
Agenda 
Zoning Board of Appeals 

Council Chambers 
Wednesday, May 28, 2014 - 7:00 P.M. 

 
I. Call to Order 
 
II. Roll Call 
 

John Bailey, Chair     P A 
Rod Johnson      P A 
Tom Roach      P A 
Eric Seymour      P A 
Godfrey A. Udoji     P A 
 

 
III. Approval of Minutes 

 April 23, 2014 
 
IV. Purpose of Meeting 
 
V. Old Business 
 
VI. New Business 

 Use Variance:  512 N. Hamilton 
 Parking Variance:  50 Ecorse  

 

VII. Adjournment  
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ZONING BOARD OF APPEALS 
MEETING MINUTES 

April 23, 2014 
CITY COUNCIL CHAMBER 

7:00 P.M. 
 

 
1. CALL TO ORDER 
 
 The meeting was called to order at 7:06 p.m. 
 
II. ROLL CALL 
 
 Present: J. Bailey, R. Johnson, E. Seymour, N. Sandberg 
 
 Absent: T. Roach, G. Udoji 
   
 Staff:  T. Gillotti, Community Development Director  

N. Schuette, Executive Secretary 
 
III. APPROVAL OF MINUTES – November 21, 2013 
 

Commissioner Johnson moved to approve the minutes of November 21, 2013 as read 
(Support: E. Seymour) and the motion carried unanimously.  

 
VI. PURPOSE OF MEETING 
 

Commissioner Bailey stated that the purpose of the meeting is to appeal an 
administrative decision. 

  
VII. OLD BUSINESS 
 
 None 
 
VIII. NEW BUSINESS 
  

1. Kingdom Grace Ministries, 624 S. Mansfield, Suite C 
 
Ms. Gillotti, Community Development Director, stated this is an administrative appeal to 
a staff decision that was made on 15 January, 2014 that finds “churches, synagogues, 
and other religious buildings, facilities and services” are not an allowable use in the M1, 
Light Manufacturing Zoning District, under the provisions of Sec 122-233, with reference 
to Sec 122-422 and Sec 122-453 when it came to the attention of city staff that a 
church was located in the district.   She stated that the process is based on a staff 
decision which can be appealed.  It was related to a use in the M1 in the West 
Commerce Park.   There is a provision that if a use is permitted in one district and not in 
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another, then it is considered to be prohibitive.  In this case, churches or religious 
facilities are not allowed in industrial districts.  The M1 light manufacturing districted is 
designed to provide locations for wholesale activities, warehouses, and industrial 
operations, which produce minimal external impacts that are detrimental in any way to 
other uses in the district or to properties in adjoining districts.  Permitted uses in the M1 
light manufacturing district should be compatible with surrounding residential or 
commercial use, hence the reason for the decision. 
 
It is staff’s recommendation to uphold the original decision for the church use to not be 
allowed within that district.  There was an allowable office related use that was 
supposed to be connected to manufacturing but part of that administrative decision was 
that the use of a church is not the same as the office use that was previously approved. 
 
Some board members had questions on permitted uses, which Ms. Gillotti responded to 
in detail. 
 
Commissioner Johnson moved to open the public portion of the hearing (Support: N. 
Sandberg) and the motion carried unanimously. 
 
Brian Koepp, A. F. Smith Electric, 624 S. Mansfield – is the representative of the 
property, who was accompanied by the tenant.   They were not appearing to argue the 
merits of the Zoning Ordinance or in defense of staff’s decision; they would like a 
temporary variance to allow his tenant to finish out their two year lease, of which, there 
is only one year left.  This would give his company time to re-market the space and also 
allow the tenant to find another location.  While he does understand the need for 
zoning, in their case, every business in the industrial park is Monday thru Friday, 7:00 
a.m. to 5:00 p.m.   The church’s time of operation is Wednesday evenings and Sunday.  
The previous tenant that occupied that space was a church. 
 
Nikki Vick – explained they are a very small start-up church with the intent of moving 
on.  They would just like to finish out their lease. 
 
Commissioner Seymour moved to close the public portion of the hearing (Support: R. 
Johnson) and the motion carried unanimously. 
 
