, 
we have been riddled with raccoons, we just spent over $1,200 
on repairs for raccoons. This time of the year, they're not out but 
trust me in the winter, and in February and March they want to 
get inside and any way they can get in and I had a den of foxes 
with five knits born in my…right in my complexes. It's a condo 
complex. You know, so there is a concern because I've probably 
over the 16 years that I've lived there,we’ve probably had to 
spend about 18 to $20,000 on having repairs done because of 
animals getting into our, our attics and that and damage to our 
property. So, you know, I just feel that this is something that you 
know, and I have a daughter that lives in Ferndale, one 



 UNAPPROVED MINUTES 6 
 

neighbor over for her, I had chickens, the first couple years, they 
took care of them. And then after they lost the excitement, it was 
horrible trying to get them out of the neighborhood. That took a 
long, long time and that and I just don't want to see that happen, 
you know, in our community too. So, I'm, you know, I'm on the 
fence if the health department can answer my questions 
because it is a serious concern of mine. You know that. You 
know, I raised kids. I was former teacher. They're all excited 
when they get them. They're cute, they're everything but then 
after you have for a while and you had to keep them clean and 
take care of them all the time, it can many times be a different 
story. So, I just wanted to…I haven’t voted either way, but this is 
the concern I would really like to find out from the City of Livonia 
and the Health Department what  protections we have as 
residents here. Because my father was not a farmer, he lived in 
the city. And because the neighbor had chickens, that's how he 
contracted it, and it did ruin his life. So, you know, I just wanted 
to find out if you can give me some some answers to that. But I 
just that's, that's my point of view. And how long do we have 
before we can decide on this? 

 
Mr. Wilshaw: Well, it's for us to decide tonight and then this will then go on to 

City Council for their ultimate vote. We're going to make a 
recommendation tonight. 

 
Ms. Richardson: Okay. So, in other words, I have to decide this evening. 
 
Mr. Wilshaw: Well, we need to decide this evening. 
 
Ms. Richardson: You need to decide. 
 
Mr. Wilshaw: Yes. 
 
Ms. Richardson: I guess you probably then know my concerns. And if I can't get 

answers to them, then I have to say no. 
 
Mr. Wilshaw: Okay, well, we appreciate your comments and opinion, thank 

you. Anyone else wishing to speak for or against 
 
Mr. Wilshaw: One gentleman coming forward? 
 
Mr. Wilshaw: Good evening, sir. 
 
Ron Irwin, 20181 Shadyside, Livonia, MI. As far as a health issue, also, my wife 

is allergic to the chickens dander. So that means, that's 
something that's going to be in the air constantly. She can't be 
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around dogs, she can't pet dogs and stuff like that or any other 
animals, which we would like to have, but we're you know, due 
to her allergies, which he has a lot of, and so we'd like to enjoy 
our backyard also. But if this is a need, if this is a problem, we're 
not going to be able to enjoy our yard. And as far as the stench 
and stuff like that. Build it and they will come, so the rats haven't 
come yet, but they will be there. And I know we do have rats, 
but this is just another food source, it's going to multiply them 
and the raccoons also. So it will just…because we did have an 
issue across  the street, and we had rats from that, and the 
other neighbors over their had rats. I talked to other neighbors 
and even on the other side and they had the rat problem also. 
So, of course they didn't show up in three months. But what 
about a year and about two years? And also, as far as the 
selling of the property, what happens to it then. Do they have to 
go have all these restrictions? Is that as long as it's RUF or is it 
just as long as he owns the property?  

 
Mr. Wilshaw: The conditions are restricted to this owner, if I'm not mistaken, is 

that correct, Mr. Taormina?  
 
Mr. Taormina: That's correct. 
 
Mr. Wilshaw: So, if this property were to be sold, the future owner would not 

have the rights to do what's being done today or what's being 
proposed with chickens. So, the zoning would revert back to the 
N2? 

 
Mr. Taormina: That's addressing condition no. 8, which indicates that the city 

could then change his property back to N2, Neighborhood. 
 
Mr. Wilshaw: So that answers that issue. 
 
Mr. Irwin: In buying the property 30 years ago, if this was a thing that was 

in the future, by which you can't see the future, but I would have 
had…this would have been a different view. I would have had 
no other consideration. So, I just hoped that it would be 
consideration of no. 

 
Mr. Wilshaw: Okay. We'll find out tonight. Thank you, sir. Anyone else wishing 

to speak on this item? One more person coming forward. Good 
evening, sir. 

 
 
Mark Morad, 15191 Houghton, Livonia, MI. I'm Mike’s dad. First thing Thank you 

everybody. I know this is the second meeting. I missed the first 
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meeting, but I did get a chance to watch it on YouTube 
afterwards. I know Mike spoke earlier about voting. And it was 
what eight to seven or seven to eight, whichever way it went 
and one of the things I wanted to bring up tonight was, and of 
course I've been in contact with Michael and Meagan at their 
house and been helping them and doing what they need to do. 
They've been in this property for just about a year, I think maybe 
a little longer. But anyway, what I wanted to bring up was in a 
year's time, if you take and been here all night long, listen to all 
these conversations about percentages in Costco and the big 
pavilion and all these different percentage percentages people 
are throwing out, and if you look at their almost an acre of 
property, and where they moved into and what it looked like, 
and Michael was absolutely right, you couldn't see that house 
when they moved in. There was so much there, and let's not 
point fingers at anybody because it was an elderly couple. We 
don't know the whole history of why the house was like it was 
but it ended up that way, unfortunately, and we some of us have 
been through that. But the long and short of it is this. Michael 
and Meghan moved into that house a year ago, and all of us 
started somewhere, we all started out with nothing. And now we 
got a young family here that excuse me, that’s been in this 
house for a year, and they have jumped through hoops bigger 
than most of us have at work and at home together to get to this 
point. And I think what needs to happen here. And Michael has 
done a lot of the work on this, I think really what needs to be 
heard here is not the little tiny percentage of a chicken coop in 
their backyard. It's actually the shed is actually nicer than some 
of the sheds and garages in the neighborhood that he put up 
and the coop, we helped him do it. But I think what people need 
to realize on this, and I don't want to lecture this, but I want to 
say that if you drive down Norfolk, the very first thing you see 
past that office building Michael was talking about is their house 
and what it looks like. And I think the people that are here that 
are for it and against it should probably think about maybe 
rallying the other way around, and remember, we were all 30 
once and we all had our challenges. They’ve got a three year 
old and a baby that's due this month, and looking at their 
property in less than a year's time, what they've done is pretty 
phenomenal. So my whole point is, maybe some of us folks 
could think about this and go, Hey, why don't we see what this is 
all about, like the 50% of the people that went there and talk to 
them, as opposed to the 50% of the people that come up with 
the stories about the rats and raccoons and all the other stuff, I 
think is probably not necessary. If you look at what he did there, 
it's pretty spotless, it's pretty spot on, Michael opened the doors 
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for me the other day on this coop, and I looked inside here and 
I'm going this is a chicken coop. You can't smell anything. 
There's not a mess there. The eggs are coming, just like he 
said. But my whole point, this whole conversation was just for 
people to open their eyes. And remember one thing we all 
started out basically the same way. And what they've done here 
in a year's time is absolutely incredible. So I think there should 
be some leniency, and I'm really not focused on telling you guys 
all this. I don't need to do that. My focus is to spread this 
through the neighborhood, they moved in and say, Look, give 
these kids a chance. Give these guys a chance, look at what 
they've done. Notice that before we decide that a couple 
chickens in the backyard is going to ruin our life. It's not going to 
change everything for a lot of people there. So, I just hope that 
when this goes to the next step to the council, that basically it 
just is a smooth transition for them and they can move on with 
what they're doing. Thank you. 

 
Mr. Wilshaw: Well, thank you for your comments and also for being one of the 

three people that watch us on Youtube. We don't get a lot of 
viewers there. So that's good. Is there anyone else in the 
audience wishing to speak on this item? I think we've heard 
from just about everybody in the audience at this point. I don't 
see anyone else coming forward. I will go to my fellow 
Commissioners and see if there's any other questions, 
comments, or if they would like to make a motion. 

