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PUBLIC HEARING AGENDA OF THE LIVONIA CITY COUNCIL 
Monday, May 13, 2024

7:00 P.M. 
Livonia City Hall Auditorium 

33000 Civic Center Drive, Livonia, Michigan 

AGENDA ITEM(S) 

1. Petition 2024-03-01-02 submitted by Belaggio Homes Inc. under Sections 13.13 
and 13.15 of the Livonia Zoning Ordinance, as amended, requesting to rezone the 
properties at 19282, 19316 and 19358 Newburgh Road, located on the east side of 
Newburgh Road between Seven Mile Road and St. Martins Avenue in the 
Southwest ¼ of Section 5, from RUF (Rural Urban Farm) to N2 (Neighborhood).

2. Petition 2024-03-01-03 submitted by TCM Development under Sections 13.13 and 
13.15 of the Livonia Zoning Ordinance, as amended, requesting to rezone the 
properties at 19380 and 19384 Newburgh Road, located on the east side of 
Newburgh Road between Seven Mile Road and St. Martins Avenue in the 
Southwest ¼ of Section 5, from RUF (Rural Urban Farm) to N2 (Neighborhood).

AUDIENCE COMMUNICATION 

For the Regular meeting of May 20, 2024 

LORI L. MILLER, CITY CLERK 

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 disabilities. Please call (734) 466-2236 
or email clerk@livonia.gov as soon as possible if you need assistance.  Council agendas 
are available on the City’s website – www.livonia.gov - under Government, City 
Council, Agendas. 

mailto:clerk@livonia.gov
http://www.livonia./


LETTER TO THE LIVONIA CITY COUNCIL 

 Planning 
 April 24, 2024  

1. 

MEETING DATE PRESENTED BY 

AGENDA ITEM 

Petition 2024-03-01-02 submitted by Belaggio Homes Inc. under Sections 13.13 and 13.15 of the 
Livonia Zoning Ordinance, as amended, requesting to rezone the properties at 19282, 19316, and 
19358 Newburgh Road, located on the east side of Newburgh Road between Seven Mile Road and 
St. Martins Avenue in the Southwest ¼ of Section 5, from RUF (Rural Urban Farm) to N2 
(Neighborhood). 

BACKGROUND DETAILS 

April 26, 2024 

Honorable Members of the City Council 
City of Livonia, Michigan 

Re:  Petition 2024-03-01-02 - Belaggio Homes 

Dear Council Members: 

At the 1,212th Public Hearings and Regular Meeting held by the City Planning Commission on April 
23, 2024, the following resolution was adopted: 

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

#04-13-2024    RESOLVED, That the City Planning Commission does hereby recommend to the 
City Council that Petition 2024-03-01-02 submitted by Belaggio Homes Inc. under Sections 13.13 
and 13.15 of the Livonia Zoning Ordinance, as amended, requesting to rezone the properties at 
19282, 19316 and 19358 Newburgh Road, located on the east side of Newburgh Road between 
Seven Mile Road and St. Martins Avenue in the Southwest ¼ of Section 5, from RUF (Rural Urban 
Farm) to N2 (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 will allow the subject properties to be subdivided into lots that
comply with N2 District regulations.

3. The proposal represents a reasonable and logical plan for the subject properties that follows

Mark Taormina, Planning and Economic Development Director PH051324/R052024



 
 

sound land use planning principles, and 
 
4.    The proposed zoning change is consistent with the Future Land Use plan.  
 
FURTHER RESOLVED, That notice of the above hearing was given in accordance with the 
provisions of Section 13.13 and 13.15 of the Livonia Zoning Ordinance, as amended. 

  
ATTACHMENTS 

1. 2024-03-01-02_E-COUNCIL Pkt 
  
APPROVED BY 

 

  

Date: April 25, 2024 
Mark Taormina, Planning and Economic Development Director   

 

  

Date: April 26, 2024 
Maureen Miller Brosnan, Mayor   

 



Petition 2024-03-01-02 submitted by Belaggio Homes Inc. 
under Sections 13.13 and 13.15 of the Livonia Zoning 
Ordinance, as amended, requesting to rezone the properties at 
19282, 19316 and 19358 Newburgh Road, located on the east 
side of Newburgh Road between Seven Mile Road and St. 
Martins Avenue in the Southwest ¼ of Section 5, from RUF 
(Rural Urban Farm) to N2 (Neighborhood).





