
 

 

Zoning Board of Appeals 
July 26, 2017 Regular Meeting 

 
STAFF REPORT 

 
 
Subject: ZBA 17-023; 1700 Packard Street 
 
Summary:   
 
Costa Pro, LLC, are requesting relief from Chapter 55 Zoning Section 5:87 Structure Non-
conformance, in order to convert basement space to living space. Petitioner seeks to add 
two (2) additional bedrooms in the basement and join them to the first floor for a total of 
six (6) bedrooms in the unit. The residence is non-conforming as it does not meet the 
required lot width or lot size. 
 
Background: 
 
The subject parcel is zoned R4C (Multiple-Family Residential District) and is located on 
Packard Street. The parcel is non-conforming for required lot size and lot width. The 
subject parcel is six thousand six hundred twenty-one (6621) square feet. The minimum 
lot size for the district is 8,500 square feet, and the lot width requirement for the district is 
sixty (60) feet. The lot is fifty (50) feet in width. The structure was built in 1937 and is two 
thousand three hundred sixty-eight (2,368) square feet in size.  Currently, the residence 
is a duplex containing four (4) bedrooms in each unit. The applicant is proposing to join 
the basement and the first floor with a spiral staircase creating one (1) unit with six (6) 
bedrooms. 
 
Description: 
 
If the alteration is approved, the new unit will contain six (6) bedrooms allowing a 
maximum of six (6) unrelated individuals to reside in the dwelling. The applicant is not 
proposing any exterior modifications or an increase in size to the footprint of the structure. 
The only changes will be internal to the residence. The property is required to have three 
(3) parking spaces and five (5) will be provided. Additionally, two (2) bike spaces will be 
provided for the tenants.  
 
As noted above, Chapter 55, Section 5:87 (1) (a) states that a nonconforming structure 
may be maintained or restored, but no alteration shall be made to a nonconforming 
structure unless one of the following conditions are met: 
 

(a) The alteration is approved by the Zoning Board of Appeals upon a 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. 
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If the alteration is approved, the rental unit will have ten (10) bedrooms between both 
units. 
 
Standards for Approval- Permission to Alter a Non-Conforming Structure 
 
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: 
 
 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 has stated in their application that the internal modification will not have a 
negative effect on the neighboring properties due to the similar zoning of the surrounding 
properties. 
 
 
 
Respectfully submitted, 
 

 
 
Jon Barrett 
Zoning Coordinator 
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June 27, 2017 
 
Mr. Jon Barrett 
Zoning Administrator 
City of Ann Arbor 
Larcom City Hall 
301 East Huron Street 
Ann Arbor, MI  48104 
 

 
 
 
 
 
 

RE: 1700 Packard Street O|X Project #PZC17 
 Amendment to ZBA Application for a Non-Conforming Structure 
 
 
Section 5: ALTERATION TO A NON-CONFORMING STRUCTURE 
 
Describe the proposed alterations and state why you are requesting this approval: 
 
The proposed project is an interior alteration to an existing two-family dwelling unit in the R4C zoning 
district. As is commonly found in the R4C district, the property is non-conforming as both the lot area 
and lot width are less than the minimums prescribed by the Zoning Ordinance.  
 
Within the past year, this property has been converted from a mixed-use (office and residential) property 
to a two-family dwelling unit. It had historically maintained the two-family status for an extended period 
prior to the latest work taking place. The work to date has been executed and approved by both the City 
of Ann Arbor Building Department and Housing Services. It is presently certified for two (2) four-bedroom 
dwelling units.  
 
The original construction for the project included an internal stair to the basement that connected the 
first floor only to the basement condition. This removed a direct connection between the first floor and 
the basement. In order to accommodate access to the basement facilities (laundry, mechanical, etc.), a 
set of exterior stairs was added last year to the east side which provides access for both levels. At this 
time, two egress windows were installed to provide future habitable options within the basement. 
 
Subsequently, the applicant is now interested in re-establishing a direct internal connection between the 
first and basement floors via a spiral stair connection. This connection would allow for establishment of 
two (2) additional single-occupant bedrooms within the basement area. Each bedroom would have an 
egress window. These would be conjoined with the first floor to bring the total bedroom count for this 
dwelling unit to six (6) total which is the maximum allowed per the Zoning Ordinance. The remaining 
basement space would still remain accessible for common use and access via the exterior stair.  
 
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: 
 
The overall design and site layout are intended to limit any detrimental impact within the neighborhood. 
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The neighborhood where the subject property is situated is zoned R4C along the primary Packard Street 
frontage conditions and R1C to the immediate west.   
 
There are no exterior modifications nor expansion of the physical footprint of the structure. All the 
proposed work is internal to the building itself. There is no request for any additional units – the property 
will retain its currently certified two-dwelling unit status. 
 
In addition, three (3) parking spaces are required for the property (1.5 spaces per dwelling unit). While not 
required, the applicant is proposing to retain two (2) additional spaces within the rear yard bringing the 
total parking count to five (5) spaces. 
 
In addition, two (2) bike loops will be provided for residents as well as bike storage within the common 
basement areas.  
 
Wherefore, Petitioner requests that permission be granted from the above named Chapter  
and Section of the Ann Arbor City Code in order to permit: 
 
An internal renovation that provides for the addition of two bedrooms in the basement level (bringing the 
combined total of the first floor unit to 6 bedrooms) of the existing structure.  
 
 
 
Robb Burroughs, RA 
Principal 
O|X Studio, Inc. 
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1700 Packard Renovation

O|X Project Number:  PZC17

Project Information:

Owner:

Architect:

1700 Packard, LLC

O|X Studio, Inc.
Contact: Robb Burroughs, RA
302 S. State St., Suite B
Ann Arbor, MI 48104
(734) 929-9000

Parcel #: 09-09-33-311-004

Legal Description: Lot 6 Packard Lawn Addition

Project Address: 1700 Packard Road
Ann Arbor, MI
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