
 
 

CITY OF HUNTINGTON WOODS 
REGULAR MEETING OF THE ZONING BOARD OF APPEALS 

DRAFT MINUTES 
June 13, 2022 

7:30 p.m. 
In Person Meeting – Huntington Woods Commission Room – City Hall 

 
 
 Chairman Adam Wallace called the meeting to order at 7:49 p.m. 
 

PRESENT: Andy Doctoroff, Adam Wallace, Bree Stocker Smart, Michael Brooks 
CITY STAFF PRESENT: Hank Berry 
ABSENT: James Park, Michael Wright, Ben Falik 

 
      

APPROVAL OF AGENDA 
 
Andy Doctoroff motioned to approve the agenda.  
 
The motion was seconded by Bree Stocker Smart.  
 
Ayes: Andy Doctoroff, Adam Wallace, Bree Stocker Smart, Michael Brooks 
Nays: None 
 
The motion carried.  
APPROVAL OF MINUTES 
 
Chairman Adam Wallace asked for a motion to approve the April 11, 2022 meeting 
minutes.  
 
Bree Stocker Smart motioned to approve minutes as presented. Andy Doctoroff 
seconded the motion.  
 
Ayes: Andy Doctoroff, Adam Wallace, Bree Stocker Smart, Michael Brooks 
Nays: None 
 
The motion carried. 



 
AGENDA ITEMS: 
 
Principal Order of Business: Matter of an appeal from Erica Tank, Green Gardens Day 
Care for a Permanent Ground Sign to Green Gardens Day Care at 10495 W 11 Mile 
Contrary to Section 40-10.11(signs). 
 
Adam Wallace let the applicant know that although there was quorum at the meeting, 
the maximum seven people that would normally be at the meeting, so if at any point 
before voting the applicant wanted to table the discussion, until the full seven are 
available to vote, to just let the board know and they will accommodate that request.  
 
Erica Tank, the Owner of Green Gardens Child Development Center: A little bit of 
history and why they were asking for the sign was shared. Ms. Tank stated that they are 
excited to be celebrating 10 years of business. They moved to Huntington Woods in 
December of 2020. As a company, they value growth, family and community. Any 
community the center is a part of, they want to grow there. When the center opened, 
they created 16 new jobs; they retained three positions from the previous owner. Those 
jobs allowed for 40 new child care spaces to be created - which is important because 
the area we are in is experiencing a child care shortage. They have invested $500,000 
into the building because safety of their students is a priority. They stated that they will 
continually maintain building upkeep and keep the building looking nice and appealing. 
Ms. Tank stated that she understood that there are special challenges to being a 
business surround by a residential zone, and the challenge the residents have with a 
business being next to their residences. She stated that she is aware that there were 
four standards to meet in order to be granted the variance. She felt she met the first 
standard (the condition is unique). She feels that it is a unique situation because they 
are the only business in that area that is still zoned residential. It has been a child care 
center for a long time - predating her ownership. The second standard states that it 
would not be detrimental to the adjacent property. They believe that the chosen sign is 
tasteful. The sign will not be illuminated. They have no intentions of putting any 
illumination onto it because they are aware that light pollution can be a nuisance. They 
followed the setback rules to ensure that it is not causing any visual disruption to those 
driving by. They did not see how adding this sign would be a detriment to the public 
welfare and it does not pose any potential threat or harm to anyone. They also utilize 
special services such as early on, speech therapy (early childhood special education 
services). She mentioned that in a world where school shootings exist, she is worried 
that emergency services would have a hard time arriving at the correct location without 



a sign. To sum up, they need a sign for way finding purposes and they have every 
intention of being respectful to their neighbors and to add value to the community. 
 
Berry: What you have before you is a business that is zoned in an R1D district, because 
originally that was a house. Green Gardens is unique in that it has a child care business 
that is in an R1D district built with a house in 53 additionally in 56, became a nursery 
school in the late 80’s. It is currently Green Gardens, formerly Sunny Skies, and before 
that Huntington Woods Nursery with total use dating back 40 years. Attached is the 
previous planning commission, as well as ZBA minutes that apply to this business in the 
2004 Planning Commission minutes taken by Bonnie Cook, the previous City Planner, 
said that it had existed as a Day Care for over 40 years so it would put the use change 
somewhere in the late 60’s, early 70’s. Approval for the parking lot was in 2004 and 
documentation with a support grade plan is dated 2005. The use is there for decades, 
but the code does not provide for ground signs due to the residential zoning and not 
having to have signs that people can walk out their door and see.  
 
The following should be considered in determining whether a variance is best possible 
solution.  