 UNAPPROVED MINUTES 1 
 

MINUTES OF THE 1,212th PUBLIC HEARINGS AND REGULAR MEETING 
HELD BY THE CITY PLANNING COMMISSION 

OF THE CITY OF LIVONIA 
________________________________________________________________ 
 
On Tuesday, April 23, 2024, the City Planning Commission of the City of Livonia 
held its 1,212th 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: David Bongero     Sam Caramagno Glen Long 
 Peter Ventura Ian Wilshaw  
 
Members absent:    Wafa Dinaro 
 
Mr. Jacob Uhazie, Assistant Planning Director, Scott Miller, Planner IV, 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 2024-03-01-02 Belaggio Homes 
 
Mr. Caramagno, Secretary, announced the first item on the agenda, Petition 

2024-03-01-02 submitted by Belaggio Homes Inc. under 
Sections 13.13 and 13.15 of the Livonia Zoning Ordinance, as 
amended, requesting to rezone the properties at 19282, 19316 
and 19358 Newburgh Road, located on the east side of 
Newburgh Road between Seven Mile Road and St. Martins 
Avenue in the Southwest ¼ of Section 5, from RUF (Rural 
Urban Farm) to N2 (Neighborhood). 

 
 



 UNAPPROVED MINUTES 2 
 
Mr. Wilshaw: Thank you, Mr. Caramagno. For the folks in our audience 

following this item, this petition and the following one on number 
three are adjacent properties and share many of the same 
conditions. We're going to deal with each of them separately, 
but you may hear some overlap in the discussion as we talk 
about these. Mr. Uhazie, would you like to give us some 
background information? 

 
Mr. Uhazie: Yes, so this is a petition to rezone the three parcels located on 

the east side of Newburgh Road between Seven Mile Road and 
St. Martins Avenue from RUF (Rural Urban Farm) to N2 
(Neighborhood). The existing conditions at the site for the 
northern parcel, 19358 Newburgh, measures 211 feet by 202 
feet with a depth of 244 feet along the southern property line 
and contains a residential house with attached garage and 
detached barn. The center parcel at 19316 Newburgh measures 
100 feet by 240 feet and is currently vacant. The southern 
parcel is 19282 Newburgh Road, and it measures 100 feet by 
244 feet, and this is also currently vacant. Together the site 
measures 411 feet along Newburgh Road and a combined land 
area of 93,593 square feet, or about 2.15 acres. The current 
zoning is RUF (Rural Urban Farm), which requires a minimum 
lot width of 75 feet and a minimum lot area of 15,000 square 
feet. The N2 minimum requirements for a minimum lot area of 
8,400 square feet and the minimum lot dimensions of 70 feet in 
width by 120 feet in depth. The proposal would have the site be 
divided into six new parcels, shown here. Five lots would 
measure 70 feet wide, the sixth parcel and to the north would 
measure 61 feet in width. The lot would be combined with nine 
feet from the adjacent parcel to the north to create a conforming 
N2 parcel. The existing house, garage and barn would be 
demolished with this proposal. The surrounding neighborhoods 
include single family homes in the Willow Woods and Fox Creek 
Meadows neighborhoods which are zoned N2 to the north and 
east. To the south is Lena’s Park Place Plaza. The commercial 
strip center is zoned C-1 and to the west across Newburgh 
Road are residential properties zoned RUF (Rural Urban Farm). 
The Livonia Vision 21 Future Land Use plan designates this 
subject property as low density residential, which recommends 
a density of one to five dwelling units per acre and a minimum 
lot area of 7,200 square feet and a minimum lot width of 60 feet. 
These would conform to the future land use. With that, Mr. 
Chairman, I can read out the departmental correspondence. 

 
Mr. Wilshaw: Yes, please.  
 



 UNAPPROVED MINUTES 3 
 
Mr. Uhazie: Mr. Uhazie: The first item is from the Engineering Division, 

dated March 19, 2024, 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 #19282, #19316 and #19358 
Newburgh Road. The existing parcels are currently serviced by 
public water main and sanitary sewer. The public storm sewer is 
located on the west side of the road with catch basins on the 
east side in front of 19316 Newburgh Road. Should the owner 
develop the properties, they will need to investigate options for 
sump pump drainage for any new construction.” The letter is 
signed by David W. Lear, P.E., Assistant City Engineer. The 
next letter is from the Finance Department, dated April 11, 2024, 
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. We received an email from 
Susie Nash, Treasurer, stating no taxes or water are due. That 
is the extent of the correspondence. 

