Zoning Board of Appeals
February 26, 2014 Regular Meeting

STAFF REPORT

ZBA13-024; 921 E. Huron

Summary

Scott Munzel, representing Safari LLC, is requesting a variance from the required lot area per
dwelling unit in order to permit six dwelling units on an 8,783 square foot parcel, Maximum 4
units are allowed (2,175 square feet is required per unit) under the existing R4C (multiple-
family) zoning.

Description and Discussion

The existing building is located at 921 E. Huron and is zoned R4C. The parcel is conforming
for lot area, subject parcel is 8,783 square feet and the minimum conforming parcel size for
R4C is 8,500 square feet. The building is 5,722 square feet and was built in 1962 with four
residential apartments and eight bedrooms. In 1996, a site plan was approved to convert the
previous apartment use to a ten bedroom bed and breakfast. It is currently operating as a nine
bedroom bed and breakfast and one apartment unit (one bedroom) for the owners of the
building. There are ten parking spaces located underneath the building with a driveway
providing access from East Huron.

The petitioner is proposing to convert the existing structure to six one-bedroom apartments
with the owner residing in one of the units. No exterior changes are needed to facilitate this
conversion, and due to the original construction design, minimal interior changes are required.
This change would eliminate the bed and breakfast use and the total number of bedrooms in
the building will be reduced from ten to six. Parking in the R4C zoning district is based on the
number of units, with 1.5 spaces require per unit. With six units, nine parking spaces will be
required and ten spaces are provided on site. The required lot area per dwelling unit in the
R4C district is 2,175. The subject parcel is 8,783 square feet which would permit a total of four
units. While the petitioner is proposing one bedroom units, zoning does permit a maximum of
six bedrooms per unit.

Standards for Approval- 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. The following
criteria shall apply:
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(a).

(b).

(c).

(d).

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 parcel is a conforming R4C parcel for lot area and the building was constructed as
a four unit apartment building with eight bedrooms in 1962. In 1996, a site plan was
approved for a ten bedroom bed and breakfast which is what currently exists on the site.
The structure could be converted to six apartments with minimal internal modifications
and no exterior changes.

That the practical difficulties 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 not granted, the petitioner could continue to use the structure as a ten
bedroom bed and breakfast. Alternatively, the petitioner could convert the existing
structure into four six-bedroom apartments without the need for a variance from the lot
area per dwelling unit requirement.

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.

Approval of the variance will allow the conversion of a ten bedroom bed and breakfast
into six one bedroom apartments. There are no exterior changes proposed to the
building and the property has one more parking space than the nine required by code.
The existing use has a more transient population of ten or more guests utilizing the
establishment for shorter periods of time. The conversion to apartments will re-establish
a more traditional residential use similar to the original use of the structure. The parcel
is bordered by rental apartments to the rear and west side, church use to the east side
and is across Huron from the University of Michigan campus.

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

The structure was built as a four unit apartment building containing eight bedrooms in
1962. The existing bed and breakfast use was established in 1996 by the previous
owner. The original design and interior layout of the building allow conversion to six
apartments with minimal interior modifications, conversion to four units with additional
bedrooms would involve significantly more interior modification. However, the structure
could continue as currently operating.
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(e). A variance approved shall be the minimum variance that will make possible a
reasonable use of the land or structure

The variance requested will allow the conversion of a 10 bedroom bed and breakfast
into 6 one bedroom apartments. The proposed conversion will require minimal interior
modifications and no exterior changes to the building. While the R4C permits a
maximum of six occupants per unit, given the size and layout of the apartments,
maximum occupancy will likely be one or two people per unit. The parcel is conforming
for required lot size in the R4C district. Based on the lot area per unit requirement for
the R4C district a four unit six bedroom apartment building could be constructed on the
site.

Respectfully submitted,

Matthew J. Kowalski, AICP
City Planner
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