
 
CITY OF BERKLEY PUBLIC NOTICE 
PLANNING COMMISSION MEETING 

TUESDAY, AUGUST 25, 2026 - 7:00 PM 
CITY HALL - COUNCIL CHAMBERS   

248-658-3320  
  
1. CALL TO ORDER 

2. PLEDGE OF ALLEGIANCE  

3. ROLL CALL 

4. APPROVAL OF AGENDA  

5. APPROVAL OF MINUTES 

 a. Meeting minutes of July 28, 2026 

6. COMMUNICATIONS 

7. PUBLIC COMMENT(S) 

8. OLD BUSINESS 

9. NEW BUSINESS 

 a. PSP-06-26: Ari's Cheesesteak 3442 Twelve Mile Rd: The applicant, Ari Zarkin, 
is requesting site plan approval for a new parking lot. 

10. LIAISON REPORTS  

11. COMMISSIONER / STAFF COMMENTS 

12. ADJOURN  

  

Notice: Official Minutes Of The City Planning Commission 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, 
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At Http://Www.Youtube.Com/Cityofberkley Or Http://Www.Berkleymich.Org/Livestream.  
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THE REGULAR MEETING OF THE BERKLEY CITY PLANNING COMMISSION WAS CALLED TO ORDER AT 7:00 
PM, JULY 28, 2026 AT BERKLEY CITY HALL BY CHAIR LISA KEMPNER. 

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: https://www.youtube.com/user/cityofberkley 
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DRAFT 

 
PRESENT:   Dana Kaplan  Josh Stapp 

Shiloh Dahlin  Robert Williams 
Lisa Kempner   
Eric Arnsman  

  
ABSENT:   Mike Woods 
 
ALSO PRESENT: Kristen Kapelanski, Community Development Director  
   Kim Anderson, Zoning Administrator 
   Dennis Hennen, Councilmember 
 
 
APPROVAL OF AGENDA 
 
Motion by Commissioner Arnsman to approve the agenda and supported by Commissioner Dahlin. 
 
Voice vote to approve the agenda  
 
AYES: 6 
NAYS: 0 
ABSENT: Woods 
 
MOTION CARRIED 
 
* * * * * * * * * 
 

APPROVAL OF THE MINUTES 
 
Motion by Commissioner Arnsman to approve the minutes of the July 14, 2026 special Planning Commission 
meeting and supported by Commissioner Dahlin. 
 
Voice vote to approve the meeting minutes of July 14, 2026. 
 
AYES: 6 
NAYS: 0 
ABSENT: Woods 
 
MOTION CARRIED 
 
* * * * * * * 
 
COMMUNICATIONS 
 
NONE 
 
* * * * * * * * * 
 

CITIZEN COMMENTS 
 
NONE 
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* * * * * * * * * 
 

OLD BUSINESS 
 
NONE 

 

* * * * * * * * 
 
NEW BUSINESS 
 
1. PUBLIC HEARING An ordinance of the City Council of the City of Berkley, Michigan to amend Section 5.09.E.2 

Exterior side yards on corner lots in Chapter 138 Zoning of the City of Berkley Code of Ordinances to clarify 
exterior side yard setback regulations for accessory structures on corner lots. 

 
Director Kapelanski introduced the amendment explaining that this was referred to the Planning Commission by the 
Zoning Board of Appeals, who was asked to make an ordinance interpretation determining how the section in 
question applied to accessory structures. The proposed amendment would treat accessory structure exterior side 
yard setbacks for corner lots the same as those for principal structures, which is how the ordinance has historically 
read and been applied. 
 
The Planning Commission asked a number of questions to confirm they understood the implications and application 
of the amendment. 
 
The Commission noted the need for larger garages built to house modern sized vehicles. There was concern that 
the proposed setback regulations would prohibit the construction of typical garages. 
 
Chair Kempner opened the public hearing at 7:19PM.  
 
Alex Murrell, 3489 Catalpa Dr., spoke in support of having accessory structure setbacks that are different from those 
required for principal structures in exterior side yards on corner lots. 
 
No one else wished to speak and no correspondence was received. 
 
Chair Kempner closed the public hearing at 7:22PM. 
 
The Planning Commission requested staff look into the following: 

 Staff should layout a diagram showing a typical Berkley lot, 40’ x 110’, assume an average garage (24’ in 
length) and determine what the exterior side yard setback would be taking into account both the garage 
length and required rear setback. 

 The Commission was split on whether to consider the regulations for all accessory structures or just garages. 
A reduced setback consistent with the bullet above should only be considered for garages, not all accessory 
structures, as part of the revised language for the full Planning Commission’s consideration.  

