CITY OF YPSILANTI
Zoning Board of Appeals MEETING
Monday, March 14, 2022 @ 7:00 PM
Ypsilanti Freighthouse
100 Market Place, Ypsilanti, MI 48198
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PUBLIC NOTICE

§ CITY OF YPSILANTI
& ZONING BOARD OF APPEALS SPECIAL MEETING
Viersity. (HYBRID IN-PERSON/VIRTUAL MEETING)

The Zoning Board of Appeals will hold a special meeting in the hybrid in-person/virtual meeting format,
on Monday, March 14, 2022 at 7 p.m. at the Ypsilanti Freighthouse (Café Room), 100 Market PI, Ypsilanti,
MI 48198. The meeting is being held in this manner in order to prevent the spread of COVID-19.

The purpose of the special meeting is to hold a public hearing, review, and make a decision on an
application for a variance for 12 E Forest Ave. Specifically, the variance requests relief from the parking
side setback requirements in Section 122-432(a)(2).

The meeting can be attended in person at the Ypsilanti Freighthouse, or through the below link, or through
the below toll free numbers.

March 14, 2022 Zoning Board of Appeals Special Meeting Virtual Access Link

https://us02web.zoom.us/j/81167916790?pwd=VVZIc1JORTBsVk1DWkInV1IBN052QT09

When prompted, enter Passcode: 571100
When prompted, enter Meeting ID: 811 6791 6790

March 14, 2022 Zoning Board of Appeals Special Meeting Toll Free Phone Number Access

877 853 5257 US Toll-free
888 475 4499 US Toll-free

When prompted, enter the Meeting ID: 811 6791 6790, followed by the Passcode: 571100, followed by #, press #
again to be connected.

The public will be able to make comment during the Public Hearing. To address the Zoning Board of Appeals, meeting
participants will need to “raise their hand” to indicate they want to speak.

To raise your hand while participating online, click the “Raise Hand” icon at the bottom of the Zoom Screen or press
*9 via phone. After you raise your hand you will be informed when it is your turn to speak, and your microphone will
be unmuted at that time. Your microphone will be muted again when you have finished your comments or when your
speaking time has expired.

Instructions for Persons with Disabilities

Persons with disabilities who need accommodations to effectively participate in the meeting should contact the City
Clerk, Andrew Hellenga at ahellenga@cityofypsilanti.com by 5:00 p.m. on the day before the meeting to request
assistance.

City Clerk's Office
One South Huron Street
Ypsilanti, Michigan 48197
(734) 483-1100
Andrew Hellenga
City Clerk
Posted: March 10, 2022
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Special Meeting Agenda
Ypsilanti Zoning Board of Appeals

Monday, March 14 2022 - 7:00 P.M.
Ypsilanti Freighthouse
100 Market Place, Ypsilanti, MI 48198

I Call to Order

II. Roll Call
Jake Albers, Chair P A
Jessica Donnelly P A
Georgina Hickey P A
Tom Roach P A
Jason Ringholz alternate P A

III. Approval of Minutes
e January 27, 2021

IV. Purpose of Meeting

V. Old Business
VI. New Business
e 12 E Forest Ave Variance
Public Hearing

e Approval of 2022 Meeting Schedule

VII. Adjournment
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MEETING MINUTES
Zoning Board of Appeals
Wednesday, January 27, 2021 - 7:00 P.M.

Please be advised that due to COVID-19, City Hall will not be open to the public. This
meeting will be held electronically on a video conferencing application. The access code
is posted in the Public Notice on www.cityofypsilanti.com and attached in the packet.

II.

III.

IV.

VI.

Call to Order

Roll Call

Jake Albers, Chair

Jared Talaga, Vice Chair
Heather Khan

Jason Ringholz

Tom Roach

W U U TUO>

Georgina Hickey alternate P

Approval of Minutes
e November 30, 2020 Special Meeting

Motion to approve the November 30, 2020 minutes.
Offered by: Roach; Seconded by: Khan
Approved: Yes-5; No-0;

Motion carried.

Purpose of Meeting
Old Business

New Business
e 902 W Michigan Ave — Variances
e Public Hearing

Motion to open the public hearing.
Offered by: Hickey; Seconded by: Roach
Approved: Yes-5; No-0;

Motion carried.