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

questions. Our petitioner is in the audience tonight. Feel free to 
come forward. Good evening, sir. 

 
Enrico Soave, 37771 Seven Mile Road, Suite C, Livonia, MI 
 
Mr. Wilshaw: Thank you for being here. 
 
Mr. Soave: I have nothing additional to add, other than what the planning 

department has represented tonight, but would be happy to 
answer any questions for you this evening.  

 
Mr. Wilshaw: Thank you, Mr. Soave, and as we've mentioned with these 

types of petitions in the past, I'll remind anyone in our audience 
that are interested in this petition, that this is a rezoning request. 
This and the following agenda item are both rezoning requests. 
We're going to focus on the zoning from RUF (Rural Urban 
Farm) to N2 as the main topic of discussion. There will not be a 
lot of discussion in regard to the actual development of the site 
in terms of what the houses are going to look like or those types 
of things because this is a rezoning request. That will come in a 
separate process later on when we get to that part of the 
petition. Once the rezoning is or the zoning request is sent 
through to City Council, then the petitioner will file paperwork for 



 UNAPPROVED MINUTES 4 
 

the development of the homes, and we'll have an opportunity 
then to look at what they're going to propose for this site. So, 
with that, is there any questions for our petitioner, from any of 
our commissioners, Mr. Ventura? 

 
Mr. Ventura: Thank you. Mr. Soave, just to be clear, the site plan that is 

attached to your petition shows that the northernmost lot is only 
61 feet wide, and so I want you to confirm for us that you have 
made contractual arrangements and agreements with the 
property owner to the north to purchase nine feet of land, which 
will add to that northern most lot to make it a conforming 70 feet. 
Is that correct? 

 
Mr. Soave: Yes, that is correct. We are purchasing approximately 8.9 feet of 

frontage from the northern property owner. And I believe they 
are in the audience tonight, and they can further represent that 
as well. 

 
Mr. Ventura: Thank you, I'm gratified to see that you and the petitioner to the 

north have cooperated and brought this development to a 
rational conclusion and in a good petition that will be an asset to 
the city. This was a long road to get here. But we're happy to 
see you're finally in front of us. Thank you.  

 
Mr. Wilshaw: Thank you, Mr. Ventura. For those that are not aware, the 

parcels to the north did previously come to us for a rezoning 
request. That petition was subsequently withdrawn later on and 
now is going to come to us again tonight with different sizing of 
the 70-foot lots which will conform with this parcel as well. Any 
other questions for our petitioner? 

 
Mr. Bongero: Just to rehash, at the study meeting, we discussed about setting 

the houses back further than the minimum because of their front 
entry garages just to allow some type of a turn in or whatever to 
allow people to drive straight out on the Newburgh Road, is that 
still the intent?  

 
Mr. Soave: Absolutely. Okay. I like this petition. I think it's a good, really 

good thing over there. It's going to be a big improvement. I'm 
looking forward to it. 

 
Mr. Wilshaw: Thank you, Mr. Bongero. Any other questions?  
 
Mr. Caramagno: I don't know who this question is for,  Rico or for the planning 

department, but what is the setback on that house? Is it from the 
curb line of Newburgh Road? What is the feet setback on that? 



 UNAPPROVED MINUTES 5 
 
 
Mr. Soave: The Planning Department can answer better than I can, but 

usually the setback is from the right of way.  
 
Mr. Miller: Correct. 
 
Mr. Soave: So, I think N2 is 30 feet minimum from the right of way? 
 
Mr. Miller: Correct. 
 
Mr. Caramagno: 30 feet. So coming inside the curb 30 feet back from there. 

What is the right way? The amount of feet there? 
 
Mr. Uhazie: The current one? 
 
Mr. Caramagno: Yeah. 
 
Mr. Uhazie: I'd have to measure it. 
 
Mr. Miller: I'm sure the street is 120’. So, it is 60’ and 60’. 
 
Mr. Wilshaw: Does that answer your question, or would you like them…? 
 
Mr. Caramagno: I think so. So you're saying it is 20? 
 
Mr. Miller: Yeah, it's a 120’ street. So, it's 60’ / 60’  from the centerline. 
 
Mr. Caramagno: Okay, that's good. Thank you. 
 
Mr. Wilshaw: All right. Thank you. Any other questions? 
 
Mr. Miller: Sorry. 
 