 
On a motion by Ventura, seconded by Bongero, and unanimously adopted, it was 
 
#07-46-2023 RESOLVED, That the City Planning Commission does hereby 

recommend to the City Council that Petition 2023-04-01-03 
submitted by Michael Morad under Sections 13.13 and 13.15 of 
the Livonia Zoning Ordinance, as amended, requesting to 
rezone the property at 20180 Westmore Street, located on the 
east side of Westmore Street between Farmington Road and 
Shadyside Street in the Northwest ¼ of Section 3, from N2 
(Neighborhood) to RUF (Rural Urban Farm)7, be approved for 
the following reasons: 

 
1. The Petitioner has voluntarily offered a conditional zoning 

agreement pursuant to MCL 125.3405 of the Michigan 
Zoning Enabling Act, Act 110 of 2006, as amended, that 
includes a statement of conditions for maintaining chickens 
on the property. 
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2. The RUF zoning is appropriate given the Petitioner’s unique 
circumstances.  

 
3. The proposed RUF zoning is compatible with the area's 

surrounding land uses. 
 
4. The proposed zoning change represents a reasonable and 

logical plan for the subject property that adheres to sound 
land use planning principles. 

 
5. The proposed zoning change would allow the use of the 

subject property in a manner consistent with its size and 
location. 

 
FURTHER RESOLVED, That notice of the above hearing was 
given in accordance with the provisions of Section 13.13  and 
13.15 of Livonia Zoning Ordinance, as amended. 

 
Mr. Wilshaw: Is there any discussion? 
 
Mr. Wilshaw, Chairman, declared the motion is carried and the foregoing 

resolution adopted. It will go on to City Council with an 
approving resolution. 
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PLANNING COMMISSION STAFF NOTES 
 

MISCELLANEOUS 
 
ITEM 5 
 
Petition 2023-04-01-03 submitted by Michael Morad under Sections 13.13 and 13.15 of 
the Livonia Zoning Ordinance, as amended, requesting to rezone the property at 20180 
Westmore Street, located on the east side of Westmore Street between Farmington Road and 
Shadyside Street in the Northwest ¼ of Section 3, from N2 (Neighborhood) to RUF (Rural 
Urban Farm). 
 
June 6, 2023: Study Meeting: 
 
This rezoning petition involves a parcel at the corner of Westmore and Norfolk Avenues.  The 
change from N2 to RUF would allow the homeowners to raise chickens under Section 6.34 of 
the Zoning Ordinance - Keeping of Animals (Fowl, Rabbits, Horses, Cows, etc.).  Section 6.34 
specifies: “Fowl and rabbits may be raised and kept for the owner's consumption only on 
one-half (½) acre or more; two (2) horses may be kept for the owner's use only on one (1) 
acre or more; two (2) horses and one (1) cow or three (3) horses may be kept for the owner's 
use only on two (2) acres or more.  The raising of livestock shall conform to the Generally 
Accepted Agricultural and Management Practices (GAAMP) for the Care of Farm Animals.”  
 
RUF zoning requires a minimum lot area of 15,000 square feet and minimum lot dimensions 
of seventy-five feet (75’) in width by 150 feet in depth.  The unplatted parcel measures 
approximately 176 feet in width along Norfolk and 225 feet along Westmore, a private 
easement providing access for this property and one other lot to the north (20240 Westmore).  
The land area is 39,600 square feet or roughly 0.91 acres.  The subject property contains a 
residential house and a detached garage.  The submitted plan shows that the property 
includes a chicken coop measuring seven feet by seven feet (7’x7’) attached to a ‘chicken 
run’ measuring thirteen feet (13’) wide by seven feet (7’) deep.  The chicken coop and chicken 
run are located in the property’s rear (northeast) corner.  The applicant currently has sixteen 
(16) chickens.  
 
Residential properties surround the subject site to the north, east, and south.  Across 
Westmore Street to the west is Pinebrooke Office Park, which is zoned C1.  
 
The Livonia Vision 21 Future Land Use map designates the subject property as Low-Density 
Residential, which recommends a density of 1 to 5 dwelling units per acre, a minimum lot area 
of 7,200 square feet, and minimum lot width of sixty feet (60’).   
 
The subject property was initially zoned AG, Agricultural.  When the City was incorporated in 
1950, Zoning Ordinance No. 60 was adopted, and the property was rezoned to RUF.  In 1961, 
the subject property was included as part of a large group of lots in the north half of Section 
3, rezoned from RUF to R-L-A, Residential Large Lot, a zoning district before the adoption of 
Ordinance No. 543.  Then, in 1965, with the adoption of Ordinance No. 543, the R-L-A district 
became R-3, and since then, there have been two failed attempts to change the zoning of this 
part of Section 3, including the subject property, back to RUF.  
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The first attempt was in 1979 when a request to change the area from R-3 back to RUF was 
rejected for the following reasons (CR #1110-79, Petition 1979-06-01-20): 
 

1. All existing lots in the subject area at least conform to R-3A zoning 
requirements or larger. 

2. If this petition were to be approved, 40 existing lots would then become 
nonconforming. 

3. The area has been zoned R-L or R-3 (80’x120’ lots) since 1960 which has led 
to more efficient use of the land in some instances, a fact which the Planning 
Commission believes is of paramount importance, particularly in these times 
of high cost of land and housing. 

4. The subject area has the capacity to accept additional dwellings which may 
result from future development occurring in accordance with R-3A Zoning 
District requirements. 

5. Retention of the R-3A zoning in the subject area will not be detrimental to the 
overall development of the general area, nor will it be injurious to the 
continued use and enjoyment of the existing residential properties in the area. 

 
The other petition occurred in 1987 and was denied for similar reasons (CR #1178-87, Petition 
1987-08-01-29):  
 

1. The subject area has the capacity to accept additional dwelling units which 
may result from future development occurring in accordance with R-3A 
zoning district requirements. 

2. A more intensive utilization of the land area involved will not be injuries to the 
continued use and enjoyment of the existing residential properties in the area. 

3. All existing lots in the subject area at least confirm to the R-3A zoning 
requirements or larger. 

4. If this petition were to be approved, 49 existing lots would then become non-
conforming. 

5. The subject area has been zoned R-L or R-3 since 1960 which has led to 
more efficient use of land in most instances, a fact which the Planning 
Commission believes is of paramount importance, particularly in these times 
of high cost of land and housing. 

 
The apparent difference between this request and the two previous rezoning petitions is that 
this item seeks to rezone only one (1) parcel instead of multiple parcels and will not result in 
any non-conformities.  In discussing this item with the City Law Department, the Petitioner’s 
desire to raise chickens for emotional support and mental health therapy could be protected 
under the Americans with Disabilities Act (ADA).  Additionally, Michigan’s Right to Farm Act 
could come into play, which is intended to protect farmers who follow the State’s GAAMPs.  
Notwithstanding, this petition attempts to do the right thing by having the zoning conform to 
the activities on the property.    
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June 27, 2023: Study Meeting: 
 
This item was tabled at the June 13th Public Hearing to allow the Petitioner and the City time 
to draft a conditional zoning agreement.  The proposed agreement contains the following 
conditions, which the homeowners are voluntarily offering: 
 

1) At most, twenty-five (25) chickens shall be housed on the Property. 
2) No roosters shall be housed on the Property—only hens.  
3) No farm animals other than chickens shall be housed on the Property; however, 

this shall not preclude the Owners from keeping other domesticated animals, such 
as dogs, cats, parakeets, etc., which shall be allowed.  

4) All chickens will be kept in the coop and fenced enclosure, as depicted in Exhibit 
B. 

5) The Property shall be free from any waste associated with the chickens.  All 
chicken manure will be appropriately disposed of or composted.  

6) All Generally Accepted Agricultural and Management Practices (GAAMPs) related 
to raising and keeping chickens will be adhered to. 