 If possible, staff should identify any examples that currently exist in the community. 
 

Motion by Commissioner Arnsman and supported by Commissioner Dahlin to postpone consideration of an 
Ordinance of the City Council of the City of Berkley, Michigan to amend Section 5.09.E.2 Exterior side yards on 
corner lots of Chapter 138 Zoning of the City of Berkley Code of Ordinances to clarify exterior side yard setback 
regulations for accessory structures on corner lots. 
 
Roll vote on the motion to postpone consideration of the proposed zoning ordinance amendment. 
 
AYES: 6 
NAYS: 0 
ABSENT: Woods 
 
MOTION CARRIED 

2. Election of Officers/Committee Liaisons 
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All current Commission officers confirmed they would be willing to continue to serve. 
 
Motion by Commissioner Williams and supported by Commissioner Dahlin to have the existing officers of the 
Planning Commission continue in their positions: Chair – Lisa Kempner, Vice-Chair – Shiloh Dahlin, Secretary – Eric 
Arnsman. 
 
Voice vote on the motion to elect officers. 
 
AYES: 6 
NAYS: 0 
ABSENT: Woods 
 
The following members agreed to continue as liaisons to City committees: 

 Chamber of Commerce – Eric Arnsman 
 Downtown Development Authority – Lisa Kempner 
 Zoning Board of Appeals – Shiloh Dahlin 

 

3. Introduction of Civics Plus Software 

 

Director Kapelanski provided an overview of Civics Plus, which will be used to access Planning Commission 
minutes beginning with the next meeting. 

 

LIAISON REPORT 

 

Commissioners provided updates on the Chamber of Commerce, the Downtown Development Authority and Zoning 

Board of Appeals. 

 

Councilmember Hennen noted Council is beginning the process of selecting a consultant for the City’s strategic 

planning process. 

 

* * * * * * * * * 
 

COMMISSIONER COMMENTS 

 
NONE 
 
* * * * * * * * * 
 

STAFF COMMENTS 

 

Director Kapelanski noted there will be an upcoming open house to expand on the next steps of the Parks and 

Recreation Master Plan. 

 

* * * * * * * * * 
 
ADJOURNMENT 

 

Motion to adjourn by Commissioner Arnsman, supported by Commissioner Dahlin. 

 

Voice vote for adjournment 
 
AYES: 6 
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NAYS: 0 
ABSENT: Woods 
 
With no further business, the meeting was adjourned at 8:23PM. 
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MEMORANDUM 

To:  Planning Commission 

From:  Kristen Kapelanski, Community Development Director 

Subject: PSP-06-26 Ari’s Cheesesteak 3442 Twelve Mile Rd. 

 

Date:  August 25, 2026 

Background 

 The applicant is proposing to occupy the vacant former George’s Shoe Repair at 3442 Twelve 

Mile Rd.  

 The parking lot is currently gravel and must be paved as part of the approval of the change in 

use. 

 The zoning of the property is Gateway Corridor, which permits restaurants. 

 When a new parking lot is proposed, Planning Commission approval of the site plan is required. 

Summary 

 Ten parking spaces are required. Six have been provided on site and two spaces are available 

on-street on Buckingham Ave. The applicant has requested the Planning Commission reduce the 

parking requirements by fifteen percent, which is permitted in Section 14.04.P of the Ordinance. 

With a fifteen percent reduction, parking requirements would be met. The Planning Commission 

should consider the following factors when making a determination on the requested parking 

reduction: 

o Current or anticipated levels of employees and/or patrons; 

o Peak period usage versus normal usage; 

o Banked or reserved parking for future use; 

o Opportunities to provide or accommodate green space, additional landscaping or 

screening and to minimize impervious area on the site; 

o Neighborhood or other surrounding characteristics justify the requested deviation; 

o Strict application of the ordinance would unreasonably hinder development of the site for 

a permitted use and an alternate parking requirement would be appropriate; 

o Modification will not negatively impact public parking in the City; 

o Proximity of the site to local or regional transit, including but not limited to SMART bus 

stops, bicycle sharing stations, lite rail, etc.; and 

o Inclusion of bicycle parking or electric vehicle parking stations beyond the requirements 

described in the ordinance. 
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 Parking drive aisles are required to be a minimum of twenty feet in width and parking spaces 

must be twenty feet in length. The proposed plan shows an eighteen foot drive aisle and twenty 

foot parking spaces. The applicant has indicated in his response letter that he will be adjusting 

the plan to allow for a twenty foot drive aisle and eighteen foot parking spaces to allow for 

additional maneuverability on the site. He will seek a variance for the deficient parking space 

length. 