Mr. Wilshaw: It’s okay, Mr. Miller, you didn't intend on killing you as part of 

this. Any questions for petitioner? If not, any other questions 
from the Commission? I will go to the audience and see if 
there's any comments that anyone wishes to make on this 
petition for either for or against and this is the rezoning of three 
of these parcels. Anyone wishing to speak for against this item? 
I don't see anyone coming forward. Mr. Soave, anything else 
that you'd like to add before we make our decision? All right, 
thank you. If there's no other comments or questions from any 
of the commissioners, I will close the public hearing and a 
motion would be an order.  

 
 



 UNAPPROVED MINUTES 6 
 
On a motion by Ventura, seconded by Bongero, and unanimously adopted, it was 
 
#04-13-2024 RESOLVED, That the City Planning Commission does hereby 

recommend to the City Council that Petition 2024-03-01-02 
submitted by Belaggio Homes Inc. under Sections 13.13 and 
13.15 of the Livonia Zoning Ordinance, as amended, requesting 
to rezone the properties at 19282, 19316 and 19358 Newburgh 
Road, located on the east side of Newburgh Road between 
Seven Mile Road and St. Martins Avenue in the Southwest ¼ of 
Section 5, from RUF (Rural Urban Farm) to N2 (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 will allow the subject 

properties to be subdivided into lots that comply with N2 
District regulations. 

 
3. The proposal represents a reasonable and logical plan for 

the subject properties that follows sound land use planning 
principles, and 

 
4. The proposed zoning change is consistent with the Future 

Land Use plan.  
 

FURTHER RESOLVED, That notice of the above hearing was 
given in accordance with the provisions of Section 13.13 and 
13.15 of the 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 the City Council with an 
approving resolution. 

 









PLANNING COMMISSION STAFF NOTES 
 

PUBLIC HEARING 
 
ITEM 2 
 
Petition 2024-03-01-02 submitted by Belaggio Homes Inc. under Sections 13.13 and 13.15 
of the Livonia Zoning Ordinance, as amended, requesting to rezone the properties at 19282, 
19316, and 19358 Newburgh Road, located on the east side of Newburgh Road between 
Seven Mile Road and St. Martins Avenue in the Southwest ¼ of Section 5, from RUF (Rural 
Urban Farm) to N2 (Neighborhood). 
 
April 16, 2024, Study Meeting: 
 
This petition seeks to rezone three (3) adjoining parcels located on the east side of Newburgh 
Road, north of Seven Mile Road, from RUF (Rural Urban Farm) to N2 (Neighborhood).  N2 
zoning requires a minimum lot area of 8,400 square feet and minimum lot dimensions of 
seventy feet (70’) in width by 120 feet in depth.  In comparison, 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 northernmost parcel, 19358 Newburgh Road, measures 211 feet in width along 
Newburgh Road, 202 feet in depth along its north property line, and 244 feet in depth along 
its south property line.  This parcel contains a residential house with an attached garage and 
a detached barn.  The middle and southern parcels, 19316 and 19282 Newburgh Road, 
respectively, are similar in size.  Both measure 100 feet in width along Newburgh Road by a 
depth of 244 feet.  Both parcels are vacant.  Altogether, the three (3) parcels have 411 feet of 
frontage along Newburgh Road and a combined land area of 93,593 square feet or 2.15 acres.   
 
If approved, the house and barn would be removed and the site subdivided, creating six (6) 
new parcels.  Five (5) of the new lots would measure seventy feet (70’) in width.  The sixth 
parcel, located at the north end of the property, would measure sixty-one feet (61’) in width.  
A companion rezoning petition (Pet. 2024-03-01-03) involving the land immediately to the 
north of the sixth parcel would allow nine feet (9’) from the adjacent property to be combined 
with the sixth parcel to make it a conforming N2 parcel.  
 
Residential properties surround the subject site.  To the north and east are single-family 
houses in the Willow Woods and the Fox Creek Meadows Subdivisions, zoned N2, 
Neighborhood.  To the south and the west, across Newburgh Road, are residential properties 
zoned RUF. 
 
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 a minimum lot width of sixty feet (60’).  The proposed N2 zoning 
would correspond with this designation. 
  



PUBLIC HEARING 
 
ITEM 2  Petition 2024-03-01-02 – 19282, 19316 and 19358 Newburgh Road Page 2 
 
 
April 23, 2024, Public Hearing: 
 
Approving Resolution: The request to rezone the properties at 19282, 19316, and 19358 
Newburgh Road from RUF to N2 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 will allow the subject properties to be subdivided into lots 
that comply with N2 District regulations. 
 

