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CHARTER TOWNSHIP OF YPSILANTI 
ZONING BOARD OF APPEALS 

7200 S. Huron River Drive, Ypsilanti, MI 48197 
 

REGULAR MEETING AGENDA 
WEDNESDAY, JANUARY 8, 2020 

6:30 P.M.  

1. CALL TO ORDER

2. ROLL CALL

3. APPROVAL OF THE DECEMBER 4, 2019 REGULAR MEETING MINUTES.

4. APPROVAL OF AGENDA

5. PUBLIC HEARING

A. VARIANCE – JOE HILEMAN – 2525 EASTLAWN AVENUE – TO CONSIDER A
VARIANCE FROM ZONING ORDINANCE SECTION 2103, ACCESSORY BUILDINGS
AND ACCESSORY USES, TO PERMIT THE INSTALLATION OF A 20-FOOT BY 24-
FOOT DETACHED GARAGE IN THE SIDE YARD AT 2525 EASTLAWN AVENUE FOR A
SITE ZONED R-5, ONE-FAMILY RESIDENTIAL, LOCATED AT 2525 EASTLAWN
AVENUE, PARCEL K-11-06-380-001.

B. VARIANCE – ROBERT YOPKO III – 2338 HARDING AVENUE – TO CONSIDER A 2-
FOOT VARIANCE FROM ZONING ORDINANCE SECTION 2114, FENCES AND WALLS,
TO PERMIT THE INSTALLATION OF AN 8-FOOT TALL PRIVACY FENCE IN THE REAR
YARD AT 2338 HARDING AVENUE FOR A SITE ZONED R-4, ONE-FAMILY
RESIDENTIAL, LOCATED AT 2338 HARDING AVENUE, PARCEL K-11-07-439-026.

6. OLD BUSINESS

A. VARIANCE – CASSANDRA BARRETT – 9749 TEXTILE ROAD – TO CONSIDER A
VARIANCE FROM ZONING ORDINANCE SECTION 2114, FENCES AND WALLS, TO
PERMIT THE INSTALLATION OF A 6-FOOT TALL VINYL PRIVACY FENCE IN THE
FRONT YARD AT 9749 TEXTILE ROAD FOR A SITE ZONED R-2, ONE-FAMILY
RESIDENTIAL, LOCATED AT, 9749 TEXTILE ROAD, PARCEL K-11-23-400-041, 9773
TEXTILE ROAD, PARCEL K -11-23-400-010, AND 9729 TEXTILE ROAD, PARCEL K-11-
23-400-040.
(TABLED AT THE DECEMBER 4, 2019 ZBA MEETING)

7. NEW BUSINESS

A. NONE

8. OPEN DISCUSSION FOR ISSUES NOT ON THE AGENDA

A. CORRESPONDENCE RECEIVED

B. ZONING BOARD OF APPEALS MEMBERS

C. MEMBERS OF THE AUDIENCE
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9. ANY OTHER BUSINESS THAT MAY COME BEFORE THE ZONING BOARD 
 
10. ADJOURNMENT 
 
 

(THERE IS NO WORK SESSION)  



CALL TO ORDER 

AND 

ROLL CALL 

1. The meeting is called to order by the ZBA chair and
roll call is taken.



CHARTER TOWNSHIP OF YPSILANTI 
ZONING BOARD OF APPEALS 

MINUTES OF THE DECEMBER 4, 2019 REGULAR MEETING 
 
The regular meeting was called to order by Chair Jason Iacoangeli at 6:36 pm in 
Ypsilanti Township Civic Center Board Room, 7200 S. Huron River Drive, Ypsilanti 
Township. 
 
Members Present:  Chair Jason Iacoangeli and Commissioners Elizabeth El-

Assadi, Jimmie Wilson, Jr. and Marsha Kraycir  
 
Members Absent:  None 
 
Others in Attendance:  Dennis McLain, Township Attorney; Charlotte Wilson, 

Planning and Development Coordinator  
 
1. CALL TO ORDER 

 
2. ROLL CALL 
 
3. APPROVAL OF THE MEETING MINUTES FROM THE NOVEMBER 6, 2019 

REGULAR MEETING MINUTES 
 
A motion was made by Commissioner Wilson, Jr., supported by Commissioner 
El-Assadi to approve the minutes from November 6, 2019. The motion carried 
unanimously. 

 
4. APPROVAL OF THE AGENDA 
 
A motion was made by Commissioner Wilson, Jr., supported by Commissioner 
El-Assadi to approve the agenda. The motion carried unanimously.  

 
5. PUBLIC HEARING 
 

A. VARIANCE – CASSANDRA BARRETT – 9749 TEXTILE ROAD – TO 
CONSIDER A VARIANCE FROM ZONING ORDINANCE SECTION 2114, 
FENCES AND WALLS, TO PERMIT THE INSTALLATION OF A 6-FOOT TALL 
VINYL PRIVACY FENCE IN THE FRONT YARD AT 9749 TEXTILE ROAD FOR 
A SITE ZONED R-2, ONE-FAMILY RESIDENTIAL, LOCATED AT, 9749 
TEXTILE ROAD, PARCEL K-11-23-400-041, 9773 TEXTILE ROAD, PARCEL K-
11-23-400-010 AND 9729 TEXTILE ROAD, PARCEL K-11-23-400-040.   

