
 

 

                                                                                                                             
PUBLIC NOTICE  

 
City of Berkley, Michigan 

Regular Meeting of the Zoning Board of Appeals 
Monday, March 09, 2026   

7:00 PM  - City Hall 
Council Chambers  

Information: (248) 658-3320 
 
 
Notice: Official Minutes of the Zoning Board of Appeals are stored and available for review at the Office of the City Clerk. 

The City of Berkley will provide necessary reasonable auxiliary aids and services, such as signers for the hearing impaired 
and audio tapes of printed materials being considered at the meeting, to individuals with disabilities at the meeting upon 
four working days notice to the city.  Individuals with disabilities requiring auxiliary aids or services should contact the city 
by writing or calling:  City Clerk, ADA Contact, Berkley City Hall, 3338 Coolidge, Berkley, Michigan 48072, (248) 658-3300. 

 
You can watch the meeting on Channel 10 for both Comcast and WOW, or http://www.youtube.com/CityofBerkley. 
 
 
CALL TO ORDER 
 
PLEDGE OF ALLEGIANCE 
 
ROLL CALL 
 
CONFIRMATION OF A QUORUM 
 
APPROVAL OF AGENDA 
 
APPROVAL OF MINUTES – Meeting Minutes of December 08, 2025 
 
OLD BUSINESS  -  None 
 
 
NEW BUSINESS: 

1. Application PBA-01-26 
Zach Hewitt for Well Wishes Tattoo, 27815 Woodward Ave, Parcel # 04-25-17-428-022, West side of Woodward Ave., 
between Eaton Rd. and West Blvd., is requesting a variance for parking to allow for an additional chair for service to be 
added. 
 

2. Application PBA-02-26 
Lori Drouillard & Mark Gwisdalla,1260 Larkmoor Blvd., Parcel # 04-25-17-408-051, North side of Larkmoor Blvd., 
between Cass Blvd. and Stanford Rd., is requesting dimensional variances on side yard setback and distance between 
adjacent dwelling to construct an addition. 
 

 
 
OTHER BUSINESS: 
 

1. Election for Vice-Chair 

 
 
STAFF / BOARD MEMBER REPORT: 
 
LIAISON REPORT 
 
PUBLIC COMMENTS 
 
ADJOURN 



THE REGULAR MEETING OF THE BERKLEY CITY ZONING BOARD OF APPEALS WAS 
CALLED TO ORDER AT 7:00 PM, MONDAY, DECEMBER 08, 2025 BY CHAIR MCALPINE

 
The minutes from this meeting are in summary form capturing the actions taken on each agenda item. To 
view the meeting discussions in their entirety, this meeting is broadcasted on the city’s government 
access channel, WBRK, every day at 9AM and 9PM. The video can also be seen on-demand on the city’s 
YouTube channel:  http://www.youtube.com/CityofBerkley. 

 

PRESENT: Sue McAlpine 
Lorene Branch 
Andrew Creal  
Joseph Krug 

 

Joann Serr 
Kevin Wilner 
Jason Benedict, Alternate 

 

ABSENT: Eric McDonald 

 
 

 

ALSO, PRESENT: Kim Anderson, Zoning Administrator 
Greg Patterson, Liaison 

 

CONFIRMATION OF QUORUM MET 

 

APPROVAL OF AGENDA 
 
Motion to approve the agenda as presented by Krug, and supported by Creal. 
 
Voice vote to approve the agenda. 
 
AYES: 7 
NAYS: 0 
ABSENT: 1 

 
MOTION CARRIED 
* * * * * * * * * * 
 
APPROVAL OF MINUTES 
 
Motion to approve the minutes of the October 13, 2025 regular meeting with a correction to “Branch” 
misspelled by Wilner and supported by Krug. 
 
Voice vote to approve minutes 
 
AYES: 7  
NAYS: 0 
ASBENT: 1 

 
MOTION CARRIED 
* * * * * * * * * * 
 
OLD BUSINESS 
None 



 
NEW BUSINESS 
None 
 
OTHER BUSINESS 
 

1. 2026 ZBA Meeting Dates 

Motion to approve the 2026 Zoning Board of Appeals Meeting dates as presented by Branch and 
supported by Wilner. 

 
Voice vote to approve 2026 meeting dates 
 
AYES: 7 
NAYS: 0 
ASBENT: 1 

 
MOTION CARRIED 
* * * * * * * * * * 

STAFF/BOARD MEMBER REPORT 
 
Community Development Monthly Report for September 2025 and October 2025. 

ZBA Member Steve Allen resigned and Alternate Lorene Branch has moved to a ZBA Member. 

There is an opening for a Zoning Board of Appeals Alternate. 

ZBA Liaison, Dennis Hennen is now Planning Commission Liaison and Greg Patterson is now the ZBA 

Liaison. 

 
* * * * * * * * * * 
LIAISON REPORT 
 

* * * * * * * * * * 
 
PUBLIC COMMENT 
 
NONE 
* * * * * * * * * * 
 
With no further business, the meeting was adjourned at 7:05 p.m.   
 
Motion by Benedict and support by Wilner 
 
Voice vote to adjourn 
 
AYES: 7 
NAYS: 0 
ABSENT: 1  
 
MOTION CARRIED 
* * * * * * * * * * 































































































 

 
 
 
   

 

 

 

 

MEMORANDUM 

 

To:  Berkley Zoning Board of Appeals 

 

From:  Kim Anderson; Zoning Administrator 

 

Subject: PBA-01-26 27815 Woodward Ave., Dimensional variance request to waive on-site 

parking requirements 

Date:  March 03, 2026 

APPLICANT:  Zach Hewitt on behalf of Well Wishes Tattoo 

LOCATION:   27815 Woodward Ave. 

PARCEL ID: 04-25-17-428-022 

 

REQUEST:  The applicant is requesting a dimensional variance to waive on-site parking 

requirements for an existing Tattoo/Piercing Studio to allow for an additional 

service chair.  

REQUIRED: Berkley City Code, Zoning Ordinance, Chapter 138, Article14, Sec.14.04.Q.3.z, parking 
space requirements by use for Tattoo/body piercing studio requires one per chair plus one per employee. 
Three parking spots in front for On-Street Parking Credit per 14.04.M. 

ZONING AND LAND USE 

Property Zoning District Land Use 

Subject Site Woodward Corridor 
Commercial – Personal Service 
Tattoo studio 

West R-1CD Parking Lot 

East City of Royal Oak Commercial - Retail 

North Woodward Corridor Commercial - Vacant 

South Woodward Corridor Commercial – Physical Therapy 

BACKGROUND 

27815 Woodward Ave., has been continuously occupied by established tattoo studios since as early as 

1996 as legal non-conforming uses not meeting parking requirements.  In 2020, a prior business, Ageless 

Image Tattoo had a shared parking agreement with 27897 Woodward (former Citizen Bank).  When Well 

Wishes applied for their Business License in 2023, 27897 Woodward, was under new ownership 

(GoHealth Urgent Care) and elected not to continue the shared parking agreement. Well Wishes received 

their business license approval as Legal Non-Conforming. 

 



 
   

 

Per Section 14.04.Q.3.z of Zoning Ordinance (effective April 16, 2025) the off-street parking calculation 

for tattoo studios is one (1) per chair plus one (1) per employee.  Currently there are five (5) chairs and 

five (5) employees, requiring ten (10) parking spaces. The Business License for Well Wishes was 

originally approved prior to the Zoning Ordinance update. Under the previous off-street parking 

requirements, the calculation was one (1) per 100 square feet of usable floor area, requiring seven (7) 

parking spaces.  Adding a chair would not have changed the number of required off-street parking unless 

the usable floor area changed.   

The applicant wishes to install an additional booth/service chair that will be equipped to accommodate 

wheelchair customers. The five existing booth/chairs have three steps going up to the service areas. The 

installation of an additional booth/chair and change in the floor plan will require the current off-street 

parking requirements to be met.  With the addition of the booth/chair bringing the total to six (6) 

booths/chairs and six (6) employees, the parking requirements will be increased to twelve (12) parking 

spaces.  

27815 Woodward Ave. does not have off-street parking in the rear of the building.  The parcel qualifies for 

three (3) on-street parking credits for the spots in front of the building off of Woodward Ave. (MDOT).  

Under the previous Zoning Ordinance these spots were not counted. The variance request is for nine (9) 

parking spaces. 

   

 

Source:  Oakland County Property Gateway 



 
   

 

 

Source:  Google map 

SCOPE OF PROJECT 

The applicant is requesting a variance of nine (9) off-street parking spaces to allow for the proposed 
change in the floor plan to add one (1) booth/chair to accommodate wheelchair access customers. The 
applicant does not have an official Shared Parking Agreement with surrounding businesses. Although, 
they do have a letter of support from Vinsetta Garage for customers to utilize their parking lot.  

SUMMARY OF REQUEST 

The applicant, Zach Hewitt representing Well Wishes, 27815 Woodward Ave., Parcel # 04-25-17-428-022 
is requesting a non-use variance of nine (9) off-street parking spaces per Berkley City Code, Chapter 
138, Article 14, Section 14.04.Q.3.z. 