Motion to close the public hearing.

Offered by: Roach; Seconded by: Ringholz
Approved: Yes-5; No-0;

Motion carried.

Motion to deny the variance request from §122-484(c) to permit less than 60% ground floor
transparency at 902 W Michigan Ave with the following findings:

1. There are not practical difficulties because of special conditions or circumstances which are
unique to the specific property.

2. Granting of the variance would confer upon the applicant a special privilege that is denied
by this chapter to other lands, structures, or buildings in the same district.

3. The alleged practical difficulties on which the variance request is based have been at least
partly created by the present owner.

4. The granting of the variance will be detrimental to the public welfare in the neighborhood
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VII.

in which the property is located.

5. The allowance of the variance would not ensure substantial justice being done, considering

the public benefits that the zoning ordinance and planning efforts propose.

6. The variance request is not the minimum necessary.
Offered by: Khan; Seconded by: Roach

Approved: Yes-5; No-0;

Motion carried- variance denied.

Motion to approve the variance request from §122-695(c) to permit a loading space within 50
feet of a property zoned CN-Mid with the following findings and conditions:

Findings:
1. Literal enforcement of the zoning ordinance poses practical difficulties regarding the

2.

3.

4.

5.

6.

placement of a loading space at least 50 feet from the adjacent residential lot.

Granting of the variance would not confer upon the applicant a special privilege that is
denied by this chapter to other lands, structures, or buildings in the same district.

The practical difficulties of the site have not been created by the present owner of the
property.

The granting of the variance shall not be detrimental to the public or injurious to the
nefghboring properties, especially considering screening with a six foot high masonry wall.
The allowance of the variance would ensure substantial justice being done, considering
the difficulty and potential problems in placing the loading space elsewhere.

The variance request is the minimum necessary.

Condiition. The rear property line be screened using a six feet high masonry wall.
Offered by: Roach; Seconded by: Ringholz

Approved: Yes-5; No-0;

Motion carried- variance approved.

Adjournment

Motion to adjourn.

Offered by: Roach; Seconded by: Khan
Approved: Yes-5; No-0;

Motion carried.
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City of Ypsilanti
Community and Economic Development Department

March 14, 2022

Staff Review of Variance Request
12 E Forest Ave

GENERAL INFORMATION

Applicant: Ypsilanti Warehouse LLC
Project: 12 E Forest Variance
Public Hearing Date: March 14, 2022
Location: 12 E Forest Ave

(Parcel ID# 11-11-04-461-002; Legal Description: BEG AT NE COR LOT 305
NORRIS & CROSS ADDITION, TH S 120.78 FT, TH S 89-23-00 W 29.00 FT, TH S 49.50 FT, TH S 89-
23-00 W 51.52 FT, TH S 18-30-00 E 88.30 FT, TH N 89-23-00 E 19.95 FT, TH S 56.27 FT, TH S 67-
59-20 W 25.11FT, TH S 26-42-35 E 55.30 FT, TH S 68-02-35 W 60.15 FT, TH S 44-30-17 E 194.47
FT, TH E 11.00 FT, S 54.97 FT, TH S 48-44-24 E 43.69 FT, TH S 52-48-30 W 68.44FT, TH N 37-11-
30 W 505.83FT, TH 168.65 FT ALNG ARC OF CURV-RT- RAD 438.79 FT - CH N 26-10-51 W 167.61
FT, TH 28.59 FT ALNG ARC OF CURV-RT- RAD 133.85 FT- CH N 09-03-01 E 28.54 FT, TH N 33-36-14
W 17.81 FT, TH N 71-52-30 E 218.19 FT, TH N 89-23-00 E 142.39 FT TO THE POB. BEING LOT 306

& PART OF LOTS 305, 308 & 309 NORRIS & CROSS ADDITION, ALSO ADJ VAC FURNACE ST)
Zoning District: Production, Manufacturing, Distribution (PMD)

Action Requested: Approval of variance: specifically a variance from section 122-
432(a)(2) to permit parking within the required parking setback in two
general areas- the western lot line in the northern portion of the site,
and the western lot line in the southern portion of the site.