 
Charlotte Wilson, Planning and Development Coordinator, said privacy fences taller 
than 3.5 feet were not permitted within the front yard of residential homes without a 
variance.  The applicant applied for a zoning permit for the 6 foot tall fence and it was 
denied on October 18, 2019.  The fence has already been installed.  It extends 
approximately 210 feet into the front yard and is 12 feet from the eastern property line.  
There is a 10 foot easement and the fence is 2 feet away from it.  In total the fence is 
260 feet.  Surrounding properties are single-family residential.  She stated the Zoning 
Board could grant a dimensional variance based on the criteria set forth in Section 
2404.  The property is narrow and long and the home is closer to the rear lakeside than 
the front.  The fence height is necessary for the preservation and enjoyment of the 
property right as possessed by other properties in the same vicinity.  The variance 
would not be detrimental to the neighboring properties and the location is not a self-
made problem as the home was not built by the current owner.  She said many homes 
on Ford Lake treat the front yard as a back yard and vice versa.  If the variance is 
approved the applicant would need to apply for a zoning permit from the Office of 
Community Standards and she recommended adding a condition that the fence would 
not be within the easement.   
 
Commissioner El-Assadi asked for confirmation that the fence was already installed.   
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Ms. Wilson said yes they built the fence, a violation was posted by Ordinance, they 
applied for a permit which was denied and then applied for a variance.   
 
Commissioner El-Assadi asked if the fence would have to be removed it the variance 
was denied. 
 
Ms. Wilson said yes but only the front yard portion.   
 
Commissioner Kraycir asked if other residences used the same type of fencing in the 
front yard. 
 
Ms. Wilson said she was not aware.   
 
Commissioner Iacoangeli asked if it was common for residential lots to be as long as 
the applicant’s lot.   
 
Ms. Wilson replied no.   
 
The applicant was not in attendance.   
 
Commissioner Iacoangeli said he would hold the public hearing.   
 
The public hearing opened at 6:45 pm.  
 
Mark Clancy, 9795 Textile Road, said the applicant already built 285 feet of the fence as 
measured by him, which is greater than the 260 feet applied for.  He said he has 
pictures of the applicant installing the last sections of the fence on Thanksgiving Day of 
this year.  He produced a survey and said he had his property staked and the fence is 
not 10 feet from the stakes.  He said the applicant lied about being 12 feet from the 
property line.   
 
Commissioner Iacoangeli said the matter that evening was the height of the fence and 
not its location.  He said any issues with the survey stakes is between Mr. Clancy and 
the applicant.   
 
Mr. Clancy said the fence blocked his view of the lake and is ugly and should be around 
a junkyard.  He showed pictures to the Commissioners.   
 
W.C. Harrington, 9709 Textile Road, said the applicant should have gotten approval 
before installing the fence.  He said it is an eyesore and should be around a junkyard.  
He said he’s lived at his house for 35 years and he likes to look at the lake.   
 
Commissioner El-Assadi asked how it blocks his view of the lake.   
 
Mr. Harrington said the applicant was east of him.  He said the Commissioners should 
not approve the variance.   
 
Judy Harrington, 9709 Textile Road, said a privacy fence does have an impact on the 
overall view of a property.  She said they are not usually found on lake properties and 
the one installed looks like a junkyard fence.   
 
Ralph Rowe, 9885 Textile Road, said he’s lived at his location since 1942 and said the 
easement in question was put in by Henry Ford and was there for anyone who lived by 
the lake to use.  He said the applicant tried to close off driveways to his neighbors, has 
been in court for over 3.5 years, and has spent 2.5 years in prison.   
 
Commissioner Kraycir asked Mr. Rowe to keep comments to the fence height only.   
 
Mr. Rowe said the fence should not be installed, no one on the lake has one.   
 
Mr. Clancy said the fence is not solid, there is a gate installed which is kept open and 
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keeps people from using the easement.   
 
The public hearing closed at 6:59 pm. 
 
Commissioner Iacoangeli said he was inclined to table the matter because the applicant 
was not there.   
 
Commissioner El-Assadi agreed.   
 
Members of the public attempted to speak again and were told by Commissioners 
Kraycir and Iacoangeli that the public hearing was closed.   
 
A motion was made by Commissioner Wilson, Jr., seconded by Commissioner 
Kraycir to table the variance request until the next meeting.     
 
The motion carried as follows:  
 
Iacoangeli: Yes Kraycir: Yes     El-Assadi: Yes     Wilson, Jr.: Yes 
 
6. OLD BUSINESS 

 
A. None 
 

7. NEW BUSINESS 
 

A. ELECTION OF OFFICERS FOR THE 2020 CALENDAR YEAR  
 
A motion was made by Commissioner Kraycir, seconded by Commissioner El-
Assadi to make Mr. Iacoangeli the Chair of the Zoning Board of Appeals for 2020.  
The motion carried unanimously.   
 
A motion was made by Commissioner Wilson, Jr., seconded by Commissioner El-
Assadi to make Ms. Kraycir the Vice-Chair of the Zoning Board of Appeals for 
2020.  The motion carried unanimously. 
 