7) No eggs or chickens shall be sold from the Property. 
8) The RUF, Rural Urban Farm zoning, and the keeping of chickens on the Property, 

as set forth above, shall be allowed as long as the Owners or their heirs live at the 
Property.  Should the Owners or their heirs no longer live at the Property, the 
chickens will be removed, and no farm animals, including chickens, shall be 
housed on the Property.  The City can change the property’s zoning to N2, 
Neighborhood, at such a time.   

 
 
July 11, 2023: Public Hearing: 
 
Following the Study Meeting, the Petitioner changed condition #4 of the agreement.  It now 
reads:  
 

All chickens will be maintained in the coop and fenced enclosure (run) as depicted in 
Exhibit B. Chickens are allowed out of the coop and run, but only when the Owners are 
home and provided the chickens are confined to an enclosed portion of the rear yard with 
no ability to trespass beyond the Owners’ property. 

 
Approving Resolution: The request to rezone the property at 20180 Westmore Street from 
N2 to RUF is hereby approved, subject to City Council approval, for the following reasons: 
 

1. The Petitioner has voluntarily offered a conditional zoning agreement pursuant to MCL 
125.3405 of the Michigan Zoning Enabling Act, Act 110 of 2006, as amended, that 
includes a statement of conditions for maintaining chickens on the property. 
 

2. The RUF zoning is appropriate given the Petitioner’s unique circumstances.  
 

3. The proposed RUF zoning is compatible with the area's surrounding land uses. 
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4. The proposed zoning change represents a reasonable and logical plan for the subject 

property that adheres to sound land use planning principles. 
 

5. The proposed zoning change would allow the use of the subject property in a manner 
consistent with its size and location. 
 

Denying Reasons: The request to rezone the property at 20180 Westmore Street from N2 
to RUF is hereby denied for the following reasons: 
 

1. The petitioner has failed to affirmatively show that the proposed zoning change would 
be compatible with and in harmony with the surrounding neighborhood. 
 

2. The proposed zoning change is inconsistent with the surrounding zoning and would 
adversely alter the neighborhood's character. 
 

3. The existing N2 zoning is more consistent with the established pattern of development 
and character of the area, and 
 

4. The Petitioner can seek approval from the Zoning Board of Appeals. 
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CONDITIONAL REZONING 

 

STATEMENT OF CONDITIONS 
 

This Statement of Conditions made and entered into this _____ day of ______________, 
2023, by and between the City of Livonia (“City”), a Michigan municipal corporation, and Michael 
and Megan Morad (“Owners”), 20180 Westmore, Livonia, MI 48152 (“Property”), is intended to be 
incorporated into the application for rezoning under Petition #2023-04-01-03 as a voluntary offer in 
writing setting forth conditions related to the use and development of the Property, for which the 
conditional rezoning is being requested.  Included as a material part of this statement of conditions 
and incorporated herein is the plot plan attached as Exhibit “A” depicting the specific proposed use 
of the property.  
 
List of conditions.   The conditional rezoning of the Property was granted and shall remain valid 
based upon satisfaction of the conditions voluntarily offered by the Owners as follows: 

 
1) At most, twenty-five (25) chickens shall be housed on the Property. 
2) No roosters shall be housed on the Property—only hens.  
3) No farm animals other than chickens shall be housed on the Property; however, this shall not 

preclude the Owners from keeping other domesticated animals, such as dogs, cats, parakeets, 
etc., which shall be allowed.  

4) All chickens will be maintained in the coop and fenced enclosure (run) as depicted in Exhibit B. 
Chickens are allowed out of the coop and run, but only when the Owners are home and 
provided the chickens are confined to an enclosed portion of the rear yard with no ability to 
trespass beyond the Owners’ property.   

5) The Property shall be free from any waste associated with the chickens. All chicken manure will 
be appropriately disposed of or composted.  

6) All Generally Accepted Agricultural and Management Practices (GAAMPs) related to raising 
and keeping chickens will be adhered to. 

7) No eggs or chickens shall be sold from the Property. 
8) The RUF, Rural Urban Farm zoning, and the keeping of chickens on the Property as set forth 

above shall be allowed as long as the Owners or their heirs live at the Property. Should the 
Owners or their heirs no longer live at the Property, the chickens will be removed, and no farm 
animals, including chickens, shall be housed on the Property. The City can change the 
property’s zoning to N2, neighborhood at such a time.   

 
 
City of Livonia 
A Michigan municipal corporation 
 
 
By: ____________________________   By: ________________________  
        Maureen Miller-Brosnan            Susan Nash 
        Its: Mayor                        Its: Clerk   
                       
 
By:  _________________________    By: ________________________    
       Michael Morad, Owner            Megan Morad, Owner 
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ACKNOWLEDGMENT 
 
STATE OF MICHIGAN    ) 
        ) SS 
COUNTY OF WAYNE ) 
 
The foregoing Agreement was acknowledged before me by Maureen Miller-Brosnan, the duly 
authorized Mayor of the City of Livonia, and Susan Nash, the fully authorized City Clerk for the 
City of Livonia, on the __________ day of ______________________, 2023. 
 
 
__________________________, Notary Public 
Wayne County, acting in Wayne County, Michigan 
My Commission Expires: ____________________ 
 

 
ACKNOWLEDGMENT 

 
 
STATE OF MICHIGAN    ) 
        ) SS 
COUNTY OF WAYNE ) 
 
The foregoing Agreement was acknowledged before me by Michael and Megan Morad, Owners of 
20180 Westmore, Livonia, MI 48152, on the __________ day of ______________________, 2023. 
 
 __________________________, Notary Public 
Wayne County, acting in Wayne County, Michigan 
My Commission Expires: ____________________ 











City of Livonia Planning Commission      June 1, 2023 
33000 Civic Center Dr. 
Livonia, Mi. 48154 
          Pinebrooke Partners, LLC 
          20232 Farmington Rd.  
          Suite C  Livonia, Mi. 48152 
 
 
Members of the Livonia Planning Commission, 

 On behalf of Pinebrooke Office Park and its many professional business owners, medical practices and tenants, it is 
our joined consensus that the proposed rezoning of the neighboring residential property located at 20180 Westmore St. 
from N2 to RUF should NOT be approved as requested and submitted by the petitioner. 
 
 This attempt towards a ‘spot rezoning’ of this particular property in a contiguous, long established residential 
neighborhood of N2 home sites, does not conform to the Master Plan of the City of Livonia nor does it fit in well with the 
overall setting and surroundings of the abutting properties, such as ours.  
 
 We also feel strongly that, if this was to be approved by the Planning Commission, it would potentially set in 
motion a detrimental precedent for further rezoning and ‘spot zoning’ petitions throughout this residential area. Our local 
neighborhood here is a close knit, caring and well maintained mix of older and newer single family homes with many long-
standing, well respected Livonia families, many of whom have resided here for decades and raised their families.  
 
 As fellow citizens of this area, we would prefer to keep our traditional, unique and time honored neighborhood 
setting unchanged and maintain the appropriate N2 zoning parameters as they stand today. It has worked well for the 
surrounding neighborhood and has stood the test of time so to speak. 
 
  Our neighboring professional office complex itself, Pinebrooke, takes great pride in our 33 plus years of providing 
a clean, well maintained and desirable business environment for our many office workers and tenants at this property and  
in this section of Livonia. We plan on continuing to do our part by further investing the necessary time, finances and 
management details into our office complex by always looking after the best interests of our loyal business tenants. 
 
 With that in mind, I would hope this letter serves as an understanding of our preference in this matter as a 
concerned and affected abutting property owner. From our vantage point, as mentioned there is no precedent nor a need 
to unsettle the existing zoning arrangement that has been in place here for generations. We trust that the Planning 
Commission members will consider our clear and concerned perspective we have presented here, and subsequently take all 
of this into account in weighing their decision with this matter.  
 
