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March 27, 2019 Regular Meeting 

 
 

STAFF REPORT 
 
Subject: ZBA19-006; 500 Maple Ridge Street 
Summary: 
Stephanie Rosales, property owner, is requesting a variance from Chapter 55 Unified 
Development Code (UDC) Table 5:17-1 Single-Family Residential Zoning District 
Dimensions. The petitioners are seeking a two foot three inch variance in order to lift the 
existing residence one foot above the Base Flood Elevation (BFE). The petitioners are 
seeking to increase the height limit to 32 feet three inches. The maximum height for a 
single-family home in the R1D district is 30 feet.  
 
Background: 
The subject property is located south of Miller Road near West Park.  The home was built 
in 1941 and is approximately 1,190 square feet in size. The property is located in the 
floodway area of the floodplain. 
 
Description: 
The new construction will consist of a full renovation, to include lifting the home and filling 
the basement in order to bring the property in compliance with flood resistant construction 
standards in the Michigan Residential building code for structures located in the 
floodplain. The lifting of the home will allow for construction of a new level to help alleviate 
the loss of basement floor area.  
 
Standards for Approval- Variance 
 
The Zoning Board of Appeals has all the power granted by State law and by Section 
5.29.12, Application of the Variance Power from the City of Ann Arbor Zoning Ordinance.  
The following criteria shall apply: 
 
(a). That the practical difficulties 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 property is located in the FEMA floodplain which is exceptional and peculiar 

in the City of Ann Arbor and does not generally exist throughout the City. 
  
 (b). That the practical difficulties 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 petitioners state that if the variance is denied they will lose significant living 

and storage space by filling the basement and bringing the property into building 
code compliance. Without the variance, the owners will be subjected to higher 
flood insurance rates from the National Flood Insurance Program (NFIP), making 
it difficult to complete the renovations which will bring the structure into compliance. 
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(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. 

 
The petitioners state that the neighbors will not be impacted by the granting of this 
variance. The property adjacent to the south is vacant and the properties to the 
east benefit from a large rear yard (84 feet) from the subject property. The 
neighbors to the north are the closest in proximity to the proposed construction 
project but a two foot three inch variance is a minimal request.  
 

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

 
The location of the floodway and the building code requirements that accompany 
the characteristics of this property were not self-created. 

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

a reasonable use of the land or structure. 
 
The variance request of seven percent in height increase is the minimum 
necessary to obtain a new floor level, engineered ridge vents and habitable space 
above the base flood elevation (BFE).  
 

 
 
Respectfully submitted, 
 

 
 
Jon Barrett 
Zoning Coordinator 
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PROPERTY INFORMATION
ADDRESS OF PROPERTY ZIP CODE

ZONING CLASSIFICATION NAME OF PROPERTY OWNER*If different than applicant, a letter of authorization from the property 
owner must be provided

PARCEL NUMBER OWNER EMAIL ADDRESS

APPLICANT INFORMATION
NAME

ADDRESS CITY STATE ZIP CODE

EMAIL PHONE

APPLICANT’S RELATIONSHIP TO PROPERTY

REQUEST INFORMATION 

☐ VARIANCE REQUEST
Complete Section 1 of this application

☐ REQUEST TO ALTER A NONCONFORMING STRUCTURE
Complete Section 2 of this application

REQUIRED MATERIALS OFFICE USE ONLY

One hard copy application complete will all required attachments must 
be submitted. Digital copies of supportive materials included in the 
submitted hard copy will only be accepted in PDF format by email or 
accompanying the hard copy application on a USB flash drive.
Required Attachments:
☐ Boundary Survey of the property including all existing and proposed
structures, dimensions of property, and area of property.
☐ Building floor plans showing interior rooms, including dimensions.
☐ Photographs of the property and any existing buildings involved in the
request.

Fee Paid:    ZBA:

DATE STAMP

ACKNOWLEDGEMENT 

All information and materials submitted with this application are true and correct. 

Permission is granted to City of Ann Arbor Planning Services and members of the Zoning Board of Appeals to 
access the subject property for the purpose of reviewing the variance request. 

Property Owner Signature :____________________________________  Date: _________________

ZONING BOARD OF APPEALS APPLICATION 

Page 1 V3 12-6-2018

City of Ann Arbor Planning Services 
City Hall: 301 E Huron Street Ann Arbor, MI 48107-8647
Phone: 734-794-6265   Fax: 734-794-8460 Email: planning@a2gov.org

mailto:planning@a2gov.org


VARIANCE REQUEST 
ARTICLE(S) AND SECTION(S) FROM WHICH A VARIANCE IS REQUESTED: (Example: Article 3, Section 5.26)

REQUIRED DIMENSION: (Example: 40’ front setback)
Feet:                 Inches:

PROPOSED DIMENSION: (Example: 32 foot 8 inch front setback )

Feet:                 Inches:

DESCRIPTION OF PROPOSED WORK AND REASON FOR VARIANCE: 

__________________________________________________________________________________
__________________________________________________________________________________
_______________________________________________________________________________

The City of Ann Arbor Zoning Board of Appeals has the powers granted by State law and City Code Chapter 
55, Section 5:29. 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 statements are found to be true. Please 
provide a complete response to each of the statements below.

