Agenda
Zoning Board of Appeals
Wednesday, August 26, 2020 - 7:00 P.M.
Please be advised that due to COVID-19, City Hall will not be open to the public. This
meeting will be held electronically on a video conferencing application in accordance with
Governor Whitmer’s Executive Order. The access code is posted in the Public Notice on
www.cityofypsilanti.com and attached in the packet.
I.

Call to Order

II.

Roll Call
Jake Albers, Chair
Jared Talaga, Vice Chair
Heather Khan
Jason Ringholz
Tom Roach

P
P
P
P
P

A
A
A
A
A

Georgina Hickey alternate

P

A

III.

Approval of Minutes
• June 24, 2020

IV.

Purpose of Meeting

V.

Old Business

VI.

New Business
• 1810 Washtenaw Ave. – Variance
• Public Hearing

VII.

Adjournment

PUBLIC NOTICE
CITY OF YPSILANTI
ZONING BOARD OF APPEALS MEETING – VIRTUAL MEETING
The Ypsilanti Zoning Board of Appeals will hold a virtual meeting on Wednesday, August 26, 2020 at 7
p.m. The meeting will be in held in accordance with Governor Whitmer’s Executive Order 2020-154.
The Zoning Board of Appeals meeting is being held virtually in order to prevent the spread of COVID-19.
The meeting can be attended through the below link, or through the below toll free numbers.
August 26, 2020 Zoning Board of Appeals Meeting Virtual Access Link

https://us02web.zoom.us/j/85353921388
When prompted, enter Meeting ID: 853 5392 1388
August 26, 2020 Zoning Board of Appeals Meeting Toll Free Phone Number Access
877 853 5257 US Toll-free
888 475 4499 US Toll-free
When prompted, enter the Meeting ID: 853 5392 1388, followed by the #, press # again to be
connected.
Instructions for Persons with Disabilities
Persons with disabilities who need accommodations to effectively participate in the meeting should
contact the City Clerk, Andrew Hellenga at ahellenga@cityofypsilanti.com by 5:00 p.m. on the day before
the meeting to request assistance. Closed Captions will be provided during the meeting.
City Clerk's Office
One South Huron Street
Ypsilanti, Michigan 48197
(734) 483-1100
Andrew Hellenga
City Clerk
Posted: August 24, 2020

Minutes
Zoning Board of Appeals
Wednesday, June 24 2020 - 7:00 P.M.
Please be advised that due to COVID-19, City Hall will not be open to the public. This
meeting will be held electronically on a video conferencing application in accordance with
Governor Whitmer’s Executive Order. The access code is posted in the Public Notice on
www.cityofypsilanti.com and attached in the packet.
I.

Call to Order

II.

Roll Call
Jake Albers, Chair
Heather Khan, Vice Chair
Jared Talaga
Jason Ringholz
Tom Roach

P
P
P
P
P

Georgina Hickey alternate

A

III.

Approval of Minutes
• February 26, 2020

Offered By: Board Member Roach; Seconded By: Board Member Talaga
Approved: Yes – 4; No – 0; Abstained – 1 (Kahn); Absent – 0
IV.

Purpose of Meeting
• Annual Organizational Meeting
Staff asked board members to bring forward any concerns with bylaws, proposed
amendments, etc.
Staff asked board members to give ample notice of absence, so that the alternate can have
enough advance notice.
There is intent to keep Board Member Talaga as the Planning Commission representative.
Chair Albers valued the Roberts Rules training and asked to keep an eye out for educational
trainings for Board Members.
Staff asked the Board to bring forward any trainings they are interested in.

V.

Old Business n/a

VI.

New Business
• Election of Officers
Board Member Kahn would like to step down as Vice Chair.

Nomination for Jake Albers as ZBA Chair.

Offered By: Board Member Roach; Seconded By: Board Member Kahn
Approved: Yes – 5; No – 0; Absent – 0
Nomination for Jared Talaga as ZBA Vice- Chair.

Offered By: Board Member Albers; Seconded By: Board Member Roach
Approved: Yes – 5; No – 0; Absent – 0

VII.

Adjournment

Motion to adjourn

Offered By: Board Member Kahn; Seconded By: Board Member Ringholz
Approved: Yes – 5; No – 0; Absent – 0

City of Ypsilanti
Community & Economic Development Department
August 2020
Staff Review of Variance Request
1810 Washtenaw Ave.

