
 
 

Zoning Board of Appeals 
May 24, 2017 Regular Meeting 

 
STAFF REPORT 

 
 

Subject: ZBA17-015, 1420 E. Stadium Boulevard  
 
Summary: Quatro Construction is requesting: 
 
A variance from Chapter 55 (Zoning) of 21.87 feet from the required rear setback of 30 
feet for a rear setback of 8.13 feet;  
 
A variance from Chapter 47 (Streets) of 5 feet is requested to allow driveway widths of 35 
feet (Maximum 30 feet) for two driveways on the site.  
 
A variance from Chapter 62 (Landscape and Screening) to reduce a portion of the 
Conflicting Land Use Buffer to a minimum of 8 feet. 
 
 
Description and Discussion: 
 
The site is located on the southwest corner of East Stadium Boulevard and Packard Road.  
 
The petitioner seeks to demolish the existing 2,360 square foot gas station/convenience 
store building and construct a new 4,000 square foot, single-story gas station and 
convenience store with four gasoline dispensing pumps capable of servicing 8 cars. The 
gasoline pumps will be covered by a 24 foot by 95 foot building canopy. There will be 14 
vehicle parking spaces provided for the convenience store, plus an additional 8 spaces 
for vehicles at the gas pumps. A total of 2 Class C bicycle spaces (1 bicycle hoop) will 
be located along the northeast side of the building and adjacent to the sidewalk leading 
to Packard. There are currently 4 curb cuts leading to the site, two curb cuts will be 
removed as a result of this project. 

The site currently has two zoning designations P (Parking) and C3 (Fringe Commercial). 
The western approximately one third of the site is zoned P.  Due to deed restrictions, 
this area cannot contain a structure of any type and must remain parking. As a result, 
the building and gas canopy must be constructed on the remaining eastern two thirds of 
the site which is zoned C3; no rezoning is required.    

The site plan requires that several variances be granted from the Zoning Board of 
Appeals (ZBA).  The first variance is for the driveway widths to East Stadium and 
Packard Road.  The drives are designed five feet wider than the maximum required 
width in order to allow for solid waste and gasoline tanker trucks to enter the site safely 
and most efficiently.  
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A variance of 7 feet from the 15-foot wide Conflicting Land Use Buffer(CLUB) is also 
required along the south property line. A corner of the proposed building does encroach 
into the CLUB a maximum of eight feet for a total encroachment of 141 square feet. The 
encroachment is a triangle shape that decreases from a maximum encroachment of 
seven feet to zero feet, which provides the required 15 foot buffer.   

A variance for the rear setback is also required. The petitioner has worked on several 
different designs for this site while working with staff and the neighborhood in order to 
minimize neighborhood impact and allow for safe and efficient vehicular and pedestrian 
traffic to the site. In February of 2017 the petitioner held a neighborhood meeting to 
discuss plan options for the site. The majority of neighborhood residents supported the 
current plan being considered including all required variances. Due to the unique 
constraints of the deed restriction for the western third of the site, neighborhood 
concerns, vehicle circulation, the petitioner feels the proposed location is the best to 
minimize impacts to the neighborhood and light pollution from the gas pump canopy.  

 
 
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: 
 

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. 

 
All of the variances requested will be in harmony with the general purpose and intent of 
Chapter 47 because they will allow for safer access to and from the site. The modifications 
proposed will assist delivery vehicles as well as large emergency vehicles navigate the 
site efficiently and minimize potential conflicts with passenger vehicles.   
 
The proposed drive configuration will eliminate two of the existing four curb cuts. The two 
new curb cuts are relocated farther from the intersection of Stadium and Packard. The 
proposed curb cuts will result in increased safety for the customers and pedestrians at 
both locations. Given the existing layout of the site and surrounding land uses, all of the 
requested variances are reasonable. 
 
The City’s Traffic Engineer has reviewed and supports the variance requests as 
proposed.   
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Standards for Approval - Chapter 62 (Landscape and Screening) 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 62, Section 5:609.  The following criteria shall apply: 

 
Upon an appeal filed to the zoning board of appeals in accordance with the 
procedures of Chapter 55, a variance may be granted from the strict 
application of the provisions of this chapter in cases involving practical 
difficulties or hardships when the evidence supports that the public benefit 
intended to be secured by this chapter will exist with less than the required 
landscaping or screening. 
 