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 alleged hardships are 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.

____________________________________________________________________________
____________________________________________________________________________
_________________________________________________________________________

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.

____________________________________________________________________________
____________________________________________________________________________
_________________________________________________________________________

The conditions and circumstances on which the variance request is based shall not be a self-imposed hardship or 
practical difficulty.

____________________________________________________________________________
____________________________________________________________________________
_________________________________________________________________________

A variance approved shall be the minimum variance that will make possible a reasonable use of the land or structure.

__________________________________________________________________________________
__________________________________________________________________________________
_______________________________________________________________________________

Section 1 City of Ann Arbor Planning Services – Zoning Board of Appeals Application
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Description of proposed work and reason for variance: 
 
The proposed work entails a full renovation of 500 Maple Ridge Street, including lifting the house 
and filling the basement in order to bring the property in compliance with building code for structures 
within the floodway. We propose to lift the house sufficiently to build a new level, below the main 
living level, to compensate for what the homeowners will lose by filling the basement. We ask for a 
small, 7% variance to the 30' height restriction (Chapter 55, UDC Table 5:17.1) so that the floor of 
the new level will be more than 1' above the Base Flood Elevation (BFE). The BFE is the calculated 
level to which floodwater is anticipated to rise during a base flood, or a flood having a one percent 
chance of being equaled or exceeded in any given year. The base flood is the national standard 
used by the National Flood Insurance Program (NFIP) and all Federal agencies for the purposes of 
requiring the purchase of flood insurance and regulating new development. By lifting the new level 
(labeled “Ground Floor” in the documents herein) more than 1’ above the Base Flood Elevation, we 
can meet building code to alleviate restrictions on the use of the ground floor for mechanical services 
and living space, as well as alleviating the need for engineered flood vents.   
___ 
 
 
The alleged hardship 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 property at 500 Maple Ridge Street is within the FEMA floodplain. This is a relatively exceptional 
and peculiar condition in Ann Arbor, and one that does not exist generally throughout the city. 
___ 
 
 
The alleged hardship or practical difficulties, or both, which will result from a failure to grant the 
variance, include substantially more than mere inconvenience, inability to attain higher financial 
return, or both: 
 
Should the house not be allowed to exceed the 30' height restrictions, the homeowners will lose a 
significant amount of living space and useful storage space by filling their basement and bringing the 
property to into building code compliance. They will also sustain increased costs in installing new 
mechanical systems, and they will be subject to much higher flood insurance rates through the NFIP. 
All of these factors will make it difficult to gain financial return for the cost of renovations, making the 
project of bringing the house into compliance with building code financially unviable. 
___ 
 
 
Allowing the variance will adjust to 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: 
 
Failure to grant the variance will make it financially unviable for the homeowners to contract a 
renovation that will bring their property into compliance with building code for structures within the 
floodway. It is in the best interest of the city, in alignment with the city’s participation in the NFIP, and 
to the benefit of the public for structures within the floodway to be brought into compliance with 
building code.  
 



Granting this variance will not affect the rights of the property owner’s neighbors, as they will be 
minimally affected. There is no building in the city-owned parcel immediately to the south of 500 
Maple Ridge Street, and those residences further to the south are sited on higher ground than 500 
Maple Ridge. The property has a large 84’ backyard, making any effect on the neighbors to the east 
negligible. There are neighbors immediately to the north of 500 Maple Ridge, but granting this 
variance will not significantly impact the existing relationship between the two residences.  
___ 
 
 
The conditions and circumstances on which the variance request is based shall not be a self-
imposed hardship or practical difficulty: 
 
The primary circumstances on which this variance request is based in the presence of the floodway 
at 500 Maple Ridge Street, and the Michigan Residential Building Code requirements for properties 
within in the floodway. Neither of these circumstances are determined by the owners of 500 Maple 
Ridge Street, nor are they self-imposed.  
___ 
 
 
A variance approved shall be the minimum variance that will make possible a reasonable use of the 
land or structure: 
 
The small variance requested, just a 7% variance of the 30’ height restriction, is the minimum 
reasonable request to bring the property at 500 Maple Ridge Street into compliance with building 
code while alleviating restrictions on the use of the ground floor for mechanical services and living 
space, as well as alleviating the need for engineered flood vents. The alleviation of these restrictions 
are necessary in order to make the project of bringing the property into compliance with building 
code financially viable for the owners. 
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