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ZONING BOARD OF APPEALS
WEDNESDAY
September 18, 2024, @ 6:30 P.M.

If you need any assistance due to a disability, please contact the Planning Department

at least 48 hours in advance of the meeting at planning@ypsitownship.org or 734-544-
4000 ext. 1.

Call Meeting to Order

Roll Call — Determination of a quorum

Approval of Agenda

Approval of the September 04, 2023, Regular Meeting Minutes

A

Public Hearing

Applicant: Skilken Gold

Location: 755 S. Hewitt Rd., 2103 and 2059 W. Michigan Avenue, Ypsilanti, Ml
48197

Parcel ID: K-11-18-100-019, K-11-39-350-023, and K-11-39-350-022

Request: Article 5 — Sec. 507.E: Transparency Requirements: Request for

variances to the transparency requirements on W. Michigan Ave., S.
Hewitt Road, and East facades in form-based districts.

6. Open discussion for issues not on the agenda
a. Planning Department report

b. Correspondence received.
c. Zoning Board of Appeals members
d. Members of the audience and public

7. Any other business that may come before the Zoning Board of Appeals

8. Adjournment
(THERE IS NO WORK SESSION)
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Zoning Board of Appeals — Variance Analysis
For
Ypsilanti Township, Michigan

Applicant: Skilken Gold, represented by Derick Riba
Project Name: Sheetz Fueling Station/Convenience Store
Plan Date: Site Plan: June 12, 2024

Architectural Plans: August 14, 2024

Location: 2509 & 2103 W. Michigan Avenue, and 755 S. Hewitt
Zoning: RC — Regional Corridor — Form Based District
Action Requested: Variance for deficient glazing on facades facing W. Michigan Ave., S.

Hewitt Rd., and the east building facade facing a parking lot

PROJECT DESCRIPTION

The applicant is proposing to build a 6,132 s.f. convenience store/gas station and restaurant building,
and eight (8) gas pumps (for a total of 16 fueling positions) at the southeast corner of W. Michigan
Avenue and S. Hewitt Road. Other site features include an outdoor eating patio, parking, future EV
charging stations, two air machines, outdoor sales of propane, ice, and windscreen fluid (shown on
building elevations), and landscaping. This business will operate 24 hours per day, seven days a week.

The applicant came before the Zoning Board of Appeals (ZBA) at the August 7, 2024 meeting with three
variance requests. The ZBA approved two, but asked the applicant to further investigate the possibility
of minimizing the last variance request. The requested variances and status of each are listed below:

e Building setback from S. Hewitt Rd. — Variance approved

e Parking in front yard along S. Hewitt Rd. - Variance approved

o Deficient glazing on facades facing W. Michigan Ave. & S. Hewitt Rd. 50% required; 8.93% and
11.03% proposed, respectively. ZBA asked applicant to minimize variance request.
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Sheetz Fueling Station/Convenience Store — Variance Analysis

August 28, 2024

The applicant has revised the building elevations, based on the ZBA discussion. The table below lists the
proposed glazing that is located between 2-feet and 8-feet above the first floor elevation (FFE) on all
four building elevations:

Previous Current Proposal
Required Proposal — Eaux
i Transparent . Total
Glazing | Transparent . Window . Complies?
2-8’ above Glazing Glazing Glazing 2-8
FFE 2-8’ above 2-8’ above , above
FEE 2-8’ above FEE
FFE FFE*
W. Michigan 50% 8.93% 8.93% 17.87% | 26.80% | Variance Required
Ave. (North)
S. Hewitt St.
ewl 50% 11.03% 40.07% N/A 40.07% | Variance Required
(West)
Gas Canopy 0 0 0 0
Side (South] 30% 31.33% 31.33% N/A 31.33% Yes
(Sé‘:‘zt';ark'”g 30% 40.07% 11.03% 5.62% 16.65% | Variance Required

*Sec. 507, Design Standards, subsection “E”, Transparency, states that the use of tinted, reflective, or
opaque glass (such as the faux windows in this proposal) does not meet the definition of facade
transparency.

In this review, we have evaluated the changes made to the building elevations and orientation to
address the transparency deficiency against the criteria in the ordinance

APPEAL AND DEMONSTRATION OF PRACTICAL DIFFICULTY

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. We have evaluated the proposal against the criteria in the ordinance, and provide
comments after each:

(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
an exceptional constraint.

CWA Comments: The plans have been modified as follows:

A. W. Michigan Ave.: The size of the windows on this fagcade of the building have been increased
by approximately 25%. However, because “transparency” is calculated between 2-feet and 8-
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Sheetz Fueling Station/Convenience Store — Variance Analysis
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(2)

feet above the first floor elevation, the additional window height increase doesn’t actually affect
the transparency calculation on this facade, but does open up the interior of the building more
to Michigan Ave. Other modifications on this facade include new cupolas on both ends, and a
decorative brick pattern adding interest to the blank wall on the east end. Benches have also
been added along this wall. To better illustrate the reasons behind the “faux” windows, the
submission includes elevations with interior descriptions.

The Architectural Design Standards in the Form Based Districts are intended to create a
character for the district that encourages the greatest amount of visual interest and
architectural consistency. While these changes don’t modify the results of the transparency
calculation for this facade, we do think they greatly improve the look of this fagade, creating a
“front” that is more welcoming to passersby.