 Landscape islands and perimeter parking lot landscaping are required. None have been provided 

due to the small size of the site. The Planning Commission may waive the required landscape 

islands per Section 12.13 of the Ordinance. The Planning Commission may also approve 

alternate plans for perimeter landscaping per Section 12.05.C.3. In this case, a decorative fence 

has been provided along Twelve Mile Rd. 

 A large utility easement runs through the rear of the property in the location of the proposed 

dumpster, prohibiting the construction of a foundation to support the required masonry dumpster 

screening. The applicant has proposed a vinyl ‘wood-look’ screen instead. The Planning 

Commission can allow this alternate dumpster screening per Section 12.13 of the Ordinance. 

 The applicant has confirmed that no material façade changes or additional lighting are proposed. 

 The Planning Commission will also need to determine if the plan is in compliance with the general 

site plan standards in Section 15.05. 

Recommendation 

In the matter of PSP-06-26 Ari’s Cheesesteak, 3442 Twelve Mile Rd., motion to (approve/deny/postpone) 

the site plan with the following findings*: 

a) A reduction in the number of required parking spaces by fifteen percent per Section 14.04.P of 

the Zoning Ordinance; 

b) A waiver of the required parking lot landscape islands per Section 12.13 of the Zoning Ordinance; 

c) A waiver of alternate plans for perimeter landscaping in the form of a decorative fence per 

Section 12.05.C.3 of the Zoning Ordinance; 

d) Allowance of an alternative dumpster screening material per Section 12.13 of the Zoning 

Ordinance; and 

e) Compliance with the items to be addressed in the Final Site Plan approval as noted in the staff 

and consultant review letters 

 because it (does/does not) comply with the standards in Section 15.05 of the Zoning Ordinance.  

*Findings only apply for a motion to approve. 
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MEMORANDUM 

To:  Ari Zarkin, Applicant 

From:  Kristen Kapelanski, Community Development Director 

Subject: PSP-06-26: Ari’s Cheesesteak 3442 Twelve Mile Rd. 

Date:  August 6, 2026 

The applicant is proposing to occupy the vacant former George’s Shoe Repair at 3442 Twelve Mile Rd. 

The parking lot is currently gravel and is required to be paved as part of the approval of the change in 

use. The zoning of the property is Gateway Corridor. Planning Commission approval is required since the 

applicant is constructing a new parking lot. 

The bolded comments below need to be addressed by the applicant prior to the Planning Commission 

meeting via a response letter. The italicized and underlined comments below and the comments in other 

staff and consultant review letters need to be addressed as part of the Final Site Plan submittal. 

1. A property combination is required prior to final approval by staff. Confirmation should be 

provided that easements exist for the City utilities that bisect the property. 

2. Ten parking spaces are required based on the parking standard of 1 space per 100 sq. ft. of 

usable floor area plus 1 space per employee in the largest working shift. Six spaces have been 

provided on site and 2 spaces are available as on-street parking on Buckingham Ave. The 

Planning Commission may reduce the parking requirements by 15%, considering the factors 

listed in Section 14.04.P of the Zoning Ordinance. A 15% reduction would bring requirements 

down to 8.5 spaces, which would be rounded down to 8 spaces, per Section 14.04.C. 

3. Parking drive aisles are required to be a minimum of 20 ft. Parking spaces are also required to be 

a minimum of 20 ft. The proposed site plan shows 20 ft. parking spaces with an 18 ft. drive aisle. 

The applicant should consider increasing the drive aisle to 20 ft. and reducing all parking spaces 

to 18 ft. in length in order to allow for more maneuverability on the site. A variance from the 

Zoning Board of Appeals is required for either the reduced drive aisle width or the reduced 

parking space length. The applicant should indicate they intend to apply for a variance for 

parking lot dimensional requirements. 

4. Landscaping islands are required. No landscape islands are proposed. Due to the size of the site, 

the Planning Commission may waive this requirement per Section 12.13 of the Zoning Ordinance. 

5. Landscaping is required at the perimeter of all parking lots, with a minimum buffer of 6 ft. Due to 

the size of the parcel, the Planning Commission may approve alternate plans for perimeter 

landscaping per Section 12.05.C.3. A decorative fence has been proposed along Twelve Mile Rd.  

