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STAFF REPORT 
 
Subject: ZBA 18-005; 615 East Huron Street 
 
Summary: 
Steve Dykstra Hobbs & Black Architects, representing property owners A.J. Capital 
Partners, is seeking a twenty-two foot ten (10) inch variance from the required one 
hundred thirty foot maximum tower diagonal. The variance will allow the construction of 
a new elevator shaft which will increase the building diagonal to one hundred fifty-two feet 
ten (10) inches. The owners are also seeking permission to alter a non-conforming 
structure to construct a new rooftop restaurant and lounge. The current building height is 
one hundred forty-seven feet seven (7) inches and the maximum allowable height is one 
hundred twenty feet. The overall building height will not increase, but the alteration will 
allow for expansion of the existing rooftop conditions. 
 
Background: 
The property is zoned D1, downtown district, and is located at the northwest corner of the 
East Huron Street and South State Street intersection. The current use of the property is 
a hotel and was built in 1970.  
 
Description: 
The applicant is proposing to construct a new elevator shaft to the east side of the building 
which will extend the existing non-conforming diagonal dimension of the tower to 152 feet. 
The maximum allowable diagonal dimension allowed by the zoning ordinance is 130 feet 
which was established in 2015 after the building was built. The new elevator shaft will 
provide accessibility to a new rooftop bar and restaurant area.  
 
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: 
 
(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 applicant states the diagonal requirement was added to the zoning ordinance 

after the subject building was constructed.  
  
 (b). That 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.  
 
 The applicant contends that installing a code compliant elevator shaft to the interior  
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of the building is not feasible. 
   
(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 applicant states the variance will have little impact on surrounding properties 
as the protrusion of the elevator shaft is minimal. The elevator shaft is six (6) feet 
six (6) inches in width and is a small increase when considering the entire building 
mass. 
 

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

 
 The intent of the code is to achieve slender tower structures. The existing building 

nearly complies and the proposed addition has minimal impact.  
 
(e). A variance approved shall be the minimum variance that will make possible 

a reasonable use of the land or structure. 
 

The variance requested is an approximate two (2) percent increase to the existing 
dimension and will not be a noticeable increase in massing. 
 
 

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. 

 
Permission is being requested in order to construct a rooftop bar with an outdoor deck 
area.  The existing building exceeds the allowable East Huron 1 character district overall 
building height of 120 feet. The ordinance was amended on July 20, 2015 to reduce 
building heights in this downtown district from 150 feet in height. The proposed height will 
not exceed the height of the existing mechanical equipment rooms. The proposed 
addition will be oriented to the south, opposite from the neighboring properties. The 
existing building height will not increase.  
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Respectfully submitted, 
 

 
 
Jon Barrett 
Zoning Coordinator 
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