After further discussion by board members, Commissioner Johnson moved that the 
Zoning Board of Appeals affirm the administrative decision, with the following findings: 
 
1) Per the provisions of Sec 122-233, Sec 122-452 and Sec-453, “churches, 

synagogues, and other religious buildings, facilities and services” are not allowable 
uses in the M1, Light Manufacturing zoning district. 

2) The City Planner acted within the scope of the authority provided under Sec 122-32 
when issuing a notice of violation. 

 
The motion was supported by Commissioner Sandberg and carried unanimously. 
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2. Nomination of Officers 
 

Due to a vacancy of Vice Chair with the resignation of Mike Shecket, it was agreed 
that we should fill this position.  Commissioner Johnson moved to nominate 
Commissioner Udoji (support: E. Seymour) and the motion carried unanimously. 

 
3. Future Business 

 
Ms. Gillotti stated that there will be a meeting in May – one for a dimensional use at 50 
Ecorse and Use variance on N. Hamilton. 
 

IX. ADJOURNMENT 
  
Since there was no further business, Commissioner Sandberg moved to adjourn the meeting 
(Support: R. Johnson) and the motion carried unanimously.  The meeting adjourned at 8:00 
p.m.    



City of Ypsilanti 

Planning and Development Department 
 

23 May 2014 
 

Staff Review of Variance Application 
Hamilton House Engagement Center (Use Variance) 

512 N. Hamilton 
 

GENERAL INFORMATION 

Applicant: Charles E. Smith and Pamela Kekes 
11760 Weiman Drive 
Pinckney, MI 48169 

Project: Hamilton House Engagement Center 
512 N. Hamilton 
Ypsilanti, MI 48198 

Application Date: 11 April 2014 

Location: East side of North Hamilton, south of West Forest, north of 
Olive Street 

Zoning: R2 – One- and Two-Family Residential, H-OL Historic Overlay 

Action Requested: Approval of a use variance to permit a Substance Abuse 
Treatment Facility 

Staff Recommendation: Denial 

 
PROJECT AND SITE DESCRIPTION 
 
The applicant has applied for a use variance. This differs from a dimensional variance, as it 
requires findings not only that a hardship exists on the site but that desired use, not allowed in 
the district, is the sole means to relief of the hardship for the particular parcel in consideration.   
 
Parcel description 
The parcel is approximately 9,156 square feet in size, fronting on North Hamilton. There is an 
existing two-story residential building of ~ 2,500 square feet on the parcel.  The home was 
licensed by the State of Michigan as an Adult Foster Care home in 1973 and maintained that 
use until 2008.  The property has been owned by Charles E. Smith and Pamela Kekes since 
1973. They have either been involved with or leased to the operators of facility.  The property is 
currently leased to Washtenaw County Community Mental Health and the facility is operated by 
Home of New Vision, a 501(c) 3 non-profit.  
 
In 2008, the adult foster care home residents moved to a different facility.  The residents were 
older and the two-story residence no longer served their needs nor fit with the best practices of 
barrier-free homes for adult foster care.  Home of New Vision took over the residence and 
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began operations as an engagement center, a short-term crisis intervention boarding facility for 
adults with co-occurring substance abuse and mental health disorders.  The facility is an 
alternative to emergency room treatment for adults who have mental health disorders and are 
inebriated but not in need of medical treatment.  The engagement center operated under a 
continuation of the existing Adult Foster Care home license with the State of Michigan until 
January 1, 2011.  The engagement center decided to withdraw the state license as the services 
they offer do not require an adult foster care license.  The average length of stay is 4 days.  
The center has 8 beds and direct care staff 7 days week, 24 hours a day. 
 
During a rental certification reinspection of the property in 2013, City of Ypsilanti staff found the 
engagement center no longer was a state-licensed facility and found the use to be Boarding 
Substance Abuse Treatment Facility (see attached letter from Bonnie Wessler dated August 14, 
2013).  The property is zoned R2 – One- and Two-Family Residential, which does not permit a 
Boarding Substance Abuse Treatment Facility.  The site is in the H-OL Historic Overlay District 
as well. 