 
Respectfully, 
Pinebrooke Partners, LLC 
20200 – 20246 Farmington Rd. 
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From: Simmons, Jennifer
To: Planning; Hanna, Jerome; Stroble, Robert; Banko, Steven; Moore, Doug; Brandon, Keri
Subject: FW: Online Form Submittal: Planning Inquires
Date: Friday, June 9, 2023 2:28:37 PM

 
 

Jennifer Simmons
Constituent Relations Specialist 
City of Livonia | Mayor's Office
(734) 466-2204
jsimmons@livonia.gov

From: noreply@civicplus.com <noreply@civicplus.com> 
Sent: Friday, June 9, 2023 2:20 PM
To: support <support@livonia.gov>
Subject: Online Form Submittal: Planning Inquires
 

Planning Inquires

This form is for any questions, comments, or concerns you may have for the City
in regards to planning. If you leave contact information, the City will reply within 2
business days. If this is an emergency, please dial 9-1-1.

First Name ewa

Last Name kedzierska

Address 20310 Mayfield

Email Address ewalicja1@gmail.com

Phone Number 3139294434

Describe your issue,
concern, or question.

Petition 2023-04-01-03
Public Hearing June 13, 2023

1. Is the City aware that applicant has already installed a chicken
coop and chickens before his application is reviewed?

2. The lot is under 1 acre and squarish in shape so the 2 lots on
the east side are very close to the “proposed” coop and will have
full view of chickens. They will have no choice. There are lots of
1 acre at 100ft wide and 440ft deep (or larger in Livonia where a
coop at the rear would not be easily visible and would probably

mailto:jsimmons@livonia.gov
mailto:Planning@Livonia.gov
mailto:JHanna@livonia.gov
mailto:rstroble@livonia.gov
mailto:SBanko@livonia.gov
mailto:dmoore@livonia.gov
mailto:kbrandon@livonia.gov
mailto:ewalicja1@gmail.com


not bother neighbours.

3.If this request is approved it is possible that other applicants
with smaller lots will apply for the RUF waiver and what is the
City’s plan to deal with such requests? This could open a “can of
worms”!

3. Is there a guarantee that applicant won’t put in ducks, geese,
turkeys, other fowl, pigs, sheep, goats, donkey etc?

4. Noise – not everyone would like to be woken by a rooster
crowing early in the morning, or by chickens clucking away….

4. How will the manure/compost be dealt with? A pile may and
probably will attract rats (which are a problem already in some
areas), other vermin and flies as well as smell. Will this be
disposed of through the regular trash collection?

Livonia prides itself as being a diverse city/community, for
families, with good schools and a safe place to live in. It is not
considered “country” and small lots are not really adequate for
bringing in chickens or for that matter other farm animals.
The above concerns indicate that I ask the Committee to
seriously consider the application and do not grant the waiver.

Thank you.

Ewa Kedzierska

Date of Concern 6/13/2023

Attachment (Optional) Field not completed.

 

Email not displaying correctly? View it in your browser.
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From: KARL & ROBERTA BURNETT
To: Planning
Subject: Resining @ 20180 Westmore
Date: Tuesday, June 6, 2023 2:17:41 PM

Ladies and gentlemen:

I am sending this message by electronic mail because I expect to be out of the city at the time you have scheduled
your hearing on the matter of rezoning at 20 180 Westmore in Livonia, a private residence located in our
subdivision.

 Please allow me to be placed on your agenda as reading my message anloud and not in support of rezoning this
residential property.

 Folkers Farmington acres was probably a farm a very long time ago?

However, the subdivision is now a pleasing and comfortable area in which to live as single family residences.

I suspect the city Council has already received a request for this rezoning and has denied it?

Therefore, the original proposal to redone has probably been simply forwarded to the zoning board of appeals
(ZBA).

This proposal to rezone a single-family residential property to one of rural urban farm is not supported here by
myself, or my neighbors surrounding me and the concerned residence.

I respectfully request the proposal to re-zone. The subject property be denied.

Thank you in advance
R. Karl Burnett
32720 Norfolk St.
Livonia, MI 48152

Sent from my iPhone

mailto:rkrlburnett@aol.com
mailto:Planning@Livonia.gov


From: Simmons, Jennifer
To: Planning
Subject: FW: Online Form Submittal: Planning Inquires
Date: Thursday, June 8, 2023 9:42:15 AM

 
 

Jennifer Simmons
Constituent Relations Specialist 
City of Livonia | Mayor's Office
(734) 466-2204
jsimmons@livonia.gov

From: noreply@civicplus.com <noreply@civicplus.com> 
Sent: Thursday, June 8, 2023 9:16 AM
To: support <support@livonia.gov>
Subject: Online Form Submittal: Planning Inquires
 

Planning Inquires

This form is for any questions, comments, or concerns you may have for the City
in regards to planning. If you leave contact information, the City will reply within 2
business days. If this is an emergency, please dial 9-1-1.

First Name keith

Last Name dumond

Address 33201 Norfolk st.

Email Address durodkjd@yahoo.com

Phone Number 734-934-4413

Describe your issue,
concern, or question.

to the planning commission: In regards to petition 2023-04-01-03,
rezoning of 20180 Westmore St., to RUF. I protest, the rezoning
of ,said property. I will be unable to attend the hearing, but this in
no way diminishes my fervent opinion, that rezoning of this
property would be a mistake. Rats, smell, possible reduction of
property value, preferential treatment of one tax payer over
another, being my major concerns. I expect other unanticipated
problems will also, occur. If this proposal does pass, the rezoning
should be for the entire quadrant, perhaps the entire city. Why
should most tax payers, be barred from raising farm animals, but
just the one allowed. This is a residential area, people moved

mailto:jsimmons@livonia.gov
mailto:Planning@Livonia.gov
mailto:durodkjd@yahoo.com


here with that understanding, changing that would be unfair. I
feel rezoning this parcel, will cause future headaches for the
residents, the city and the commission. Thank you for your time.

Date of Concern 6/8/2023

Attachment (Optional) Field not completed.
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Members of the Livonia City Planning Commitee: 
 
 
I am wri�ng to you in regards to the pe��on to change the zoning from 
N2 to RUF at the following loca�on: 
 
20180 Westmore, Livonia, MI 48152 
 
 
As a long�me homeowner in the vicinity of this loca�on, I am OPPOSED 
to the zone change for these reasons: 
 

1.  Chickens will atract other wildlife to the neighborhood such as 
raccoons, foxes, coyotes, rats and various other scavengers. The 
area is already overrun with deer that have decimated many of 
our neighbors’ landscaping/flowers, we don’t need the addi�onal 
wildlife wreaking havoc on our yards. 

 
2. It has come to my aten�on that the homeowner already has the 

chickens in possession and did not wait �ll a decision about a 
zoning variance.  If they are so mindless of the zoning regula�ons, 
who is to say what other viola�ons they may try to get past the 
zoning commitee.  
 

3. Noise – especially roosters. 
 

4. This neighborhood has a general level of �diness and care for the 
upkeep of its houses and yards that the homeowner does not 
seem to abide by.   Items strewn throughout the yard, a car parked 
in the back yard etc and the addi�on of a chicken flock certainly 
adds to general level of messiness throughout the property.  
 



5. The property’s proximity to medical offices.  Not only the 
possibility of increased wildlife near the area, also the threat of 
wildlife borne illness (avian or otherwise) to the medically 
compromised pa�ents who are in the area. 
 

Again, I want to reiterate my opposi�on to the zoning change and hope 
that your commitee would vote to NOT allow the zoning change for 
20180 Westmore.  
 
 
Thank you for your considera�on,  
 
Margaret Quinn 
 
If these remarks are to be read aloud or disseminated at the planning 
meeting, please respect my wishes and put these remarks out 
anonymously.  



From: DIANE RICHMOND
To: Planning
Subject: Petition 2023-04-01-03 Question
Date: Wednesday, June 14, 2023 9:30:38 AM

Hi Planning Commission.
I sent an email yesterday and realized I have some more questions before I can make a decision.

