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One South Huron, Ypsilanti, MI 48197 
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 I. CALL TO ORDER 

 

 II. ROLL CALL 

 

Jake Albers, Chair 

Mike Auerbach  

Jessica Donnelly  

Georgina Hickey  

Tom Roach  

  

Jason Ringholz, Alternate 

  

 

 III. AGENDA APPROVAL 

 

 IV. APPROVAL OF MINUTES 

 

3 - 4  A. ZBA Minutes Special Meeting September 

 

 V. PRESENTATIONS AND PUBLIC HEARING ITEMS 

 

 VI. OLD BUSINESS 

 

 VII. NEW BUSINESS 

 

5 - 22  A. 220 S Huron Variance  

 - Public Hearing  

220 S Huron Variance Staff Review Final 

 

 VIII. ADJOURNMENT 

 

 IX. COMMITTEE REPORTS 

 

  A. Committee discussion 

 

  B. Non-Motorized Committee Report 

 

  C. Housing Affordability and Accessibility Committee Report 
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ACTION MINUTES

Zoning Board of Appeals

Thursday, September 15,  2022 - 6:00 P.M.

City Hall-Council Chambers

1 S Huron St. Ypsilanti, MI 48197

I. CALL TO ORDER (6:01pm)

II. ROLL CALL

Present: Mike Auerbach, Jessica Donnelly, Georgina Hickey, Tom Roach (6:11pm)

Absent: Jake Albers, Chair

Chair absent. Nomination for Chair.

Georgina Hickey nominated herself. Jessica Donnelly supported the nomination.

On a voice vote, Georgina Hickey was unanimously selected as chair for the meeting.

Approved: Yes – 3; No – 0; Absent – 2 (Albers, Roach)

III. AGENDA APPROVAL

Motion to approve the agenda.

Offered By: Auerbach; Seconded By: Donnelly

Approved: Yes – 3; No – 0; Absent – 2 (Albers, Roach)

IV. APPROVAL OF MINUTES

Motion to approve the March 14, 2022 minutes.

Offered By: Donnelly; Seconded By: Auerbach

Approved: Yes – 3; No – 0; Absent – 2 (Albers, Roach)

V. PURPOSE OF MEETING

VI. OLD BUSINESS

VII. NEW BUSINESS

A. 319 N Huron St - Appeal of Administrative Decision.

• Public Hearing

Motion to open the public hearing.

Offered By: Donnelly; Seconded By: Auerbach

Approved: Yes – 4; No – 0; Absent – 1 (Albers)

None.

Motion to close the public hearing.

Offered By: Donnelly; Seconded By: Auerbach

Approved: Yes – 4; No – 0; Absent – 2 (Albers)

Motion to approve the appeal of the administrative decision with the following findings and

conditions.

Findings:
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1. Unclear intent of abandonment.

2. Attempts have been made for necessary compliance.

Condition:

1. That the parking spaces will be brought to compliance of the original site plan.

Offered By: Roach; Seconded By: Donnelly

Approved: Yes – 4; No – 0; Absent – 1 (Albers)

VIII. ADJOURNMENT

Motion to adjourn at 7:09pm.

Offered By: Donnelly; Seconded By: Roach

Approved: Yes – 4; No – 0; Absent – 1 (Albers)
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City of Ypsilanti 
Community and Economic Development Department 

October 3, 2022 

Staff Review of Variance Request 
220 S Huron 

 

GENERAL INFORMATION 

Applicant: The Newton of Ypsilanti 

Project: 220 S Huron Variance 

Public Hearing Date: October 3, 2022 

Location: 11-11-39-411-007 

Zoning District: Historic Corridor (HC) 

Action Requested: Approval of variance: specifically, a variance from section 122-547(c) 
to permit outdoor seating area located within 50 feet of any properties 
zoned R1, MD, CN, CN-Mid, or CN-SF.  

Staff Recommendation: Denial 

PROJECT AND SITE DESCRIPTION 

The 220 S Huron property is historically significant having been built in 1870 and most previously used as a bed 
and breakfast. The property was sold to the applicant in 2022 and they are now seeking relief from section 122-
547 ( c ) of the zoning ordinance which requires outdoor seating areas located in HC to be no less than 50 feet 
from properties zoned R1, MD, CN, CN-Mid, or CN-SF. The proposed outdoor seating area is to be used by 
guests of the Newton which functions as both a bed and breakfast and event space. The Newton proposes to 
serve guests meals that will include alcohol, pending City Council and MLCC approval.    
 