B. ADOPTION OF REGULAR ZONING BOARD OF APPEALS MEETING DATES 
FOR THE 2020 CALENDAR  YEAR 

 
A motion was made by Commissioner Kraycir, seconded by Commissioner 
Wilson, Jr. to adopt the meeting dates for 2020.  The motion carried unanimously.   
 
8. OPEN DISCUSSION FOR ISSUES NOT ON THE AGENDA 
 

A. CORRESPONDENCE RECEIVED  
 
Michigan Association of Planning  
 

B. ZONING BOARD OF APPEALS MEMBERS 
 

None 
 

C. MEMBERS OF THE AUDIENCE 
 

None  
 

9. ANY OTHER BUSINESS THAT MAY COME BEFORE THE ZONING BOARD 
 
None 
 

A motion was made by Commissioner Wilson, Jr., supported by Commissioner 
Kraycir to adjourn the meeting.  The motion carried unanimously. 
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The meeting was adjourned at approximately 7:04 pm. 



APPROVAL OF AGENDA 

1. Commissioners approve current agenda
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CHARTER TOWNSHIP OF YPSILANTI 
 

OFFICE OF COMMUNITY STANDARDS 
 

Building Safety  Planning & Zoning  Ordinance Enforcement 
 

 

Zoning Board of Appeals 

Staff Report  

Variance – 2525 Eastlawn Avenue 

ZBA 2020-01 
 

December 23, 2019 
 

CASE 
 

The applicant is requesting consideration of a variance from Zoning Ordinance Section 
2103, Accessory Buildings and Accessory Uses, to permit the installation of a 20-foot by 
24-foot detached garage in the side yard at 2525 Eastlawn Avenue for a site zoned R-5, 
One-Family Residential, located at 2525 Eastlawn Avenue, parcel K-11-06-380-001. 
 

APPLICANT   

 

Joe Hileman 
2370 East Stadium Blvd #835 
Ann Arbor, MI 48104 
 
Nelson Acosta 
2525 Eastlawn Avenue 
Ypsilanti, MI 48197 
       

LOCATION AND SUMMARY OF REQUEST 
 

The 0.24-acre subject property is located south of Eastlawn Avenue and west of 
Brookside Street. In the variance request dated December 11, 2019, the applicant 
proposed a 20-foot by 24-foot garage within their side yard. Accessory structures are not 
permitted in the side yard. 
 

CROSS REFERENCES 

Township Zoning Ordinance – Section 2103 (Accessory buildings and accessory uses) 
Township Zoning Ordinance – Article XXIV (Board of Zoning Appeals) 
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Aerial Photograph(s) – 2525 Eastlawn Avenue  
**Not to scale 

 

 

SUBJECT SITE ZONING AND COMPREHENSIVE PLAN 

The parcel is currently zoned R-5, One-Family Residential, and is master planned SFR-
5. 
 
ADJACENT USES, ZONING AND COMPREHENSIVE PLAN 

Direction Use Zoning Future Land Use Designation 
North Single Family 

Residential 
R-5 SFR-5 

South Single Family 
Residential 

R-5 SFR-5 

East Single Family 
Residential 

R-5 SFR-5 

Property lines of subject parcel 

Proposed garage location       .       
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West Single Family 
Residential 

R-5 SFR-5 

 

VARIANCE DETERMINATION PER SECTION 2404.2.D. 

The Zoning Board of Appeals may grant a dimensional or non-use variance only upon a 
finding that compliance with the strict letter of the restrictions governing area, setbacks, 
frontage, height, bulk, density, or other dimensional provisions would create a practical 
difficulty and unreasonably prevent the use of the property. A finding of practical difficulty 
shall require demonstration that all the following conditions are met:  
 

1. That there are exceptional or extraordinary circumstances or conditions applying 
to the property in question that do not apply generally to other properties or classes 
of uses in the same zoning district. Exceptional or extraordinary circumstances or 
conditions include but may not be limited to:  

a. exceptional narrowness, shallowness or shape of a specific property;  
b. exceptional topographic conditions;  
c. any other physical situation on the land, building or structure deemed by the 

Zoning Board of Appeals to be extraordinary; or,  
d. development characteristics of land immediately adjoining the property in 

question that creates a exceptional constraint.  
 

Staff comment: The property is exceptionally shallow. 
 

2. That a variance is necessary for the preservation and enjoyment of a substantial 
property right possessed by other properties in the same zoning district and in the 
vicinity;  

 
Staff comment: Other homes within the Westlawn Subdivision have garages, 
whether they are attached or detached. 

 
3. That the authorizing of such variance will not be a substantial detriment to adjacent 

property and will not materially impair the purposes of this ordinance or the public 
interest; and  
 
Staff comment: The variance will not be substantially detrimental to the 
neighboring properties. Detached garages are required to have a minimum 5-foot 
setback from the side and rear property lines. The garage has a 17.5-foot setback 
from the adjacent properties to the rear. 
 

4. The problem and resulting need for the variance has not been self-created by any 
action of the applicant or the applicant's predecessors. 