How many chickens are they planning on raising?
How large is enclosure for chickens?
How often will the clean the enclosure?
Diane Richmond
33341 Norfolk St
Livonia 48152
Sent from my iPhone

mailto:drppi@aol.com
mailto:Planning@Livonia.gov


From: DIANE RICHMOND
To: Planning
Subject: Petition 2023-04-01-03
Date: Tuesday, June 13, 2023 8:58:28 PM

I have several questions before making a decision about rezoning the property at 20180 Westmore Street, Livonia
48152.

1. If property is rezoned to RUF does the city inspect the property for health
violations regularly?
2. If property is sold to someone else other than Michael Morad, will it automatically stay zoned RUF or revert back
to N2?
3. Is there a limit of number and types of animals that can be living on the property?
4. How do they dispose the chicken droppings?

I have a family member who lives in Ferndale. Their neighbor was permitted to have chickens. They took care of the
chickens for the first few years. This neighbor lost interest in maintaining the property. It was very difficult for other
neighbors to get this issue resolved. Many health concerns.
What does the City of Livonia have in place to protect its residents from being placed in a similar situation?

Health concern of Histoplasma. This is an infectious disease caused by breathing in spores/fungus often found in
chickens and other bird droppings.

Respectfully,
Diane Richmond
33341 Norfolk Street
Livonia, Michigan 48152

Sent from my iPhone

mailto:drppi@aol.com
mailto:Planning@Livonia.gov


From: Lucy
To: Planning
Subject: PETITION 2023-04-01-03
Date: Monday, June 12, 2023 11:02:37 PM

Good Evening Planning Board of Livonia,
 
Per a letter you mailed out regarding a petition for Michael Morad property at 20180
Westmore St, Livonia. Per your letter request and Mr. Morad mentioning to send a letter of
my opinion to the board. My name is Lucy Eisenhardt-Baldassarra.
 
I reside at 20306 Shadyside and also hold deed rights to 20260 Shadyside which both
addresses received letter of notice. I am of the understanding the purpose of the rezone request
is to allow Mr. Morad to have 12 chickens at the back end of his property closest to 20205 &
20245 west side Shadyside. I have spoken with Mr. Morad and his wife Megan, I have also
seen the NEW Chicken coop he has constructed. I see no issues with them raising and
responsibly taking care of the premises. Mr. Morad seems to be an honest responsible person
whom I understand works for Farmington Hills DPW which tells me he understands the
construction requirements/ safety measures he has explained to me he took while constructing
his coop. He has informed me he put proper chicken wiring and proper footings. He also
explained his maintenance he intends to do to keep it clean. Mr. Morad has a 3 yr old son
named Forest and a newborn on the way-after talking to him I am sure the property and
chickens will all be maintained in the healthiest and safest way possible for his family as well
as the surrounding neighbors. I found The Morad’s are very approachable and would be
willing to make comprimises and adjustments if ever the chickens caused an issue-a person
would just simply need to knock on his door and discuss any concerns that come about.
 
Years ago our whole area was Farm agriculture RUF, sadly by no choice of all the residents
we were notified we all were being rezoned. I wish the rezone never happened personally, I
think it was all tax based to raise all our taxes. Which brings my only concern for this petition.
If this changes tax rates to the lower rates we use to get than I’m not sure a rezoning is
necessary but an exception for his property to allow the chickens and the coop.
I don’t feel that the surrounding neighbors should bear a higher tax rate do to the rezoning, I
feel regardless of the zone our property tax brackets should be the same in N1 of N2.
 
So in short I approve Mr. Morad to have the coop and Chickens, but I am not in favor of
rezoning if it causes a discrimination of taxes for the surrounding neighbors. If I am wrong
that the tax brackets between the zones N1 and N2 are not different than I would be in favor of
the rezone as well. However in the instance I am right about the tax brackets than I
recommend a property permit allowing as mentioned the said Chickens and the coop to house
them in.
 
Lastly, I will mention-In the city of Livonia there are many places with signs of people selling
fresh eggs etc.-which tell me others can responsibly do the same as the Morads wish to do.
 
Thank you for hearing my opinion, and hope the board can make a decision that can
accommodate the homeowner and the city respectfully.
 
Sincerely,
Lucy Eisenhardt-Baldassarra

mailto:lucyspandas@aol.com
mailto:Planning@Livonia.gov




From: Dorothy Iannarelli
To: Planning
Subject: Petition 2023-04-01-03
Date: Friday, June 9, 2023 2:34:10 PM
Attachments: VBS.eml.msg

This email is sent on behalf of Antonio and Francesca Iannarelli residing at 20180 Shadyside
St. Livonia, MI 48152 in regards to a letter they received pertaining to the above stated
petition.   They have been longtime residents of Livonia and look forward to a young family
starting out their life dreams.  They feel that Mr. Michael Morad and his family should be able
to have their property rezoned from N2 to RUF if they sufficiently meet the criteria. 
Sincerely, 

Antonio and Francesca/Roberto and Dorothy Iannarelli 

mailto:iannarellidort@gmail.com
mailto:Planning@Livonia.gov

Re: VBS

		From

		Dorothy Iannarelli

		To

		Diane Mann

		Recipients

		dianemann85@gmail.com



I'll see you on the 15th at the meeting. 

Have a great week. 

Dorothy 



On Fri, Jun 2, 2023 at 9:00 AM Diane Mann <dianemann85@gmail.com> wrote:




Hi Dorothy,



Great to hear from you and am delighted that you can join us for a Stellar VBS this year.



We can meet any of the days you note, or if it's easier and more informative, you can join us at the volunteer meeting, Thursday June 15th, 6:30 in the Activity Center. 

The meeting lasts about 30 minutes.

Most of the volunteers will be present and I can answer all questions and provide building tours.



Let me know what works best for you and we'll make it happen.



Thanks for being part of our VBS!



Blessings,

Diane



On Thu, Jun 1, 2023 at 4:00 PM Dorothy Iannarelli <iannarellidort@gmail.com> wrote:




Hi Diane, 

So sorry that I haven't gotten back to you before now; it was a busy work schedule the past few weeks.

 The best days for me to get together with you to see your campus are Mondays, Wednesdays and maybe Fridays, but if these don't work for you, let me know and we will figure something out. 

I made note of the dates and times I will be required to be at St. Aidans.  I am fine with wherever you would like me to be.

I hope to hear from you soon. 

Dorothy A. Iannarelli 

248-470-6754

St. Priscilla Parish

 









On Tue, May 16, 2023 at 10:06 AM Diane Mann <dianemann85@gmail.com> wrote:




Great talking with you Dorothy.



Attached are our VBS info sheets.



Give me a couple of days and times that work for you next week and we'll get together at St. Aidan's Activity Center.



Blessings,

Diane





















From: Carol Szatkowski
To: Planning
Subject: Petition 2023-04-01-03 Submitted by Michael Morad
Date: Tuesday, May 30, 2023 8:18:20 PM
Attachments: image.png

Dear City of Livonia Planning Commission Team,
I received the attached letter regarding the following petition:

I live at 33377 Norfolk St, Livonia, MI 48152.  Please acknowledge for the June 13, 2023
public hearing that I approve and vote yes
that Michael Morad's property be rezoned to Rural Urban Farm (RUF).  Mr Morad and his
family have improved the property tremendously
since they purchased it.  Please record my vote as a Yes for RUF.  Please call me if you have
questions.

Thank you,
Carol Szatkowski
248-765-7512

mailto:cszatkow@gmail.com
mailto:Planning@Livonia.gov

ichael Morad pursuant to Sections 13.13 and
as amended, requesting to rezone the property at
a of Section 3 from N2 (Neighborhood) to RUF

Petition 2023-04-01-03 submitted by
13.15 of the Livonia Zoning Ordinance,
20180 Westmore Street, the Northwest
(Rural Urban Farm).





From: KARL & ROBERTA BURNETT
To: Planning
Subject: Resining @ 20180 Westmore
Date: Tuesday, June 6, 2023 2:17:41 PM

Ladies and gentlemen:

I am sending this message by electronic mail because I expect to be out of the city at the time you have scheduled
your hearing on the matter of rezoning at 20 180 Westmore in Livonia, a private residence located in our
subdivision.