 
Figure 1: Subject Site Location  
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Figure 2: Site Close-up 

 
 
 

Figure 3: Land Use and Zoning of Surrounding Area 

 LAND USE ZONING 

NORTH 2-unit, 4-unit R2/H-OL 

EAST 2-unit, 4-unit residential R2/H-OL 

SOUTH 4-unit, single family residential R2/H-OL 

WEST single family – 2-unit residential R2/H-OL 
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ORDINANCE §122-272, §122-273 and §122-274   
 
The ordinance in Sec. 122-33 (a) states that 

… land uses are permitted specifically in the various zoning districts of this chapter.  
Where not specifically permitted, uses are thereby specifically prohibited unless 
construed to be similar to a use expressly permitted. 

 
Below are the lists of permitted, accessory, and special uses specific to the zoning district where 
this property is located. 
 
Sec. 122-272.  Permitted Uses. 
In R2 one- and two-family residential districts, no uses shall be permitted except the following: 
(1) Essential services. 
(2) Manufactured housing located and installed according to the same standards that would 

apply to a site-built, single- or two-family dwelling on the same lot. 
(3) Single-family detached dwelling units. 
(4) Two-family dwellings. 
(5) Gardens/community gardens, exempt from area regulations in section 122-275 but 

subject to the requirements in section 122-816. 
 
Sec. 122-273.  Permitted accessory uses. 
In R2 one- and two-family residential districts, uses or structures accessory to and customarily 

incidental to any permitted or special uses shall be permitted subject to the restrictions 
of the district regarding lot coverage, height and setbacks, and the restrictions in article 
XI, division 2 of this chapter regarding accessory structures and uses, including but not 
necessarily limited to: 

(1) Communication devices, subject to the provisions of article XI, division 3 of this chapter. 
(2) Family day care homes, adult foster care family homes, foster family homes, and foster 

family group homes, as defined by and subject to the provisions of section 122-773. 
(3) Garages and carports: A maximum of one private garage, the capacity of which shall not 

exceed three automobiles; and/or one carport, the capacity of which shall not exceed 
three automobiles; provided that the total combined capacity of all garages and carports 
may not exceed four automobiles. 

(4) Home occupations, as defined by and subject to the provisions of section 122-669. 
(5) Permitted signs, private off-street parking facilities, fences, walls, or privacy screens, 

subject to the provisions of this chapter. 
(6) Swimming pools, tennis courts, and other similar uses for the exclusive use of residents 

and their guests. 
(7) Toolhouses, sheds, and other similar buildings for the storage of domestic supplies. 
 
Sec. 122-274.  Special uses. 
The following uses may be permitted in R2 one- and two-family residential districts, subject to 

the conditions specified for each use, review, and approval of the planning commission, 
the imposition of special conditions which in the opinion of the planning commission are 
necessary to fulfill the purposed of this chapter, and the procedures set forth in article V 
of this chapter: 

(1) Bed and breakfast lodgings, subject to the specific provisions in section 122-778. 
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(2) Cemeteries on parcels of three acres or larger. All principal buildings and accessory 
buildings shall be set back at least 75 feet from all property lines. 

(3) Child care centers and group day care homes (not including dormitories), when not 
operated in conjunction with a private or public school or church/synagogue, subject to 
the specific provisions in section 122-779. 

(4) Churches, synagogues, and other religious buildings, facilities and services customarily 
incidental thereto, subject to the specific provisions in section 122-780. 

(5) Municipal, county, regional, and state service buildings and uses, subject to the specific 
provisions in section 122-795. 

(6) Private noncommercial recreational areas or social facilities, institutional or community 
recreational centers, and nonprofit swimming pool or tennis club, subject to the specific 
provisions in section 122-802. 

(7) Public and private educational institutions of post-secondary education, subject to the 
specific provisions in section 122-805. 

(8) Nursing homes, convalescent homes, and rest homes, subject to the specific provisions 
in section 122-796. 