 

 



 
   

 

STANDARDS FOR REVIEW 

Per Section 138-17.04 of the Zoning Ordinance, the applicant must demonstrate a practical difficulty in 

order to be granted a non-use variance. The Zoning Board of Appeals shall not vary the regulations of 

Section 138-17.04, unless it shall make findings based upon the evidence presented to it in each specific 

case that: 

A. The need for the variance is due to unique circumstances or physical conditions of the 

property. 

The applicant states that a variance is needed due to the configuration of the parcel.  The 

property is located off of Woodward Ave. with limited parking.  The original platted parcel and 

construction of the structure with no parking on the parcel can be seen as a unique physical 

condition of the property. 

 

B. The need for the variance is not the result of actions of the property owner or previous 

property owners. 

The need for a variance is the result of actions of the business owner/property owner and their 

efforts to modify the floor plan to accommodate disabled customers.  The parcel has no dedicated 

off-street parking and an unusual booth configuration.  These factors make any alterations to the 

floor plan significantly more cumbersome than they would be in a more typical setup.  

 

C. Strict compliance with the ordinance will unreasonably prevent the property owner from 

using the property for a permitted purpose or will render conformity with those regulations 

unnecessarily burdensome.  

Strict compliance with the ordinance will render conformity with those regulations unnecessarily 

burdensome.   Unless the building was partially removed or demolished, there is no room on the 

site for off-street parking. To convert an existing booth/chair to accommodate wheelchair access 

customers, major construction would be required to bring the area to floor level. Strict compliance 

for any use, would not allow occupancy with no off-street parking. 

 

D. The requested variance is the minimum variance necessary to do substantial justice to the 

applicant as well as other property owners. 

The requested variance is the minimum variance necessary to do justice to the property owner.  

A variance for nine (9) spaces would allow the business to expand to better accommodate 

wheelchair customers. 

 

E. The requested variance will not adversely impact the surrounding properties. 

The requested variance has the potential to adversely impact the surrounding properties.  The 

on-street parking spaces are public spaces. Three (3) spaces in front of the building are counted 

towards a parking credit.  If those on-street parking spaces are filled, clients might park on 

residential side streets, particularly Eaton Rd. or private parking lots.  Although, this parcel has 

been used as a tattoo studio for 30 years and has not impeded surrounding properties or 

received complaints.  The business has support from neighboring businesses for customers to 

utilize neighboring parking lots. It is also worth noting that the applicant is requesting the variance 

to accommodate one additional booth.  The fact that all parking requirements were revised 

recently makes the requested variance seem much larger that the actual change to the building 

(the addition of one tattoo booth). 

 

 



 
   

 

SUMMARY  

For a variance to be approved by the Zoning Board of Appeals, it shall meet the standards of Section 

138-17.04 of the Zoning Ordinance, based on findings of fact. We request the Zoning Board of Appeals to 

determine if there are unique characteristics of the property and the requested variance should be 

granted. Motions for approval and denial are included below for the convenience of the board. 

Sample Motions: 

Approval 

In the matter of PBA-01-26, 27815 Woodward Ave., Parcel # 04-25-17-428-022, motion to approve the 

requested variance from Berkley City Code, Zoning Ordinance, Chapter 138, Article14, Sec.14.04.Q.3.z 

of the City of Berkey City Codes to grant a parking variance for nine (9) spaces, as required, that does 

not conform to the applicable City Code regulations, based on the following findings: 

1. The need for the variance is due to unique circumstances or physical conditions of the property. 

2. The need for the variance is not the result of actions of the property owner or previous property 

owners. 

3. Strict compliance with the ordinance will unreasonably prevent the property owner from using the 

property for a permitted purpose or will render conformity with those regulations unnecessarily 

burdensome. 

4. The requested variance is the minimum variance necessary to do substantial justice to the application 

as well as other property owners. 

5. The requested variance will not adversely impact the surrounding properties. 

Denial (only choose item(s) pertaining to denial) 

In the matter of PBA-01-26, 27815 Woodward Ave., Parcel # 04-25-17-428-022, motion to deny the 

requested variance from Berkley City Code, Zoning Ordinance, Chapter 138, Article14, Sec.14.04.Q.3.z 

of the City of Berkey City Codes to grant a parking variance for nine (9) spaces, as required, that does 

not conform to the applicable City Code regulations, based on the following findings: 

1. The need for the variance is not due to unique circumstances or physical conditions of the property. 

2. The need for the variance is the result of actions of the property owner or previous property owners. 

3. Strict compliance with the ordinance will not unreasonably prevent the property owner from using the 

property for a permitted purpose or will not render conformity with those regulations unnecessarily 

burdensome. 

4. The requested variance is not the minimum variance necessary to do substantial justice to the 

application as well as other property owners. 

5. The requested variance will adversely impact the surrounding properties. 

If you have any questions regarding this case, please do not hesitate to contact me. 

Thank you. 

Cc: Crystal VanVleck, City Manager 

 Victoria Mitchell, City Clerk 

 Lisa Hamameh , City Attorney 

 Kristen Kapelanski, Community Development Director 





 
THE CITY OF BERKLEY 

Community Development Department 
3338 Coolidge, Berkley, Michigan 48072 

(248) 658-3320 
 

Notice  
Meeting of the Berkley 

Zoning Board of Appeals 
 
  
Notice is hereby given, that there will be a meeting of the Zoning Board of Appeals to be 
held at the City of Berkley in the Council Chambers, 3338 Coolidge, Berkley, Michigan on 
Monday, March 09, 2026 at 7:00 pm or as near thereto as the matter may be reached. 
 
Application Number PBA-01-26 
 
Zach Hewitt for Well Wishes Tattoo, 27815 Woodward Ave, Parcel # 04-25-17-428-022, 
West side of Woodward Ave., between Eaton Rd. and West Blvd., is requesting a variance 
for parking to allow for an additional chair for service to be added. 
  
Berkley City Code 
Berkley City Code, Chapter 138 Zoning, Article 14, Section 14.04 Vehicle Parking 
Requirements, Table 14.04-Q.3.z: 1 per chair plus 1 per employee. 
  
   
Complete application information is available for review at www.berkleymi.gov/community-
development/development-projects.  
 
Comments on the granting of the above variance may be made in person on the night of the 
meeting or in writing.  All written comments must be submitted to the Berkley Community 
Development Department or email to planning@berkleymi.gov before 4:00 p.m. on the date of the 
Public Hearing. 
 
 
      KIM ANDERSON 
      ZONING ADMINISTRATOR 
 
 
Publish Once: 
Oakland Press 
Friday, February 20, 2026 

http://www.berkleymi.gov/community-development/development-projects
http://www.berkleymi.gov/community-development/development-projects
mailto:planning@berkleymich.net
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SITE PLAN
SCALEi l'=l0'

SHEET INDEX:

A110 SITE PLAN & CODE DATA
A210 DEMO & FOUNDATION PLANS
A211 FLOOR PLANS
A310 ELEVATIONS
A410 BUILDING SECTIONS
A510 WALL SECTIONS & DETAILS

SITE DATA:

ZONING: R-1D RESIDENTIAL

FRONT YARD SETBACK: 25'
SIDE YARD SETBACK: LEAST ONE (S') TOTAL OF TWO (15')

REAR YARD SETBACK: 35'
MIN LOT SQ, FT. 4,400

MAX BUILDING HT: 2. 5 STORIES OR 30'

MIN. ALLOWABLE SQUARE FOOTAGE:
DWELLINGS WITH BASEMENT = 1, 100 S. F.

PROPOSED ADDITION/ EXISTING RESIDENCE
PARCEL ID: 25.17-408-051
ZONING: R-1 D
RESIDENTIAL

FRONT YARD SETBACK: 31. 1"
SIDE YARD SETBACK: 3.3' WEST LINE - 8' EAST LINE -10'-8"
TO EAST EDGE OF EASEMENT

REAR YARD SETBACK: 46'-1'"

LOT SQUARE FOOTAGE: 4,800 SQUARE FEET

MAX BUILDING HT:21'-4"

EXISTING SF: 1, 118 S.F 1 ST FLOOR + 596 2ND FLOOR =1,687 SF.
NEWADDITIONS= 104 S.F. 1ST FLOOR + 221 S. F. 2ND FLOOR
TOTAL SQUARE FOOTAGE = EXISTING 1, 687 + NEW 325 S. F. = 2012 S. F.