Staff Recommendation: Approval with conditions

PROJECT AND SITE DESCRIPTION

The 12 E Forest Ave property is the former Michigan Ladder building and property. It had been used as a
manufacturing facility for many decades before closing last year. The redevelopment plans for the site entail
parking surfacing improvements, stormwater management, landscaping, a fagade renovation, and more. The
variances requested tonight feature two general areas- the western lot line in the northern portion of the site,
and the western lot line in the southern portion of the site. In both cases, the parking spaces actually encroach
the MDOT rail right-of-way. In the southern portion, the parking encroaches by only a few feet, if not inches, but
is located 17.94' from the railroad at its nearest point. In the northern portion, the parking encroaches by
approximately 26’ but is located at least 21.24' from the railroad at its nearest point.
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Variance Staff Review | 12 E Forest Ave | March 2022

e The applicant must receive site plan review approval and special use permit approval by the Planning
Commission. These items are placed on the March 16™ Planning Commission agenda.

e The applicant must receive approval by MDOT in order to proceed with the site plan. It should be noted
that variance or site plan approval does not guarantee MDOT permission.
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Variance Staff Review | 12 E Forest Ave | March 2022

Figure 1: Subject Site Location (2020 Aerial)
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Variance Staff Review | 12 E Forest Ave | March 2022

Figure 2: Photo of site from E Forest Ave (Google Street-view, July 2021

Figure 4: Land Use and Zoning of Surrounding Area

LAND USE ZONING
NORTH Warehousing PMD
EAST Residential CN-SF
SOUTH Residential/Parking CN-SF/C
WEST Railroad/Frog Island Park Park
4
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Variance Staff Review | 12 E Forest Ave | March 2022

ORDINANCE §122-432(a)(2

§122-432(a)(2)

Sec. 122-432. Non-use and Dimensional Regulations.

(a) OVERALL SITE REGULATIONS

Also subject to Article VI

(1) Maximum Lot Coverage
All imnervious surfaces A%

(2) Parking Location and Setbacks

Front & street side yard | 10 feet

Side and rear yards 10 feet
From adjacent R-1, CN- 15 feet

SF, CN-Mid, CN, MD
districts
M

ermine e use al
(5) Outdoor Lighting
See Section 122-609
(6) Landscaping

See section Article VI, Division 3 for additional guidelines regarding landscaping.

Conflicting Land Use From adjacent | Section 122-634.

Screening R-1, CN-SF, Screening must be a solid wall or fence constructed of
CN-Mid, CN, face brick, poured-in-place simulated face brick, precast
MD, HHS brick face panels having simulated face brick, stone, or
districts wood.

Greenbelt * Must be provided along the front yard and any street side yard.

* Must be landscaped with a minimum of one (1) tree for every thirty
(30) feet of frontage. No evergreens.

* No less than 10’ deep

« Remainder must be landscaped in grass, ground cover, shrubs and
other natural landscape materials.

e Access drives from public rights-of-way through required greenbelts
are permitted, but such drives may not be subtracted from the
dimension used to determine the minimum number of trees required.

The variance request involves parking areas that are within 10 feet of the side lot line.
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Variance Staff Review | 12 E Forest Ave | March 2022

STANDARDS §122-370(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 chapter will pose practical difficulties to the applicant
because of special conditions or circumstances which are 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 difficulties relating to 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 practical difficulties involve the minimal amount of site area possible for paving a parking lot in
accordance with the Zoning Ordinance’s standards. The lack of area is a result of the existing
building’s shape and large footprint, combined with lot lines that are deceptively close to the
building due to the uniquely large width of the railroad right-of-way.

Staff Recommendation: Standard met.

(2)Such 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 lands, structures, or buildings in the
same district.

The unique width of the railroad right-of-way is larger on the north side of the site than at many
other points along the railroad corridor. Based on the survey and site plan, if the applicant adhered
to the zoning ordinance the closest a parking space could be to the railroad track is approximately
28 feet. The site plan proposes one parking space at about 17.94’ at the closet distance to the
railroad track’s outer extents, but all of the spaces in the northern portion of the site are at least
21.24' from the railroad’s outer extents. There are a few instances throughout the City where
vehicles park within the aforementioned 28’ distance, so in staff’s opinion the granting of the
variance would not confer the applicant a substantial privilege.

Staff Recommendation: Standard met.
(3)The alleged practical difficulties on which the variance request is based have not been
created by any person presently having an interest in the property.