(9) Restoration or replacement of legal non-conforming multiple apartment and/or 
roominghouse structures after removal, destruction, or severe damage of such structure 
pursuant to section 122-205 (5).  Planning Commission shall consider standards of 122-
165 and the specific provisions of section 122-812 in reviewing such application to 
restore a legally non-conforming multiple-apartment dwelling.  All Site Plan Review 
standards shall be applied to the fullest extent possible in the interest of improving 
compliance with current standards. 

(10) Schools: Elementary, junior and senior high schools, public, parochial, and private, 
subject to the specific provisions in section 122-805. This regulation shall not apply to 
home education of children belonging to the family residing on the premises 

 
STANDARDS §122-94(b) 
Standards for Variances.  A variance from the literal enforcement of this Ordinance may be 
granted by the Zoning Board of Appeals only if all of the following standards are met.   
 
(1) Literal enforcement of this Ordinance will pose practical difficulties to the applicant because 

of special conditions or circumstances which are very unique to the specific property such 
as: exceptional shallowness or shape of the property, exceptional topographic conditions, 
extraordinary situation of a building or structure, use or development of an adjacent 
property, or practical difficulties relating to the construction or structural changes on the 
site.  Mere inconvenience or a desire to attain higher financial return shall not itself be 
deemed sufficient to warrant a variance. 
 
The applicant notes that practical difficulty is found since the house is a large, 2-story 
residence set up for congregate use with a staff office.  They argue the house no longer 
follows best practices for single-story barrier-free adult foster care homes but is too large 
for a single-family residence.   
 
Other residences of similar size are in the surrounding neighborhood, but the use is rental 
housing, mostly catering to Eastern Michigan University students.  Boarding substance 
abuse treatment facilities are permitted as special land uses in the RO-Residential Office, 
B2-Community Business and B-4 General Business zoning districts. 
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(2) Such a variance is necessary for the preservation and enjoyment of a substantial property 

right enjoyed by other property owners in the same district under the terms of this chapter.  
Granting of the variance shall not confer upon the applicant any special privilege that is 
denied by this chapter to other land, structures, or buildings in the same district.  
 
There are currently no other substance abuse facilities with overnight boarding in the City of 
Ypsilanti.  Some adult foster care homes, which must be allowed as accessory residential 
uses by the Michigan Zoning Enabling Act, may offer similar services.  The R2 zoning district 
is a residential zoning district, and the substantial property rights enjoyed by other owners 
in the same district center around long-term residential living without services.   
 

(3) The alleged hardships or practical difficulties on which the variance request is based have 
not been created by any person presently having an interest in the property. 
 
The owners, lessors and operators of the engagement center chose to offer a service to 
meet a need they saw in the community.   
 

(4) The granting of the variance will not be detrimental to the public welfare or injurious to 
other property or improvements in the neighborhood in which the property is located. 
 
Conformance with the ordinance would serve the description and purpose of Division 3, R2 
One- and Two-Family Districts:  

“…The R2 one- and two-family residential district is designed as an intermediate density zoning 
district that allows for a variety of housing types, including two-family attached dwellings 

occupying a single lot. The regulations are intended to stabilize and protect existing 

neighborhoods and promote a suitable environment for family life. The R2 one- and two-family 
residential district shall provide most of the desirable residential characteristics of the R1 district, 

except for the slightly higher density.” 

 
Applicant has made the argument that the Adult Foster Care home and the subsequent 
engagement center has fit into the neighborhood for its 40 years of existence.   
 

(5) The allowance of the variance will result in substantial justice being done, considering the 
public benefits intended to be secured by this Ordinance, the individual hardships that will 
be suffered by a failure of the Board to grant the variance, and the rights of others whose 
property would be affected by the allowance of the variance. 
 
No individual hardships appear as though they will be suffered as a result of denial of this 
variance. 
 

(6) A variance granted shall be the minimum variance that will make possible a reasonable use 
of the land, buildings or structure. 
 