PROJECTIONS:

PER CHAPTER 138, ARTICLE 5, SECTION 5. 09D
ALLOWED 2" FOR EACH 1' OF SETBACK. CURRENT SETBACK 3. 3' x 2" = 6, 6" / PROVIDED =
6" PROJECTION AT NEW SECOND FLOOR ADDITION.
TOTAL ALLOWABLE AREA = 30% OF WEST ELEVATION. TOTAL ELEVATION = 746 SQ. FT. =
223.8 SQ. FT. ALLOWED. PROPOSED = 137 SQ. FT

APPLICABLE CODES:

2015 MICHIGAN RESIDENTIAL CODE (MRC)
2015 MICHIGAN ENERGY CODE (RESIDENTIAL)
2023 NATIONAL ELECTRICAL CODE (NEC)
2021 MICHIGAN MECHANICAL CODE

ZONE 5A INSULATION VALUES:
CEILINGS/ATTICS: R-38
WOOD FRAMED WALLS: R-20
FLOORS OVER UNCONDITIONED SPACES: R-22 - FILLING CAVITi'
CRAWL SPACE WALLS: R-9 CONTINUOUS
FENESTRATION: U..32 WINDOWS/ U-.55 FOR SKYLIGHTS

FIRE RATED EXTERIOR WALLS:

PROPOSED WEST ADDITION WALL IS 3. 3' FROM PROPERTi' LINE WHICH EXCEEDS THE
REQUIRED 5' DISTANCE.
PER TABLE R302. 1 MICHIGAN RESIDENTIAL CODE: WALLS 3' OR GREATER FROM
PROPERH LINE IS ALLOWED TO HAVE A MAXIMUM OF 25% NON-RATED OPENINGS.
TOTAL PROPOSED WEST WALL AREA = 139 S. F. ALLOWED OPENINGS = 34. 75 S.F.
PROVIDED OPENINGS = 18.7 S.F.

PER R301. 1 EXTERIOR WALLS LESS THAN 5' FROM PROPER?^ LINE MUST COMPLY WITH
TABLE R302. 1 OF MRC.
PROPOSED WALL IS 3.3' FROM PROPERn LINE AND WILL BE REQUIRED TO BE A MINIMAL
OF 1 HOUR FIRE RATED CONSTRUCTION MEETING UL 364 OR ANSI E119. FIRE 1 HOUR
FIRE RATING INCLUDES PROJECTIONS & SOFFITS.

Todd Drouillard AIA
ARCHITECT

Member of the American Institute of Architects
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GENERAL NOTES

Todd Drouiltard AIA
ARCHITECT

Member of the American Institute of Architects

REMOVE EXISTING
ROOFING MATERIAL TO
ACCOMMODATE NEW FRAMING

EXISTING ROOFING TO REMAIN
EXPOSE EXISTING GABLE TO
ACCOMMODATE NEW JOISTS

REMOVE EXISTING SKYLIGHT
INFILL OPENING AT EXTERIOR
AND INTERIOR

REMOVE EXISTING SIDING TO
EXPOSE FRAME STRUCTURE

REMOVE SIDING AT BASE TO EXPOSE
EXISTING FOUNDATION WALL AND
RIM JOINTS

REMOVE EXISTING WINDOW

REMOVE EXISTING WALL
FROM FOUNDATION TO ROOF
REMOVE ROOF & RAFTERS

REMOVE EXISTING ARCH 8
WOOD HEADER -
TEMPORARILY SUPPORT UNTIL
NEW SUPPORT IS INSTALLED

!! CAUTION!! LOAD BEARING
MEMBER

DEMOLISH CABINETRY.
COUNTER & SINK - EXISTING
PLUMBING SUPPLY & WASTE
TO REMAIN

30-x3(T ACCESS

8"MASONRY BLOCK
ON POURED CONC. FOOTING

# 4 BARS VERTICAL IN
ADJACENT CELLS. PROVIDE
#4 REBAR HORIZONTAL AT 24"
Q. C.

FOUNDATIOM LEAD WALL

POUR CONCRETE MASS
FOUNDATION WFH #4 BARS @
24" Q. C. EACH WAY TO
EXISTING BASEMENT LEVEL
FOUNDATION

INSTALL ANCHORS AT EVERY
OTHER COURSE 24" O. C. EACH
WAY WITH MIN 6" EMBEDMENT
INTO CONCRETE

16x8 VENT \
SCREEN

/Ul

\/
/\

EXCAVATED
WL SPACE

\ /

_\. /

^, UNEXCAVATED /
'\^ CRAWL SPACE /'

INSTALL 3/4"^UBFLDOR - Gj^ED AND
SCREWED W!ThTiV16" CONC. BACKER
BOARD - INSTALL f:WS>TTO EXISTING
FINISH FLOOR ^

PROVIDE INSULATION \
INFLOORJOiyi/S

/
\

\.

^
/ \

./
/

&" MASONRY BLOCK
ON POURED CONC. FO

DEMOLITION PLAN BASEMENT/ FOUNDATION PLAN
A210 SCALE: 1/4"=1'-0" A210 SCALE: 1/4-=1'-(r

1. DOUBLE EVERY THIRD JOIST UNDER ALL TILE OR MARBLE
FLOORS

2. ALL POURED CONCRETE WALLS TO BE BACKFILLED WITH SAND
TYPE SOIL AND BE WELL BRACED UNITL CONCRETE IS
THROUGHLY CURED AND ADDITIONAL WEIGHT OF THE BUILDING IS
IN PLACE

3. ALL FLOOR JOISTS 2x MIN. t2 YELLOW PINE.

4. ROOF TRUSSES DESIGNED BY TRUSS MANUFACTURER TO
CONFORM TO ALL MIN. DESIGN LOAD REQUIREMENTS. BRACE
ROOF TRUSSES AS RECOMMENDED BY MANUFACTURER.

5. ALL POURED CONCRETE FOOTING TO BE A MIN. OF 3'.6" BELOW
FINISHED GRADE BEARING ON UNDISTURBED VIRGIN SOIL WITH A
MIN. BEARING CAPACITI' OF 2500 PSF.

6. ALL LVL BEAM TO BE JOINED TOGETHER PER MANUFACTURES
SPECIFICATIONS.

7. DO NOT SCALE DRAWINGS. USE FIGURED DIMENSIONS ONLY.

8. PROVIDE 30LB FELT AT UNTREATED LUMBER.

9. ALL BEDROOM WINDOWS TO MEET MICHIGAN BUILDING CODE
EGRESS REQUIREMENTS.

10. PROVIDE A SOLID CORE-RATEO DOOR BETWEEN GARAGE AND
RESIDENCE .

11. WHERE HAND RAILS ARE SHOWN HAND RAIL HEIGHT IS TO BE
30.34- A.F.F.

1;. PROVIDE BATH FAN WHERE SHOWN ON PLAN AND VENT TO
EXTERIOR AS REQUIRED.

13. PROVIDE ELECTRICAL SMOKE DETECTORS ADJACENT TO ALL
SLEEPING AND MECHANICAL ROOMS ON ALL FLOOR LEVELS
INCLUDING THE BASEMENT. SMOKE DETECTORS SHALL BE WIRED
AND OPERATE AS ONE SYSTEM.

14. PROVIDE ADEQUATE ROOF VENTILATION AND SOFFIT
VENTILATION (MIN,) AS REQUIRED.

15. TYPICALLY ALL PINS IN POURED CONCRETE FOUNDATION
WALLS MUST BE REMOVED AND FILLED WITH FOUNDATION
COATING PRIOR TO BACK FILL.

16. PROVIDE COPPER FLASHING. COUNTERF LASHING AND STEP
FLASHING WHERE NOTED AND WHERE BRICK AND SIDING M ET.

17. PROVIDE APPROVED SEALANT WHERE REQUIRED AND AS
DETAILED BY MANUFACTURER.

16, VERIFY ELECTICAL SERVICE IN ACCOMODATING ALL NEW
WORK VERIFY ALL PROPOSED ELECTICAL OUTLETS, SWITCHES,
DIMMERS. LIGHT LOCATIONS ETC. INCLUDING CABLE AND PHONE
PRE- WIRING SECURrTr. TAKE INTO CONSIDERATION ALL
ELECTICAL INSTALLATION WITH OWNER.

19. VERIFY FIREPLACE OPTION WITH SUBDIVISION SPECS. AND
WORK ORDER.

20. PROVIDE 1 LAYER MINERAL COATED ROLLED ROOFING AT ALL
EAVES TO 36" INSIDE BUILDING. VERIFY WITH LOCAL BUILDING
DEPARTMENT.

21. PROVIDE 2x4 WOLMAN12ED PRESSURE TREATED SILL PLATE ON
SILL SEALER WITH ANCHOR STRAPS MAX 32" O. C. AND 12" FROM
ALL CORNERS UNLESS OTHERWISE SPECIFIED.

22. PROVIDE CONTINIOUS DRAIN TILE AT BASEMENT FOOTING^N Q
12" (MIN) PEA STONE WITH 2" BELOW GRADE DRAJN TILE CONNECT
TO SUMP AND STORM SEWER A3 REQUIRED.

23. 6'-8" CLEAR HEADROOM REQUIRED ON ALL STAIRS.

