
Zoning Board of Appeals 
June 27, 2012 Regular Meeting 

 
STAFF REPORT 

 
 
 
Subject: ZBA12-010, 2411 Londonderry  
 
Summary:   Paul and Ruth Hays are requesting one variance from Chapter 55 (Zoning) 
Section 5:57(Averaging an Existing Front Setback Line):  a reduction of 3 feet from the 
average front setback requirement for expansion of an existing residential structure into 
the required front open space; 40 feet is the averaged front setback required (R1B 
requires 30 foot front setback without averaging). 
 
 
Description and Discussion: 
 
The subject parcel is zoned R1B (Single-Family) and is located northeast of Washtenaw 
Avenue. 
 
The petitioner is proposing to construct a 8 foot by 20 foot addition to the front of this 
single-family house. The house was built in 1959 and is 1,770 square feet in size. 
Currently the house is setback 45 feet from the front property line, and the required 
averaged front setback is 40 feet. Although the average front setback is larger in this 
area, 40 feet is the maximum setback required under Averaging of Existing Front 
Setbacks section of City Code. The petitioner is proposing to add an addition to the 
house that extends out 8 feet from the existing house, which will result in a front setback 
of 37 feet. Since the required setback is 40 feet, the petitioner is requesting a front 
setback variance of 3 feet.  The R1B zoning district requires a 30 foot front setback 
without averaging. 
 
The proposed one-story addition contains the front of an attached garage that will be 
shifted to the front. The rear portion of the existing garage will be converted to living 
space in order to allow for an expanded kitchen area. The new garage will be 22 feet 
long by 20 feet wide, resulting in an encroachment of 3 feet into the averaged front 
setback.  

 
 
Standards for Approval- Variance 
 
The Zoning Board of Appeals have 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.  
The following criteria shall apply: 
 
(a). That the alleged hardships or practical difficulties, or both, are exceptional 
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and peculiar to the property of the person requesting the variance, and 
result from conditions which do not exist generally throughout the City. 
 
The subject parcel is a conforming lot in the R1B Zoning District (required is 
10,000 square feet, subject parcel is 15,939 square feet). The parcel is located 
on a curve in Londonderry Road and has a curved front lot line. There is a large 
tree and mature landscaping located directly to the rear of the existing house.   
 

(b). That the alleged hardships or practical difficulties, or both, which will result 
from a failure to grant the variance, include substantially more than mere 
inconvenience, inability to attain a higher financial return, or both. 

  
 The variance is being requested for the addition to an attached garage 8 feet 

closer to the front property line. There is no room for expansion to the side of the 
house and expansion to the rear would require removal of a large tree and 
mature landscaping.  

  
(c). That allowing 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 Board to grant a 
variance, and the rights of others whose property would be affected by the 
allowance of the variance. 

 
If the front variance is approved, the size of the structure will be consistent with 
some houses in the neighborhood. Although the proposed addition would extend 
into the averaged front setback, the parcel is located on a curve in the road which 
may minimize visual impact to the neighborhood and existing vegetation should 
help minimize the impact to the surrounding neighborhood. The petitioner has 
submitted a signed letter of support from several neighborhood residents.  
 

(d). That the conditions and circumstances on which the variance request is 
based shall not be a self imposed hardship or practical difficulty. 

 
 The 40 foot front setback requirement is based on the averaged front setback of 

adjacent properties, which exceeds 40 feet. However, the front setback is only 
averaged to a maximum of 40 feet. There is very limited room to construct an 
addition to the sides of the house and the petitioner has stated a desire to 
preserve the mature tree and landscaping along the rear of the house. An 
addition of less than 5 feet could be constructed in the front.  
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(e). A variance approved shall be the minimum variance that will make possible 

a reasonable use of the land or structure 
 

After completion of the addition, the house will be 37 feet from the front property 
line, 7 feet behind the 30 foot front setback required before averaging. The 
variance will permit construction of an 8 foot by 20 foot single story garage 
addition extending into the averaged front setback three feet. If approved, a total 
of 60 square feet of structure will be constructed within the front setback.  
 