The applicant in their application argues that classification of the engagement center as a 
Substance Abuse Facility is incorrect.  While the program has short-term boarding, the 
applicant states it is a mental health program, for those with co-occurring mental and 
substance abuse disorders.  The traditional Adult Foster Care license from the State of 
Michigan does not always fit with the philosophy or services of the engagement center. 
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The definitions from Section 122-2 of “adult foster care facility”, “adult foster care family 
home” and “substance abuse treatment facility, boarding” are below: 
 
“Adult foster care facility. A governmental or nongovernmental establishment having as its 
principle function the receiving of adults, 18 years of age or older, for foster care in 
accordance with Act No. 218 of the Public Acts of Michigan of 1979,and the adult foster care 
administrative rules as administered by the state department of social services. It includes 
facilities and foster care family homes for adults who are aged, emotionally disturbed, 
developmentally disabled, or physically handicapped who require continuous supervision on 
an ongoing basis but who do not require continuous nursing care. The following four types 
of adult foster care homes are provided for by these rules: 
 
a. Adult foster care family home. A private residence with the approved capacity to receive 

not more that six adults who shall be provided foster care for five or more days a week 
and for two or more consecutive weeks. The adult foster care family home licensee shall 
be a member of the household and an occupant of the residence.”  (The other 
definitions are not included in this review since they are not permitted uses in the R2 
district) 

 
“Substance abuse treatment facility means: 
(1) Boarding. Any facility providing substance abuse treatment or preventive or addictive 
counseling, including the dispensing of or distribution of drugs as part of the treatment, 
where individuals receiving the treatment live on the premises for a period of time, including 
overnight stays.” 
 
The engagement center use does not match exactly any of the definitions.  The use 
variance requested has the following deviations from the definition of an adult foster care 
home: 
 

 The facility has the capacity to receive 8 adults, two more than the 6 allowed by the 
adult foster care home definition. 

 Care is provided for less than two weeks 
 The licensee is not necessarily a member of the household and an occupant of the 

residence 

 Supportive services are offered for individuals with both mental and substance abuse 
disorders.   

 
The variance requested is not the minimum.  The capacity could be reduced to 6 beds to be 
in line with the capacity of an adult foster care family home.  
 

(7) Variances from uses of land permitted in this chapter shall also meet all of the following 
standards: 

 
a. The property in question cannot be put to reasonable use without unnecessary hardship 
if permitted to be used only under the conditions allowed by the regulations in the district in 
which it is located. 
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The applicant has stated that the house cannot be put to a reasonable use for the permitted 
uses in the R2 district since it is a large, 2-story residence set up for congregate use with a 
staff office.  They state that a single-story barrier-free is need for adult foster care homes 
but is too house large for a single-family residence.  Houses of similar size are in the 
surrounding neighborhood, mostly used as rental housing for Eastern Michigan University 
students. 
 
b. The variation, if granted, will not alter the essential character of the area or 
neighborhood. 
 
The variation will not alter the essential character of the area or neighborhood.  The 
engagement center has operated since 2008 without complaint.  
 
c. The conditions upon which the petition for a variance is based is not applicable to other 
property within the same zoning classification. 
 
The property is unique in that it has been used as a foster care group home for almost 40 
years and then to a short-term boarding facility for those with co-occurring disorders.  
However, the physical size of the lot and house are similar to other property in the R2 
district.   
 

STAFF RECOMMENDATION 
Staff recommends the Zoning Board of Appeals deny the use variance permit a boarding 
substance abuse facility by 122-273 and 122-274, as submitted on April 1 2014, with the 
following findings: 
 
1. The applicant has shown insufficient practical difficulty under §122-94(b)(1). 
2. Such a variance is not necessary for the preservation and enjoyment of a substantial 

property right enjoyed by other property owners in the same district under the terms of the 
zoning ordinance, per the standards of 122-94(2). 

3. The practical difficulty being proposed is self-created, per 122-94(3) 
4. The allowance of the variance will not result in substantial justice being done, given the 

conditions spelled out in 122-94(b)(5). 
5. Denial of this variance does not preclude the applicant’s ability to put the property to 

reasonable use with a permitted use in the R2 district without unnecessary hardship, per the 
standards of 122-94(b)(7)(a). 