GENERAL INFORMATION
Applicant:

Zaid Yalda
Ypsi Y & Z, LLC

Project:

1810 Washtenaw Ave. front yard parking variance

Public Hearing Date:

August 26, 2020

Location:

Northwest side of Washtenaw and Courtland intersection.
Parcel ID # 11-11-06-409-002

Zoning:

General Corridor (GC)

Action Requested:

Approval of a variance from §122-465(7) and §122-475.CM or
§122-477.SC, to permit parking in the front yard of a site to be
developed.

Staff Recommendation:

Denial

PROJECT AND SITE DESCRIPTION
1810 Washtenaw Ave. is vacant land at the corner of Washtenaw Ave. and Courtland St. The property
is zoned “GC” General Corridor and is about 10,680 square feet.
The applicant wishes to construct a commercial building that would house a medical clinic, specifically
an eye care center, and an unclassified tenant space. According to the conceptual site plan, these
proposed spaces would be 2,500 square feet and 966 square feet, respectively. Also, the applicant
proposes to include about 12 parking spaces in the front yard. The parking lot would be accessed from
Courtland St. The applicant notes there is a right of access agreement with the adjoining 1820
Washtenaw property, so there is potential to connect the proposed lot to the existing lot at 1820.
The reason the variance request involves §122-475.CM “or” §122-477.SC is because as a vacant lot,
the applicant could choose to develop in accordance with either the Commercial Mixed-Use Medium or
Single Story Commercial building type regulations.
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Figure 1: Subject Site Location (2015 Aerial)

Figure 2: Site Close-up (2015 Aerial)
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Figure 3: Site photo from Washtenaw Ave. (July 2019, Google Street-view)

Figure 4: Site photo from intersection (July 2018, Google Street-view)

3

Variance Review | 1810 Washtenaw Ave. | August 2020

Figure 5: Site photo from Courtland St. (July 2018, Google Street-view)

Figure 6: Land Use and Zoning of Surrounding Area
LAND USE
ZONING
NORTH
EAST
SOUTH
WEST

Single family dwelling
Condominiums
Commercial plaza
Office building / Two-unit apartment
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GC
NC
GC
GC
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Figure 7: Applicant’s Layout Plan
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Figure 8: Purchase Agreement Text

ORDINANCE

§122-465 & §122-475.CM OR §122-477.SC

§122-465(7)
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§122-475.CM

7

Variance Review | 1810 Washtenaw Ave. | August 2020

§122-477.SC
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STANDARDS
§122-370(b)
Standards for Variances. A variance from the literal enforcement of this Ordinance may be granted
by the Zoning Board of Appeals only if all of the following standards are met.
(1) Literal enforcement of this chapter will pose practical difficulties to the applicant
because of special conditions or circumstances which are unique to the specific
property such as: exceptional shallowness or shape of the property, exceptional
topographic conditions, extraordinary situation of a building or structure, use or
development of an adjacent property, or difficulties relating to construction or
structural changes on the site. Mere inconvenience or a desire to attain higher financial
return shall not itself be deemed sufficient to warrant a variance.
There are no exceptional conditions or circumstances unique to the specific property. This site is
sitting vacant, therefore no existing structures are hindering future development. The concept
plan’s proposal could just as easily be proposed with parking in the rear yard.
The applicant notes a right of access agreement with the neighboring 1820 Washtenaw property.
By an analysis of the two properties and the dimensions of the site, it appears reasonable to
provide that access via a rear parking lot, or provide full vehicular access from Courtland St. rather
than a cross access drive.

Staff Recommendation: Standard not met.
(2) Such variance is necessary for the preservation and enjoyment of a substantial
property right enjoyed by other property owners in the same district under the terms of
this chapter. Granting of the variance shall not confer upon the applicant any special
privilege that is denied by this chapter to other lands, structures, or buildings in the
same district.
There have not been many building renovations/expansions, let alone new construction, on this
stretch of Washtenaw since the zoning ordinance’s major update in 2014. City staff is well aware of
the structural nonconformities that exist on this stretch of Washtenaw, and is consistent in applying
the zoning ordinance from one scenario to the next.