24. CHIMNEY TERMINATION MUST PROJECT 2 FEET ABOVE ANY
PART OF THE BUILDING WITHIN 10 FEET.

25. FIRE STOP ALL DROPS AND CHASES. ELECTICAL, PLUMBING
AND HVAC.

26. NOTE: PACK OUT ALL 1X TRIM BOARDS ABUFTING LAP SIDING
W/1/2" PLYWD. ROOF DECKING.

27. PROVIDE APPROVED WIND BRACING OR CROSS BRACING AT
EACH END OF ALL EXTERIOR WALLS.

28. PROVIDE EXPANSION JOINTS WHERE CONCRETE FOOTINGS
MEET CONCRETE FOUDATION WALLS. TYPICAL.

29. ALL STEEL TO BE ASTM GRADE 50 STEEL MEMBERS. PROTECT
STEEL FROM WEATHER DURING CONSTRUC'nON DURATION.

30, 7/8- TONGUE S GROOVE OSB AND) OR PLYWOOD DECKING .
GLUED AND SCREWED. INSTALLED PERASTM STANDARDS.

31. CHIMNEY AND FIREBOX TO BE CONSTRUCTED OF BRJCKAS
NOTED.

32. ALL BEDROOMS MUST HAVE AT LEAST (1) EGRESS WINDOW
WITH A MINIMUM NET CLEAR OPENING OF 5. 7 SO. FT. WITH A
MINIMUM WIDTH OF 20- AND MIN. HEISHT OF 24-

33. ALU ANY REVISIONS OR CHANGES TO THESE CONSTRUCTION
DOCUMENTS MUST BE APPROVED BY THE ARCHITECT OR BY THE
OWNERAND REVIEWED WITH THE AUTHORITY HAVING
JURISDICTION.

6578 Torybrooke Circle
West Bloomfield, Ml

48323

^
^

d̂o
0 '3-

|£;
°i
Is
^ m

PERMIT

BID
BSUH5FOR

02/06/2026

01/26/2026

»«"*"".'.'/"><

f^l %^ ̂ i
S*\ -ND^,. ^*5
^. u"sm1'^

RESIDENTIAL
ADDITION

ppQj^CT ̂  Fountain Residence 1 02

p^^ 8/6/05 12/15/2025
WCHWGE

DEBGNH? T. DROUILLARD

T. DROUILLARD

AFPSOVS)

St^ TITLE

DEMOLITION S.
FOUNDATION PLAN

A210
a^NUKBSl
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Todd Drouillard AIA
ARCHITECT

Member of the American Institute of Architects

6578 Torybrooke Circle
West Bloomfield, Ml

48323

.-^-

WALL BELOW

OVERHANG

£ _."

3 S S -S' (<UDROOM
So ? »'-0-CL. HT.

-1?" ° !
in Q

r& I ;1

Is

Sc:

INSTALL 1/2" GYP. BD.
ON EXISTING FRAMING

INFILL WINDOW OPENING
RESTORE WALL FINISH

1/2-GYP. BD. ON 2x4 WD.
FRAMING @ 16" O. C.

VERIFY EXISTING WD.
POSTS'UPPORT. PROVIDE
AS REQUIF^D

2' 1. 3/4x7, 25 LVL
-FL

NEW WD. POST
IN WALL

EXI TING TO
REMAIN

5--8^' 5'-8^"

2860 GRESS)

1
RIDGE
VENT

INSTALLS FRAME
BETWEEN ROOF
JOISTS

21x31 CLAD
SKYLIGHTS

SKYLIGHTS TO
MEET OR EXCEED
U-. 55

J

CM

^§
8§

I £;
11 LINEAR FEE
OF SOFFIT VEN 0 ^

% ^
^ [D
^ m

REQUIRED VENTILATION =
262S.F. f150SQ. =1.76SF.
253 SQ. IN. NFVA/ INTAKE
& EXHAUST =126. 5 SQ. IN
MtN REQUIRED.
PROVIDED 132 SQ. IN. @
S0% FREE IMTAKE &
EXHAUST

PERMIT

BID

02/06/2026

01/26/2026

**'...'TOCO JpeB^I "..;*'
s;: 'cwu^m -;*s
s;; wairecT ;;=
's. *'-: NO :*j
\f^. wwasmc f^g
^te^-

A, FLOOR PLAN
A211 SCALE: 1/4-=1'-0"

A, 2ND FLOOR PLAN
A210 SCALE: 1(4-. r-0-

" ROOF PLAN
A211 SCALE: 1/4"=1'-flf'

RESIDENTIAL
ADDITION

PROJECT*
.IE

NCHAHCE

DEafWBS T. DROUILLARD

102

12/15/2025

APFRCNE) T. DROUILLARD

SHSTTOLE

FLOOR PLANS

A211
SHEET NUWBi

CCPWIGHT: TOOO DROULLARO AIA 2014



EXISTING NEW CONSTRUCTION

Todd Drouitlard AIA
ARCHITECT

Member of (he Anwrican Institute of Architects

MATCH EXISTING
ROOF SLOPE

TOP 0 RIDGE
ELEV. 111'-10"{+/-)

TOP OF RIDGE
ELEV. =121'-10.5-

SHAKE SIDING TO
MATCH EXISTING

IxSWD. RAKE

1x3 FRIEZE

WINDOW HEAD
ELEV. =117'-3. 75-

1x4 WD. TRIM

1x3 WO. TRIM

FINISH FLOOR
ELEV. s 110-.7.5"

SOFFIT
ELEV. = 108'-0-
WINDOW HEAD
ELEV. -106'-8"

1x4 WOOD TRIM

FINISH FLOOR
ELEV. =100'-0-

6578 Torybrooke Circle
West Bloomfield. Ml

48323

rsl
^^
0§
0 ^-

^
^ >
^UJ

s!
^ UJ
^ ffl

x14 GAL V. VENT

1X4 WOOD TRIM

GRADE
VARIES

ACCESS DOOR WITH
INSULATED COVER

1 NORTH ELEVATION
A310 SCALE: 1;4-=1'-0-

NOTE: FIRE RATED WALL LIMITED TO NEW
CONSTRUCTION ON EAST ELEVATION ONLY.

NOTE: ALL NEW WINDOWS TO MEET OR
EXCEED U-.32 INSULATION VALUE

NEW CONSTRUCTION EXISTING

TOP OF RIDGE
ELEV. =121'-10. 5" MATCH EXISTING

ROOF SLOPE

TOP OF EAVE
ELEV. =ne-2"

1x6 WOOD
FASCIA

1x4 WOOD TRIM

FINISH FLOOR
ELEV. =110--7. 5"

SOFFIT
ELEV. =108'-0"
WINDOW HEAD
ELEV. =106'^-

CEDAR SHAKE SIDING
TO MATCH EXISTING

1X4 WOOD
TRIM

FINISH FLOOR
ELEV. =100--0"

GRADE
VARIES

NOTE: FIRE RATED WALL LIMITED TO NEW
CONSTRUCTION ON EAST ELEVATION ONLY

NOTE: ALL NEW WINDOWS TO MEET OR EXCEED U-. 32
INSULATION VALUE

2 WEST ELEVATION
A310 SCALE: 1/4"-1'.0-

1x4 WOOD TRIM

6" PROJECTION PER CHAPTER 138 ARTICLE 5.
SECTION 5. 09D. AREA LESS THAN 30% OF
ELEVATION

1x WOOD TRIM
AROUND WINDOWS

-PER TABLE R3D2. 1 MICHIGAN RESIDENTIAL
CODE: 3' FROM PROPERTY LINE = 25% MAX
OPENINGS ALLOWED. TOTAL WALL AREA = 1
S. F. ALLOWED OPENINGS = 34. 75 SF
PROVIDED = 18. 7 S. F.

PERMIT

BID
[33UH3FOR

02/06/2026
01/26/2026

s*~/w . wtw\
'BTOUtUiBO

s;; ARcnncr
z*\ . -..»- /.*?
^, ^\ ooiuma ..;,*.^

!>.'.... .... "J<P^

):!

RESIDENTIAL
ADDITION

PROJECT*

D

NCtUBGE

102

12/15/2025

T. DROUILLARD

T. DROUILLARD

AFFHOVH3

St^TTTLE

T. DROUILLARD

ELEVATIONS

A310

St^NUMBBI
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Todd Drouillard AIA
ARCHITECT

Member of the Amencan Institute of Architects

2X8 ROOF RAFTERS ® 24- O. C.
WITH R-30 ROOF INSULATION

DOUBLE PANE ALUMINUM
FRAMED SKYLIGHT

6578 Torybrooke Circle
West Bloomfield. Ml

48323

TOP OF RtDGE
ELEV. =111--10"(+/-)

^~
-i-i!:' 
1̂:l!

1^ ^

EXIST.
FAMILY ROOM

D ;0 c.

2x10 FLOOR JOISTS @ 16- O.C.

