
Zoning Board of Appeals 
January 23, 2013 Regular Meeting 

 
 

STAFF REPORT 
 
 
Subject: ZBA13-001, 1771 Plymouth Road 
 
Summary: Upland Green LLC, is requesting one variance from Chapter 47 (Streets), 

Section 4:20, to permit a total of three curb cuts on this parcel; two curb 
cuts are the maximum permitted. The third curb cut would be located on 
Upland Drive and serve a new multiple-family residential building. 

 
Background: 

 
The 2.64 acre site is located adjacent to the corner of Plymouth Road and Upland Drive. 
There is currently one existing building constructed along Plymouth Road. The existing 
building contains 11,020 square foot retail on the first floor and 20 apartment units on 
the second and third floors. The existing building was approved in 2004 and constructed 
in 2005. There are currently two curb cuts on the site, one from Plymouth Road and one 
from Upland Green, both curb cuts lead to the parking lot for the existing building.  
Approval of the original site plan also included an additional 26,216 square foot 
retail/office building in the rear of the site. This building contained one level of 
underground parking with a separate entrance from Upland Drive for a total of three 
curb cuts to the site. The rear building was never constructed.  
 
The petitioner is now proposing to construct the rear building in the same location 
containing 34 apartments and 42 underground parking spaces. Due to the time elapsed 
and the proposed changes to the building, an administrative amendment to the 
previously approved site plan is required to construct the new building.  The 
Administrative Amendment is currently under review by City Staff.  
 
Access to the underground parking is proposed through a separate curb cut from 
Upland Drive in the same location as approved in 2004.  Although approved previously 
with three curb cuts, City Code only permits a maximum of 2 curb cuts based on the 
linear frontage of the site. As part of the Administrative Amendment the entire site plan 
is reviewed by City Staff and it was determined that a variance would be required for the 
third curb cut.  The new curb cut would lead directly to the underground parking and will 
be the only means of ingress or egress for vehicles.  
 
 
Standards for Approval - Chapter 47 (Streets) Variance  
 
The Zoning Board of Appeals has all the power granted by State law and by Section 
5:99, Application of the Variance Power, from the City of Ann Arbor Zoning Ordinance 
and Chapter 47(Streets), Section 4:20(9).  The following criteria shall apply: 
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The Zoning Board of Appeals shall have the authority to interpret this 
Chapter and may, in specific cases involving practical difficulty or 
unnecessary hardship, grant variances or exceptions from the 
requirements of this Chapter providing such a variance or exception is in 
harmony with the general purpose and intent of this Chapter. 

 
 
The variance requested will be in harmony with the purpose and intent of Chapter 47. 
As indicated above, given the scale of the project and mixture of uses on the site, the 
requested variance is reasonable. The additional driveway and curb cut will allow for 
safer traffic to and from the site for delivery vehicles as well as resident and customer 
traffic. If the variance is granted, access for the new parking will be directly from Upland 
Drive, minimizing potential pedestrian and vehicular conflicts within the existing parking 
lot. In addition, existing site conditions and topography between the site and Upland 
Drive make an entrance to the underground parking very challenging. The new curb cut 
will only service the underground parking garage used by the residents of the building 
above. Upland Drive is a dead end road and impact to existing traffic will be minimal. 
The City’s Traffic Engineer is supportive of the request.   

 
 
Respectfully submitted, 

 
Matthew J.  Kowalski, AICP 
City Planner 
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