The courtyard to be used as an outdoor café is approximately 38 feet from the residentially zoned property   
directly west. It is approximately 48 x 43 feet dimensionally and the courtyard itself is historically significant as 
well estimated to be 75-100 years old. Both the applicant and the city staff would prefer to see the courtyard 
unaltered.  
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Variance Staff Review | 220 S Huron | October 2022 

Figure 1: Subject Site Location (2020 Aerial) 

 

Figure 2: Photo of site from Catherine (Google Street-view, October 2020) 
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Variance Staff Review | 220 S Huron | October 2022 

 

Figure 3: Land Use and Zoning of Surrounding Area 

  LAND USE ZONING 
NORTH Residential HC 
EAST Assisted Living Facility HC 

SOUTH Residential CN-Mid 

WEST Residential CN 
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Variance Staff Review | 220 S Huron | October 2022 

 

ORDINANCE §122-432(a)(2) 

§122-547(c) 
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Variance Staff Review | 220 S Huron | October 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 historical nature of the courtyard and its proximity to a 
residentially zoned adjacent property. Expanding the courtyard further east to avoid the 50 foot 
standard would require delineating the existing courtyard with physical barriers, which is 
undesirable to both the applicant and staff due to its historic nature.  

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 property is a residential building that allows for bed and breakfasts by right and outdoor cafes 
as an accessory use. Such a variance is necessary for the preservation and enjoyment of a 
substantial right enjoyed by other property owners in the same district under the terms of this 
chapter because of the unique historical conditions of the site and its proximity to a residentially 
zoned property. Granting of the variance shall not confer upon the applicant any special privilege 
that is denied by this chapter in the same district because no other bed and breakfasts or outdoor 
cafés have sought similar relief and been denied.  

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. 

While the applicant did not create the dimensional difficulties that they now seek relief from, 
they have chosen to pursue an outdoor café as an accessory use for the first time in the history 
of the property. There exists room on the site to potentially build an alternative location for an 
outdoor café that meets the distance standard while preserving the original courtyard.  

Staff Recommendation: Standard not met. 
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Variance Staff Review | 220 S Huron | October 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 rationale for this 50-foot standard from residentially zoned properties is to protect those living 
nearby. The variance could potentially be detrimental to other properties in the neighborhood, 
particularly as it concerns noise and parking demand in the neighborhood. Outdoor cafes can be 
loud, especially when serving alcohol, and there is nothing prohibiting the use of the outdoor café 
for larger events beyond serving only the guests staying at the Bed and Breakfast. This is a higher 
intensity use than envisioned in the zoning ordinance and could be detrimental to the public welfare 
and other property in the neighborhood.  

Staff Recommendation: Standard not 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 an accessory use historically not afforded to 
previous owners because of the proximity to a residentially zoned property. Granting the variance 
will not result in substantial justice being done as the primary bed and breakfast use could continue 
while protecting the rights of others whose property would be affected by allowance of the 
variance.  

Staff Recommendation: Standard 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 a reasonable request because the applicant is only seeking the minimum variance 
that will make possible a reasonable use of the land.  

Staff Recommendation: Standard met. 
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Variance Staff Review | 220 S Huron | October 2022 

STAFF RECOMMENDATION 

Staff recommends the Zoning Board of Appeals deny the variance request from 122-547(c) to permit 
outdoor seating area located within 50 feet of any properties zoned R1, MD, CN, CN-Mid, or CN-SF, 
with the following findings and conditions: 

Findings:   
1. The proposed outdoor café is a new accessory use to the property created by the applicant. 
2. There exists room elsewhere on the site to build an outdoor café in compliance with 122-547(c). 
3. The granting of the variance shall be detrimental to the public or injurious to the 

neighboring properties.  

Conditions:   
 
None 
 
Christopher Jacobs 
Community Development Manager 
Community & Economic Development Department 

c.c. File 
Applicant 
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