Respectfully submitted, 

 
 
Matthew J.  Kowalski, AICP 
City Planner 



Washtenaw Ave

Be
df

or
d R

d

Adare Rd

Overridge Dr

Aberd
ee

n 
Dr

E Stadium Blvd

Heatherway St

Devonshire Rd

Washtenaw Ave

Ar
lin

gt
on 

Bl
vd

Lon
don

der
ry Cir

Lo
nd

on
de

rry 
Rd

Adare Cir

Avon Rd

Kearney Rd

St 
Fra

nc
is D

r

Bedford Rd

Provincial Dr

Melrose Ave

Heatherway St

Hawthorn Rd

Kearney Rd

Kenilworth Dr

Ar
li n

gt
on 

Blv
d

Glendaloch Rd

Bedford Rd

Sheridan Dr

Arlington Blvd

Sh
er

ida
n D

r

Ro
x b

ur
y R

d

Devonshire Rd

Belmont Rd

Tuomy Rd

Arlington Blvd

Belmont Rd

Medford Rd

Gl e ndaloch Cir

Be
df

or
d R

d

Londonderry Rd

Adare Rd

Shannondale Rd

Aberdeen Dr

Bedford Rd

R1C

R2A
R4B

PL O

C1
C1B

C1

O

C3
R4B

O

TWP

R1B

R1A

2411 Londonderry Rd
-Zoning Map-

I
City of Ann Arbor Map Disclaimer:
No part of this product shall be reproduced or transmitted in any
form or by any means, electronic or mechanical, for any purpose,
without prior written permission from the City of Ann Arbor.
This map complies with National Map Accuracy Standards for
mapping at 1 Inch = 100 Feet.  The City of Ann Arbor and its
mapping contractors assume no legal representation for the content
and/or inappropriate use of information on this map.
Map Created:  6/5/2012

Railroads

Parcel Property
Zoning

Township

Zoning



Washtenaw Ave

Be
df

or
d R

d

Adare Rd

Overridge Dr

Aberdeen Dr

E Stadium Blvd

Heatherway St

Devonshire Rd

Washtenaw Ave

Arli ngton Blvd

Lon
don

der
ry Cir

Londonderry Rd

Adare Cir

Avon Rd

Kearney Rd

St 
Fra

nc
is D

r

Bedford Rd

Provincial Dr

Melrose Ave

Heatherway St

E Stadium Blvd

Hawthorn Rd

Kearn ey Rd

Kenilworth Dr

Arlington Blvd

Glendaloch Rd

Bedford Rd

Sheridan Dr

Arlington Blvd

Sheridan Dr

Roxb
ury Rd

Devonshire Rd

Belmont Rd

Tuomy Rd

Arlington Blvd

Belmont Rd

Medford Rd

Glendaloch Cir

Be
df

or
d R

d

Londonderry Rd

Adare Rd

Shannondale Rd

Aberdeen Dr

Bedford Rd

2411 Londonderry Rd
-Aerial Map-

I
City of Ann Arbor Map Disclaimer:
No part of this product shall be reproduced or transmitted in any
form or by any means, electronic or mechanical, for any purpose,
without prior written permission from the City of Ann Arbor.
This map complies with National Map Accuracy Standards for
mapping at 1 Inch = 100 Feet.  The City of Ann Arbor and its
mapping contractors assume no legal representation for the content
and/or inappropriate use of information on this map.
Map Created:  6/5/2012

Railroads

Parcel Property



Londonderry Rd

Shannondale Rd

Sheridan Dr

Hawthorn Rd

2411 Londonderry Rd
-Aerial Map-

I
City of Ann Arbor Map Disclaimer:
No part of this product shall be reproduced or transmitted in any
form or by any means, electronic or mechanical, for any purpose,
without prior written permission from the City of Ann Arbor.
This map complies with National Map Accuracy Standards for
mapping at 1 Inch = 100 Feet.  The City of Ann Arbor and its
mapping contractors assume no legal representation for the content
and/or inappropriate use of information on this map.
Map Created:  6/5/2012

Railroads

Parcel Property



































 

 

 

June 11, 2012 

 
Paul Hays  
2411 Londonderry Road 
Ann Arbor, MI 48104 
 
 
Dear Paul, 
 

Thank you for showing me the blueprints of your planned home improvements, and for 

taking the time to walk me around the house in person.  I am convinced the changes you propose 

will have no negative impacts on my property, and am happy to support your efforts. 

Please let me know if there is anything else I can do to help speed the process along. 
 
 
 
Best regards, 
 

 
Thomas P. Lyon 
2417 Londonderry Road 
Ann Arbor, MI 48104 
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