S. Hewitt Rd.: The building’s east and west facades were switched, and now the fagade
transparency facing S. Hewitt Rd. has increased from 11.03% to 40.07% transparency. This
change also locates the patio at the street intersection, which we consider positive. This change
also places the building between the patio and the residences to the east, helping to buffer the
residences from activity on the patio. While this change doesn’t eliminate a variance for this
facade, it greatly reduces it.

East Facade: In switching the east and west facades, as described above, this created a new
deviation from the ordinance. The east fagade now has transparency of 11.03%, which doesn’t
meet the 30% requirement facing a parking lot. However, this variance is less than when this
facade faced S. Hewitt. This facade has also been dressed up, with a new cupola over the door,
and an awning over the bathroom windows.

We consider the facades facing W. Michigan Ave. and S. Hewitt to be the primary facades. The
building design changes have improved how the building relates to these streets, and contribute to
the ordinance’s goals. Regarding this standard, we would consider the corner location, and the fact
that all of the building facades are “public,” vs. a typical lot that offers a location for service
functions out of the public view, as a special circumstance of the property.

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;

CWA Comments:

A.

W. Michigan Ave. Fagade. The Form-Based standards are relatively new, and existing
businesses along this corridor were developed before this standard was in place. The intent of
the ordinance is to establish a pedestrian-oriented corridor as new developments are
established. The building facade changes do allow for slightly larger views into the building
from W. Michigan Ave. The redesign incorporating more architectural interest also helps to
create a “front” facade facing this street (vs. the previous design that was clearly a “back”
facade). The benches also invite passersby to stop for a rest, which helps to create a more
pedestrian-oriented corridor.
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(3)

(4)

B. S. Hewitt Facade. Locating the patio on this fagade greatly increases the pedestrian amenities
at this street intersection. The change also substantially increases the transparency on this
facade that is much closer to the requirement.

C. EastFagade. Because this facade was relocated to the west facade, the service facilities inside
the building are now located on this facade (i.e., restrooms, mechanical equipment and the
beer cave/cooler) of the building. These facilities must be located somewhere, and locating
them on this fagade is actually a smaller variance than when they were proposed on the west
facade.

As a practical matter, every business has service areas to support their operation, and views into
the service areas do not necessarily meet the intent of the transparency requirement. The changes
help to address concerns brought up by the Form-Based District requirements while providing the
business with the necessary support areas in the building.

That the authorizing of such variance will not be a substantial detriment to adjacent property, will
not be harmful to or alter the essential character of the area, and will not materially impair the
purposes of this ordinance or the public interest;

CWA Comments:

A.  W. Michigan Ave. Fagade. The intent of the transparency requirement is to establish a
pedestrian-oriented corridor as new developments are established. Meeting this requirement
along W. Michigan Ave. will present a “front” along the street, and will establish the desired
pedestrian character. In our opinion, the modifications made to this facade achieve these
goals. And by achieving the goals, we think the facade will benefit the character of the area.

B. S. Hewitt Fagade. Placing the patio at the street intersection clearly invites pedestrian
activities to the development, and in our opinion, benefits the character of the area. Also, the
patio is now further away from the residences to the east, with the building blocking activity
on the patio from the nearby homes.

C. East Fagade. This fagade now houses support services on the interior of the building. It will
not invite outdoor activity (as it did when the patio was located here).
The problem and resulting need for the variance has not been self-created by any action of the

applicant or the applicant's predecessors; and

CWA Comments:

A. W. Michigan Ave. Fagade. This building is being designed from the ground up, and the
proposed design requires the requested transparency variance. As mentioned in our previous
review, we thought that the “back-of-house” activities could still be accommodated if
larger/taller windows were incorporated on the W. Michigan Ave. facade into the “public”
portion of the building. The applicant has located taller windows (7.25-feet tall vs. 4.87-feet
tall) along this side of the building. The applicant has also prepared a graphic illustrating the
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wall-mounted equipment and storage behind the “faux windows” that allow the business to
function.

S. Hewitt Fagade. The applicant has responded to the suggestion of locating the patio on this
facade, reducing the variance needed for this side of the building.

East Facade. As mentioned above, service functions of the building were re-located to this
fagade. These functions either require privacy (restrooms), or mounting on an interior wall
(mechanical equipment and coolers).

(5) The proposed variance will be the minimum necessary and no variance shall be granted where a
different solution not requiring a variance would be possible.

CWA Comments:

A.

W. Michigan Ave. Fagade. While the facade changes have not increased transparency
between 2-8-feet above the finished floor, the transparent windows are about 48% taller than
the previous windows. This will allow for greater views into the “public” areas of the building.

S. Hewitt Fagade. Shifting the patio to this side of the building reduces the requested
transparency variance from 38.2% to 9.9%.

East Facade. A new variance is needed for this facade since the patio was moved to the west
side of the building. However, it’s less of a variance (30% - 11.03%, or 18.97%) than if the
patio remained here and the S. Hewitt variance remained at 38.2% (or 50% - 11.03%).

RECOMMENDATIONS

In our opinion, the subject site has a practical difficulty due to the fact that the property does not provide
for any clear “service” area that is out of the public view. We also consider the building design changes
to meet the broader ordinance goals of achieving the greatest amount of visual interest, architectural
consistency, and high-quality material use, along with encouraging pedestrian-scale activity and crime
prevention techniques. Providing transparency is one way to achieve these goals, but can also be achieved
through architectural variation and outdoor dining opportunities. We would consider the revised building
design to meet the criteria for the requested transparency variances.

htty, M- Ebneg

CARLISLI:’?WORTMAN ASS(/OC INC.
Sally M. Elmiger, AICP, LEED AP
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