Staff Recommendation: Standard not applicable.
(3) The alleged practical difficulties on which the variance request is based have not been
created by any person presently having an interest in the property.
Again, the lot is currently a vacant lot so there is a “blank slate” to work with, with no structural
issues and very minimal noted utility issues (small easement on rear of property that restricts only
a few feet).
The applicant notes the right of access between the adjacent 1820 Washtenaw, per the 1820
Washtenaw purchase agreement (see Figure 8). This would allow traffic to use 1820 Washtenaw’s
driveway and parking lot to access 1810 Washtenaw, to avoid putting an extra curb-cut on
Washtenaw. However, there is no specific mention of where this is to be located. Providing a right
of access in the rear parking lot appears very much achievable, and there are no issues with
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providing access off Courtland St. Nonetheless, this hardship is self-created by the real estate
transaction involving the current owner of the property.

Staff Recommendation: Standard not met.
(4) The granting of the variance will not be detrimental to the public welfare or injurious to
other property or improvements in the neighborhood in which the property is located.
If anything, the proposal of the parking lot access point nearer to the Washtenaw/Courtland
intersection has the potential to create more dangerous vehicle vs. vehicle, or vehicle vs. pedestrian
conflicts. Providing the parking lot in the rear space would then space out the driveway access
point further from the Washtenaw/Courtland intersection, creating a safer environment for vehicles
and pedestrians.
The applicant argues parking in the rear yard may be injurious to the neighboring residential
property. There are screening requirements that would be required if the property is developed in
that circumstance. Also, the applicant owns the neighboring residential property (1807 Whittier) so
if the baseline screening requirement on the subject property does not suffice, additional screening
could be provided on the adjoining property.

Staff Recommendation: Standard not met.
(5) The allowance of the variance will result in substantial justice being done, considering
the public benefits intended to be secured by this chapter, the individual hardships that
will be suffered by a failure of the Zoning Board of Appeals to grant the variance, and
the rights of others whose property would be affected by the allowance of the variance.
The granting of the variance may undermine the Reimagine Washtenaw planning efforts (see
below) and miss an opportunity to improve public safety and benefits. The adherence to the zoning
ordinance’s building type and site provisions, in this case, could be an incremental improvement to
the Washtenaw Avenue corridor. Staff believes it is no longer in the City’s best interest to increase
the amount of front yard parking on the Washtenaw Avenue corridor.

Staff Recommendation: Standard not met.
(6) A variance granted shall be the minimum variance that will make possible a reasonable
use of the land, buildings, or structure.
There is not necessarily a measure of this request on a spectrum of minimum dimension to
maximum dimension. The concept though provides for the parking fully in the front yard. It does
not appear to be impossible to provide for parking in the rear yard, even considering the
aforementioned right of access agreement.

Staff Recommendation: Standard not met.

10

Variance Review | 1810 Washtenaw Ave. | August 2020

OTHER CONSIDERATIONS:
The current zoning ordinance is based on the current edition of the Master Plan, which acknowledges
the Reimagine Washtenaw planning initiative. This initiative works towards “improving mass
transportation, providing safe bicycle and pedestrian networks, rethinking lad use, and creating
coordinated standards that transform the corridor from a necessary but unpleasant experience to a
desirable, safe and useful one. The incremental results of this work will not only create a highlyfunctioning, multi-modal corridor, with sense of place, but also facilitate public investment, thereby
increasing property values over time by attracting new private investment.”
STAFF RECOMMENDATION
Staff recommends the Zoning Board of Appeals deny the variance request from §122-465(7) and §122475.CM or §122-477.SC, to permit parking in the front yard of a site to be developed, with the following
findings:
1. Literal enforcement of the zoning ordinance does not pose practical difficulties and there are no
special conditions or circumstances unique to this property.
2. The practical difficulties alleged by the applicant were partially caused by the applicant.
3. The granting of the variance would be detrimental to the public welfare or injurious to other
property and improvements in the neighborhood.
4. The allowance of the variance would not ensure substantial justice being done, considering the
public benefits that the zoning ordinance and planning efforts propose.
5. The variance request is not the minimum necessary.

Andy Aamodt
City Planner, Community & Economic Development Department
c.c.

File
Applicant
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