1) special and unique conditions and circumstances exist which are peculiar to the 
land, structure, or building involved and which are not generally applicable to 
other land structures or buildings in the same district. 11 Mile admittedly does 
have some unique circumstances in that it’s mostly single family residential. In 
this case R1D, which is consistent with the neighborhood. The sign issue would 
be subject to the proof of practical difficulty with the business having been there 
without it for over 40 years. You might want to question the capacity versus 
enrollment as to whether or not the sign makes sense.  

2) Number two would be that the variance will not be injurious to the neighborhood 
or otherwise detrimental to the general welfare. There have been 
communications, some were in your packet, some were placed before you this 
evening. There are several neighbors who are completely opposed to this 
particular project.  

3) Three, the special conditions and circumstances do not result in the actions of 
the applicant. The business has existed without the need for this sign for the last 
40 years. If the sign need is expressed for enrollment purposes, and enrollment is 
near or at capacity then the need is questionable, and it could be considered 
more as a destination place. Another issue she brought up was public safety not 
being able to find the building in case of emergencies, with all due respect - 
public safety is here, that’s 1.5 blocks away. As far as other communities, other 
communities follow the direction of the host community which would be 



Huntington Woods in case of any problems. Our mutual aid is Oak Park, Berkley, 
Beverly Hills, and Southfield.  

4) Four, a literal inerpretation of the provisions of this ordinance would deprive the 
applicants of rights commonly enjoyed by other properties in the same district 
under the terms of this ordinance and that the variance is the minimum 
necessary. This is tough because they’re asking for this type of sign. There’s no 
other businesses on 11 Mile Rd that share the same zone district as Green 
Gardens. There are no rights that others enjoy that are being denied. The use is 
allowed because it was the decision of the Planning Commission and the ZBA to 
allow the use.  

 
Doctoroff: The business has been around for 40 years, you have owned it for two. My 
question is, what is your capacity and what is your enrollment?  
 
Erica Tank: We are licensed for 60 students, we are seeing daily attendance of about 50. 
We have a wait list however. We are at 50 students because we can’t get staff for 60 
students. We have not had an issue with enrollment because our name is known 
throughout this community not because of our location in Huntington Woods but 
because of our other locations.  
 
Doctoroff: I will just let you know, that I am so aware of the daycare center. I know the 
sign flush against the wall very well. I don’t believe that parents having a hard time 
finding the center is as straightforward as you make it out to be. What type of anecdotal 
or statistical, evidence do you have that this problem about parents getting lost is 
actually a problem? 
 
Tank: It’s safe to say that once people know where we’re at, it’s easy for them to find us. 
The struggle is when new clients come to visit, or a new grandparent maybe coming to 
pick up their grandchild or a service may be coming --  
 
Doctoroff: I understand about the hypotheticals. I want to know about actual examples 
or specific problems that have arisen that you can point to today to say that this is 
something that not just once in a while, but regularly impacts your business.  
 
Tank: An example from last week on Wednesday, we had an interview scheduled. We 
had seven scheduled. One arrived on time, the other 6 were late because they couldn’t 
find the center. All of them called and asked for directions because they couldn’t find 
the center. Once a month we do an open house for potential clients, and those are often 
running behind because parents can’t find the center.  



 
Doctoroff: My next question for now is that I am deeply concerned that you do not have 
the support of your neighbors. I personally have been on the planning commission for 6 
years, chairing it for four, and now I am on this. I have never been presented with any 
proposal where the neighbors are not largely or exclusively solely in favor of it, and here 
are the only documents that we’ve seen presented to us suggest at least that this idea 
is opposed. Not only that, but a couple of the neighbors are sharing that they have 
problems with the business - and you were alluding to some of them. How would you 
address us because as a body I would assume that most of us sitting here are 
concerned about the residents opinions, the residents concerns about how the property 
is managed, and that you don’t have support. That to me is a big deal that i’d like to hear 
you respond to.  
 
Tank: I am aware that neighbors have issues, after reading these emails. That’s the hard 
thing is that if they don’t bring me their concerns, I can’t fix them. I have spoken with 
one neighbor and what he failed to mention in the email is that I have addressed all of 
the concerns that he has listed. I also am aware that staff has many times left 
dumpsters open over night for small wildlife to get into. As a part of his nightly checks, 
my facilities manager now is checking the dumpster each night. When I am aware of 
problems, I am able to fix them. But if I don’t know about them, I can’t fix them. I’ve 
talked to the neighbors that are on either side of us, I’ll be honest I did not realize that 
the neighbors on the Berkley side would be included on this. The one neighbor Ray, said 
he was in support of the previous owners getting a sign there, but has since changed his 
mind on the matter. The other neighbor, said he does not care if there is a sign there or 
not. As a business owner, I don’t understand because I see it as just a sign. I can 
understand that people don’t want to see it, but they are already seeing us and our 
business, and there is already traffic. I am having a hard time understanding seeing a 
sign at an already existing location, how that changes anything from their day to day 
quality of life. It’s hard to speak to that because I don’t live there.  
 
