
 
 Zoning Board of Appeals 

August 26, 2020 Regular Meeting 
 

STAFF REPORT 
 
Subject: ZBA 20-018; 18 Heatheridge Avenue 
 
Summary: 
Ibrahim Shunnar, property owner, is requesting a variance of 20 feet four inches from 
Table 5.17-1 Single-Family Residential Zoning District Dimensions. The owner is 
proposing to construct a 300 (20’x15’) square foot sunroom at the rear of the existing 
residence that will be 19.67 feet from the rear lot line if approved. The property is zoned 
R1B Single-Family and requires a minimum rear yard setback of 40 feet.  
 
Background: 
The subject property is in the Heatheridge neighborhood on a cul-de-sac lot east of 
Vinewood Boulevard. The existing residence was built in 1953 and is approximately 3,384 
square feet in size. The lot is 13,982 square feet in area. 
 
Description: 
The home is nonconforming as it does not meet the 40- foot rear setback. The rear façade 
of the residence is approximately 22 feet from the rear lot line. The proposed sunroom 
requires a variance because it further encroaches into the required rear setback.  
The sunroom is under construction; however, the Building Department issued a stop work 
order and the project is in a hold status. 
 
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 UDC.  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 applicant states that the property is nonconforming because it does not meet 

the front and rear setbacks which make it difficult to construct an addition to either 
of these two sides of the home.  

   
   
 (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 home was constructed in 1953 prior to the current setback requirements 
making any necessary improvements difficult to meet today’s current ordinance. 
The owner states that the sunroom will assist in diverting stormwater away from 
the garage and kitchen. 
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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 homeowner states that the abutting properties views of the sunroom are 
protected by a vegetated buffer between the properties. 
  

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

  
 With the home being nonconforming and having persistent stormwater issues 

these are two factors that were not self-created by the current owner. 
   
 (e). A variance approved shall be the minimum variance that will make possible 

a reasonable use of the land or structure. 
 
The requested variance is an additional two feet of encroachment into the rear 
setback than what is the existing nonconforming distance to the rear lot line. 

 
 
 
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 
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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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room will also solve storm water problem which seeps below existing kitchen and garage. 

Back setback Back setback

House was built in 1948. Front meets the 40 feet  

This house was built in 1948 before current setback requirements.  The lot is about 104 feet 
deep at the location of the sun room with about 44 feet of front setback. With the 40 feet back 
setaback, this leaves only 20 feet deep house. This is why the existing house is not conforming 
with the back setback. 

The storm water issue has been going on for along time. I attempted to solve several times 
using concrete to increase slope and cuts through the foundation but the problem persisted
See pictures.

The sunroom  does not result in a decrease in the minimum existing setback. 

Failure to manage stormwater will result in  seepage into the kitchen/garage areas which may 
cause damage to the subfloor in the kitchen

The sunroom will have the same setback as the existing house. We are separated by trees and 
vegetation.

Side setbacks are more than 30 and 17 feet.
House was not built with 40 feet front and back setbacks. 



Section 2 City of Ann Arbor Planning Services – Zoning Board of Appeals Application

REQUEST TO ALTER A NONCONFORMING STRUCTURE 

For the purposes of Article VI: Nonconformities Section 5.32.2 Nonconforming Structure, alteration is 
defined as any change in a Building that results in additional Floor Area being fit for occupancy, a greater 
number of dwelling or rooming units or an increase in the exterior dimensions of the Building.

A nonconforming structure may be maintained or restored, but permission to alter a nonconforming
structure will only be 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.

In the space below, describe the current use of the property, the proposed alteration, and the impact it 
would have on neighboring property. 

________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________
________________________________________________________________________________________

Please complete the table below as it relates to your request

Requirement Existing Condition Code Requirement 

Lot Area

Lot Width

Floor Area Ratio

Setbacks

Parking

Landscaping 

Other 
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