
 
 
 

Zoning Board of Appeals 
August 26, 2015 Regular Meeting 

 
STAFF REPORT 

 
 
Subject: ZBA15-018;   814 Sylvan 
 
Summary:   Leo Babcock is requesting permission to alter a non-conforming structure 
as described in Chapter 55, Zoning, Section 5:87, Structure Nonconformance, in order 
to construct a second-story addition over an existing non-conforming structure.  
 
Description and Discussion: 
 
 
The request is discussed in detail below: 

  
The subject parcel is located at 814 Sylvan, between White and Packard. The parcel 
is zoned R4C (Multiple-Family Residential District) and is 3,528 square feet; 
minimum required lot size in the R4C district is 8,500 square feet. The two bedroom 
single-family house was built in 1945. It currently is one story and 694 square feet in 
size. The house is non-conforming for the rear setback; one parking space exists on 
the site and one space is required.  Due to the fact that the new addition does not 
conform to the required setbacks, but does not increase the encroachment into the 
setback, permission to alter a non-conforming structure is required.  
 
The petitioner is proposing to construct a new 694 square foot second story over the 
existing first floor containing three bedrooms, one bathroom and a study area. The 
petitioner is also excavating and lowering the basement floor to permit the addition 
of two bedrooms, a study and a bathroom in the basement for a total of 600 square 
feet. However, permission from the ZBA is not needed for the basement excavation 
on a single-family house only the addition of the second story. After all proposed 
additions the house will be a total of 1,988 square feet, including the basement.  
 
There will be no expansion of the existing footprint of the house; the proposed 
addition will not extend any closer to the property lines than the existing house. The 
interior of the house will be re-configured to include two bedrooms in the basement, 
one on the main floor and three on the second floor for a total of six bedrooms and 
three bathrooms.  According to zoning regulations, the maximum occupancy of the 
house is six unrelated people. Due to the size of the existing house, the current 
maximum occupancy is four according to the rental housing code.   
 

 
Standards for Approval 
 
The Zoning Board of Appeals has all the power granted by State law and by Section 
5:98, from the City of Ann Arbor Zoning Ordinance.  The following criteria shall apply: 



ZBA15-018;   814 Sylvan 
 
 

 
(a). The alteration complies as nearly as practicable with the requirements of 

the Zoning Chapter and will not have a detrimental effect on neighboring 
property. 

 
 

The petitioner is asking to modify an existing non-conforming structure. The 
footprint of the existing house will not be expanded; no part of the structure will 
be built closer to the property line than currently exists.  The existing house is 
approximately 14 feet and one story tall; the new addition will make the house 25 
feet tall and two and half stories an increase of 11 feet in height.  After all 
planned renovations, the house will increase in size from 694 square feet to 
1,988 square feet total on a parcel size of 3,528 square feet. Permission from the 
ZBA is required only for the additional 694 square foot second story. The 
structure will be increased from two bedroom house with a maximum occupancy 
of four to a six bedroom house with two studies and a maximum occupancy of 
six.    
  
Staff advises that if the ZBA approves the requested alteration, the floor plans of 
the house be significantly redesigned to remove any areas designated as 
studies. Historically, areas designated as studies in houses near campus have 
evolved into bedrooms and subsequently result in over occupancy of the 
structures and potential health and safety concerns.   
 

 
 

 
Respectfully submitted, 

 
 
Matthew J.  Kowalski, AICP 
City Planner 
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8/15/2015 
 
RE: Comment - Building Variance Requests 
 
I am submitting this email to register my objections to the two requests for building variance at the 
addresses 812 Sylvan Avenue and 824 Sylvan Avenue (Appeal # ZBA15-018 and ZBA15-017). 
 
This area is already densely populated and the additions of second stories on these structures will mean 
even more individuals living in the area.   
 
With more individuals usually come additional vehicles.  It appears that it will not be possible, given the 
limited grounds of the properties, to provide off-street parking for additional vehicles.  Off-street 
parking is already very difficult to find on this narrow street. 
 
Additional individuals and additional vehicles will negatively impact the congestion that already exists 
here. 
 
I am asking that the Zoning Board deny these requests for variances. 
 
Thank you. 
 
Raymond J. Martini 
1230 White St. 
Ann Arbor, MI  48104 
 



7/19/2015 Via Email 
RE: Objection 
 
I am submitting this email to register my objections to the two requests for building variance at 
the addresses 812 Sylvan Avenue and 824 Sylvan Avenue (Appeal # ZBA15-018 and ZBA15-
017). 
  
This area is already densely populated and the additions of second stories on these structures will 
mean even more individuals living in the area.  
  
With more individuals usually come additional vehicles.  It appears that it will not be possible, 
given the limited grounds of the properties, to provide off-street parking for additional vehicles.  
Off-street parking is already very difficult to find on this narrow street. 
  
Additional individuals and additional vehicles will negatively impact the congestion that already 
exists here. 
 
Furthermore, issues of community respect and safety are always under pressure in areas of high 
ratio student occupancy, and the results have been noticeable here. A year ago, for instance, 
drunken students smashed several cars parked on White St near the intersection with Sylvan 
Ave, and at least one of the damaged cars was judged to be beyond repair by the insurance 
company. Such issues as noise are also a concern in this area. To increase the occupancy ratio 
even further will thus substantially decrease the security, comfort and rights of long-term, 
property tax paying residents like myself.  
 
I am sure that the majority of students in the area, who are law abiding, will also be 
inconvenienced by an increase in the intensity of household density and vehicular traffic here. 
  
I am asking that the Zoning Board deny these requests for variances. 
  
Thank you. 
  
Patricia Simons 
1232 White St. 
Ann Arbor, MI  48104 
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