FINISH FLOOR
ELEV. =110'-7. 5"

2x8 CEILING JOISTS AT 24" O. C,

SOFFIT
ELEV. =108'-0-

DOOR HEAD
ELEV. = 106'-8"

SHAKE SIDING ON 1" INSULATED ZIP PANEL

] SHEATHING 5/8" TYPE XGYPBD. OM 2x4
WD STUDS @ 16" O.C. W/ R- 15 BATT
INSULATION WITH 5/8" FifPE X GYP 8D

I INTERIOR SIDE (UL-U354)

FINISH FLOOR
ELEV. = 100'-D-

CsJ

^
8^
I2
^>

LU

^i
Ĥ

 5

PROVIDE 2" XPS BOARD AT
EXISTING FOUNDATION
PERIMETER
R-9

20 MIL VAPOR BARRIER W/
OVERLAPPING SEAMS

~-:^-i

GRADE
VARIES

FINISH FLOOR ON 3/4" T&G PLYWD
ON 2x8 FLOOR JOISTS @ 16" O.C.
WITH R. 22 INSULATION

8- MASONRY FOUNDATION
WALL ON CONCRETE FOOTING

SECTION - NORTH
A410 SCALE: 1M"=1'-0'

2X8 ROOF RAFTERS ® W O. C.
WITH R-3B ROOF INSULATION

TOP OF RIDGE
ELEV. =121'-10. 5"

2x4 SUB VAULTED CBUNG
FRAMING @ 24- O.C.

WINDOW HEAD
ELEV. =117--3. 75"

FINISH FLOOR ON 3/4" T&G PLYWD
ON &8 FLOOR JOISTS ® 16- O.C.

FINISH FLOOR
ELEV. =110'-7. 5"

2x8 CEILING FRAMING @ 24" O.C.
W/ 1/2- GYP. BD. CEILING

WINDOW HEAD
ELEV. = 106'-8-

CEDAR SHAKE SIDING ON BUILDING
PAPER ON 1" INSULATED ZIP WALL
SHEATHING ON 2x4 STUDS @ 16"
O. C. W/ MIN. R-15 BATT. INSUL. W/
1/2" GYP. BD. @ INTERIOR SIDE

FINISH FLOOR
ELEV. =1DU'-0"

PERMIT

BID
IS3US3FOR

£ SW.I.S. /^;-

.f

02/06/2026

01/26/2026

INSTALL A 3/4-X 7.2
LVL(FLUS INSTALL AN R
BRACKETS QACCE E I TING
SECOND F OR JOIS S

.
dt*11"".1.'.""^"^

\*\ -ND___ /.*,=
\<i::. '[m"3as. /6-/

RESIDENTIAL
ADDITION

CRAWL SPACE

FINISH FLOOR ON 3/4" T&G PLYWD
ON 2x8 FLOOR JOISTS @ 16" O.C.
WITH R. 19 INSULATION

IE 3" XPS BOARD AT
EXISTING FOUNDATION PERIMETER

20 MIL VAPOR BAFiRIER Wf
OVERLAPPING SEAMS

PROJECT4

DATE

INCHMWE

102

12/15/2025

T. DROUILLARD

T. DRQUILLARD

AFPROVa)

a^TTILE

T. DROUILLARD

2 SECTION - EAST
A410 SCALE; 1/4-= 1'-0"

BUILDING SECTIONS

A410

St^NWBEH

COPYRIGHT: TOOD OROUlLLAfS) AIA 2014



TOP OF RIDGE
ELEV. = 121'-10.5

30+YR. 3 TAB ASPHALT SHINGLES
ON M1N. 15LB. ROOFING FELT ON
7/16" PLYWD. SHEATHING . ON 2x8
RAFTERS PROVIDE ICE &
WATERSHIELD MIN. 36" FROM
INTERIOR WALLS

INSTALL ATTIC BAFFLE W/ MIN
1" AIRSPACE

TOP OF BEARING
ELEV. -116'-7. 5"

7/16" EXT. GRADE SOFFIT W/
SOFFIT VENT W/INSECT
SCREEN

CEDAR SHAKE SIDING ON r
INSULATED ZIP WALL SHEATHING
ON 2x4 WD STUD WALLS @ 16-O.C.
W/R-15 INSULATION W/ 1/2' GYP
8D@INTERJORSIDE

GALV. FLASHING

2x4 RAFTERS INSTALLED
OVER EXISTING ROOF @
16" OC.

FINISH FLOOR
ELEV. =110-7. 5"

EXISTING FAMILY ROOM
ROOF FRAMING TO REMAIN

TOP OF BEARING
ELEV.»108'-5-|->/.)

1/2' GYP BD ON 2x4 @ 16" O.C.
FRAMING FOR VAULTED CEILING

WINDOW HEAD
ELEV. =117'-3. 75"

FINISH FLOOR ON 3/4- TONGUE
& GROOVE SUB FLOOR GLUED &
SCREWED TO 2x10 FLOOR JOISTS ^
16- O.C.

2x4 CRIB WALL
INSTALLED ON TOP OF
EXISTING WALL FINISH FLOOR

ELEV. =110'. 7. S"

TOP OF BEARING
ELEV.=Ji09'-3.5'

AS WALL SECTION
A510 SCALE: 3/4"=1'-0"

m CROSS BRACINC
AT RIDGE ENDS.

AHACH TO 2X GABLE

2X4 RIDGE
LOOKOUT

2X4 LOOK OUT
AT12-O.C

SHAKE SIDING ON 1'
INSULATED ZIP BOAfUl
FHING ON 2x4 STUDS @

16-O. C.

2X4GABIEENB
STUD FRAMING

PLYWOOD
SOFFIT

GALV. FRAMING
ANGLE W/8d

NAILS

DOUBLE JOIST
AT GABLE

FINISH FLOOR
ELEV. =100'-0"

TOM OF MASONRY
ELEV. =99'-0"

GRADE
ELEV.= VARIES

2x4 LOOKOUTS @
24" O. C.

PLYWOOD SOFFIT
BEYOND

(2)2x6 WINDOW
HEADER

-38 BAH INSULATION

0+YR. 3 TfiS ASPHALT SHINGLES
NMIN. 15LB. ROOFING FELT ON

/16" PLYWD. SHEATHING - ON 2x8
FTERS PROVIDE ICE &

ATERSHIELD MIN. 36" FROM
NTERIOR WALLS

/2-GYP. BD ON 2x4s

TOM OF FOOTII
ELEV. =95'-0"

DOUBLE HUNG VINYL
CLAD WINDOW

FLASH & INSTALL PEEL
MEMBRWE AT WINDO

IxWOOD. TRIM

TAPE ALL EXTERIOR
SEAMS OF 1" INSULA
ZIP PANEL FOR CONTI OUS
AIR BARRIER

DOUBLE RiM JOIST
(Tl'P)CAL)

CEDAR SHAKE SIDING N1"
INSULATED ZIP WALL S EATHING
ON 2x4 WD STUD WALL @ 16'O.C.
W/ R-15 INSULATION W/ 1/2" GYP

BD@ INTERIOR SIDE

(2)2x8 WINDOW
HEADER

FINISH FLOOR ON 3W TONGUE
8, GROOVE SUB FLOOR GLUED 8
SCREWED TO 2x8 FLOOR JOISTS @
1G-O. C.

1/2" GYP. BD. ON 2xB
JOISTS 8 24-O.C.

1/2" GYP. BOARD WELL

1/2" GYP. BD. CEILING

PROVIDE FIRE
STOPPINS

are- r«'PE x GYPSUM BD.
INTERIOR SIDE

FINISH FLOOR ON 3/4" TONGUE
& GROOVE SUB FLOOR GLUED &
SCREWED TO 2x10 FLOOR JOISTS
16"O. C.

5/8- Pi'PE (X) GYP BD ON INSIDE
FACE OF OVERHANG AT FIRE
RATED ASSEMBLY

1/2-GYP. BD. ON 2x8
JOISTS @ 24" O.C.

5/8" PCPE X GYPSUM BD.
INTERIOR SIDE

FINISH FLOOR ON 3/4" TONGUE
& GROOVE SUB FLOOR GLUED &
SCREWED TO 2x8 R.OOR JOISTS @
16" O. C.

R. 22 BATT
INSULATION

DOUBLE PANE ALUMINUM FRAMED
MODULAR SKYLIGHT

GALV. ROOFING FLASHING

30+YR. 3 TAB ASPHALT SHINGLES
ON MIN. 15LB. ROOFING FELT ON
7/1 S' PLYWD. SHEATHING- ON 2x8
RAFTERS PROVIDE ICE &
WATERSHIELD MIN. 36- FROM
INTERIOR WALLS

R-38 INSULATION

TOP OF BEARING
ELEV. =116'-7. 5'

Todd Drouillard AIA
ARCHITECT

Member ofths American Institute of Architects

6578 Torybrooke Circle
West Bloomfield, Ml

48323

2x4 OUTRIGGERS @ 24" O. C.

RUN FIRE RATED MATERIALS TO
UNDERSIDE OF ROOF DECK

SHAKE SIDING ON 1" INSULATED
ZIP PANEL SHEATHING 5/8" TYPE X
GYP BD. ON 2x4 WD STUDS @ 16"
Q. C. W/ R- 15 BATT INSULATION
WITH 5/8' TlTE X GYP BD INTERIOR
SIDE IUL. U364) 1 HR FIRE RATING

FINISH FLOOR
ELEV. =110'-7. 5"

Csl

0§
0 ^

a:

!y
0 ^
<fi a:
^ s
^ m

TOP OF BEARING
ELEV. =109. 9. 5"

1x WOOD TRIM

BOTTOM OF SOFFIT
ELEV-WS-V

WOOD SOFFIT ON FIRE TREATED
7/16" PLYWOOD ON 5/8" TYPE X
EXTERIOR GRADE GYP. BD.