Doctoroff: Could you quantify the number of communications you’ve had or the city has 
had about this issue? And what those communications have been?  
 
Berry: I can tell you that over the years, we have had many  complaints about the 
business but since Ms. Tank has only opened the business for two years, it’s unfair to 
go back predating her ownership. The first of the complaints under her ownership 
started when they were doing work originally and some of it was done without permit, 
and the Fire Marshall was down there as was I. That came about through complaints 
about work after hours and that type of thing. We did get that worked out with them. I 



am not sure of the status with all of her permits right now but I would assume she’s in 
order. We did come to a working arrangement but there was a rough patch between her 
and the city at that point. As far as Mr. Berkau who lives next door, you have before you 
about 3-4 emails from him with one as recent as today. The issues appear to be 
ongoing. There’s a lot of them where I’m not sure where he feels like they can’t use the 
lot on the weekends but that is neither here nor there. That’s a lot of his complaints. The 
Berkley people, and I’ve taken a couple phone calls about this issue only (specifically the 
sign). I don’t recall a Berkley person complaining about anything else for that business. 
If I had to quantify it, including phone calls, I would estimate under 20 communications.  
 
Doctoroff: How many about the sign specifically?  
 
Berry: 8  
 
Doctoroff: And they were all negative?  
 
Berry: I did not have a positive comment about this.  
 
Doctoroff: Does that trouble you? 
 
Tank: Yeah, absolutely. Like i’ve mentioned before, we want to be good neighbors. It’s 
disappointing.  
 
Wallace: My question really is are these issues people have with a sign going up or are 
these issues with the business itself?  
 
Stocker Smart: Having had a child who went there, is there a way to make the current 
sign on the wall more vibrant and exciting so it would bring more attention to the 
location and you would also be taking into consideration your neighbors. I think there 
could be a different way to solve it.  
 
Doctoroff: I don’t think it’s a silly argument that someone in a residential district 
wouldn’t want a sign to look at. I realize it’s not a black and white issue because we are 
on 11 Mile which is arguably more traffic and the nature of that particular strip 
qualitative differently than cities within Huntington Woods. I think a sign in front of a 
building is significant in terms of the character of the living experience. When you take 
into account that it is character altering, there are these long standing issues between 
the business and the neighbors. When we do have 8 people who have voiced 
disapproval and then you’ve accepted and stated that this is not for you a commercial 



issue but more of a convenience issue but I haven’t heard that it’s a safety issue. To me, 
it’s a burden that I think you have difficulty overcoming. I don’t think I am inclined to 
vote for the sign right now. If in two years you get more support, the relationship with 
the neighborhood changes, if there’s more statistical or quantitative proof about the 
need or the inconvenience as opposed to just going on what we think a sign would look 
like, if I’m still here I would be inclined to reconsider it but right now you’re asking me to 
take a leap of faith that I don’t feel is in the best interest of the community.  
 
Stocker Smart: I think that there are alternative solutions and I think the sign as it is now 
could be made more visible and better, and it could still be against the building.   
 
The meeting was opened for public participation by Chairman Wallace. Seeing none, it 
was closed.  
 
Brooks: I am struggling with the fact if it’s not detrimental to the neighborhood, that’s 
one of our four criteria. I think people that bought homes in this residential area and 
their feelings and opinions on this - we have to weigh heavily. I’m struggling with the 
sign a little bit because what I see is that you have an awareness issue for anyone new 
coming to the building. I wonder if there is a more clever solution to this that will solve 
that problem for you without making anybody unhappy.  
 
Andy Doctoroff motioned to table the matter until the next regular meeting of the ZBA. 
Stocker Smart seconded the motion.  
 
Ayes: Andy Doctoroff, Adam Wallace, Bree Stocker Smart, Michael Brooks 
Nays: None 
 
The motion carried. 
 
 
The meeting was opened for public participation by Chairman Wallace. Seeing none, it 
was closed 
 
ADJOURNMENT: 
 
Bree Stocker Smart motioned for adjournment. Michael Brooks seconded the motion.  
 
Ayes: Andy Doctoroff, Adam Wallace, Bree Stocker Smart, Michael Brooks 
Nays: None 



 
The motion carried. 

 
The Motion Carried, meeting adjourned at 8:47 pm. 
 

 
Submitted 
Amy Berry - Recorder  
 