3. The proposal represents a reasonable and logical plan for the subject properties that 
follows sound land use planning principles, and 
 

4. The proposed zoning change is consistent with the Future Land Use plan.  
 
 

Denying Reasons: The request to rezone the properties at 19282, 19316 and 19358 
Newburgh Road from RUF to N2 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 existing RUF zoning is more consistent with the established pattern of 
development and character of the area, and 
 

5. That the proposal fails to conclusively deal with all the concerns deemed necessary for 
the safety and welfare of the City and its residents. 
 

 









Michael T. Slater
DIRECTOR OF FINANCE

Connie Kumpula
CHIEF ACCOUNTANT

Mr. Scott Miller
Planning Commission
33000 Civic Center Drive
Livonia, MI 48154

DEPARTMENT OF FINANCE

33000 CIVIC CENTER DRIVE
LIVONIA, MICHIGAN 48154-3097

(734) 466-2260
FAX: (734) 421-1807

April 10, 2024

MAUREEN MILLER BROSNAN
MAYOR

Petition 2024-03-01-02 - 19282, 19316 and 19358 Newburgh Road

Dear Mr. Miller,

I have reviewed the address connected with the above noted petition. As there are no
outstanding amounts receivable (general orwater and sewer), I have no objections to the
proposal.

Please contact me if you have any further questions.

Very truly yours,

Connie Kumpul
Chief Accountant

CK: jw
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OTHER ITEMS 
RELATED TO THE 

PETITION 



LETTER TO THE LIVONIA CITY COUNCIL 

 Planning 
 April 24, 2024  

2. 

MEETING DATE PRESENTED BY 

AGENDA ITEM 

Petition 2024-03-01-03 submitted by TCM Development under Sections 13.13 and 13.15 of the 
Livonia Zoning Ordinance, as amended, requesting to rezone the properties at 19380 and 19384 
Newburgh Road, located on the east side of Newburgh Road between Seven Mile Road and St. 
Martins Avenue in the Southwest ¼ of Section 5, from RUF (Rural Urban Farm) to N2 
(Neighborhood). 

BACKGROUND DETAILS 

April 26, 2024 

Honorable Members of the City Council 
City of Livonia, Michigan 

Re:  Petition 2024-03-01-03 - TCM Development 

Dear Council Members: 

At the 1,212th Public Hearings and Regular Meeting held by the City Planning Commission on April 
23, 2024, the following resolution was adopted: 

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

#04-14-2024    RESOLVED, That the City Planning Commission does hereby recommend to City 
Council that Petition 2024-03-01-03 submitted by TCM Development under Sections 13.13 and 
13.15 of the Livonia Zoning Ordinance, as amended, requesting to rezone the properties at 19380 
and 19384 Newburgh Road, located on the east side of Newburgh Road between Seven Mile Road 
and St. Martins Avenue in the Southwest ¼ of Section 5, from RUF (Rural Urban Farm) to N2 
(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 will allow the subject properties to be subdivided into lots that
comply with N2 District regulations.

3. The proposal represents a reasonable and logical plan for the subject properties that follows

PH051324/R052024                          Mark Taormina, Planning and Economic Development Director



sound land use planning principles, and 

4. The proposed zoning change is consistent with the Future Land Use plan.

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

ATTACHMENTS 

1. 2024-03-01-03_E-COUNCIL Pkt

APPROVED BY 

Date: April 25, 2024 
Mark Taormina, Planning and Economic Development Director 

Date: April 26, 2024 
Maureen Miller Brosnan, Mayor 



Petition 2024-03-01-03 submitted by TCM Development 
under Sections 13.13 and 13.15 of the Livonia Zoning 
Ordinance, as amended, requesting to rezone the properties at 
19380 and 19384 Newburgh Road, located on the east side of 
Newburgh Road between Seven Mile Road and St. Martins 
Avenue in the Southwest ¼ of Section 5, from RUF (Rural 
Urban Farm) to N2 (Neighborhood).