The building has been around for over 120 years. Due to the limited open space throughout the
site, parking spaces with adequate maneuvering lanes to code are practically impossible.

Staff Recommendation: Standard met.
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Variance Staff Review | 12 E Forest Ave | March 2022

(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.

The parking variance should not create an injurious situation to other properties or improvements
in the neighborhood. Parking has occurred in this area since at least 1969, based on the
MapWashtenaw GIS map’s aerial imagery. The only reason this case is before the ZBA, and then
before the Planning Commission is because there will be a change of use and the applicant intends
to pave the asphalt parking lot to accommodate the change of use.

The implementation of the variance will only occur if MDOT grants the applicant license to encroach
their right-of-way.

Staff Recommendation: Standard met.

(5)The allowance of 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 Zoning Board of Appeals to grant the variance, and
the rights of others whose property would be affected by the allowance of the variance.

The granting of the variance would allow the property to continue to do what has been done for
decades- park in the side yard within the scope of the right-of-way. The reason this parking area is
not acknowledged as a (legal) nonconformity is because it was unimproved and a site plan
documenting the parking area cannot be found on file. Previous site planning likely took place prior
to site plan review requirements.

Besides a similar production-related use to the ladder company, it is unlikely this building could suit
any other uses unless parking setbacks were to be reduced by a variance, or unless an applicant
were to propose waivers (bicycle parking, bus stop, etc.) to reduce nearly all of the parking. This
issue could make the building practically unusable in the future, and can be negative effects to a
building and site sitting vacant for a long time.

Additionally, the granting of the variance will allow the site plan to be developed in a way that
improves the site and improves the surrounding area, by implementing orderly parking, as well as
by implementing stormwater management strategies and landscaping for the first time.

Staff Recommendation: Standard 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 a reasonable request because the applicant has already reduced their total number
of employees in order to provide less parking in accordance with the parking calculation standards
of 122-691. Additionally, per 122-685 of the zoning ordinance, the applicant provides 22’ of

maneuvering lane width, which reduced the space to develop the parking spaces.

Staff Recommendation: Standard met.
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Variance Staff Review | 12 E Forest Ave | March 2022

STAFF RECOMMENDATION

Staff recommends the Zoning Board of Appeals approve the variance request from 122-432(a)(2) to
permit parking within the required 10’ west side setback at 12 E Forest Ave in accordance with the site
plan dated March 10, 2022, with the following findings and conditions:

Findings:

1. Literal enforcement of the zoning ordinance poses practical difficulties. (§122-370.b.1)

2. Granting of the variance would not confer upon the applicant a special privilege that is denied
by this chapter to other lands, structures, or buildings in the same district. (§122-370.b.2)

3. The practical difficulties of the site have not been created by the present owner of the property.
(8§122-370.b.3)

4. The granting of the variance shall not be detrimental to the public or injurious to the
neighboring properties. (§122-370.b.4)

5. The allowance of the variance would ensure substantial justice being done. (§122-370.b.5)

6. The variance request is the minimum necessary. (§122-370.b.6)

Conditions:
1. The parking setback encroachment shall not exceed the distance presented in the site plan
dated March 10, 2022.
2. The parking setback variance shall be for the west side setbacks only.
3. The applicant shall receive permits/authorization by MDOT to encroach into the right-of-way.
4. The variance shall become null and void if no building permit or no construction is started
within one year of the approval date of the variance per 122-370(d).

Andy Aamodt
City Planner, Community & Economic Development Department

c.C. File
Applicant
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OWNER/APPLICANT

12 E. FOREST AVE SITE REDEVELOPMENT

CITY OF YPSILANTI, WASHTENAW COUNTY, Mi
PRELIMINARY SITE PLAN AND SPECIAL LAND USE

YPSILANTI WAREHOUSE LLC

CONTACT: ABDUL SALEH

ENGINEER/SURVEYOR/LANDSCAPE ARCH.

