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          The Ann Arbor City Planning Commission hereby recommends that 
the Mayor and City Council approve the 624 Church Street Site Plan and 
Development Agreement. 

 
 

 
 

STAFF RECOMMENDATION 
 
Staff recommends that the petition be approved because the contemplated development would 
comply with all applicable state, local and federal law, ordinances, standards and regulations; 
the development would not cause a public or private nuisance and would not have a detrimental 
effect on the public health, safety or welfare.   There are no regulated natural features on the 
site.  
 

LOCATION 
 
This site is located on the west side of Church Street, between South University Avenue and 
Willard Street, and is in the Downtown Development Authority (DDA) district and the Allen 
Creek watershed.     
 

DESCRIPTION OF PETITION 
 
The subject site is made up of three parcels and currently contains a two-story structure 
(originally constructed as a house and later converted to commercial/office uses), a two-story 
restaurant building containing 15,868 square feet and a two-story house containing one 
residential apartment.  The parcels are zoned D1 (Downtown Core District) and South 
University Character Overlay District.   
 
The petitioner is seeking approval to demolish the buildings at 624 Church Street and 1117 
Willard and construct a 14-story, 116,167-square foot apartment building adjacent to and over 
the southern half of the existing two-story restaurant building at 618 Church Street and 
extending to the corner of Willard and Church. The new building addition will contain 122 
dwelling units and 232 bedrooms. The building will also contain accessory uses, such as a 
fitness center and management office.  
 
Residential floor area premiums have been applied to earn an additional 240% of floor area, 
and the petitioner is proposing a LEED Silver building certification for an additional 50% floor 
area, for a total floor area ratio of 667%. When utilizing residential premiums, all bedrooms must 
have a window directly to the outside. 
 
The site is subject to a Secondary building frontage requirement (0 feet minimum/10 feet 
maximum) for both Church and Willard streets.  Along Church, the proposed building has a zero 
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foot front setback for building columns and the second story, while the first floor façade is 
recessed 5 feet. The remaining floors, 3 through 14, are offset five feet from the front façade of 
floor 2. Along Willard Street the building is setback 2.5 to the residential entrance canopy and 5 
feet at the closet spot to the first floor. The remaining floors, 3 through 14, are offset five feet 
from the front façade of floor 2. The proposed building has a 9-foot side setback (west, adjacent 
to 1113 Willard) and a 10-foot minimum rear setback (west) to the ground floor addition and 20-
foot setback to the new building to the tower.  
 
A 70 foot by 20 foot (1,491 square foot) covered outdoor dining area for Pizza House will be 
provided at street level south of the restaurant. This area is completely covered by floors 2 
through 14 of the new building and will be partially enclosed.  The proposed outdoor dining area 
will be adjacent to the internal driveway and service area. This area will be separated from the 
drive and parking by curbing, brick wall and fencing. There will be large garage-style overhead 
doors along the front property line opening to the sidewalk.  
 
A total of 53 parking spaces are required for the proposed development. There will be 5 parking 
spaces (1 barrier-free) underneath the building that will be accessed via a service drive from 
Willard. The drive will be one-way and exit on Church Street. The drive will be used for 
deliveries and access to solid waste/recycling, as well as access to the parking.   
 
The remaining 48 required parking spaces are proposed to be provided off-site in a public 
parking structure through the Contribution in Lieu of Required Parking agreement with the DDA.  
For the previous 624 Church street proposal, the DDA approved a resolution in support of a 
parking contract to provide a maximum of 42 spaces in the Forest Avenue public parking 
structure. Due to the increase in FAR for the current project, the petitioner is now required to 
provide an additional 6 spaces for a total of 48. This request will be considered by the DDA 
Operation’s Committee December 18, 2013.   
 
The building entrance will be located at the corner of Willard and Church Street. The ground 
floor of the proposed addition includes two small offices for building management, the resident 
lobby with an entrance at the Willard and Church street corner, solid waste/recycling room and 
bicycle parking room at the rear.  There will be no new retail space provided in the building. A 
small club room for use by the building residents is proposed for the top floor. A rooftop patio 
and amenity area is proposed for access and use by all building residents. Benches and a small 
grilling area will be provided. A garden trellis is also proposed for the plaza area.  
 