6. Site landscaping is required at a rate of 5% of the total site area. In this case, 300 sq. ft. is 

required and 304 sq. ft. has been provided. A landscaping plan showing proposed plantings is 

required to be submitted with the Final Site Plan. 
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7. The proposed dumpster is required to be screened with a masonry wall. A large utility easement 

runs through the rear of the property, prohibiting the construction of any foundations within the 

easement. The applicant has proposed a vinyl ‘wood-look’ screen wall in place of masonry 

because of this encumbrance. The Planning Commission may modify the dumpster screening 

requirements per Section 12.13 of the Zoning Ordinance.  

8. The applicant should confirm no additional exterior building or parking lot lighting is 

proposed. 

Please contact me if you have any questions. 

Cc: Kim Anderson, Zoning Administrator 
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Site Plan Review 

August 5, 2026 

City of Berkley 

3338 Coolidge Highway 

Berkley, Michigan 48072 

Re: Parking Lot (3442 Twelve Mile Rd) 

Site Plan Review #1 

Application No. PSP-xx-xx 

SDA Review No. BK26-107 

Dear Ms. Anderson: 

We have received the site plan submittal for the above referenced project prepared by Guido Architects, 

Inc. dated July 24, 2026 and received by our office on July 27, 2026. The plans were reviewed in accordance 

with current Berkley Engineering Standards, Details, and Code of Ordinances and the following comments 

are our observations.

Recommendation 

Approval of the Site Plan is recommended with items to address during engineering construction. 

Project Summary

& Construction of a new parking lot for a proposed carry-

located at 3442 12 Mile Rd. Site access would be provided by existing approaches off Buckingham 

Ave. and 12 Mile Rd.   

& It is anticipated that the existing shoe repair is served by existing water and sewer lead. It will 

need to be confirmed during engineering if new services will be required for the proposed new 

restaurant.  

& It is unknown how the drainage is addressed for the existing site. It will need to be confirmed if 

additional storm improvements will be required for the new site.  

Site Plan Review Comments in preparation for Engineering Construction 

1. Provide a legal description. It would appear a lot combination will be required.  

2. An existing conditions and/or topographic survey shall be provided including on-site and 

surrounding grades, and existing utilities. It shall be prepared by a licensed professional surveyor.  

3. At this time a preliminary utility plan and grading plan were not submitted. These will be required 

during engineering review. They shall be prepared and sealed by an engineer. It shall be indicated 

how drainage will be addressed and detained. Roof leads will not be allowed to discharge directly 

to the existing combined sewer system.  

4. Verified that the existing water and sewer services are sized for a restaurant, and if they can be 

reused. During engineering review construction, we will need to be indicated how the building 

will be served and a grease trap will be required for restaurant use.  

5. Development disturbance is estimated to be 0.12 acres approximately. Per City Standards, it will 

not require stormwater runoff detention/retention improvements. Developments, renovation or 

additions of more than 0.26 acres will trigger stormwater detention requirements
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Please be aware that additional comments may arise with the submittal of the requested revisions and/or 

additional information.  

The comments are not to be construed as approvals and are not necessarily conclusive. The final 

engineering construction plans for this development are to be prepared in accordance with the City of 

Berkley Engineering Design Standards, the City of Berkley and Oakland County Water Resources 

Commissioner Standard Details. 

If you have any questions regarding this letter, please contact Luisa Amici at (248) 844-5400 with any 

questions. 

Sincerely, 

SPALDING DEDECKER 

Luisa Amici          Mark Collins, PE              

Engineer Project Manager 

cc: Shawn Young, Deputy City Manager of Public Services, City of Berkley 

Kristen Kapelanski, Community Development Director, City of Berkley 

Kim Anderson, Zoning Administrator, City of Berkley 

Adam Wozniak, Public Works Superintendent, City of Berkley 
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August 19, 2026

City of Berkley Planning Commission
3338 Coolidge Highway

Berkley, MI 48072

RE: Ari's Cheesesteak - Planning Commission Review

Dear Planning Commission Members,

In response to the review comments regarding the proposed Ari's Cheesesteak project, I am

providing the following confirmations for the August 25, 2026 Planning Commission meeting.

I intend to apply to the City of Berkley Zoning Board of Appeals for a variance to reduce the
required parking stall length from 20 feet to 18 feet. The proposed 18-foot parking stalls

will allow the existing parking area to function effectively while maintaining adequate drive

aisle width and maneuverability.

Additionally, I confirm that no material changes are proposed to the existing building
facade, and I do not intend to install new parking lot lighting as part of this project.

Thank you for your consideration and for the assistance provided by City staff throughout this

process. I look forward to presenting the project to the Planning Commission.

Sincerely,

Aristotle Zarkin
Aristotle Zarkin
Ari's Cheesesteak
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