
Zoning Board of Appeals 
February 22, 2012 Regular Meeting 

 
STAFF REPORT 

 
Subject: ZBA12-002, 1421 Culver Road  
 
Summary:   H Scot Diels is requesting one variance from Chapter 55 (Zoning) Section 
5:57(Averaging an Existing Front Setback Line):  a reduction of 11 feet from the 
average front setback requirement for expansion of an existing residential structure into 
the required front open space; 31 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 just south of M-14, north 
of Sunset Road. 
 

 
The petitioner is proposing to construct a 24 foot by 22 foot addition to the front of this 
single-family house. The house was built in 1966 and is 2,072 square feet in size. 
Currently the house is setback 42 feet from the front property line, and the required 
averaged front setback is 31 feet. The petitioner is proposing to add an addition to the 
house that extends out 22 feet from the existing house, which will result in a front 
setback of 20 feet. Since the required setback is 31 feet, the petitioner is requesting a 
front setback variance of 11 feet.  
 
The proposed addition contains an attached garage on the ground level and second 
story living space above the rear half of the garage addition. The existing garage will be 
converted to living space. The new garage will extend 22 feet from the front of the 
existing garage, resulting in an encroachment of 11 feet into the front setback. The 
second story addition will contain a small dining room above the new garage and will 
conform to the 31 foot required setback. There is no sidewalk along Culver Road.  

 
 
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 

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 
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10,000 square feet, subject parcel is 13,760 square feet).  Although the parcel is 
not an unusual shape, there is a significant slope leading up to the existing 
attached garage.   
 

(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 of an attached garage 22 feet 

closer to the front property line. This will reduce the length of the driveway and 
allow for safer ingress and egress from the garage, particularly during inclement 
weather. Re-grading the driveway to reduce the overall slope is not possible 
given the existing location of the garage. The proposed addition will include re-
grading the driveway to decrease the overall slope and while not requiring 
significant retaining walls in the front yard.  

  
(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 structure will be consistent with some 
houses in the neighborhood. Although the proposed addition would extend into 
the front setback, the topography of 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. 

 
 While the existing house has a functional attached garage, the significant slope 

of the driveway represents a hardship that is not self imposed. The proposed 
addition will help mitigate the issues resulting from the topography of the site.   

 
(e). A variance approved shall be the minimum variance that will make possible 

a reasonable use of the land or structure 
 

The variance, if approved, will permit construction of a single story garage 
addition extending into the averaged front setback eleven feet. As stated earlier, 
the additional living space above the garage will conform to all zoning standards.  
 

Respectfully submitted, 
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Matthew J.  Kowalski, AICP 
City Planner 
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