The second floor contains the fitness room, study lounge and 5 residential apartments.  Floors 4 
through 13 will have eleven apartments each.  The total of 76 units will be divided into: 23 one 
bedroom apartments (19%); 88 two-bedroom apartments (72%); and 11 three-bedroom 
apartments (9%).  All bedrooms have at least one window directly to the outdoors. The units will 
range in size from 490 to 1,100 square feet.       
 
Enclosed bicycle parking will be provided in a secure room on the first floor: 56 individual bike 
spaces are proposed in the room, in addition to six wall-mounted racks adjacent along the rear 
stairwell. There are five bike hoops existing in the right-of-way, and the petitioner is proposing to 
add 20 more hoops, for a total of 50 exterior bicycle parking spaces in the curb extension.   
 
 
Storm water management for the site will be provided in underground tanks underneath the 
loading area. There are no protected natural features on the site and no required landscaping.  
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A development agreement has been drafted to address a variety of issues, including: building 
elevations, parkland contribution, required footing drain disconnections, documentation of LEED 
Energy & Atmosphere and Silver certification, and condominium requirements. 
 
The estimated cost of construction is $17,000,000.   
 
 

DESIGN REVIEW BOARD 
 
The petitioner presented the 624 Church Street Site Plan project to the Design Review Board on 
September 18, 2013.  The proposed materials include red-brown brick matching the existing 
Pizza House restaurant for the first two levels and a mix of limestone color and red-brown 
concrete, and aluminum window walls.  The full Design Review Board report is attached.   
 
In summary, the Board observed that the proposed design responded favorably to the 
Downtown Design Guidelines.  The Board advised incorporating design elements from the 
existing restaurant, with a pedestrian design that builds on that character. Protecting the outdoor 
dining area from encroachment of the loading zone functions was a concern of the Board, as 
well ensuring active uses along the area between the Pizza House restaurant and the Willard 
corner. It was also recommended that the petitioner mitigate building massing using changes in 
volume and not just changes in materials and to design a greater stepback to accentuate the 
tower from the building base.  
 
The proposed development has been revised to address some of the Board’s comments.  The 
outdoor dining area has been separated using curbing and fencing. The massing has been 
revised to utilize vertical offsets as well as change in materials. Additional bicycle parking was 
added to the right of way, and the street level design is consistent with the adjacent restaurant.  
 
The Board also encouraged the petitioner to reconsider the location of the bicycle parking and 
ensure adequate visibility for pedestrians and motorists exiting the drive on site. However, the 
bicycle parking was not adjusted and remains in the same location as originally designed.  
The petitioner has provided the attached statement of revisions in response to the Board’s 
report.  
 

CITIZEN PARTICIPATION 
 
The petitioner held a meeting for interested citizens on October 9, 2013, four weeks prior to 
submitting this project for approval.  Invitations were sent to all residents and property owners 
within 1,000 feet of the site as well as all subscribers to the GovDelivery planning update 
service; 11 people attended the meeting.  The full report provided by the petitioner is attached.  
 
In general, the discussion at the meeting addressed: 

• Setbacks and building design – whether there will be windows along the western façade 
(rear) and whether the design meets the Downtown Design Guidelines 

• Parking – where will it be provided  
• Roof uses – what will the pergola be used for and will there be a green roof 
• Details of the units – size, number of bedrooms, anticipated rents 

 
 
 

COMPARISION CHART  
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 EXISTING PROPOSED REQUIRED/PERMITTED 

Base Zoning D1 (Downtown 
Core) 

D1 (Downtown 
Core) D1 (Downtown Core) 

Gross Lot Area 19,776 sq ft 19,776 sq ft No minimum 

Max. Usable Floor Area in 
% of Lot Area 

80.2%  
(15,868 sq ft) 

667%  
(132,035, sq ft) 

400% MAX normal  
(59,996 sq ft MAX) 
Up to 700% MAX with premiums  
(up to 104,993 sq ft MAX) 

Premiums None used 

47,427 sq ft - 
residential 
5,504 sq ft - LEED 
Silver 
52,931 sq ft total  

Up to 57,314 sq ft additional floor 
area MAX 

Character Overlay District South University South University South University 

Streetwall Height 2 stories 2 stories 2 stories MIN 
4 stories MAX 

Offset at Top of Streetwall Not applicable 
 
5 ft 
 

5 ft Average MIN 

Building Height 2 stories 150 feet 24 ft/2 story MIN 
150 ft MAX 

Side, Rear Setbacks 

0 ft (north) side 
18 ft (south) side 
0 ft (west) rear 
existing 

0 ft (north) side 
5 ft (south) side 
0 ft (west) rear 
existing building 
10 ft (west) propose 
addition 