 
Staff comment: The location of the home and lot shape were not created by the 
property owner.  
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ANALYSIS  

Township Zoning Ordinance, Section 2103, states that accessory structures (detached 
garages) are not permitted within the side yard.  
 
The shallow property is unique to the neighborhood and limits the ability to have a garage 
in the rear yard that meets all Zoning Ordinance requirements. 
 
If the Zoning Board of Appeals chooses to approve this request, the applicant will need 
to a zoning permit from the Office of Community Standards. 
 
Suggested motions:  The following suggested motions and conditions are provided to 
assist the Zoning Board of Appeals in making a complete and appropriate motion for this 
application.  The ZBA may utilize, add or reject any portion of the suggested motion or 
any conditions suggested herein, as deemed appropriate. 
 
Table 
“I move to table the request for a variance from Zoning Ordinance Section 2103, 
Accessory Buildings and Accessory Uses, to permit the installation of a 20-foot by 24-foot 
detached garage in the side yard at 2525 Eastlawn Avenue for a site zoned R-5, One-
Family Residential, located at 2525 Eastlawn Avenue, parcel K-11-06-380-001, to 
consider comments presented during this public hearing.” 
Approve 
“I move to approve the request for a variance from Zoning Ordinance Section 2103, 
Accessory Buildings and Accessory Uses, to permit the installation of a 20-foot by 24-foot 
detached garage in the side yard at 2525 Eastlawn Avenue for a site zoned R-5, One-
Family Residential, located at 2525 Eastlawn Avenue, parcel K-11-06-380-001, with the 
following condition(s): 

1. The applicant shall obtain the necessary zoning permit from the Office of 
Community Standards.” 

Denial 
“I move to deny the request for a variance from Zoning Ordinance Section 2114, Fences 
and Walls, to permit the installation of a 6-foot tall vinyl privacy fence in the front yard at 
9749 Textile Road for a site zoned R-2, One-Family Residential, located at 9749 Textile 
Road, parcel K-11-23-400-041, 9773 Textile Road, parcel K -11-23-400-010, and 9729 
Textile Road, parcel K-11-23-400-040, due to the following reason(s): 

Please provide reasons for denial in the motion” 
 

Respectfully Submitted, 

Charlotte Wilson 

Charlotte Wilson, AICP 
Planning & Development Coordinator 
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CHARTER TOWNSHIP OF YPSILANTI 
 

OFFICE OF COMMUNITY STANDARDS 
 

Building Safety  Planning & Zoning  Ordinance Enforcement 
 

 

Zoning Board of Appeals 

Staff Report  

Variance – 2338 Harding Avenue 

ZBA 2020-02 
 

December 23, 2019 
 

CASE 
 

The applicant is requesting consideration of a 2-foot variance from Zoning Ordinance 
Section 2114, Fences and Walls, to permit the installation of an 8-foot tall privacy fence 
in the rear yard at 2338 Harding Avenue for a site zoned R-4, One-Family Residential, 
located at 2338 Harding Avenue, parcel K-11-07-439-026. 
 

APPLICANT   

 

Robert Yopko III 
2338 Harding Avenue 
Ypsilanti, MI 48197 
       

LOCATION AND SUMMARY OF REQUEST 
 

The 0.189-acre subject property is located north of Harding Avenue and west of North 
Hewitt Road. In the variance request dated December 17, 2019, the applicant proposed 
an 8-foot privacy fence in their rear yard. Privacy fences greater than 6 feet are not 
permitted within the rear yard of a residential property. The fence has already been 
erected on the property.  
 

CROSS REFERENCES 

Township Zoning Ordinance – Section 2114 (Fences and Walls) 
Township Zoning Ordinance – Article XXIV (Board of Zoning Appeals) 
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Aerial Photograph(s) – 2338 Harding Avenue  
**Not to scale 

 
 

SUBJECT SITE ZONING AND COMPREHENSIVE PLAN 

The parcel is currently zoned R-4, One-Family Residential, and is master planned SFR-
4. 
 
ADJACENT USES, ZONING AND COMPREHENSIVE PLAN 

Direction Use Zoning Future Land Use Designation 
North Single Family 

Residential 
R-4 
 

SFR-4 

South Single Family 
Residential 

R-4 
 

SFR-4 

East Single Family 
Residential 

R-4 
 

SFR-4 

West Single Family 
Residential 

R-4 
 

SFR-4 

 

VARIANCE DETERMINATION PER SECTION 2404.2.D. 

The Zoning Board of Appeals may grant a dimensional or non-use variance only upon a 
finding that compliance with the strict letter of the restrictions governing area, setbacks, 
frontage, height, bulk, density, or other dimensional provisions would create a practical 
difficulty and unreasonably prevent the use of the property. A finding of practical difficulty 
shall require demonstration that all the following conditions are met:  

Property lines of subject parcel 
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1. That there are exceptional or extraordinary circumstances or conditions applying 

to the property in question that do not apply generally to other properties or classes 
of uses in the same zoning district. Exceptional or extraordinary circumstances or 
conditions include but may not be limited to:  

a. exceptional narrowness, shallowness or shape of a specific property;  
b. exceptional topographic conditions;  
c. any other physical situation on the land, building or structure deemed by the 

Zoning Board of Appeals to be extraordinary; or,  
d. development characteristics of land immediately adjoining the property in 

question that creates a exceptional constraint.  
 