 Please allow me to be placed on your agenda as reading my message anloud and not in support of rezoning this
residential property.

 Folkers Farmington acres was probably a farm a very long time ago?

However, the subdivision is now a pleasing and comfortable area in which to live as single family residences.

I suspect the city Council has already received a request for this rezoning and has denied it?

Therefore, the original proposal to redone has probably been simply forwarded to the zoning board of appeals
(ZBA).

This proposal to rezone a single-family residential property to one of rural urban farm is not supported here by
myself, or my neighbors surrounding me and the concerned residence.

I respectfully request the proposal to re-zone. The subject property be denied.

Thank you in advance
R. Karl Burnett
32720 Norfolk St.
Livonia, MI 48152

Sent from my iPhone

mailto:rkrlburnett@aol.com
mailto:Planning@Livonia.gov






From: Kathy Wiltsie
To: Planning
Subject: Home on corner of Westmore and Norfolk rezoning and add chicken coop
Date: Monday, July 10, 2023 2:08:03 PM

Planning Commission 

I am writing to say that I vehemently oppose the rezoning to allow a chicken coop to be built
on the property at the corner of Westmore and Norfolk, Livonia
48152.

The yard facing Norfolk is a trashy mess most of the time and I do not see a chicken coop
being kept clean and odor free.   This has always been a residential area.

The other homes along Norfolk are neat and well kept.

Patricia Wiltsie
19983 Mayfield
Livonia Mi. 48152

mailto:kathyannwilt@gmail.com
mailto:Planning@Livonia.gov


From: Ron Irvin
To: Kasprowicz, Sara
Subject: Rezoning of 20180 Westmore from N2 to RUF
Date: Tuesday, July 11, 2023 1:22:01 PM

Sent from Yahoo Mail on Android

Dear Sara, 
   Please add this list of signatures to the file for the meeting regarding the change of N2 to
RUF for the property at 20180 Westmore, petition 2023-04-01-03.  We can supply a paper
copy.
   We do not see the meeting listed for tonight, July 11th at 7:00 pm. Has the meeting been
moved. Thank you
Ron Irvin

mailto:shopratron@yahoo.com
mailto:skasprowicz@livonia.gov
https://mail.onelink.me/107872968?pid=nativeplacement&c=Global_Acquisition_YMktg_315_Internal_EmailSignature&af_sub1=Acquisition&af_sub2=Global_YMktg&af_sub3=&af_sub4=100000604&af_sub5=EmailSignature__Static_
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LETTER TO THE LIVONIA CITY COUNCIL 

 Planning 
 July 12, 2023  

4. 

MEETING DATE PREPARED BY 

July 24, 2023 Stephanie Reece, Program Supervisor, 

AGENDA ITEM 

Petition 2023-05-01-04 submitted by Colossal Development Group L.L.C., requesting to rezone the 
properties at 20511, 20513, and 20515 Angling Road, located on the southwest corner of Angling 
and Eight Mile Roads in the Northeast ¼ of Section 1, from C-1 (Local Business) to N1 
(Neighborhood) 

BACKGROUND DETAILS 

July12, 2023 

Honorable Members of the City Council 
City of Livonia, Michigan 

Re:  Petition 2023-05-01-04 - Colossal Development Group L.L.C. 

Dear Council Members: 

At the 1,201st Public Hearings and Regular Meeting held by the City Planning Commission on July 
11, 2023, the following resolution was adopted: 

PREFERRED COUNCIL RECOMMENDATION/RESOLUTION (Please complete this field. Attachments are not to 
be used in lieu of the recommendation)  

#07-42-2023    RESOLVED, That the City Planning Commission does hereby recommend to the 
City Council that Petition 2023-05-01-04 submitted by Colossal Development Group L.L.C. under 
Sections 13.13 and 13.15 of the Livonia Zoning Ordinance, as amended, requesting to rezone the 
properties at 20511, 20513, and 20515 Angling Road, located on the southwest corner of Angling 
and Eight Mile Roads in the Northeast ¼ of Section 1, from C-1 (Local Business) to N1 
(Neighborhood)., be approved for the following reasons: 

1. The proposed zoning change is compatible with and in harmony with the area's surrounding
land uses and zoning districts.

2. The proposed zoning change would allow the site to be developed into four (4) new lots, fully
compliant with the N1 District regulations.

3. The proposed zoning change represents a reasonable and logical plan for the subject property
that adheres to sound land use planning principles.



 
 

 
4.    The proposed zoning change would provide for developing the subject property consistent with 
its size and location. 
 
FURTHER RESOLVED, That notice of the above hearing was given in accordance with the 
provisions of Section 13.13 and 13.15 of Livonia Zoning Ordinance, as amended. 

  
ATTACHMENTS 

1. 2023-05-01-04_E-COUNCIL Pkt 
  
APPROVED BY 

 

  

Date: July 14, 2023 
Mark Taormina, Planning and Economic Development Director   

 

  

Date: July 14, 2023 
Maureen Miller Brosnan, Mayor   

 



Petition 2023-05-01-04 submitted by Colossal Development 
Group L.L.C. under Sections 13.13 and 13.15 of the Livonia 
Zoning Ordinance, as amended, requesting to rezone the 
properties at 20511, 20513 and 20515 Angling Road, located on 
the southwest corner of Angling and Eight Mile Roads in the 
Northeast ¼ of Section 1, from C-1 (Local Business) to N1 
(Neighborhood).





 UNAPPROVED MINUTES 1 
 

MINUTES OF THE 1,201st PUBLIC HEARINGS AND REGULAR MEETING 
HELD BY THE CITY PLANNING COMMISSION 

OF THE CITY OF LIVONIA 
________________________________________________________________ 
 
On Tuesday, July 11, 2023, the City Planning Commission of the City of Livonia 
held its 1,201st Public Hearing and Regular Meetings in the Livonia City Hall, 
33000 Civic Center Drive, Livonia, Michigan. 
 
Mr. Ian Wilshaw, Chairman, called the meeting to order at 7 p.m.  
 
Members present: Wafa Dinaro David Bongero Sam Caramagno 
 Glen Long Peter Ventura Ian Wilshaw  
 
Members absent: None 
 
Mr. Mark Taormina, Planning Director, and Stephanie Reece, Program 
Supervisor, were also present. 
 
Chairman Wilshaw 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 #2 PETITION 2023-05-01-04 Colossal Development Group, LLC 
 
Mr. Caramagno, Secretary, announced the next item on the agenda, Petition 

2023-05-01-04 submitted by Colossal Development Group 
L.L.C. under Sections 13.13 and 13.15 of the Livonia Zoning 
Ordinance, as amended, requesting to rezone the properties at 
20511, 20513, and 20515 Angling Road, located on the 
southwest corner of Angling and Eight Mile Roads in the 
Northeast ¼ of Section 1, from C-1 (Local Business) to N1 
(Neighborhood). 

 



 UNAPPROVED MINUTES 2 
 
Mr. Taormina: Thank you. This is a rezoning petition that involves three contiguous 

properties at the corner of Eight Mile and Angling Roads. The 
rezoning would be from C-1 (Local Business) to N1 (Neighborhood 
Residential). The addresses are 20511 Angling 20513 Angling and 
20515 Angling. Combined, the site totals roughly two acres, with 280 
feet of frontage on Angling Street by a depth of 315 feet. All three 
parcels are presently vacant. Rezoning would allow for the future 
division of the site into four new residential home sites. The N1 zoning 
requires a minimum lot area of 6,000 square feet and minimum lot 
dimensions of 50 feet by 120 feet. There are four parcels identified on 
the plan as Parcel A, Parcel B, Parcel C and Parcel D. Parcel A, which 
is the north lot, would measure 93 feet in width and total 32,000 
square feet in area. Parcels B, C, and D would all be about 60 feet in 
width, and over 18,500 square feet. All of the proposed parcels would 
exceed the N1 zoning requirements. The rear of the site contains a 
regulated floodplain and wetlands. These features have been identified 
and mapped. The plans show that the building envelopes for each 
parcel would be large enough without disturbing these areas. Looking 
at the surrounding area across Eight Mile is the City of Farmington 
Hills. Fresenius Medical Care Center zoned C-4, is located to the west 
of the property. East across Angling is an auto parts store and self-
storage facility. And lying to the south are residential homes that are 
zoned RUF (Rural Urban Farm). The Future Land Use Plan designates 
the property as Corridor Commercial. A little bit of history about the 
site. It was previously approved for medical office use, however, those 
developments never occurred. In 1993, the only house that's ever been 
recorded on this property was removed from 20515 Angling. With 
that, Mr. Chairman, I can read out the departmental correspondence. 