1x WOOD TRIM

WOOD SHAKE SIDING ON 1"
INSULATED ZIP PANEL SHEATHING
5/8" TYPE X GYP BD. ON 2x4 WD
STUDS 816- O. C. W/ R. 15 BATT
INSULATION WITH 5/8- PrPE X OYP
BD INTERIOR SIDE (UL-U364) 1 HR
FIRE RATING

PERMIT

BID

02/06/2026

01/26/2026

PROVIDE FLASHING &
SEAL AROUND ALL WIN OWS

DOUBLE RIM JOIST
(TlTICAL)

RUN SIDING ON WD. FU RING
S - MATCHEXIST G
ELEVATIONS

FINISH FLOOR ON 3W TONGUE
& GROOVE SUB FLOOR GLUED &
SCREWED TO 2x3 FLOOR JOISTS
16"O. C.

R.22 BATT
INSULATION

DOUBLE RIM JOIST
fTVPICAL)

FINISH FLOO
ELEV.=100'.0-

BITUMINOUS SHEET
MEMBRANE AT D<POSED
MASONRY

AS DETAILS RIDGE
A51B SCALE. 1 1/a' = r-o-

A2 WALL SECTION
A510 SCALE: 3/4-= 1'-0-

~. -1

tf 4 BARS VERTICAL IN ADJACENT
CELLS. PROVIDE #4 REBAR
HORIZONTAL AT 24" O. C.

3° MASONRY FOUNDATION WALL

2" XPS BOARD AT PERIMETER
OF WALL

12x18 POURED CONC. SPREAD
FOOTING W/ 2 ff5 BARS MIN. 42-
BELOW GRADE

PROVIDE WELL COMPACTED BASE
GRADE ON SAND BASE

#4 BARS VERTICAL IN ADJACENT
CELLS. PROVIDE #4REBAR
HORIZONTAL AT 24" O. C.

8- MASONRY FOUNDATION WALL

2- XPS BOARD AT PERIMETER
OF WALL ON POLYMAR MODIFIED
ASPHALTIC WATERPROOFING

12x18 POURED CONC. SPREAD
FOOTING W/ 2 #5 BARS MIN. 42"
BELOW GRADE

PROVIDE WELL COMPACTED BASE
GRADE ON SAND BASE

RUN SIDING ON WD. FURRING
STRIPS. MATCH EXISTINO
ELEVATIONS

GRADE
ELEV.= VARIES

-^

dt"1"'"""!/

^^
ftTa^^
1*V .-. »?°." /*J

RESIDENTIAL
ADDITION

1. 4 .
.. I , .. .

-i-^t--.?.

PROJECT*

DATE

NCHAHCE

102

12/15/2025

T. DROUILLARD

T. DROUILLARD

APPROVBi

SHSTTI7LE

A, WALL SECTION WALL SECTIONS

A510 SCALE; 3)4-= I'-O-

L1
L__J

A510
SHEETWHBER
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ditg of ̂ erkleg, <jlltcl(igati
DEPARTMENT OF COMMUNrTV DEVELOPMENT, PLANNING AND RESEARCH

APPLICATION FOR PERMFT TO:

RESIDENTIAL

D Building

TYPE OF
CONSTRUCTION

Alter

Erect

Repair

Remove

D

a

COMMERCIAL

Dwelling D Building D
Addition ^ AddiUon
Attic

STREET OR
LOT SURFACE

Garage D

Parking Lot D
Catch Basin D

Concrete

AsphalUc
Concrete

Bituminous
Sealcoat

D

.,.",." ^nuc«o5(
- ZONING -

Business

Residential

- REQUIRED -

Area

Volume

Sideyards
Set Back

- CONTAINS -

Other

JOB INFORMATION

Job Address:

^ Name of Property wner:
ler Address:

OtherSu^dAlclHl

r

er Other

Area

Volume

Z. E
Day Telephone

'Building Location
(North, East. South. Weat>

c"

ide of [j£\P^rf\^^. St Between
Lot No.

Size of New Structure:

and

Lot Size

St

r
^ .
City: State: ZIP:

State License Number:

Value by Department: $

.Subdivision

^ \COnTRACTOR INFORMATION

'\^ Company Name:
.. -^ License Holder:

iL'-^Address;
~~~-/Phone Number:

Cost by Owner: $

REQUIREMENTS:

A copy of your insurance must be on file for all contractors doing work in our city. No registrations or permits are issued without
this information.

.
Residential:
(I) Two (2) sets of plans. (2) Site plan required, minimum size-SVa x 11 inch paper. (3) It is the contractor's responsibility
to see that all residences have approved smoke detectors, properly installed.
Commercial:

(1) Plans must be sealed by a Licensed Architect or Engineer.

I agree 4 repair any damage dyne to p lie or private property.

aan'ufci^o~q^
Date Received

DEPARTMENT USE ONLY:

-T^^bYri^-rpni^^f

Received by (Department Representative)

Approved

Permit Number;
^

Not Approved Date

Cs)
Fee: (C^O.GQ

»Insp. ; 5.00
'Bond: E?0000
Regis. : _ ^

' Other: f ^
Total :8' /



CONTRACTOR PERMITS

' fr^ f;./8^J
CSr -V ' )

State Zip

Telephone: Area Code <2>f3 Telephone:
License Number: 2J 0<2^^@&?^_ Expiration Date:

Name:

Stree Address:

City ! V

Federal Employer ID Number
or Reason for Exemption:

Workers Comp Insurance Carrier
or Reason for Exemption:

MESC Employer Number or
Reason for Exemption:

/c 0-

^^K)^A{mi^ ffj^wi_
/ ^00

"Section 23a of the state construction codes act of 1972, Act. No.
230 of Public Acts of 1972, being section 125. 1523a of the
Michigan Compiled Laws, prohibits a person from conspiring to
circumvent the licensing requirements of this state relating to
persons who perform work on residential building or a residential
structure. "Violations of section 23a are subjected to civil
fines."

A COPY OF YOUR CERTIFICATE OF INSURANCE MUST BE ON FILE
BUILDING DIVISION BE RE ANY PERMITS WILL BE ISSUED.

WITH THE

Signature of Contractor

Name:

.0

Date Signed

HOMEOWNER PERMITS

State Zip

Telephone:

Street Address:

City

Telephone: Area Code

"Section 23a of the state construction codes act of 1972, Act. No.
230 of Public Acts of 1972, being section 125. 1523a of the
Michigan Compiled Laws, prohibits a person from conspiring to
circumvent the licensing requirements of this state relating to
persons who perform work on residential building or a residential
structure. Violations of sect+on 23a are subjected to civil
fines."

HOMEOWNER GUARANTIES THAT WORK IS BEING DONE BY HOMEOWNER OR
IMMEDIATE FAMILY AND WILL NOT BE CONTRACTED OUT, ALSO THIS
NOT BE A RENTED PROPERTY

Signature of Homeowner Date Signed
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MEMORANDUM 

 

To:  Berkley Zoning Board of Appeals 

 

From:  Kim Anderson; Zoning Administrator 

 

Subject: PBA-026-26 1260 Larkmoor Blvd., Request for two (2) Dimensional variances: 1) 

construct a two-story rear addition to the non-conforming structure that does not 

meet side yard setback, 2) Proposed addition does not meet minimum 15 feet 

distance between dwellings. 

Date:  March 2, 2026 

APPLICANT:  Lori Drouillard and Mark Gwisdalla 

LOCATION:   1260 Larkmoor Blvd. 

PARCEL ID: 04-25-17-408-051 

 

REQUEST:  The applicant is requesting two dimensional variances on the West side of the 

parcel: 

1. Variance to construct a two-story rear addition to the non-conforming single-

family dwelling that is proposed to be 3.3 feet from the West property line. 

2. Variance to construct a two-story rear addition to the non-conforming single-

family dwelling that is proposed to be 13.7 feet from the West adjacent 

dwelling. 

REQUIRED: Berkley City Code, Chapter 138 Zoning, Section 5.02.D: Minimum side yard setback, per 
side: 5 feet, Minimum side yard setback, total 15 feet and Minimum distance between 
dwelling units:15 feet. 

ZONING AND LAND USE  

Property Zoning District Land Use 

Subject Site R-1CD 
Residential – Single family 
dwelling 

West R-1CD 
Residential – Single family 
dwelling 

East R-1CD 
Residential – Single family 
dwelling 

North R-1CD 
Residential – Single family 
dwelling 

South R-1CD 
Residential – Single family 
dwelling 

 



 
   

 

BACKGROUND 

1260 Larkmoor Blvd., Parcel 25-17-408-051 was built in 1918. An addition was constructed on the rear of 

the house in 1998.  A new single-family dwelling was constructed on the East Parcel 25-17-408-052, 

1250 Larkmoor Blvd., in 2014 that had previously been a vacant lot. 

The home at 1260 Larkmoor Blvd. was constructed in compliance with any ordinances that were in place 

at the time in 1918.  The single-family dwelling on the subject property is a legal non-conforming 

structure.  The dwelling is less than five feet from the West property line, does not have 15 feet for a total 

side yard setback and is less than 15 feet from the West dwelling at 1278 Larkmoor Blvd., Parcel 17-408-

050 built in 1928. 

1260 Larkmoor Blvd., the West side yard setback of the existing structure is 3.3 feet, dwelling is 13.7 feet 

from the dwelling to the West at 1278 Larkmoor Blvd. and the parcel total side yard setback is 13.967 

feet. 

In 1997 a variance was applied for but then withdrawn for a rear addition.  A Zoning Board of Appeals 

approval was not required.  The rear addition was constructed in 1998. 

In 2021 a variance was applied for to construct a rear one-story addition (case PBA-07-21).  The Zoning 

Board of Appeals determined to approve the variance requested to construct the rear addition on the non-

conforming structure that would encroach into the side yard setback and does not meet the minimum 15 

feet separation between dwellings.  The ZBA determined that the five standards of review for granting the 

variance had been met. 

The decision made by the ZBA are valid for a period of twelve (12) months from the date of the Zoning 

Board of Appeals decision.  Permits were not obtained by July 2022 and the variance expired. 

 

Source:  Oakland County Property Gateway 



 
   

 

 

Source: Google map  

SCOPE OF PROJECT 

A building permit application was submitted and denied to construct a rear two-story addition that would 
be in line with the addition that was constructed in 1998.  The addition would increase the existing non-
conformity, but would not encroach any further into the existing West side yard setback. 

Per Chapter 138, Article 16, Section 16.04.B, A building may be added to or enlarged if such addition 
conforms to the regulations of the applicable zoning district. Such addition or enlargement must be 
treated as a separate building in determining conformity to all the requirements of this Chapter. 

The applicant is requesting dimension variances to allow for a rear two-story addition not meeting the 
minimum setback requirements per Chapter 138, Article 5, Section 5.02D. A dimensional variance of 1.7 
feet on the West side of the property where the side yard setback is 3.3 feet and the requirement for the 
minimum side yard setback is 5 feet, and a 1.3 feet dimensional variance on the West side of the property 
where the distance between dwelling units is 13.7 feet and 15 feet is the minimum distance between 
dwelling units required.   

SUMMARY OF REQUEST 

The property owners as the applicant, Lori Drouillard and Mark Gwisdalla representing 1260 larkmoor 
Blvd., Parcel # 04-25-17-408-051 is requesting two non-use dimensional variances to allow for a two-
story rear addition.  Below is a summary of each request in detail and each will be analyzed separately 
under the Standards of Review. 

 

 



 
   

 

1. Minimum Side Yard Setback is 5 feet 

The residential structure is a legal non-conforming structure built in 1918.  It was constructed in 
compliance with building regulation and requirements, but does not meet the current 
requirements of the Zoning Ordinance. 

The minimum side yard setback, per side is 5 feet. 

Therefore, the applicant is requesting a 1.7 feet side yard setback variance in order to construct 
the rear two-story addition, as proposed. 

2. Distance between Dwellings 

As shown on the submitted site plan, the existing dwelling as currently configured does not 
conform to the minimum distance between dwellings requirement to the property to the West.  
The proposed addition will follow the existing West building line, which will encroach into the 
required minimum distance between dwellings. 

The minimum distance between dwelling units is 15 feet. 

Therefore, the applicant is requesting a 1.3 feet variance on the minimum distance between 
dwellings to the West for the proposed addition. 

 

STANDARDS FOR REVIEW 

Per Section 138-17.04 of the Zoning Ordinance, the applicant must demonstrate a practical difficulty in 

order to be granted a non-use variance. The Zoning Board of Appeals shall not vary the regulations of 

Section 138-17.04, unless it shall make findings based upon the evidence presented to it in each specific 

case that: 

1. Side Yard Setback Variance 

 

A. The need for the variance is due to unique circumstances or physical conditions of the 

property. 

The legal non-conforming residential structure does not conform to the current side yard setback 

requirements, but complied when the structure was built. 

 

B. The need for the variance is not the result of actions of the property owner or previous 

property owners. 

The need for a variance is not the result of actions of the property owner.  The homeowner is 

requesting to construct an addition on the rear of the house that will be in line with the existing 

dwelling.  The side yard setback non-conformity will not increase beyond the established 

encroachment by the existing house. 

 

C. Strict compliance with the ordinance will unreasonably prevent the property owner from 

using the property for a permitted purpose or will render conformity with those regulations 

unnecessarily burdensome.  

Strict compliance would not unreasonably prevent the property owner from using the property for 

a permitted purpose but strict compliance to render conformity will prevent the homeowner from 

expanding the footprint of the dwelling.  Conforming to the side yard setback would require a 1.7 

foot retract to the East along the West side of the building which would be burdensome for the 

layout of the house. 



 
   

 

D. The requested variance is the minimum variance necessary to do substantial justice to the 

applicant as well as other property owners. 

The requested variance 1.7 feet is the minimum variance necessary to do justice to the property 

owner.  The property owner is not requesting to extend beyond the existing side yard setback line 

of the existing dwelling, but is asking to continue the existing building line for the proposed 

addition. 

 

E. The requested variance will not adversely impact the surrounding properties. 

The requested variance will not encroach closer into the side yard setback than the house is 

currently situated. 

 

2. Distance Between Dwellings 

 

A. The need for the variance is due to unique circumstances or physical conditions of the 

property. 

The existing distance between structures is 13.7 feet since the West dwelling was constructed in 

1928. The legal non-conforming residential structure does not conform to the current side yard 

setback or minimum distance between dwelling units requirements, but complied when the 

structure was built. 

 

B. The need for the variance is not the result of actions of the property owner or previous 

property owners. 

The need for a variance is not the result of actions of the property owner.  The homeowner is 

requesting to construct an addition on the rear of the house that will be in line with the existing 

dwellings West building line.  The subject dwelling was built in 1918 and the dwelling to the West 

(1278 Larkmoor Blvd.) was built in 1928.  At the time 1278 Larkmoor Blvd. was built, it was in 

compliance with the separation distance requirements. 

 

C. Strict compliance with the ordinance will unreasonably prevent the property owner from 

using the property for a permitted purpose or will render conformity with those regulations 

unnecessarily burdensome.  

Strict compliance with the ordinance will be unnecessarily burdensome to the property owner, as 

they are looking to expand the livable area of the dwelling in line with the existing dwelling. The 

addition will not encroach closer to the adjacent dwelling than the existing structure.   

 

D. The requested variance is the minimum variance necessary to do substantial justice to the 

applicant as well as other property owners. 

The requested variance of 1.3 feet is the minimum variance necessary to do justice to the 

property owner.  The property owner is not requesting to decrease the current separation 

distance between dwellings, but is asking to continue the existing building line for the proposed 

addition. 

 

E. The requested variance will not adversely impact the surrounding properties. 

The requested variance will not encroach any closer to the adjacent dwelling than the dwellings 

are currently situated. 

 

 



 
   

 

SUMMARY  

For a variance to be approved by the Zoning Board of Appeals, it shall meet the standards of Section 