As previously mentioned, the petitioner is proposing to construct a 4,000 square foot 
gas station and convenience store on a C3(Fringe Commercial) zone site. The adjacent 
properties are all zoned R1C, which requires a 15 foot wide conflicting land use buffer 
along the side(west) and the rear(south) of the parcel.  The conflicting land use buffer 
width is met on the west (side) of the site. However, a variance is requested from 
Conflicting Land Use Buffer (CLUB) width requirements for the south (rear) property line 
buffer.  
 
The variance for the south buffer is requested in order to reduce the required 15 foot 
width down to a minimum of 8 feet for a section along the north property line. The 
encroachment is a triangle shape that decreases from a maximum encroachment of 
eight feet to zero feet, which provides the required 15 foot buffer. The total 
encroachment into the CLUB is 141 square feet. This encroachment is offset by an 
additional buffer area totaling 143 square feet adjacent. City Code does allow this offset 
encroachment, but only for existing buildings. Since the building is new, a variance from 
the CLUB standard is required.   

 
The remaining buffer areas will meet all code requirements. All required landscaping will 
be installed in the buffer area; variance is only for a section of the width. Although not 
required, the petitioner will construct a new 8 foot high  fence along the south and 
western property lines for additional screening to the adjacent neighborhoods.  Staff has 
received numerous letters of support from the neighborhood for the variance request 
and feels that the public benefits of Chapter 62 are being met if the variance is granted. 
The variance request was reviewed and is supported by staff responsible for landscape 
plan review. 
 
 
Standards for Approval - Chapter 55 (Zoning) Variance -  
 

http://library.municode.com/HTML/11782/level2/TITVZOPL_CH55ZO.html#TITVZOPL_CH55ZO
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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.  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 site currently has two zoning designations P (Parking) and C3 (Fringe Commercial). 
The western approximately one third of the site is zoned P.  There is also a unique deed 
restriction filed with the existing gas station construction, the area zoned P cannot contain 
a structure of any type and must remain parking until said deed restriction is released. As 
a result, the building and gas canopy must be constructed on the remaining eastern two 
thirds of the site which is zoned C3.  
 
(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. 

  
If the variance is denied, the applicant will not be able to construct the proposed building 
in the current location. The plan could be re-designed with the building located at the 
corner of the intersection and the canopy with gas pumps located in the rear. This design 
will place the main activity and traffic including driveways closer to the adjacent residential 
neighborhood to the south. While the building is not permitted to be in the 30 foot buffer, 
parking and drive aisles can be constructed to within 15 feet of the south property line.  
 
(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 variance is granted, the main vehicular traffic, noise and activity will be partially 
screened by the proposed building. This will contribute a more significant public benefit 
to the neighborhood than re-designing the site to meet code, which places the main 
activity and impact closer to the neighborhood. The petitioner held a neighborhood 
meeting to discuss plan options with the residents. The neighborhood residents have 
submitted numerous letter of support for the current plan.  
 
(d). That the conditions and circumstances on which the variance request is 

based shall not be a self imposed hardship or practical difficulty. 
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As mentioned previously, a deed restriction placed in the 1950s on the property limits the 
area available on the site for construction of any structure. Within the available area, the 
required rear setback of 30 feet, and the minimum 10 foot front setback, push the building 
to be at the corner and canopy and gas pumps to be located to the rear of the site. The 
petitioner has been working on different versions of the site plan since March 2015 and 
has been to Planning Commission four times and held numerous meeting with 
neighborhood residents. All feedback from Planning Commission and residents was 
directing the petitioner to the current plan.  
 
(e). A variance approved shall be the minimum variance that will make possible 

a reasonable use of the land or structure 
 
The petitioner has been working on versions of the site plan since March 2015. After 
numerous meetings with the Planning Commission and adjacent neighbors, the current 
plan was developed. Given the site public feedback, site restraints, and minimal area 
need for safe circulation and efficiency, the requested variance is reasonable.   
 
Respectfully submitted, 
 

 
 
Matt Kowalski  AICP 
City Planner  
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APPLICATION FOR VARIANCE OR NON-CONFORMING STRUCTURE 
ZONING BOARD OF APPEALS 

 

 
 

Section 1: Applicant Information 
 

Name of Applicant:      

Address of Applicant:    

Daytime Phone:     

Fax:    

Email:      

Applicant’s Relationship to Property:      

 

Section 2: Property Information 
 

Address of Property:                                                                                                            

Zoning Classification:                                                                                                           

Tax ID# (if known):                                                                                                              

*Name of Property Owner:                                                                                                  
 

*If different than applicant, a letter of authorization from the property owner must be provided. 