 
Mr. Wilshaw: Yes, please.  
 
Mr. Taormina: Mr. Taormina: The first item is from the Engineering Division, 

dated May 22, 2023, which reads as follows: “In accordance 
with your request, the Engineering Division has reviewed the 
above referenced petition. We have no objections to the 
proposed rezoning at this time. The subject parcels are 
assigned the addresses of #20511, #20513 and #20515 Angling 
Road. (not #20815). The existing parcels are currently serviced 
by public sanitary sewer, water main and storm sewer. No 
service connections or information are shown in the submittal so 
we are unable to determine the extents of any impacts to the 
existing systems, but we do not expect there to be any issues 
with the construction of four single family houses. The legal 
descriptions look correct (with the exception of a small typo on 
the west lot lines of the proposed lot descriptions) and should be 
used should the project move forward. The owner will need to 



 UNAPPROVED MINUTES 3 
 

submit applications to the Assessor's office for the lot line 
adjustments/ lot split that will need to occur prior to any 
permitting. Also, we would ask that owner provide a formal 
dedication of the 33' wide right-of-way for Angling Road as 
shown in the proposed legal descriptions.” The letter is signed 
by David W. Lear, P.E., Assistant City Engineer. The next letter 
is from the Finance Department, dated June 26, 2023, which 
reads as follows: "I have reviewed the addresses connected 
with the above noted petition. As there are no outstanding 
amounts receivable, general or water and sewer, I have no 
objections to the proposal.” The letter is signed by Connie 
Kumpula, Chief Accountant. The next letter is from the 
Treasurer’s Department, dated June 2, 2023, which reads as 
follows: “In accordance with your request, the Treasurer’s Office 
has reviewed the address connected with the above noted 
petition. At this time, there are no outstanding amounts 
receivable for taxes. Therefore, I have no objections to the 
proposal.” The letter is signed by Lynda Scheel, Treasurer.  
That is the extent of the correspondence. 

 
Mr. Wilshaw: All right. Is there any questions for our planning staff? I don't see 

any questions for our planning staff and the petitioner is here in 
our audience, please come forward. Good evening, sir. 

 
Joe Eadeh. 32826 5 Mile Road, Suite 106, Livonia, MI. 
 
Mr. Wilshaw: Thank you for being here. Mr. Eadeh. Is there anything that 

you'd like to add to what we've heard already? 
 
Mr. Eadeh: No, I think Mark did a great job. He needs a raise. 
 
Mr. Wilshaw: He usually does steal a lot of people's thunder. All right. Is there 

any questions for our petitioner then? Mr. Bongero. 
 
Mr. Bongero: A couple of questions. I like it. I think it's a nice proposal. The 

grade is pretty drastic out there. So, are you guys going to try to 
shoot for like daylight basements? 

 
Mr. Eadeh: Yes. Yeah. Walkout basements we would like to do. 
 
Mr. Bongero: Okay, do you think you can get a walkout in there? Hopefully? 
 
Mr. Eadeh: Hopefully. Yeah.  
 
Mr. Bongero: Okay, looks like maybe as you go closer to Eight Mile, you 

might be able to. I was just saying it looks like the one lot going 
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closer to Eight Mile might be able to, and then there's a 
significant grade difference from Eight Mile to the first lot on the 
corner of Eight Mile and Angling. What are you guys going to 
do? You going to do a retaining wall there? You're going to cut 
that down? There's a big steep increase. 

 
Mr. Eadeh: Are you talking in the back going down? 
 
Mr. Bongero: No. on the corner, no, on the corner of Angling and Eight Mile 

right there where the cursor is. The grade is…It's up significantly 
from the sidewalk. So it's grass now. 

 
Mr. Eadeh: I couldn't tell you until we start, because we may have enough 

dirt to build a berm there. I don't want to commit to a retaining 
wall because they're so expensive, if bottom line, we have to do 
one, we would, but I don't want to commit to one. 

 
Mr. Bongero: Okay. And then it looks like there's a block wall that looks like 

it's part of the neighbors on the south lot line and it encroaches 
into your property like eight feet? 

 
Mr. Eadeh: Yes. 
 
Mr. Bongero: Did you…are you taking that down? Did you talk to the 

neighbor? 
 
Mr. Eadeh: We talked to them, you know, we want to be good neighbors. 

So, we're not going to put any hardship or any monetary burden 
on them. We'll help them out, but it will have to be removed. So 
that way we can get that lot line. 

 
Mr. Bongero: Yeah, cuz it looks like their garage is like maybe a foot off your 

property line. So. Okay, so you are removing it with cooperation 
with the neighbor. 

 
Mr. Eadeh: That's our plan. 
 
Mr. Bongero: Okay. That answers my questions. 
 
Mr. Wilshaw: Thank you, Mr. Bongero. Any other questions for our petitioner? 
 
Mr. Wilshaw: Mr. Taormina, just refresh my memory because this is not…this 

is only for lots. If this zoning is approved, we're not going to see 
it come back for any additional processes at the Planning 
Commission. Is that correct? 
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Mr. Taormina: Not likely. These could be subdivided through a lot split process 

provided by the City’s Assessment Department. On the other 
hand, if they choose to develop it as a site condominium, it 
would have to come back. But I don't believe they intend to do 
that because it can be done through a simple lot split process 
with the parcels created via metes and bounds descriptions. 

 
Mr. Wilshaw: Okay. I just wanted to refresh my memory on that, because 

normally, when we're dealing with zoning requests, we don't 
have a lot of discussion about how the property will actually be 
developed. We're more focused on the zoning, but in this case, 
questions regarding how the parcel will be developed, the type 
of homes, those types of things are certainly in order. Because 
this is the last time we'll see it.  Arethere any other questions 
from any of our commissioners, I just wanted to throw that out 
there. Mr. Caramagno. 

 
Mr. Caramagno: Mark, maybe you can answer this the 33-foot right of way, is 

that not there now? It's got to have a dedicated easement. 
 
Mr. Taormina: I'm not sure…the survey shows 66 feet. I think the survey is 

indicating the future right of way, but the legal description…I'm 
guessing that the Engineering Department has determined that 
the existing right of way has never been dedicated. That is 
something that would get sorted out during the lot split process. 

 
Mr. Caramagno: Just a formality is what you're saying. 
 
Mr. Taormina: It is. 
 
Mr. Caramagno: Okay. Thank you. 
 
Mr. Wilshaw: All right. Thank you. Mr. Carmagno. Any other questions? Mr. 

Ventura. 
 
Mr. Ventura: Mr. Eadeh, Is the site plan and the elevation that has been 

provided to us in our package, representative of what you plan 
to do there? 

 
Mr. Eadeh: Yes.  
 
Mr. Ventura: I think it's great. When do you think you'd be in the ground? 
 
Mr. Eadeh: I don't know when we get to Council, but we would love to get 

something in the ground before the cold, before the frost. 
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Mr. Ventura: I hope you do. Thank you. Thank you, Mr. Chairman. 
 
Mr. Wilshaw: Thank you, Mr. Ventura. Any other questions for our petitioner? 

There's a diagram on the screen for folks in our audience. It's a 
conceptual rendering, I believe of what one of your homes may 
look like. Is that true, Mr. Eadeh? 

 
Mr. Eadeh: Yes. That's one of the ones.Right now, they're about those 

small most popular…the Colonials around the 2,000 square foot 
mark. They very affordable. 