 UNAPPROVED MINUTES 1 
 

MINUTES OF THE 1,212th PUBLIC HEARINGS AND REGULAR MEETING 
HELD BY THE CITY PLANNING COMMISSION 

OF THE CITY OF LIVONIA 
________________________________________________________________ 
 
On Tuesday, April 23, 2024, the City Planning Commission of the City of Livonia 
held its 1,212th 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: David Bongero     Sam Caramagno Glen Long 
 Peter Ventura Ian Wilshaw  
 
Members absent:    Wafa Dinaro 
 
Mr. Jacob Uhazie, Assistant Planning Director, Scott Miller, Planner IV, 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 #3 PETITION 2024-03-01-03 TCM Development 
 
Mr. Caramagno, Secretary, announced the next item on the agenda, Petition 

2024-03-01-03 submitted by TCM Development under Sections 
13.13 and 13.15 of the Livonia Zoning Ordinance, as amended, 
requesting to rezone the properties at 19380 and 19384 
Newburgh Road, located on the east side of Newburgh Road 
between Seven Mile Road and St. Martins Avenue in the 
Southwest ¼ of Section 5, from RUF (Rural Urban Farm) to N2 
(Neighborhood). 
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Mr. Uhazie: This rezoning request involves the property, looking to the east 

side of Newburgh Road. The existing conditions include two 
adjoining parcels. The northern parcel is vacant, with 150 feet of 
frontage on Newburgh Road with a depth of about 200 feet. The 
southern parcel contains a residential house with attached 
garage and 186 feet of frontage on Newburgh Road with a 
depth of about 200 feet. Combined there is 236 feet of frontage 
along Newburgh Road, for a combined total lot area of 47,778 
square feet or about 1.09 acres. The N2 minimum requirements 
are the same as before, with a minimum lot area of 8,400 
square feet with the minimum lot dimensions of 70 feet in width 
and 120 feet in depth. The site would be divided into three new 
parcels. Two lots would measure 70 feet, the third parcel to the 
north would measure 87 feet in width. The existing residential 
house with the garage upon approval would be removed. The 
surrounding neighborhoods are single family homes, N2 to the 
north and east. To the west across Newburgh Road the 
residential properties are zoned RUF and to the south are 
residential properties also zoned RUF. The Future Land Use 
map designates the subject property as low density residential 
and recommends a density of one to five dwelling units per acre 
and a lot area of 7,200 square feet with a minimum lot width of 
70 feet or 60 feet. These would be conforming to that and with 
that, Mr. Chairman, I can read out the departmental 
correspondence. 

 
Mr. Wilshaw: Yes, please. 
 
Mr. Uhazie: The first item is from the Engineering Division, dated March 20, 

2024, 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 #19380 
and #19384 Newburgh Road.The existing parcel is currently 
served by public water main and sanitary sewer. Water Main is 
located on the east side of Newburgh Road, while the sanitary 
sewer is located on the west side and will require new crossings 
for the proposed parcels. (or extend the existing main located to 
the south of the properties) There is no public storm sewer 
available to the proposed parcels, although there is an open 
drain to the north of parcel "D". The developer will need to 
investigate options for the parcels to accommodate the required 
sump pump drainage, including placing a rear-yard storm 
system in an easement to service all four parcels.” The letter is 



 UNAPPROVED MINUTES 3 
 

signed by David W. Lear, P.E., Assistant City Engineer. The 
next letter is from the Finance Department, dated April 10, 2024, 
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 
Assessment Department, dated March 20, 2024, and reads as 
follows:  “A request has been made by TCM Development to 
rezone the properties at 19380 and 19384 Newburgh Road from 
RUF to N2. Based on the plans submitted it appears they want 
to combine the 2 parcels and then split them into 3 individual 
parcels (A through C) The lot split and combination must be 
submitted to the Assessor's Office. Please direct any questions 
to the Assessor's Office or Livonia.gov for the lot split and 
combination process.” The letter is signed by Kathie Siterlet, 
Residential Appraiser. We also received an email from Susie 
Nash, Treasurer, stating no taxes or water are due at this time. 
That is the extent of the correspondence. 

 
Mr. Wilshaw: Thank you. Mr. Uhazie. Is there any questions for our planning 

staff? Any questions? Mr. Miller, you're doing all right. Okay, 
good. I just want to make sure. You're a very valuable member 
of our team. All right. I believe the petitioner is in the audience. If 
the petitioner is here, please come forward. Can we ask for your 
name and address to start. Thank you. 

 
Frank Yaldo, 19233 Newburgh Road, Livonia, MI 
 
Jaspar Compeau, TCM Development, Livonia, MI 
 
Mr. Wilshaw: All right, welcome back guys. Would you like to tell us about 

your petition for rezoning? 
 