None 

Building Frontages 
 

Secondary Street 
 

 
Secondary Street 

 
Secondary Street 

Church Street  10 ft 0 ft 0-10 ft MIN   

Willard Street 16.5 ft 2.5 ft 0-10 ft MIN 

Parking Special Parking 
District 

Special Parking 
District Special Parking District 

Parking – Automobiles 7 spaces 5 spaces (on-site) 
48 spaces (off-site)  

53 spaces MIN for premium floor 
area 

Parking – Bicycles 10 spaces 62 Class A 
40 Class C 

46 Class A MIN 
2 Class C 
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SURROUNDING LAND USES AND ZONING 
 

 LAND USE ZONING 

NORTH Commercial D1 (Downtown Core), South University Character 
Overlay 

EAST Mixed Residential/Office/Commercial D1, South University 

SOUTH Multiple-family Residential 
Dormitory 

D1, South University 
PL (Public Land) 

WEST Mixed Residential/Commercial D1, South University 

 
HISTORY 

 
This 618 Church parcel originally contained a single-family house, circa 1900.  That house was 
used for single and two-family residences until approximately 1975.  It then was converted to a 
pinball parlor on the first floor with at least one rental apartment remaining on the second and 
third floors.  In approximately 1977, the pinball parlor was converted to a restaurant.  The 
original building and a house on the adjacent parcel were demolished and the Pizza House 
restaurant building was built on the combined parcels in 1992. A 7,822 square foot, two-story 
addition was approved and constructed in 2005. This addition was constructed with footings and 
structural elements to support future construction of a building above. 
 
The building at 1117 Willard was built in 1901 and contains one residential apartment. There is 
no site plan on file for this parcel. 
 
The three parcels were zoned from C1A to C1A/R in 1966 and then to C2A in 2006.  The 
parcels were subsequently rezoned to D1/South University as part of the A2D2 Zoning Initiative.  
The current base and character overlay zoning districts and building frontage standards became 
effective in December 2009.   
 
In January 2013, Planning Commission recommended approval of a similar site plan and City 
Council subsequently approved the plan in March 2013.  After approval the petitioner was able 
to acquire an additional parcel (1117 Willard) in order to add area and increase the size of the 
development.  The previous approved plan included an 83,807 square foot building addition with 
a total of 76 units; the current plan increases the total additional area to 116,167 square feet 
and the number of units will increase to 122 units.  
 

PLANNING BACKGROUND 
 
The Downtown Plan identifies this site as part of the “Core” area of downtown (Figure 9).  The 
plan recommends encouraging downtown’s highest density development and tallest buildings to 
locate within the Core areas to create the critical mass of activity and density needed to support 
a range of central retail, service, cultural, residential, and entertainment functions and 
transportation modes. 
 
The Downtown Plan is based upon several guiding values which articulate the most 
fundamental elements of the downtown.  These values include providing a diversity of uses and 
accommodating a diversity of users, and providing a viable economy, a “green” and energy-
efficient built environment and transportation network and social and cultural opportunities.  
Dense land use and development patterns which draw people downtown and foster an active 
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street life, contribute to its function as an urban neighborhood and support a sustainable 
transportation system is a goal expressed in the Plan (page 22) as well as encouraging a 
diversity of new downtown housing opportunities and expansion of the downtown resident 
population to strengthen downtown’s role as an urban neighborhood, continuing to seek a range 
of age groups and income levels in the downtown (page 24).   
 
 

SERVICE UNIT COMMENTS 
 
Downtown Development Authority – As noted above, the DDA will discuss the resolution to 
enter into a contract to provide required parking within the DDA parking system on December 
18, 2013. Details and requirements of the agreement will be outlined in a formal contract 
executed between the petitioner and the DDA. The contract must be executed before building 
permits will be issued for the project.  
 
The DDA has reviewed the proposed site plan for consistency with the existing and planned 
streetscapes along Church Street, including sidewalk materials, bike hoops, landscape planters 
and lighting.  Additional comments may be issued up to the time of construction.   
 
