
Zoning Board of Appeals 
August 28, 2013 Regular Meeting 

 
STAFF REPORT 

 
 
Subject: ZBA12-017, 3947 Research Park Drive   
 
Summary: American Honda Motor Company Inc., is requesting one variance from 
Chapter 47 (Streets), Section 4:20, a variance of 4.3 feet in order to permit a driveway 
opening of 19.7 feet wide; 24 feet is the minimum required.  
 
 
Description and Discussion: 
 
The site is located on the east side of Research Park Drive, east of South State Street, 
south of Interstate 94.  The site is currently occupied by a 19,357 square foot emission 
testing and research building. The petitioner currently has a site plan under review to 
construct a 24,116 square foot addition to the side of the existing building in order to 
provide expanded capability for the facility.  
 
The site has one curb cut from Research Park Drive. The existing drive width is 19.7 
feet wide; city code requires a minimum of 24 feet for driveway width.  Although 72 
parking spaces are required by code, the petitioner has deferred the maximum amount 
of 19 spaces, due to the low traffic and parking needs of the use. There are currently 6 
employees in the building and that is projected to grow to 10 employees after the 
addition is complete. There are no large truck delivery needs and no customer traffic 
visiting the site.  Enlarging the existing drive would result in the removal of one mature 
tree and encroach significantly in to the critical root zone of two additional trees.  
 
The site plan was recommended for approval at the August 20, 2013 Planning 
Commission meeting. If the variance is granted, it will proceed to City Council for final 
site plan approval.  
 
The variance as proposed has been reviewed and accepted by the City’s traffic 
engineer as a safe and efficient design for the use on the site.  

 
 
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. 
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All of the variances requested will be in harmony with the general purpose and intent of 
Chapter 47 because they will allow for continued safe and efficient access to and from 
the site. Modifications required to increase drive width would result in impact and/or 
removal of three mature trees on the site and result in additional impervious surface.  
 
The existing use has a low daily traffic count with 10 employees predicted after the 
proposed building expansion.  The existing drive has been in use since the original 
building was constructed in 1974 and there have been no known issues or conflicts with 
the drive. There are no large truck deliveries on a regular basis and vehicles being 
tested are driven on site individually. Occasionally, test vehicles are received from 
Japan and delivered on a flat bed truck.  
 
The City’s Traffic Engineer has reviewed and supports the variance requests as 
proposed.   
 
Respectfully submitted, 

 
Matthew J.  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: 

_________________________________ 

_________________________________ 

_________________________________ 
Example:  Chapter 55, Section 5:26 

 

Required dimension: 

_________________ 

_________________ 

_________________ 
Example:  40’ front setback 

 

PROPOSED dimension: 

___________________ 

___________________ 

___________________ 
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…) 
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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 . . ….. ) 
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                                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……) 





Application for Variance Supplemental 
Honda Emissions Testing Facility Expansion 
3947 Research Park Drive 
Ann Arbor Project #SP13-027 
7/31/13 
 
Section 4 Item 1 continued - It appears the current drive opening width requirement was 
enacted in 1966 or 1969.  There will be no significant increase in ingress/egress traffic 
of the property due to the proposed building expansion.  Actual access to/from the site is 
generally limited to employees (6 current, 10 projected), vehicle/product delivery to the 
site (1 truck per month current, 3 trucks per month projected), and fuel delivery (7 times 
per year current, once per month projected), along with possible daily UPS or Fedex 
delivery or pick-up.    
 
Section 4 Item 4 continued - The existing site conditions were installed/created in 1974-
1975 at the time of original property development/construction. 
 
Section 4 Item 5 continued – It appears that previous City approved site improvements 
or petition amendments occurred in 1991, 1993, 2001, and 2002 which did not require or 
stipulate a change of, or variance for, the existing drive opening width. 
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(1)

(a)

(b)

(c)

(d)

(e)

(2)

(3)

(a)

(b)

(c)

4:20. - Curb cuts and driveway approaches.

No curb cut or driveway approach shall be made to a public dedicated street or right-of-way 

without first obtaining a permit from the City Administrator or his designee. Issuance of such permits 

shall be made only in accordance with the following regulations: 

Definitions. As used in this section, the following definitions apply: 

The term "approach" shall mean an area improved for vehicular traffic on a 

public street right-of-way which connects the traveled portion of the street with 

a driveway. 

The term "curb cut" shall mean that section of curb removed to permit ingress 

and egress from the pavement to the adjacent property and shall be measured 

between the points of tangency of the opening radii with the normal street 

curbing. 