Mr. Yaldo: Nothing really more than what he said to be honest. We are 

working in conjunction with Belaggio Homes on the nine feet 
and then keep everything kind of conforming throughout. 

 
Mr. Wilshaw: Okay, very good. Let's see if we have any questions for you. 

Any questions from any of our commissioners?  
 
Mr. Bongero: Mr. Compeau, what are you guys going to do about the storm 

system back there? 
 
Mr. Compeau: Well, I want to talk to…I don't know if we can get an easement 

to go to that drain. But I don't know if we're going to do dry 
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wells. with some kind of overflow going to the north to go into 
that drain, but we'll have to get an easement from the 
neighboring properties on St. Martin’s there. 

 
Mr. Bongero: So, you guys are working on that. 
 
Mr. Compeau: Yeah. 
 
Mr. Bongero: Okay. Cool. Thank you. 
 
Mr. Compeau: It can't go to Newburgh Road because it's kind of uphill there.  
 
Mr. Bongero: Thanks. 
 
Mr. Wilshaw: All right. Any other questions for this petitioner? I don't see any 

other questions for this petitioner. Is there anyone in our 
audience wishing to speak for or against this item? We do you 
have one person coming forward. Good evening again, ma'am. 

 
 
Betsy Calhoun, 33023 Grennada, Livonia, MI. I serve on the Livonia Greenleaf 

Commission for Sustainability, and I chair the Historic 
Preservation Commission. I'm not speaking for either of those 
commissions, but it just demonstrates my legitimate interest in 
those topics. Just have a couple of comments. There's a 
farmhouse I think on your property, an 1860s or 70s farmhouse, 
that has some good salvage value. I understand the bottom 
inside is not original, but places like Detroit Architectural 
Salvage, I hear that the woodwork and the doors upstairs are 
original. The windows certainly are. Then if somebody you 
know, it's a green thing to do to, you know…it’s good quality 
150-year-old materials that could be salvaged. On other thing is 
more of a question. I assume that there are some state laws 
regarding testing for asbestos because houses of this era could 
have you know, asbestos pipe wrap or tile and if we don't have 
anything like that we might consider that in Livonia. And third 
question corollary to that kind of interesting to think about here 
in Livonia, that in Traverse City, clearly, they have some sort of 
an ordinance when demoing buildings that requires them to 
spray down with water on a regular basis. We saw that in the 
house next to us. We saw that with a fast-food restaurant being 
deconstructed, it really improves the air quality for the 
neighbors. So just some thoughts for people to think about. 
Well, 
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Mr. Wilshaw: Thank you, Ms. Calhoun, for your comments, and we appreciate 

your service to the community, as well. Any other questions or 
comments for or against this item from any of our residents in 
the audience? I don't see anyone else coming forward. Was 
there any final comments you gentlemen would like to make on 
this petition? 

 
Mr. Yaldo: At this moment, no. 
 
Mr. Wilshaw: Okay. Is there any other questions from any of the 

commissioners on this item? 4Iif not, I will close the public 
hearing and a motion would be in order.  

 
On a motion by Long, seconded by Bongero, and unanimously adopted, it was 
 
#04-14-2024 RESOLVED, That the City Planning Commission does hereby 

recommend to City Council that Petition 2024-03-01-03 
submitted by TCM Development under Sections 13.13 and 
13.15 of the Livonia Zoning Ordinance, as amended, requesting 
to rezone the properties at 19380 and 19384 Newburgh Road, 
located on the east side of Newburgh Road between Seven Mile 
Road and St. Martins Avenue in the Southwest ¼ of Section 5, 
from RUF (Rural Urban Farm) to N2 (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 will allow the subject 

properties to be subdivided into lots that comply with N2 
District regulations. 

 
3. The proposal represents a reasonable and logical plan for 

the subject properties that follows sound land use planning 
principles, and 

 
4. The proposed zoning change is consistent with the Future 

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

resolution adopted. It will go on to the City Council with an 
approving resolution. 

 









PLANNING COMMISSION STAFF NOTES 
 

PUBLIC HEARING 
 
ITEM 3 
 
Petition 2024-03-01-03 submitted by TCM Development under Sections 13.13 and 13.15 
of the Livonia Zoning Ordinance, as amended, requesting to rezone the properties at 19380 
and 19384 Newburgh Road, located on the east side of Newburgh Road between Seven Mile 
Road and St. Martins Avenue in the Southwest ¼ of Section 5, from RUF (Rural Urban Farm) 
to N2 (Neighborhood). 
 