MIDWESTERN CONSULTING, LLC

3815 PLAZA DR

ANN ARBOR, M| 48108
CONTACT: TED P. HIRSCH
734—995-0200

ARCHITECT

DESIGNSTRUCT, INC.
23617 JOHN R RD

HAZEL PARK, Ml 48030
CONTACT: STEVE DUMONT
248-547-1500

SITE DATA
| Existing Allowed/ Required Proposed
Zoning
Zoning District PMD - Production, Manufacturing, PMD - Production, Manufacturing, and PMD - Production, Manufacturing, and
and Distribution Distribution Distribution
Special Land Use Vacant Building Marihuana Facilities Marihuana Facilities
growing and/or processing, growing and/or processing,
microbusiness, secure transporter, microbusiness, secure transporter,
excess grower excess grower
Site Area (gross) 119,210 sf NA sf 119,210 sf
2.74 acres NA Acres Min. 2.74 acres
Site Area (net) 119,210 sf (determined by use, parking, loading, 119,210 sf
screening, and yard setbacks)
(less Road ROW, Road easement, lake) 2.74 acres NA Acres Min. 2.74 acres
Min. Lot Width 345 ft (determined by use, parking, loading, 345 ft
screening, and yard setbacks)

Marihuana Specific Requirements

1,000ft radius from boundaries to schools and existing marihuana facilities

2037ft to nearest school

500ft from existing marihuana facilities

No existing facilities within 500ft

Building

Gross Floor Area 61275 sf NA |sf 61275 sf
Maximum Lot Coverage 51.4 % see impervious surface coverage 51.4 %
Maximum Floor Area Ratio 102.8 % NA % 102.8 %
Maximum Height 17 ft-4in 60 ft 17ft-4in
Historic District Requirements TBD

Building Setbacks
Front Varies; within Forest ROW 25 fit* Varies; within Forest ROW

(exist nonconforming)

(exist nonconforming)

Side

2ft - west (exist nonconforming)
13ft - east (exist nonconforming)

15 ft * 2ft - west (exist nonconforming)
13ft - east (exist nonconforming)

Rear

Aft-south (exist nonconforming)

20 ft'* 4ft-south (exist nonconforming)

Adjacent to CN-SF

Varies - 4ft min. (exist
nonconforming)

25 ft * Varies - 4ft min. (exist nonconforming)

* increase by 1 ft per ft building ht over 30ft

Impervious Surface Coverage

Maximum Lot Coverage 78.07 % 90 % 76.09 %
Vehicular Parking
Design Standards NA Parking Space Dimensions: 9ft x 18ft Parking Space Dimensions: 9ft x 18ft
Aisle Width: 22ft Aisle Width: 22ft
Setbacks Varies (exist nonconforming) Front/Side/Rear: 10 feet Varies - waiver/variance requested
Adj to CN-SF: 15 ft
Required Parking Existing unstriped parking - number 42 spaces 49 spaces