The term "opening" shall mean the point of connection of the driveway and 

approach at the street right-of-way line. Its width and location shall be 

determined by extending the driveway line to the street right-of-way line. 

The term "site" shall mean all contiguous land under the same ownership or 

one whole lot in the case of land for which a recorded plat exists. 

"Street frontage" shall mean the length of the property abutting 1 or more 

streets. 

Number of openings. The number of openings listed in the chart below shall be 

maximum for any site, lot or parcel. 

Total Street

Frontage

Up to

100′

101′ to

200′

201′ or Over

_____

Number of
Openings

(1) (2) (2) for the first 200′ plus (1) 
for each additional 600′ of 

total street frontage 
thereafter.

_____

Location of openings.

No opening shall be closer than 15 feet to the right-of-way line of an 

intersecting street or extension of the street right-of-way of a street ending at 

the intersection, provided that no part of any approach shall encroach on any 

intersection turning area, except as otherwise required by this section. 

No opening shall be closer than 10 feet from the right-of-way line of an alley, 

except in the case of a joint approach and provided the total width of the 

combined opening does not exceed that permitted in subsection (4) of this 

section. 

No opening shall be closer than 4½ feet to the adjacent property line. No 

approach shall be so constructed that any part of same extends in front of 
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(d)

(e)

(4)

(a)

(b)

(i)

(ii)

(iii)

(iv)

(c)

(i)

(ii)

(iii)

(iv)

(v)

(vi)

(vii)

(d)

(i)

(5)

(a)

(b)

(c)

(6)

(7)

(8)

property belonging to another person unless both property owners sign a joint 

application for a permit. 

Any 2 openings shall be at least 9 feet apart; provided that this requirement 

shall not apply to openings for existing driveways on residential property. 

All openings and approaches shall be so located as to provide adequate 

vertical and horizontal sight distances for safe access to the street in 

accordance with the design standards for sight distance, copies of which are on 

file with the department of streets, traffic and parking. 

Design criteria.

The angle of the driveway approach to the street shall be 90 degrees, except 

as otherwise provided for herein. 

Driveways for single and two family uses shall be constructed as follows:

Minimum permitted width of openings: 10 feet.

Maximum permitted width of openings: 24 feet.

Maximum permitted curb cut width: 44 feet.

Minimum turning radius: 5 feet.

Driveways for all other uses shall be constructed as follows:

Minimum permitted width of openings: 24 feet.

Maximum permitted width of openings: 30 feet.

Maximum permitted curb cut width: 60 feet.

Minimum permitted width of one-way drives: 15 feet.

Maximum permitted width of one-way drives: 20 feet.

Minimum turning radius at pavement edge: 5 feet.

Maximum turning radius at pavement edge: 15 feet.

Upon a finding that traffic conditions would otherwise cause unnecessary 

congestion or practical difficulties, the City Administrator or his designee may 

permit the following design features: 

One of the driveway openings on each abutting street may be 

channelized with a separating island a minimum of 10 feet in width to 

form a separate opening for entrance and exit lanes; provided that the 

total of both lanes shall not exceed the maximum permitted width. 

Standard for parking lots. The following requirements shall apply to parking lots 

having more than 4 car spaces: 

The minimum distance to intersections as measured from the extension of the 

street right-of-way line to the nearest edge of the driveway opening shall be 50 

feet. 

Where 2 or more openings are permitted, signs shall be erected, making 1 or 

more openings 1-way. 

No opening shall be so located as to conflict with an existing opening on the 

opposite side of the street. 

Traffic hazards. Any openings which are found to be a traffic hazard may be closed, 

modified, or relocated by resolution of City Council. 

Traffic control order. The direction and turning movement of traffic entering and exiting 

through openings shall be subject to traffic control orders issued pursuant to Chapter 

126 of Title X of this Code. 

Page 2 of 3Municode
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(9)

Useless curb cuts. If at any time a curb cut ceases to be functional, the curb shall be 

replaced and the approach removed by the adjoining property owner. No building 

permit shall be issued pursuant to Chapter 98 of this Code where, as a result of the 

construction, a curb cut would become nonfunctional, unless said permit provides for 

the replacement of the curb and removal of the approach. If a useless curb is not 

replaced by curbing and the approach removed, said work may be done by the City. 

The cost of said work shall be assessed in accordance with Chapter 13 of this Code 

against the site formerly served by the curb cut. 

Variance and exceptions. 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 variance or exception is in harmony with the general purpose 

and intent of this chapter. Appeals under this chapter shall be made in accordance 

with procedures outlined under Sections 5:99 and 5:102 of Chapter 55

(Ord. No. 57-66, 8-8-66; Ord. No. 50-69, 10-13-69) 
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