 

Section 3: Request Information 
 

Variance 
 

 

Chapter(s) and Section(s) from which a 
variance is requested: Required dimension: PROPOSED dimension: 

 

 

 

 

 

 

Example: Chapter 55, Section 5:26 Example: 40’ front setback Example: 32’ 

 

Give a detailed description of the work you are proposing and why it will require a variance 
(attach additional sheets if necessary) 
.   

 

Section 4: VARIANCE REQUEST (If not applying for a variance, skip to section 5) 
 

 

 

The City of Ann Arbor Zoning Board of Appeals has the powers granted by State law and City 
Code Chapter 55, Section 5:98. A variance may be granted by the Zoning Board of Appeals 
only in cases involving practical difficulties or unnecessary hardships when ALL of the 
following is found TRUE. Please provide a complete response to each item below. These 
responses, together with the required materials in Section 5 of this application, will form the 
basis for evaluation of the request by staff and the Zoning Board of Appeals. (continued…) 

Quatro  LLC Constructoin 
201  48198 MI Ypsilanti  Street, Park N. 

734-485-7737  225 ext 
734-485-7873 
Rianna.lindsay@quatrocontructionllc.com 

Contractor  Engineer Site / 

1420  Blvd Stadium E. 

C-2/P 
09-09-33-414-006 

Gallup  Properties 

 #1: 47:4:20:4:bii,iii  24'/44' 53 '/51.78' 

#2: 47:4:20:4:bii,iii  24'/44' 35'/71' 
    

We

  discription of remainder for letter attached
 See  canopy.new a under stations pumping central store, convienance larger

 new providing islands, pumping and station gas the rebuilding and raise are 

  

Stadium  Blvd 

Parckard  Rd 



1. Are there hardships or practical difficulties to complying with the ordinance? Are 
these hardships or practical difficulties an exception or unique to the property 
compared to other properties in the City? 

 

 

 

 

 

 

 

2. Are the hardships or practical difficulties more than mere inconvenience, inability to 
obtain a higher financial return?  (explain)    

 

 

 

 

 

 

3. What effect will granting the variance have on the neighboring properties?     
 

 

 

 

 

 

4. What physical characteristics of your property in terms of size, shape, location or 
topography prevent you from using it in a way that is consistent with the ordinance? 

 

 

 

 

 

 

5. Is the condition which prevents you from complying with the ordinance self- 
imposed? How did the condition come about? 

 

 

 

 

 

 

 

 

Section 5: ALTERATION TO A NON-CONFORMING STRUCTURE 
 

Current use of the property     
 

The proposed change is allowed in accordance with Structure Non-Conformance, Section 
5:87 (1) (a) & (b), which reads as follows: 

 

(1) A non-conforming structure may be maintained or restored, but no alteration shall be 
made to a non-conforming structure unless one of the following conditions is met: 

 

a.  The alteration is approved by the Zoning Board of Appeals upon finding that it 
complies as nearly as practicable with the requirements of this Chapter and 
that it will not have a detrimental effect on neighboring property. 

 

b.  The alteration conforms to all the requirements of this Chapter and is made to 
a building which will be a single-family dwelling on completion of the alteration 
and is located in an R1,R2, R3, or R4 district. 

 

c.   The structure is considered non-conforming due to the following reasons 
 

(continued . . ….. ) 

#1&#2:

  tear. and wear normal than
 sooner much gutter and curb the destroy trucks the width proper the without witdth. driveway and cut curb a

 of width standard the as stations gas into coming trucks semi with problem common a is width driveway 

 

 
 
 
 

#1
  required. being repair. continuous without gutter and curb the

 maintain to wanting and stations, gas into getting semitrucks with issue typical a is this again #2: & 

  

    

#1&#2:
) size standard the is driveway the if as often as occur not (will basis.

 regular more a on replaced gutter and curb the hearing of noise construction the reduce will it 

#1&#2:
  stations. gas for revisited being is that standard a is understand we which gas.

 delivering semitrucks for work not do widths driveways standard Just this. affect not does site 

 
 
 
 

#1&#2:
 issues. existing

 a just o,N Otherwise Yes. station, gas a remain will that station gas existing a is it that fact the in 

   

  











Existing Condition  Code Requirement 
 

Lot area                                                                                                                               

Lot width                                                                                                                              

Floor area ratio                                                                                                                     

Open space ratio                                                                                                                  

Setbacks                                                                                                                               

Parking                                                                                                                                  

Landscaping                                                                                                                          

Other                                                                                                                                     
 

 

Describe the proposed alterations and state why you are requesting this approval: 
 