 
Mr. Wilshaw: What is the price point are you looking at? 
 
Mr. Eadeh: Just probably around $429,000. 
 
Mr. Wilshaw: Okay. 
 
Mr. Eadeh: Hopefully, you know, I just got to put a call in to the Federal 

Reserve to lower the interest rates. 
 
Mr. Wilshaw: Good luck with that. If you can do that, you are very influential 

person. 
 
Mr. Eadeh: They would hang up on me. 
 
Mr. Wilshaw: All right. Any other questions from any of our commissioners for 

our petitioner? If not, I'll look to the audience. Is there anyone in 
the audience wishing to speak for or against this item? You're 
welcome to come forward. I don't see anybody coming forward 
that wants to speak on this. Mr. Eadeh, anything else that you 
wanted to say before we make a decision? 

 
Mr. Eadeh: No, thank you. I'm good. 
 
Mr. Wilshaw: All right, then I will close the public hearing and a motion will be 

in order. 
 
Mr. Wilshaw: Is there any comments or discussion on the motion? If there is 

none, and our secretary is ready, please call the roll. 
 
On a motion by Ventura, seconded by Bongero, and unanimously adopted, it was 
 
#07-42-2023 RESOLVED, That the City Planning Commission does hereby 

recommend to the City Council that Petition 2023-05-01-04 
submitted by Colossal Development Group L.L.C. under 
Sections 13.13 and 13.15 of the Livonia Zoning Ordinance, as 
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amended, requesting to rezone the properties at 20511, 20513, 
and 20515 Angling Road, located on the southwest corner of 
Angling and Eight Mile Roads in the Northeast ¼ of Section 1, 
from C-1 (Local Business) to N1 (Neighborhood)., be approved 
for the following reasons: 

 
1. The proposed zoning change is compatible with and in 

harmony with the area's surrounding land uses and zoning 
districts. 

 
2. The proposed zoning change would allow the site to be 

developed into four (4) new lots, fully compliant with the N1 
District regulations. 

 
3. The proposed zoning change represents a reasonable and 

logical plan for the subject property that adheres to sound 
land use planning principles. 

 
4. The proposed zoning change would provide for developing 

the subject property consistent with its size and location. 
 

FURTHER RESOLVED, That notice of the above hearing was 
given in accordance with the provisions of Section 13.13 and 
13.15 of Livonia Zoning Ordinance, as amended. 

 
Mr. Wilshaw: Is there any discussion? 
 
Mr. Wilshaw, Chairman, declared the motion is carried and the foregoing 

resolution adopted. It will go on to City Council with an 
approving resolution. 
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PLANNING COMMISSION STAFF NOTES 
 

PUBLIC HEARING 
 
ITEM 1 
 
Petition 2023-05-01-04 submitted by Colossal Development Group L.L.C. under Sections 
13.13 and 13.15 of the Livonia Zoning Ordinance, as amended, requesting to rezone the 
properties at 20511, 20513, and 20515 Angling Road, located on the southwest corner of 
Angling and Eight Mile Roads in the Northeast ¼ of Section 1, from C-1 (Local Business) to 
N1 (Neighborhood). 
 
June 27, 2023: Study Meeting: 
 
This petition seeks to rezone three (3) contiguous parcels located at the southwest corner of 
Eight Mile and Angling Roads from C-1 (Local Business) to N1 (Neighborhood).  The northern 
parcel, 20515 Angling Road, measures 126.00 feet in width with an average depth of 318.42 
feet.  The middle parcel, 20513 Angling Road, measures 74.00 feet in width with an average 
depth of 314.71 feet.  And the southern parcel, 20511 Angling Road, measures 79.26 feet in 
width with an average depth of 311.88 feet.  The three (3) lots combined measure 279.26 feet 
in frontage along Angling Road by a depth of 315.58 feet, for a total area of 88,129 square 
feet or 2.02 acres.  All three (3) parcels are vacant.  The rezoning would allow the future 
division of the site into four (4) new parcels for the construction of single-family homes. 
 
N1 zoning requires a minimum lot area of 6,000 square feet and minimum lot dimensions of 
fifty feet (50’) in width by 120 feet in depth.  The submitted plan shows that the subject site 
would be divided into four (4) parcels.  Proposed Parcel “A,” the northern lot, would measure 
93.31 feet by 322.41 feet for a total area of 32,130 square feet.  Adjacent to that is Parcel “B,” 
which would measure 60.00 feet by 315.96 feet for a total size of 18,958 square feet.  Parcel 
“C” measures 60.00 feet by 313.74 feet for a total area of 18,824 square feet.  And the 
southernmost parcel, Parcel “D,” measures 60.00 feet by 311.55 feet, for a total area of 18,691 
square feet.  All proposed parcels would exceed the N1 lot size requirements.   
 
The land contains a regulated floodplain and wetlands.  These features have been identified 
and mapped, and the Petitioner intends not to disturb these areas.   
 
To the north, across Eight Mile Road, is the city of Farmington Hills.  Fresenius Medical Care 
facility zoned C-4 (High Rise Commercial), abuts to the west.  To the east, across Angling 
Road, is an auto parts store (C-2, General Business) and a self-storage facility (ML, 
Manufacturing Limited).  And south of the site is residential zoning, RUF (Rural Urban Farm). 
 
The Livonia Vision 21 Future Land Use Map designates the subject property as Corridor 
Commercial.  Appropriate land uses of this designation include office, general retail 
commercial, food service, townhomes, apartments, and attached and upper-story residential 
uses.  Automotive-oriented uses such as gas stations, auto repair, or drive-thru facilities may 
also be appropriate. 
 
The following briefly describes the history of the properties over the past 40 years.  
o Prior to 1981, the properties were zoned for residential use.  
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o In 1981, the zoning was changed from RUF, Rural Urban Farm, to PS, Professional 

Services.  
o A waiver was granted in 1987 to convert an existing residence at 20515 Angling into an 

office building.   
o One year later, in 1988, the Planning Commission approved plans for a new medical office 

building.  
o Then, in 1989, the subject properties appeared again before the Planning Commission 

when site plan approval was granted for a one-story medical building.  
o Building Department records show that the house on 20515 Angling was demolished in 

1993.  
o The P.S. zoning classification was renamed to OS, Office Services.   
o With the adoption of the Livonia Vision Zoning Ordinance in 2021, the OS district was 

eliminated and replaced with the C-1 district. 
 
July 11, 2023: Public Hearing: 
 
Approving Resolution: The request to rezone the properties at 20511, 20513, and 20815 
Angling Road from C-1, Local Business, to N1, Neighborhood, is hereby approved, subject to 
City Council approval, for the following reasons: 
 

1. The proposed zoning change is compatible with and in harmony with the area's 
surrounding land uses and zoning districts. 
 

2. The proposed zoning change would allow the site to be developed into four (4) new 
lots, fully compliant with the N1 District regulations. 
 

3. The proposed zoning change represents a reasonable and logical plan for the subject 
property that adheres to sound land use planning principles. 
 

4. The proposed zoning change would provide for developing the subject property 
consistent with its size and location. 
 

Denying Reasons: The request to rezone the properties at 20511, 20513, and 20815 Angling 
Road from C-1 to N1 is hereby denied for the following reasons: 
 

1. The petitioner has failed to affirmatively show that the proposed zoning change would 
be compatible with and in harmony with the surrounding neighborhood. 
 

2. The proposed zoning change is inconsistent with the established pattern of the 
surrounding development and would adversely alter the area's character. 
 

3. The proposed zoning change is not needed to develop the property. 
 

4. The proposed zoning change would allow lots that are narrower than what exists 
throughout the surrounding area, and 
 



PUBLIC HEARING 
 
ITEM 1  Petition 2023-05-01-04 – 20511, 20513 and 20815 Angling Road Page 3 
 
 

5. The Livonia Vision 21 Future Land Use Map does not support the proposed zoning 
change, which shows this site as Corridor Commercial. 
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