Staff comment: The property is similar in size and shape as the surrounding 
properties. The property is relatively flat. 

 
2. That a variance is necessary for the preservation and enjoyment of a substantial 

property right possessed by other properties in the same zoning district and in the 
vicinity;  

 
Staff comment: The applicant states the fence height variance is necessary to 
contain his two large dogs.  

 
3. That the authorizing of such variance will not be a substantial detriment to adjacent 

property and will not materially impair the purposes of this ordinance or the public 
interest; and  
 
Staff comment: The applicant received three letters of support from the adjacent 
property owners.  
 

4. The problem and resulting need for the variance has not been self-created by any 
action of the applicant or the applicant's predecessors. 

 
Staff comment: The need for a variance has been self-created by the applicant. 

 

ANALYSIS  

Township Zoning Ordinance, Section 2114, states that privacy fences greater than 6 feet 
in height may not be permitted in the rear yard on residential lots.  
 
The property is relatively flat and an ordinary size and shape for the Country Club Park 
Subdivision. The physical situation of the property is not exception or extraordinary.  
 
The underlying reason for the variance request is to contain two dogs owned by the 
applicant. Dog ownership is a self-created situation and there are alternatives to 
containing dogs that would both prevent the need for a variance and meet Township 
Ordinance Section 14-30, Dog at Large Prohibited. 
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There is only one dog license on file with the Treasurer’s Office that is expired. Regardless 
of whether the Zoning Board of Appeals approves, denies, or tables this request, the 
applicant shall register his dogs with the Township in accordance with Chapter 14, Article 
III, Dog Licensing and Vaccination. 
 
If the Zoning Board of Appeals chooses to approve this request, the applicant will need 
to a zoning permit from the Office of Community Standards. 
 
Suggested motions:  The following suggested motions and conditions are provided to 
assist the Zoning Board of Appeals in making a complete and appropriate motion for this 
application.  The ZBA may utilize, add or reject any portion of the suggested motion or 
any conditions suggested herein, as deemed appropriate. 
 
Table 
“I move to table the request for a 2-foot variance from Zoning Ordinance Section 2114, 
Fences and Walls, to permit the installation of an 8-foot tall privacy fence in the rear yard 
at 2338 Harding Avenue for a site zoned R-4, One-Family Residential, located at 2338 
Harding Avenue, parcel K-11-07-439-026, to consider comments presented during this 
public hearing.” 
Approve 
“I move to approve the request for a 2-foot variance from Zoning Ordinance Section 2114, 
Fences and Walls, to permit the installation of an 8-foot tall privacy fence in the rear yard 
at 2338 Harding Avenue for a site zoned R-4, One-Family Residential, located at 2338 
Harding Avenue, parcel K-11-07-439-026, with the following condition(s): 

1. The applicant shall obtain the necessary zoning permit from the Office of 
Community Standards. 

Denial 
“I move to deny the request for a 2-foot variance from Zoning Ordinance Section 2114, 
Fences and Walls, to permit the installation of an 8-foot tall privacy fence in the rear yard 
at 2338 Harding Avenue for a site zoned R-4, One-Family Residential, located at 2338 
Harding Avenue, parcel K-11-07-439-026, due to the following reason(s): 

1. There are no exceptional or extraordinary circumstances or conditions 
applying to the property in question. 

2. The problem and resulting need for the variance has been self-created by 
action of the applicant.” 

 
Respectfully Submitted, 

Charlotte Wilson 

Charlotte Wilson, AICP 
Planning & Development Coordinator 







































Zimbra cwilson@ytown.org 
 

Re: Double Deck Privacy Fence 
 

 

From : Patrick S. Lewis <> 
Subject : Re: Double Deck Privacy Fence 

To : Charlotte Wilson 
<cwilson@ytown.org> 

Reply To : Patrick S. Lewis <> 

Sun, Jan 05, 2020 10:11 PM 
 

 

 

Hello again, Charlotte!  Thanks for sending us notice of the Appeal in this 
matter.  We won't be coming, but I thought I would send along our 
comments.  Whatever happens with this, thanks for keeping us in the loop!   -p 
 
--- 
 
Regarding Zoning Board of Appeal Request from 2338 Harding Avenue scheduled for 
January 8th, 2020: 
 
Our house is located at 2341 Burns.  We are the neighbor directly to the rear of the 
property in question.  Our opinion on the proposed zoning exception is as follows: 
 
- We do object to the fence as it currently stands.  It is an ugly hodge-podge of 
parts, it appears unsafe, it will attract unwanted attention, and it is taller than the 
suggested exception (we measured it at 8'6" in one location). 
 
 - We would not object to the exception if a proper fence were erected in the same 
location (we don't know the dog personally, but if its needs can be reasonably 
accommodated we would favor doing so). 
 
 - We do not object to the current fence staying in place as-is until winter is 
over.  Any work to be done will be much easier when it is warmer. 
 
 
We've been here for 20+ years, so here's the history of that fence as we know it: 
 
- The original fence between us was a standard chain-link fence, with the rear of 
both properties overgrown with trees and bushes. 
 