of spaces unknown

assembly, processing, manfacturing

5 plus 1 for 1.5 employees; or 1 per 1,000sf
gfa and 1 per 300sf office

5+ (56 /1.5) = 42 spaces; or

61,275 sf / 1,000 sf = 61 spaces

Required Loading 5 spaces 3 |spaces 5 spaces
commercial, industrial, institutional 2,000-4,999sf - 1 SITE MAP
5,000-19,999sf 1
20,000-49,999sf - 2 SCALE : NTS
50,000-79,999sf - 3
- PROJECT NARRATIVE
150,000sf+ - 5 plus one per 50,000sf over YPSILANTI WAREHOUSE LLC IS REQUESTING THE NECESSARY APPROVALS AND PERMITS TO ALLOW FOR A PROPOSED RE—USE PROJECT AT 12 E FOREST AVENUE. THE SITE WAS HISTORICALLY
150,000sf USED BY THE MICHIGAN LADDER COMPANY AND IS CURRENTLY VACANT. THE PROPERTY INCLUDES AN EXISTING WAREHOUSE BUILDING OF APPROXIMATELY 63,605 SF, AS WELL AS THE
Bicycle Parking ASSOCIATED ACCESS DRIVES, PARKING AREAS, AND LOADING DOCKS. THE PROPOSED PROJECT INCLUDES INTERIOR RENOVATIONS TO THE EXISTING BUILDING AND MINOR SITE MODIFICATIONS
NA ey it el RN Syeaas sl 2 12 — FOR USE AS A MARIHUANA GROWING, PROCESSING, AND TESTING FACILITY.
minimum = 42 / 5 =9 spaces
THE EXISTING SITE IS 2.74 ACRES IN SIZE AND IS ZONED PMD: PRODUCTION, MANUFACTURING, AND DISTRIBUTION. EXCESS MARIHUANA GROWERS, MARIHUANA GROWING AND/OR PROCESSING
FACILITIES, MARIHUANA MICROBUSINESSES, AND MARIHUANA SECURE TRANSPORTERS ARE ALL PERMITTED AS SPECIAL LAND USES IN THE PMD ZONING DISTRICT. THE EXISTING BUILDING WILL
REMAIN AND WILL UNDERGO INTERIOR RENOVATIONS TO ACCOMMODATE THE PROPOSED MARIHUANA FACILITY. THE PROPOSED USE WILL MEET ALL STATE AND LOCAL REQUIREMENTS FOR
MARIHUANA FACILITIES. SITE WORK WILL INCLUDE RESURFACING OF THE EXISTING GRAVEL DRIVES WITH ASPHALT, DESIGNATION OF STRIPED PARKING SPACES, STORMWATER MANAGEMENT
SYSTEM IMPROVEMENTS, AND INSTALLATION OF ADDITIONAL LANDSCAPING.
THE BUILDING WILL BE SEPARATED INTO SEVEN SEPARATE SUITES. ONE SUITE WILL BE USED FOR PROCESSING, ONE SUITE WILL BE USED AS A SAFETY COMPLIANCE TESTING LABORATORY,
AND THE REMAINING FIVE SUITES WILL BE USED FOR GROWING. EACH SUITE IS EXPECTED TO EMPLOY 8 PEOPLE, SO A TOTAL OF 56 EMPLOYEES IS ANTICIPATED FOR THE OVERALL FACILITY.
ALL TRASH AND/OR WASTE PRODUCTS WILL BE SECURELY STORED INSIDE THE BUILDING AND WILL BE COLLECTED VIA SECURE TRANSPORT AND DISPOSAL VEHICLES.
WATER AND SANITARY SEWER SERVICE WILL BE PROVIDED TO THE BUILDING FROM EXISTING UTILITY CONNECTIONS. STORMWATER MANAGEMENT FACILITIES DO NOT CURRENTLY EXIST FOR THE
SITE, BUT A NEW UNDERGROUND DETENTION SYSTEM AND BIORETENTION AREA ARE BEING PROVIDED AS PART OF THE PROPOSED SITE IMPROVEMENTS TO HELP MANAGE STORMWATER
RUNOFF. ACCESS TO THE SITE WILL BE PROVIDED VIA TWO EXISTING CURB CUTS ON FOREST AVENUE AND NORRIS STREET. BOTH EXISTING CURB CUTS WILL BE REDUCED IN WIDTH TO
BRING THE SITE INTO COMPLIANCE WITH CURRENT ACCESS MANAGEMENT STANDARDS.
The underground utilities shown have been located from field survey information and existing records. DUE TO THE AGE OF THE EXISTING BUILDING AND SITE FACILITIES, THE SITE INCLUDES SEVERAL EXISTING NONCONFORMITIES, INCLUDING BUILDING AND PARKING SETBACK ENCROACHMENTS.
tT:: :g;;ey:irtr;]w:rkeisnggergg?g:nct)fegb:g:g;nége ggge;fj;s:;grUHH;ejfsdgggwgofowg;r'z:tGt'r'meerU:r']ée'rt_;gur']g THE PROPOSED PROJECT IS REQUESTING A WAIVER FOR THE EXISTING BUILDING ENCROACHMENTS, AS WELL AS VARIANCES FOR THE ENCROACHMENTS INTO THE REQUIRED PARKING SETBACKS.
Utilities shown are in the exact location indicated. Although the surveyor does certify that they are ADDITIONALLY, APPROVAL WILL BE SOUGHT FROM THE HISTORIC DISTRICT COMMISSION FOR REUSE OF THE EXISTING FACILITY.
located as accurately as possible from the information available.
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2 EXISTING CONDITIONS — BOUNDARY, MCLLC PDF.pc3

The surveyor further does not warrant that the underground

Midwestern Consulting L.L.C. All rights reserved. No part of this drawing may be used or reproduced in any form or by any means, or stored in a database or retrieval system, without prior permission of Midwestern Consulting L.L.C.
location indicated. Although the surveyor does certify that they are

either in—service or abandoned.

utilities shown are in the exact

© 2022
The surveyor makes no guarantees that the underground utilities shown comprise all such utilities in

The underground utilities shown have been located from field survey information and existing records.
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City of Ypsilanti
Planning & Development Department

One South Huron - Ypsilanti, MI 48197
Phone: (734) 483-9646
www.cityofypsilanti.com

VARIANCE APPLICATION
INCOMPLETE APPLICATIONS WILL NOT BE ACCEPTED.