138-17.04 of the Zoning Ordinance, based on findings of fact. We request the Zoning Board of Appeals to 

determine if there are unique characteristics of the property and the requested variance should be 

granted. Motions for approval and denial are included below for the convenience of the board. 

Sample Motions: 

SIDE YARD SETBACK VARIANCE: 

Approval 

In the matter of PBA-02-26, 1260 Larkmoor Blvd., Parcel # 04-25-17-408-051, motion to approve the 

requested variance from Berkley City Code, Zoning Ordinance, Chapter 138, Article 5, Sec.5.02.D to 

grant a variance of 1.7 feet at the West side yard, where a minimum 5 feet side yard setback is required, 

that does not conform to applicable Zoning Ordinance Berkey City Codes based on the following 

findings: 

1. The need for the variance is due to unique circumstances or physical conditions of the property. 

2. The need for the variance is not the result of actions of the property owner or previous property 

owners. 

3. Strict compliance with the ordinance will unreasonably prevent the property owner from using the 

property for a permitted purpose or will render conformity with those regulations unnecessarily 

burdensome. 

4. The requested variance is the minimum variance necessary to do substantial justice to the application 

as well as other property owners. 

5. The requested variance will not adversely impact the surrounding properties. 

Denial (only choose item(s) pertaining to denial) 

In the matter of PBA-02-26, 1260 Larkmoor Blvd., Parcel # 04-25-17-408-051, motion to deny the 

requested variance from Berkley City Code, Zoning Ordinance, Chapter 138, Article 5, Sec.5.02.D to 

grant a variance of 1.7 feet at the West side yard, where a minimum 5 feet side yard setback is required, 

that does not conform to applicable Zoning Ordinance Berkey City Codes based on the following 

findings: 

1. The need for the variance is not due to unique circumstances or physical conditions of the property. 

2. The need for the variance is the result of actions of the property owner or previous property owners. 

3. Strict compliance with the ordinance will not unreasonably prevent the property owner from using the 

property for a permitted purpose or will not render conformity with those regulations unnecessarily 

burdensome. 

4. The requested variance is not the minimum variance necessary to do substantial justice to the 

application as well as other property owners. 

5. The requested variance will adversely impact the surrounding properties. 

 

 

 



 
   

 

DISTANCE BETWEEN DWELLINGS 

Approval 

In the matter of PBA-02-26, 1260 Larkmoor Blvd., Parcel # 04-25-17-408-051, motion to approve the 

requested variance from Berkley City Code, Zoning Ordinance, Chapter 138, Article 5, Sec.5.02.D to 

grant a variance of 1.3 feet at the West minimum distance between dwelling units, where a minimum 

distance of 15 feet between dwelling units is required, that does not conform to applicable Zoning 

Ordinance Berkey City Codes based on the following findings: 

1. The need for the variance is due to unique circumstances or physical conditions of the property. 

2. The need for the variance is not the result of actions of the property owner or previous property 

owners. 

3. Strict compliance with the ordinance will unreasonably prevent the property owner from using the 

property for a permitted purpose or will render conformity with those regulations unnecessarily 

burdensome. 

4. The requested variance is the minimum variance necessary to do substantial justice to the application 

as well as other property owners. 

5. The requested variance will not adversely impact the surrounding properties. 

Denial (only choose item(s) pertaining to denial) 

In the matter of PBA-02-26, 1260 Larkmoor Blvd., Parcel # 04-25-17-408-051, motion to deny the 

requested variance from Berkley City Code, Zoning Ordinance, Chapter 138, Article 5, Sec.5.02.D to 

grant a variance of 1.3 feet at the West minimum distance between dwelling units, where a minimum 

distance of 15 feet between dwelling units is required, that does not conform to applicable Zoning 

Ordinance Berkey City Codes based on the following findings: 

1. The need for the variance is not due to unique circumstances or physical conditions of the property. 

2. The need for the variance is the result of actions of the property owner or previous property owners. 

3. Strict compliance with the ordinance will not unreasonably prevent the property owner from using the 

property for a permitted purpose or will not render conformity with those regulations unnecessarily 

burdensome. 

4. The requested variance is not the minimum variance necessary to do substantial justice to the 

application as well as other property owners. 

5. The requested variance will adversely impact the surrounding properties. 

 

If you have any questions regarding this case, please do not hesitate to contact me. 

Thank you. 

Cc: Crystal VanVleck, City Manager 

 Victoria Mitchell, City Clerk 

 Lisa Hamameh, City Attorney 

 Kristen Kapelanski, Community Development Director 





 
THE CITY OF BERKLEY 

Community Development Department 
3338 Coolidge, Berkley, Michigan 48072 

(248) 658-3320 
 

Notice  
Meeting of the Berkley 

Zoning Board of Appeals 
 
  
Notice is hereby given, that there will be a meeting of the Zoning Board of Appeals to be 
held at the City of Berkley in the Council Chambers, 3338 Coolidge, Berkley, Michigan on 
Monday, March 09, 2026 at 7:00 pm or as near thereto as the matter may be reached. 
 
Application Number PBA-02-26 
 
Lori Drouillard & Mark Gwisdalla, 1260 Larkmoor Blvd., Parcel # 04-25-17-408-051, North 
side of Larkmoor Blvd., between Cass Blvd. and Stanford Rd., is requesting dimensional 
variances on side yard setback and distance between adjacent dwelling to construct an 
addition. 
  
Berkley City Code 
Berkley City Code, Chapter 138 Zoning, Article, Section 5.02.D Table, Requirements: 
Minimum Side yard setback 5 feet and Minimum distance between dwelling units 15 feet. 
  
   
Complete application information is available for review at www.berkleymi.gov/community-
development/development-projects.  
 
Comments on the granting of the above variance may be made in person on the night of the 
meeting or in writing.  All written comments must be submitted to the Berkley Community 
Development Department or email to planning@berkleymi.gov before 4:00 p.m. on the date of the 
Public Hearing. 
 
 
      KIM ANDERSON 
      ZONING ADMINISTRATOR 
 
 
Publish Once: 
Oakland Press 
Friday, February 20, 2026 

http://www.berkleymi.gov/community-development/development-projects
http://www.berkleymi.gov/community-development/development-projects
mailto:planning@berkleymich.net
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Here’s what has happened in the
last month and what’s to come!

Welcome to the Community Development
Department’s monthly newsletter. We are excited to
share with you the latest developments as we work
toward completion of department and city-wide
projects and the work of the Planning Commission
and Zoning Board of Appeals.

Community Development staff (along with support
from the DDA and City Manager’s Office) reviewed the
eighteen proposals submitted in response to the
City’s RFP for an Economic Development Strategy.
Provided Council approves the contract in December,
staff hopes to get started in the new year. 

Interviews for the new building official wrapped up in
November and we should have a new employee on
board to start at the beginning of next year. In the
meantime, Karson Claussen from McKenna has been
filling in under our existing building services contract
and Emily is still here on a part time basis on Fridays
completing all residential plan review.

Economic
Development
Strategy

Building Official
Search Update

Community
Development
Monthly
Newsletter

Monthly
Highlights

NOVEMBER



Planning Commission Activities

Berkley BP Site Plan
Revisions

The Planning Commission approved
the site plan for facade renovations
at the future Berkley Theater. They
also recommended approval of the
Special Land Use request with the
condition that any events greater
than 550 people will need to be
coordinated with City staff.

Zoning Ordinance
Amendment

Staff initiated a text amendment
request for various minor items in the
Zoning Ordinance that have come up
for either correction or clarification as
staff continues to use the updated
Zoning Ordinance. The Planning
Commission recommended approval.



Zoning Board of Appeals Activities
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WELCOME TO THE NEIGHBORHOOD!
Business Licenses Issued in October

New View Eye Care is offering vision services
and glasses at 2571 Coolidge, adjacent to Forte
Dental.

The Tax Source Group is opening a location in
one of the available suites at 3462 Greenfield. 



Here’s what has happened in the
last month and what’s to come!

Welcome to the Community Development
Department’s monthly newsletter. We are excited to
share with you the latest developments as we work
toward completion of department and city-wide
projects and the work of the Planning Commission
and Zoning Board of Appeals.

The second round of cleanup items for the Zoning
Ordinance was drafted (and approved by Council in
January). In addition, staff sent out letters to a
handful of property owners whose zoning needs to be
adjusted due to some inconsistencies on the zoning
map. One last round of cleanups is anticipated in the
coming months.

Community Development/Code Enforcement met
with the Department of Public Works in December to
finalize procedures for snow removal on commercial
sidewalks in the event property owners have not
shoveled their sidewalk. A plan is in place for this
winter with future meetings scheduled to evaluate
procedures and make adjustments, if needed, in the
spring.

Zoning
Ordinance and
Map Cleanups 

Snow Removal
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Planning Commission Activities

Dec
emb

er

mee
ting

can
cell

ed



Zoning Board of Appeals Activities

The Zoning Board of Appeals met in December to
approve the 2026 meeting dates.
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WELCOME TO THE NEIGHBORHOOD!
Business Licenses Issued in December

The Berkley Chop Shop opened its new location
at 2758 Coolidge.

Slows BAR B Q opened their location at 3087
Twelve Mile.
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Here’s what has happened in the
last month and what’s to come!

Welcome to the Community Development
Department’s monthly newsletter. We are excited to
share with you the latest developments as we work
toward completion of department and city-wide
projects and the work of the Planning Commission
and Zoning Board of Appeals.

The Community Development Department (with
assistance from the City Manager’s Office) met with
Better City to kick off the Economic Development
Strategy. Bi-weekly meetings will be held as things
move forward with a planned completion in early
summer.

Community Development Department staff and the
Department of Public Works have been meeting
regularly with Spalding DeDecker to begin to tackle a
review and update of all our development processes.
January included finalizing changes for the
residential grading review and close-out process.
Progress was also made on the set-up for
performance guarantees, and final adjustments were
made to the site plan review process.

A bullet list has been added to the end of the monthly
report listing any business licenses that were denied
for the month. Let Community Development
Department staff know if there are any questions on
the business license process or any denials.
Applications are typically denied because a use is not
permitted in a particular zoning district or there is a
lack of parking.

Economic
Development
Strategy Kickoff

Engineering
Review Updates

Denied Business
Licenses Added
to Monthly
Report

Community
Development
Monthly
Newsletter

Monthly
Highlights

JANUARY
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Planning Commission Activities

January meeting

cancelled
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Zoning Board of Appeals Activities

January meeting

cancelled
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Year over Year
Construction Value 
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Located at 3180
Coolidge, The Beverly
started restaurant
service at the
beginning of the
month.

Epic Health is opening
at 2400 Greenfield
and will bring another
option to the
community for
primary health care
services.

Integrative Medicine, a
new medical office,
will be occupying a
space at 2400
Greenfield.

WELCOME TO THE NEIGHBORHOOD!
Business Licenses Issued in January

The following businesses were denied a license in January:
No businesses denied this month.

INTEGRATIVE 
MEDICINE
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