- A few years ago, one of the then-tenants (not the current one) asked for assistance 
cleaning up the area.  We worked with them and DTE (we could not safely remove 



trees that had reached the power lines) and cleared all the invasive growth. 
 
- The next spring, we spent considerable time and expense beautifying our side of 
the fence.  We installed permanent raised garden boxes, fruit trees, many plants, 
and ground cover mulch to keep the area from getting overgrown again. 
 
- Some time later, our current neighbor installed a six foot privacy fence using the 
existing chain link poles as the anchor for the structure.  We were forced to move a 
lot of plants because of the construction and sunlight blockage (and not all of them 
survived), but we didn't object to the new fence (it actually looked nice once we 
made adjustments). 
 
- For the next few months, we can confirm that the dog in question was miserable 
outside and would bark all night long.  Eventually that went away, and we assume 
that is when the neighbor brought their second dog into the picture (we have never 
actually seen this second dog). 
 
- Finally, a few months ago, we arrived home to find what is essentially a second 
fence mounted to the previous one, bringing the structure to its current mis-matched 
state. 
 
Our concerns with this exception are as follows: 
 
- Unless something has changed that we don't know about, there is now the 
equivalent of two wooden plank fences being held in place only by gravity and the 
short aluminum poles intended for only a chain link fence.  That fence is going to 
catch wind like a sail, and those poles weren't built to support that.  So, one good 
wind storm, and that entire massive structure is in our yard. 
 
- While this isn't a high crime area, crime does happen here.  I served as a 
neighborhood watch coordinator in this area for years after our house was broken 
into, in fact.  Even if the intent of this fence is merely to keep the dog in, it is going 
to attract unwanted attention. 
 
- The existing fence is slightly inside the neighbor's property, so the "sunless alley" 
effect caused by it did not extend as far into our yard as it would have 
otherwise.  However, moving the fence up higher greatly extends this effect, with 
our side suffering any and all of the consequences. 
 
- The fence as it is now looks awful, because the top and bottom portions do not 
match (in color, shape and gaps between planks).  If nothing else, whatever fence is 
there should at least appear to be one contiguous fence from the outside. 
 



 
Please contact us is we can provide any additional information, or if we can possibly 
help in any way.  Maybe the dog couldn't climb the fence if the aluminum cross-bars 
were removed?  Maybe a simple inward-slanted section at the top of the fence could 
keep the dog from escaping?  We're not experts on fencing or dogs, but we feel like 
there has to be a solution that doesn't involve fines or re-homing the dog(s). 
 
 - Patrick Lewis and Melanie Littlejohn, 2341 Burns 
 
--- 

 

 



OLD BUSINESS
A. VARIANCE – CASSANDRA BARRETT – 9749 TEXTILE ROAD – TO CONSIDER 
A VARIANCE FROM ZONING ORDINANCE SECTION 2114, FENCES AND WALLS, 
TO PERMIT THE INSTALLATION OF A 6-FOOT TALL VINYL PRIVACY FENCE IN 
THE FRONT YARD AT 9749 TEXTILE ROAD FOR A SITE ZONED R-2, ONE-FAMILY 
RESIDENTIAL, LOCATED AT, 9749 TEXTILE ROAD, PARCEL K-11-23-400-041, 9773 
TEXTILE ROAD, PARCEL K -11-23-400-010, AND 9729 TEXTILE ROAD, PARCEL 
K-11-23-400-040.
(TABLED AT THE DECEMBER 4, 2019 ZBA MEETING)
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Zoning Board of Appeals 
Staff Report  

Variance – 9749 Textile Road 
ZBA 2019-12 

 
November 14, 2019 

 
CASE 
 
The applicant is requesting consideration of a variance from Zoning Ordinance Section 
2114, Fences and Walls, to permit the installation of a 6-foot tall vinyl privacy fence in the 
front yard at 9749 Textile Road for a site zoned R-2, One-Family Residential, located at 
9749 Textile Road, parcel K-11-23-400-041, 9773 Textile Road, parcel K -11-23-400-010, 
and 9729 Textile Road, parcel K-11-23-400-040. 
 
APPLICANT   
 
Cassandra Barrett 
9749 Textile Road 
Ypsilanti, MI 48197 
       
LOCATION AND SUMMARY OF REQUEST 
 
The 1.64-acre subject property is located north of Textile Road and south of Ford Lake. 
In the variance request dated October 28, 2019, the applicant proposed a 6-foot vinyl 
privacy fence within their front yard. Privacy fences greater than 3.5 feet are not permitted 
within the front yard of a residential property. 
 
CROSS REFERENCES 
Township Zoning Ordinance – Section 2114 (Fences and Walls) 
Township Zoning Ordinance – Article XXIV (Board of Zoning Appeals) 
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Aerial Photograph(s) – 9749, 9773, and 9729 Textile Road  
**Not to scale 

 
 

SUBJECT SITE ZONING AND COMPREHENSIVE PLAN 
The parcel is currently zoned R-2, One-Family Residential, and is master planned SFR-
2. 
 