 

Teresa Gillotti 
Planner II, Community & Economic Development 
 
c.c. File  
 Applicant 
 Site designer 



































City of Ypsilanti 
Planning and Development Department 

 
23 May 2014 

 
Staff Review of Variance Application 

PARS Auto Sales 
50 Ecorse 

 
GENERAL INFORMATION 

Applicant: Jamal Garmo, Kuzana Enterprises LLC 
31600 W. 13 Mile Road, Suite 123 
Farmington Hills, MI 48334 

Project: PARS Auto Sales  
50 Ecorse 
Ypsilanti, MI  

Application Date: 17 April 2014 

Location: South-west corner of Ecorse and Michigan, east of Center Street 

Zoning: B4, General Business; EO, Entryway Overlay 

Action Requested: Approval of a non-use variance to reduce the number of 
required parking space by 43 spaces 

Staff Recommendation: Denial 

 
PROJECT AND SITE DESCRIPTION 
The parcel is 1.794 acres in size, fronting on Ecorse Road. There is an existing ~15,000 square 
foot retail building with three tenant spaces, a ~50 square foot auto sales building, and a 84-
space parking lot with an additional 10 spaces reserved for the display of used cars.  The 
applicant obtained special land use and site plan approval in January 2002.  A condition of the 
special land use approval limited the number of display vehicles to ten in the spaces designated. 
 
The property is zoned B4 – General Business, which allows outdoor sales of new or used 
automobile sales as a special use, with the outdoor display of vehicles being regulated by §122-
413(11).  Studies submitted by the applicant’s designer, “Futuristic Design Consultant, 
regarding the current use of the parking lot suggests the underutilization of spaces within the 
lot by the other two stores on-site.  The applicant wants the non-use variance to reduce the 
number required parking spaces for the retail building on the site, with the intent to apply for a 
special land use to use that space for outdoor automobile sales and display. As documented by 
the letters from the City attached, the applicant has parked automobiles for sale or display in 
the space designated for customer parking.    
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Figure 1: Subject Site Location  
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Figure 2: Site Close-up 

 
 

Figure 3: Land Use and Zoning of Surrounding Area 
 LAND USE ZONING 

NORTH Vet Clinic, Commercial Garage CI 
EAST Vacant Restaurant B4/EO 

SOUTH Public Housing, Other Residential RC 
WEST Parking area for services – SW 

Retail – Fast food – NW 
B4/EO 

B4 
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ORDINANCE §122-836(a)(7)  
Sec. 122-836. Table of required number of parking spaces. 

The minimum number of off-street parking spaces by type of use in all zoning district shall be determined 
in accordance with the following schedule: 

 

Use Spaces Per Unit 
of Measure 

All other retail or service uses not elsewhere specified 1 for each 200 square feet of gross floor area 
Motor vehicle sales and service establishments, trailer 
sales and rental, and boat showrooms 

1 for each 200 square feet of usable floor space of sales room, plus 1 
for every 500 square feet of outdoor sales area, plus 1 for each 1 auto 
service stall in service areas, plus 1 space per employee on the largest 
employment shift 

 
For the 15,000 square foot retail building, 75 spaces are required.  For the ~3,938 square foot outdoor 
sales area, 8 spaces are required plus one space for a single employee on the largest shift.  All existing 
84 spaces on the site are required by Section 122-836.  The variance requested is for over 50% 
of the required parking on the site. 
 
If the applicant submitted a special land use and site plan application in the future, the Planning 
Commission, under Section 122-832 (4) may grant a reduction of required parking space up to 
20%.  For this site, with the 20% reduction, 67 spaces would be required.   

 
STANDARDS §122-94(b) 
Standards for Variances.  A variance from the literal enforcement of this Ordinance may be 
granted by the Zoning Board of Appeals only if all of the following standards are met.   
 
(1) Literal enforcement of this Ordinance will pose practical difficulties to the applicant because 

of special conditions or circumstances which are very unique to the specific property such 
as: exceptional shallowness or shape of the property, exceptional topographic conditions, 
extraordinary situation of a building or structure, use or development of an adjacent 
property, or practical difficulties relating to the construction or structural changes on the 
site.  Mere inconvenience or a desire to attain higher financial return shall not itself be 
deemed sufficient to warrant a variance. 
 