 

 

 

 

 

 

 

 

 

 

 

 

The alteration complies as nearly as is practicable with the requirements of the Chapter and 
will not have a detrimental effect on neighboring property for the following reasons: 

 

 

 

 

 

 

 

 

 

 

 

Wherefore, Petitioner requests that permission be granted from the above named Chapter 
and Section of the Ann Arbor City Code in order to permit    

 

 

 

 

 

 

 

 

 

 

 

 

 

Section 6: Required Materials 
 

The following materials are required for all variance requests. Failure to provide these 
materials will result in an incomplete application and will delay staff review and Zoning Board 
of Appeals consideration of the request. The materials listed below must accompany the 
application and constitute an inseparable part of the application. 

 

All materials must be provided on 8 ½” by 11” sheets. (Continued……) 



todd.quatro@quatroconstructionllc.com 

734-755-0802 
























 








































 








 

 

 

 

 

 




 

 

 

 
 

 

 

 

 




 








































































EXTERIOR FINISHES:

METAL COPING

MANUFACTURER: METAL ERA

PRODUCT: CREATIVE DESIGN CORNICE

COLOR: DARK BRONZE

1.

2.

5.

3.

PAINTED HOLLOW METAL DOORS AND FRAMES

MANUFACTURER: SHERWIN WILLIAMS

PAINT: (1) COAT SHERWIN-WILLIAMS PROCRYL

UNIVERSAL ACRYLIC PRIMER AND TWO (2) COATS

SHERWIN-WILLIAMS A-100 EXTERIOR ACRYLIC LATEX-SATIN

COLOR: SW6095 TOASTY

6.

7.

STOREFRONT

MANUFACTURER: KAWNEER OR APPROVED EQUAL

PRODUCT: VG 451T/CENTER GLASS, THERMALLY BROKEN

FRAMING SYSTEMS WITH 1" INSULATED, TEMPERED

SAFETY GLASS.

COLOR: DARK BRONZE ANNODIZED.

STONE MASONRY

MANUFACTURER: NORTHFIELD BLOCK (OLDCASTLE)

PRODUCT: WATERFORD STONE

COLOR: SUNSET BEIGE

PATTERN: ASHLAR

PROVIDE CORNER RETURNS, STONE MASONRY BULLNOSE

TRIM AND SILLS

MORTAR: CEMEX RICH COLOR BASF RHEOPEL MORTAR

ADMIXTURE W/ INTEGRAL WATER REPELLANT.

COLOR: AS SELECTED BY ARCHITECT

MASONRY & MORTAR

MANUFACTURER: OBERFEILDS

PRODUCT: SPEC-BRIK

COLOR: CONCORD BLEND

MORTAR: CEMEX RICH COLOR BASF RHEOPEL MORTAR

ADMIXTURE W/ INTEGRAL WATER REPELLANT.

COLOR:  AS SELECTED BY ARCHITECT

4.

EIFS

MANUFACTURER: DRIVIT

PRODUCT: 2" THICK OUTSULATION PLUS MD SYSTEM

COLORS:  E-1 SW 6115 TOTALLY TAN

        E-2 SW6090 JAVA

E-3 SW4081 SAFETY RED

GLAZING

MANUFACTURER: OLDCASTLE BUILDING ENVELOPE

PRODUCT: 1" INSULATING GLASS:

EXTERIOR LITE: 1/4" PPG SOLARGRAY

INTERIOR LITE: 1/4" PPG SOLARBAN 60 ON CLEAR LOW-E #3

CAVITY: 1/2" AIR FILL

BUILDING MATERIAL CALCULATIONS:

EAST ELEVATION

TOTAL  = 1297 S.F.

DOOR = 32 S.F. 2%

STONE MASONRY = 193 S.F. 15%

BRICK MASONRY = 1072 S.F. 83%

SOUTH  ELEVATION

TOTAL  = 2066 S.F.

STONE MASONRY = 329 S.F. 17%

BRICK MASONRY = 1737 S.F. 83%

WEST  ELEVATION

TOTAL  = 1297 S.F.

DOOR = 25 S.F. 2%

STONE MASONRY = 209 S.F. 16%

BRICK MASONRY = 1063 S.F. 82%

NORTH  ELEVATION

TOTAL  = 2064 S.F.

STOREFRONT WINDOWS/ DOORS = 425 S.F. 20%

EIFS = 648 S.F. 32%

STONE MASONRY = 435 S.F. 21%

BRICK MASONRY = 556 S.F. 27%
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