ADJACENT USES, ZONING AND COMPREHENSIVE PLAN 

Direction Use Zoning Future Land Use Designation 
North Ford Lake N/A N/A 
South Single Family 

Residential 
PD SFR-4 

East Single Family 
Residential 

R-2 SFR-2 

West Single Family 
Residential 

R-2 SFR-2 

 
VARIANCE DETERMINATION PER SECTION 2404.2.D. 
The Zoning Board of Appeals may grant a dimensional or non-use variance only upon a 
finding that compliance with the strict letter of the restrictions governing area, setbacks, 
frontage, height, bulk, density, or other dimensional provisions would create a practical 

Property lines of subject parcel 
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difficulty and unreasonably prevent the use of the property. A finding of practical difficulty 
shall require demonstration that all the following conditions are met:  
 

1. That there are exceptional or extraordinary circumstances or conditions applying 
to the property in question that do not apply generally to other properties or classes 
of uses in the same zoning district. Exceptional or extraordinary circumstances or 
conditions include but may not be limited to:  

a. exceptional narrowness, shallowness or shape of a specific property;  
b. exceptional topographic conditions;  
c. any other physical situation on the land, building or structure deemed by the 

Zoning Board of Appeals to be extraordinary; or,  
d. development characteristics of land immediately adjoining the property in 

question that creates a exceptional constraint.  
 

Staff comment: The property is exceptionally long and narrow. In addition, the 
home is closer to the rear or lake side of the property than the front, creating an 
exceptionally large front yard.  

 
2. That a variance is necessary for the preservation and enjoyment of a substantial 

property right possessed by other properties in the same zoning district and in the 
vicinity;  

 
Staff comment: The fence height variance is necessary for the preservation and 
enjoyment of a substantial property right as possessed by other properties in the 
same vicinity. Other homes in the area have accessory structures, such as fences, 
in the front yard in order to maximize the view of Ford Lake. 

 
3. That the authorizing of such variance will not be a substantial detriment to adjacent 

property and will not materially impair the purposes of this ordinance or the public 
interest; and  
 
Staff comment: The variance will not be substantially detrimental to the 
neighboring properties. The fence would not extend into the side or front plane of 
the neighbor to the east.  
 

4. The problem and resulting need for the variance has not been self-created by any 
action of the applicant or the applicant's predecessors. 

 
Staff comment: The home was not built by the property owner. 

 
ANALYSIS  
Township Zoning Ordinance, Section 2114, states that privacy fences greater than 3.5 
feet in height may not be permitted in the front yard. According to Township Zoning 
Ordinance, Section 201, Definitions, the front yard is, “An open depth of which is the 
minimum horizontal distance between the front lot line and the nearest point of the main 
building.” The main building is the home. 
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Many homes surrounding Ford Lake treat the defined front yard as a rear yard and vice 
versa. We hope to explore exceptions for lakefront properties in the future Zoning 
Ordinance amendments to align with current practice. 
 
If the Zoning Board of Appeals chooses to approve this request, the applicant will need 
to a zoning permit from the Office of Community Standards. 
 
Suggested motions:  The following suggested motions and conditions are provided to 
assist the Zoning Board of Appeals in making a complete and appropriate motion for this 
application.  The ZBA may utilize, add or reject any portion of the suggested motion or 
any conditions suggested herein, as deemed appropriate. 
 
Table 
“I move to table the request for a variance from Zoning Ordinance Section 2114, Fences 
and Walls, to permit the installation of a 6-foot tall vinyl privacy fence in the front yard at 
9749 Textile Road for a site zoned R-2, One-Family Residential, located at 9749 Textile 
Road, parcel K-11-23-400-041, 9773 Textile Road, parcel K -11-23-400-010, and 9729 
Textile Road, parcel K-11-23-400-040, to consider comments presented during this public 
hearing.” 
Approve 
“I move to approve the request for a variance from Zoning Ordinance Section 2114, 
Fences and Walls, to permit the installation of a 6-foot tall vinyl privacy fence in the front 
yard at 9749 Textile Road for a site zoned R-2, One-Family Residential, located at 9749 
Textile Road, parcel K-11-23-400-041, 9773 Textile Road, parcel K -11-23-400-010, and 
9729 Textile Road, parcel K-11-23-400-040, as the following practical difficulties have 
been noted: 

1. The applicant shall obtain the necessary zoning permit from the Office of 
Community Standards. 

Denial 
“I move to deny the request for a variance from Zoning Ordinance Section 2114, Fences 
and Walls, to permit the installation of a 6-foot tall vinyl privacy fence in the front yard at 
9749 Textile Road for a site zoned R-2, One-Family Residential, located at 9749 Textile 
Road, parcel K-11-23-400-041, 9773 Textile Road, parcel K -11-23-400-010, and 9729 
Textile Road, parcel K-11-23-400-040, due to the following reason(s): 

Please provide reasons for denial in the motion” 
 

Respectfully Submitted, 

Charlotte Wilson 
Charlotte Wilson, AICP 
Planning & Development Coordinator 





















































































NEW BUSINESS
A. NONE  



OPEN DISCUSSION
a. Correspondence Received- None
b. ZBA Members
c. Members of the audience



PLANNING COMMISSION 
REPRESENTATIVE REPORT

THERE IS NO WRITTEN REPORT



TOWNSHIP BOARD 
REPRESENTATIVE REPORT

THERE IS NO WRITTEN REPORT



TOWNSHIP ATTORNEY REPORT
THERE IS NO WRITTEN REPORT



OTHER BUSINESS
1. Any other business that may come before the Zoning Board
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Zoning Board of Appeals 
Staff Report  


Temporary Use Permit – 2321 Ellsworth Road 
ZBA 2018-07 


 
June 6th, 2018 


 
CASE 
 
The applicant is requesting a temporary use permit to allow for the storage, display and 
sale of State of Michigan approved fireworks within the existing Round Tree Plaza parking 
lot at 2321 Ellsworth Road from June 10, 2018 through July 8, 2018. 
 