Applicant
Name
Ypsilanti Warehouse LLC
Address
Property
Address o Parcel ID
12 E Forest Avenue, Ypsilanti, Ml 48198 11-11-04-461-002 and 11-11-04-461-006

Property owner*
Michigan Ladder Properties LLC

Attach an accurate, scaled drawing of the property showing:
e All property lines and dimensions
e Location and dimensions of all existing and proposed structures and uses on the property
e Any roads, alleys, easements, drains, or waterways which cross or abut the property and lot area and setback
e Dimensions necessary to show compliance with the regulations of this ordinance.

*If applicant is not the property owner: applicant must attach property owner’s written, notarized authorization of application.

Request for Variance: Please attach additional pages to the application if needed.

Name and description of proposed project

12 E Forest Avenue Site Redevelopment: This proposed redevelopment project involves renovations to the existing warehouse building
and minor site modifications for use as a marihuana growing, processing, and testing facility. Proposed site improvements include

resurfacing of the existing gravel drives with asphalt, designation of striped parking spaces, stormwater management system
improvements, and installation of additional landscaping. Drive aisles and parking spaces encroach into the required parking setbacks
i areas

Section of Zoning Ordinance (chapter, article, section, subsection format, please)

Chapter 122, Article IV, Sec. 122-432(a)(2)

Explain how the proposed project is contrary to ordinance

The existing parking areas on site are located within the required parking setbacks, however, these parking areas are not formally striped and there is no
site plan on file with the City to document the nonconformity. The proposed redevelopment project would resurface the existing gravel drives and
parking areas with asphalt, and provide striped parking areas conforming to current Ordinance requirements. The parking areas will continue to

encroach into required parking setbacks along the western property line (adjacent to the Penn Central Railroad property). Additionally, the new parking
area being constructed on the east side of the site will encroach into the required parking setback by 5.5 ft on the north side and by varying amounts on
the south side (encroachment of 11.34 ft at closest point).

Explain the unique conditions/circumstances to the property and why compliance with the ordinance will pose practical difficulties.

The existing curb cut onto E Forest Avenue is located on the property line, with a portion of the drive on the 12 E Forest
Avenue parcel and a portion on the Penn Central Railroad property. This existing drive, and all parking spaces located

on the south side of the drive, are located within the required parking setback and partially on the Penn Central Railroad
property. Due to the existing drive and building locations, nearly all of the parking near the northwest corner of the

Last modified 17 March 2020 Page 3 of 5
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building is located within the required parking setback. On the south side of the site, near the existing drive onto Norris
Street, the property lines converge as they move northward thereby creating a pinch point where the area that meets the
parking setback requirements is only 20.5 ft wide. This is not even wide enough for a standard 22-ft wide drive aisle, let
alone any parking. Similarly, the new parking area on the east side of the site, farther north along Norris Street, is
. I i . hi cut i .
narrow to construct even one driveway wrth a single row of parking. Finally, the eX|st|ng parklng areas on SIte are Iocated
he ki fi

with the City to document the nonconformlty The proposed redevelopment project wouId resurface a portlon of these
existing gravel drives and parking areas with asphalt, maintaining a site condition that has existed for decades.

Explain how the variance will not grant a special privilege that is not similarly enjoyed by other properties in the same district.

The variance will not grant a special privlege to this property. This is an historic site with a building and site conditions
that have remained largely unchanged for decades. Historic aerial imagery accessible on the Washtenaw County GIS
website (MapWashtenaw) shows vehicles parking in the areas along the property line and on the adjacent property as far
back as 1966 The exrstlng parklng areas on srte are Iocated wrthln the requrred parkrng setbacks however these

due to the hrstorlc nature of the property. The proposed redevelopment project would resurface a portlon of these
existing gravel drives and parking areas with asphalt, maintaining a site condition that has existed for decades

Have the practical difficulties been created by any person presently having an interest in the property?