The applicant notes that practical difficulty is found in the limited amount of space currently 
allocated to them in the lot, partially created by the curved frontage of the lot and the two 
driveways. The applicant also argues there is enough parking for current users in the 
complex with the proposed variance.  The photographs and study submitted by the 
applicant’s designer show the Dollar General Store using only 10 parking spaces at one time 
during business hours of 10:00 a.m. to 9:00 p.m.  They note the spaces in the southern 
portion of the site are almost always vacant.  One of the three spaces in the retail building 
has been vacant during the time of their study.  However, as noted above, neither mere 
inconvenience nor a desire to attain a higher financial return are sufficient to grant a 
variance.  This condition is not met. 
 

(2) Such a variance is necessary for the preservation and enjoyment of a substantial property 
right enjoyed by other property owners in the same district under the terms of this chapter.  

4 
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Granting of the variance shall not confer upon the applicant any special privilege that is 
denied by this chapter to other land, structures, or buildings in the same district.  
 
The variance is not necessary for the preservation and enjoyment of a substantial property 
right enjoyed by other property owners in the same district.  Parking is an accessory use 
and required for all uses.  The granting of the variance may indirectly confer upon the 
applicant a special privilege to have more outdoor automobile display and storage, if the 
special use to use those spaces are granted by the Planning Commission.  This condition is 
not met. 
 

(3) The alleged hardships or practical difficulties on which the variance request is based have 
not been created by any person presently having an interest in the property. 
 
The shape of the lot and the two driveways has not been created by the applicant or any 
person presently having an interest in the property.  However, the need for additional 
outdoor automobile sales and display is created by the applicant.  This condition is not met. 
 

(4) The granting of the variance will not be detrimental to the public welfare or injurious to 
other property or improvements in the neighborhood in which the property is located. 
 
Granting the variance could potentially increase the number of customers coming to the 
site.  If not fully occupied, the parking lot could become an area for illegal activity and/or 
undesirable activities.  
 
However, granting of the variance could result in a lack of parking on the site in the future.  
The parking study provided by the applicant does not account for the parking needs of 
vacant space adjacent to the pharmacy.  If a use with high customer turnover or parking 
requirements moves into the space, a lack of parking could result, causing business patrons 
to park off-site.  Ecorse has limited pedestrian crossings.  The lack of parking could 
endanger patrons parking off-site.  Also, existing and future businesses on the site and 
neighboring properties may lose customers coming via automobile if parking is not easily 
seen and accessed.   
 

(5) The allowance of the variance will result in substantial justice being done, considering the 
public benefits intended to be secured by this Ordinance, the individual hardships that will 
be suffered by a failure of the Board to grant the variance, and the rights of others whose 
property would be affected by the allowance of the variance. 
 
No individual hardships appear as though they will be suffered as a result of denial of this 
variance. This condition is not met. 
 

(6) A variance granted shall be the minimum variance that will make possible a reasonable use 
of the land, buildings or structure. 
 
The variance is for 43 parking spaces.  The display area in the applicant’s special use 
approval is for 10 spaces.  The applicant has not provided information as to whether 43 
spaces is the minimum needed.  The automobile storage could be limited to the 16 spaces 
directly behind the car dealership building.  The condition is not met. 

5 
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STAFF RECOMMENDATION 
Staff recommends the Zoning Board of Appeals deny the non-use variance request to reduce 
the number of required parking spaces by 43, as submitted on 17 April 2014, with the following 
findings: 
1. The applicant has shown insufficient practical difficulty under §122-94(b)(1). 
2. Such a variance is not necessary for the preservation and enjoyment of a substantial 

property right enjoyed by other property owners in the same district under the terms of the 
zoning ordinance, per the standards of §122-94(2). 

3. The practical difficulty being proposed is self-created, per §122-94(3) 
4. Denial of this variance does not preclude the applicant’s ability to continue to use the site as 

it is currently laid out. 
 
Teresa Gillotti 
Planner II, Community Development Division 
 
c.c. File  
 Applicant 
 Site designer 
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