APPLICANT   
 
Jil Wilson 
Brixmor Property Group/TNT Fireworks 
3855 Merrick St. 
Dearborn, MI 48124 
       
LOCATION AND SUMMARY OF REQUEST 
 
The subject property at 2321 Ellsworth Rd. is located between Ellsworth and Michigan 
Ave near S Hewitt Rd.  In the request dated May 17th, 2018, the applicant proposed to 
erect a 30’ x 45’ tent for the display and sale of state-approved fireworks. The applicant 
is proposing to operate at this location from June 10, 2018 through July 8, 2018.  Actual 
times of operation are proposed from 9:00am to 10:00pm from Saturday, June 23rd 
through Wednesday, July 4th. 
 
CROSS REFERENCES 
Township Zoning Ordinance – Section 2404.3 (exceptions and special approvals) 
Township Zoning Ordinance – Article XXIV (Board of Zoning Appeals) 
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Aerial Photographs 
2321 Ellsworth Rd. 


*Not to scale 
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SUBJECT SITE ZONING AND COMPREHENSIVE PLAN 
The parcel is currently zoned B-3, general business and is master planned urban 
commercial. 
 
ADJACENT USES, ZONING AND COMPREHENSIVE PLAN 


Direction Use Zoning Future Land Use Designation 
North Multiple Family 


Residential; One-Family 
Residential 


RM-2; 
R-4 


MFR-2; SFR-4;                               


South Multi-Fam Res; Industrial 
Research Office; One-
Fam Res 


RM-3; 
IRO; R-
1 


SFR-1 


East Industrial Research 
Office 


IRO; 
City of 
Ypsilanti 


RD 


West Planned 
Development/Residential 


PD MFR-2; SFR-4 
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ANALYSIS 
 
In January 2012, the State of Michigan enacted new legislation in relation to the sale of 
fireworks within the State of Michigan.  As part of this new legislation, the local 
municipality no longer has the authority to inspect or regulate the sale of fireworks within 
their jurisdiction.  All inspections shall be conducted by State inspectors. 
 
With that said, it is of the opinion of staff that the local jurisdiction, particularly in this case 
the ZBA, has the authority to grant a temporary use permit for the erection of a tent and 
the outdoor display and storage of goods, or in this case fireworks. 
 
The applicant has proposed to erect a 30’ x 45’ tent in order to display and sell what is 
described as Class ‘C’ fireworks that are permitted by the State of Michigan. 
 
The applicant has provided this office with a certificate of insurance for which I have 
included a copy for your review. 
 
The applicant states that the sales of said fireworks will take place between June 10th 
2018 and July 8th 2018. Section 2204.3 permits the ZBA to authorize the requested 
permit for up to 6 months.  The applicant will need to return to and gain authorization 
from the ZBA annually, should she/he wish to continue the operation in subsequent 
years. 
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Suggested motions:  The following suggested motions and conditions are provided to 
assist the Zoning Board of Appeals in making a complete and appropriate motion for this 
application.  The ZBA may utilize, add or reject any portion of the suggested motion or 
any conditions suggested herein, as deemed appropriate. 


 
Table 
“I move to table the temporary use permit application to permit the storage, display and 
sale of State of Michigan approved fireworks from June 10th, 2018 through July 8th, 2018 
within a 30’ x 45’ tent to be located within the existing Roundtree Place parking lot, 2321 
Ellsworth Road, parcel K-11-18-100-016, to consider comments presented during this 
public hearing.” 
 
Approve 
“I move to approve the temporary use permit application to permit the storage, display 
and sale of State of Michigan approved fireworks from June 10th, 2018 through July 8th, 
2018 within a 30’ x 45’ tent to be located within the existing Roundtree Place parking lot, 
2321 Ellsworth Road, parcel K-11-18-100-016, with the following conditions: 


• All necessary building and/or trade permits shall be obtained from the Office of 
Community Standards prior to occupancy of the tent. 


• The applicant shall post, and make available to the public, the Township Municipal 
Code Section 42-210 “Fireworks” outlining when fireworks may be discharged 
within Ypsilanti Township. 


 
Denial 
“I move to deny the temporary use permit application to permit the storage, display and 
sale of State of Michigan approved fireworks from June 10th, 2018 through July 8th, 2018 
within a 30’ x 45’ tent to be located within the existing Roundtree Place parking lot, 2321 
Ellsworth Road, parcel K-11-18-100-016, due to the following reason(s):” 


•   
 
Respectfully Submitted, 


Charlotte Wilson 
Charlotte Wilson 
Planning & Zoning Coordinator 
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