No, the practical difficulties have not been created by any person having an interest in this property. The proposed parking
is consistent with how the property has historcally been used, however, the existing parking areas are not formally striped
and there is no site plan on file with the City to document the nonconformity.

Will the granting of the variance be detrimental to the public welfare or neighborhood properties?

No, granting of the variance will not be detrimental to the public welfare or neighborhood properties. The proposed
parking is consistent with how the property has historically been used. Additionally, the majority of the parking
encroachments are located along the wetsrn property line, adjacent to the Penn Central Railroad property.

Will the granting of the variance result in substantial justice being done, public benefits, and individual hardships solved, while
protecting the rights of other properties?

Yes, granting of the variance will result in substantial justice being done, public benefits, and individual hardships solved, while protecting the rights of
other properties. Due to the exising building size, location, and site configuration, there is nowhere that the required number of parking spaces could be
provided on site without requirng a variance, regardless of the proposed use. The existing drives and parking areas on site are located within the
required parking setbacks, however, these parking areas are not formally striped and there is no site plan on file with the City to document the
nonconformity, largely due to the historic nature of the property. Granting of the requested variance to allow for parking within the required parking
setbacks would allow for renovation and reuse of this existing vacant site. In addition to providing paved drive aisles and parking areas, the proposed
project would include enhancements to the building facade and roof, and installation of site landscaping to beautify the site and provide enhanced
screening for adjacent properties. Additionally, there are currently no stormwater management facilities on site. The proposed project would construct
an undergound detention system to manage stormwater runoff as well as a bioswale to promote treatment and infiltration.

Is this variance request the minimum variance that will make possible a reasonable use of land, buildings, or structure?

Yes, the variance request is the minimum that will make possible a reasonable use of the land, building, and structure. The existing
drive aisles and parking areas on site are located within the required parking setbacks, however, these parking areas are not formally
striped and there is no site plan on file with the City fo document the nonconformity, Targely due to the historic nature of the property.
Due to the existing building location and site configuration, there is nowhere that the required number of parking spaces could be
provided on site without requiring a variance. The requested variance would allow for parking spaces to be provided on site, meeting
the minimum dimensional requirements of the current Zoning Ordinance.
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agnature
I hereby attest that the above information is accurate and complete. I am authorized to and grant permission to the City
of Ypsilanti staff to access the subject property for the purposes of preparing staff reports and/or evaluating this
application.

Si Date:

Print Name:

FBOUC S fod |

Fee Schedule

First variance for single-family property $500
Subsequent variance for single-family property $250
First variance for all other properties $1000
Subsequent variance(s) for all other properties $250

***FOR OFFICE USE ONLY***

Date: Amount: Account: 101-4-7210-607-01

O cash Code: 178 Rezone
Signature of person receiving deposit:

L Check payable to City of Ypsilanti
O Credit (+ 3.0% surcharge)

Description of deposit:
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. é\la /) City of Ypsilanti

AQ/\\ <. ZONING BOARD OF APPEALS
Q o\ One South Huron Street

Ypsilanti, Michigan 48197

% 2022 Calendar of Meetings

—
Yo
Yersity-

The regular meetings of the City of Ypsilanti Zoning Board of Appeals for the year of
2022 will be held as noted below. Special meetings will be called as required, generally
at 7:00 p.m. in the City Hall Council Chambers (first floor) at One South Huron Street,
Ypsilanti, Michigan.

Dates for 2022 meetings are as follows: April 4
June 6
October 3
December 5

The City of Ypsilanti encourages persons with disabilities to participate and will provide
necessary reasonable auxiliary aids and services, such as signers for the hearing
impaired, Limited English Proficiency (LEP) services, and audios of printed materials
being considered at the meeting. Individuals requiring auxiliary aids or services should
provide two (2) days’ notice to the City, and contact the City by writing or calling the
following:

City Clerk’s Office
One South Huron Street
Ypsilanti, Michigan 48197-5420
(734) 483-1100

All persons are welcome to attend. For further information on the Zoning Board of
Appeals, contact the Planning and Development Department at the above address, or
734-483-9646 or www.cityofypsilanti.com/zba.
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