April 16, 2024, Study Meeting: 
 
This petition seeks to rezone two (2) adjoining parcels located on the east side of Newburgh 
Road between Seven Mile Road and St. Martins Avenue from RUF (Rural Urban Farm) to N2 
(Neighborhood).  N2 zoning requires a minimum lot area of 8,400 square feet and minimum 
lot dimensions of seventy feet (70’) in width by 120 feet in depth.  In comparison, 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 northern parcel, 19384 Newburgh Road, measures fifty feet (50’) in width along 
Newburgh Road by a depth of 202.45 feet.  This parcel is vacant.  The southern parcel, 19380 
Newburgh Road, has 186 feet of frontage along Newburgh Road and a depth of 202.45 feet.  
This parcel contains a residential house and an attached garage.  Together, both sites 
measure 236.00 feet in frontage along Newburgh Road and combined have a total lot area of 
47,778 square feet or 1.09 acres.  If this zoning change is approved, the existing house and 
garage would be removed. 
 
Last year this same site was proposed to be rezoned (Pet. 2023-04-01-02) to N1 
(Neighborhood).  During that rezoning process, the Planning Commission expressed 
concerns that the proposed fifty-nine-foot (59’) wide lots shown on the preliminary plans did 
not compare with the existing lots in the surrounding neighborhoods.  This petition was tabled 
at the May 9, 2023, Public Hearing to allow the Petitioner time to acquire additional land to 
the south so that the projected lots could be split-up closer to N2 requirements.  On July 17, 
2023, the Petitioner withdrew their rezoning request.    
 
The submitted preliminary plan for this rezoning request shows that the subject site would be 
divided into three (3) parcels.  The southern (Parcel A) and middle (Parcel B) lots would mirror 
each other and measure seventy-nine feet (79’) in frontage along Newburgh Road by a depth 
of 202.45 feet, for a total area of 15,944 square feet.  The northern (Parcel C) lot would be 
slightly smaller measuring seventy-eight feet (78’) in frontage along Newburgh Road by a 
depth of 202.45 feet, for a total area of 15,791 square feet.  All proposed parcels would comply 
with the N2 lot size requirements. 
 
Residential properties surround the subject site.  To the north and east are single-family 
houses in the Willow Woods and the Fox Creek Meadows Subdivisions, zoned N2, 
Neighborhood.  To the south and the west, across Newburgh Road, are residential properties 
zoned RUF. 
 



PUBLIC HEARING 
 
ITEM 3  Petition 2024-03-01-03 – 19380 & 19384 Newburgh Road Page 2 
 
 
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 proposed N2 zoning would 
correspond with this designation. 
 
 
April 23, 2024, Public Hearing: 
 
Approving Resolution: The request to rezone the properties at 19380 and 19384 Newburgh 
Road from RUF to N2 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 will allow the subject properties to be subdivided into lots 
that comply with N2 District regulations. 
 

3. The proposal represents a reasonable and logical plan for the subject properties that 
follows sound land use planning principles, and 
 

4. The proposed zoning change is consistent with the Future Land Use plan.  
 
 

Denying Reasons: The request to rezone the properties at 19380 and 19384 Newburgh 
Road from RUF to N2 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 existing RUF zoning is more consistent with the established pattern of 
development and character of the area, and 
 

5. That the proposal fails to conclusively deal with all the concerns deemed necessary for 
the safety and welfare of the City and its residents. 
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Michael T. Slater
DIRECTOR OF FINANCE

Connie Kumpula
CHIEF ACCOUNTANT

Mr. Scott Miller
Planning Commission
33000 Civic Center Drive
Livonia, MI 48154

DEPARTMENT OF FINANCE

33000 CIVIC CENTER DRIVE
LIVONIA, MICHIGAN 48154-3097

(734) 466-2260
FAX: (734) 421-1807

April 10, 2024

MAUREEN MILLER BROSNAN
MAYOR

Petition 2024-03-01-03 - 19380 and 19384 Newburgh Road

Dear Mr. Miller,

I have reviewed the address connected with the above noted petition. As there are no
outstanding amounts receivable (general orwater and sewer), I have no objections to the

proposal

Please contact me if you have any further questions.

Very truly yours,

Connie Kump la
Chief Accountant

CK: jw
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