Parks – Parks staff has requested a parks contribution of $72,450. The petitioner has offered to 
contribute $47,120 for improvements to the plaza adjacent to the Forest Street parking 
structure, in addition to providing on-site recreation in the form of a rooftop area that will be 
available for use by the residents. 
 
System Planning – The proposed sanitary flows are being modeled by the City.  Sanitary sewer 
mitigation calculations must be revised on the plan. The equivalent of 27 footing drain 
disconnects will be required.   
 
The placement of bicycle hoops in the public right of way may require an additional agreement.  
 
Planning – The petition complies with all development codes and regulations for new 
development in the Downtown. While similar in design to the previously approved project, it 
extends the building to the corner of Willard and Church. This allows for creation of a notable 
corner design containing a window glass wall on both the Church and Willard Street frontages. 
The design modifications provided are generally responsive to the concerns expressed by the 
Design Review Board.   
 
Planning staff has concerns regarding the location of the bicycle parking room. Echoing 
concerns of the Design Review Board, and based on the observations of bicycle parking rooms 
in similar downtown projects staff recommended that the room be moved closer to the front of 
the building. The location of the room as proposed will require the petitioner actively promote 
this area to ensure usage. In addition, it appears the area previously designated as an outdoor 
plaza will be used solely for outdoor dining. While this is an allowable use and will activate that 
space along the street, it is a change from the open plaza use presented at the Design Review 
Board.  
 
 
Prepared by Matt Kowalski 
Reviewed by Wendy Rampson 
12/13/13 
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Attachments: Design Review Board Report  
  Petitioner’s Response to DRB Report 
  Citizen Participation Report 

Parcel and Zoning Map  
  Aerial Photo  
  Site Plan  
  Elevations  

Outdoor Dining Area Plan 
  Draft Development Agreement 
   
 
c: Property Owner:   Tice Family LLC 
    618 Church Street 
    Ann Arbor, MI 48105 
 
 Petitioner:  Opus Development Corporation 
    9700 Higgins Road, Suite 900 
    Rosemont, IL 60018 
 
 Petitioner’s Agent:  J. Bradley Moore 
    J. Bradley Moore & Associates 
    4844 Jackson Road, Suite 150 
    Ann Arbor, MI  48103 
 
     
 City Attorney 
 DDA 
 Systems Planning 
 Project No. SP13-049 



 

City of Ann Arbor Design Review Board 
 

624 Church Street Summary Report 
September 18, 2013 

 

The Design Review Board met on September 18, 2013 to review a new iteration of the 624 
Church Street proposal, which was previously considered by the DRB on October 17, 2012. The 
following report contains a summary of priority issues the Board would like the developer to 
consider in finalizing the design proposal.  

Description of Revisions 

A 14-story tower addition has been added to the previously approved site plan. It uses smooth-
faced concrete masonry units and glazing on the lower two floors, and pre-cast concrete panels 
and glazing on the upper stories. The project architect explained the color difference in the 
rendering of the precast panels as smooth vertical and horizontal bands with an exposed 
aggregate texture in the larger areas.  A notch in the building differentiates the new section 
from the previously reviewed section, and different colors will be used on each section. The 
new portion of the tower is light-colored, which contrasts with the red brick of the previous 
application. Five parking spaces will be located under the building. The tower will now be set 
back 10’ from the west property line, in response to the abutting property owner’s concerns.   

Summary of Priority Issues  

Per the DRB, the project as reviewed does not meet the Downtown Design Guidelines for 
pedestrian experience and building massing as found in Sections A, B and C.  

Examples of applicable guidelines are noted in parenthesis; the full text of each referenced 
guideline is provided at the end of the summary.  Please note that the South University 
Character Area guidelines also apply.  

Site Planning 

1. The stretch of Church Street between Willard and the Pizza House Restaurant will not be 
a positive pedestrian experience since it consists of lobby, driveway, and plaza areas – 
these areas should be active, year-round uses. (A.1.2, A.3.6, A.3.7) 



2. The driveway should be examined to ensure that both drivers and pedestrians can see 
each other while entering and exiting. (A.4.1) 

3. Public art, landscaping, awnings, and similar streetscape elements are requested to 
make the area interesting and pedestrian friendly. Consider using the area shown as 
parking spaces for a different, more active use.   (A.1.2, A.3.6, A.3.7, A.5.3, A.5.4, C.1.1, C.2) 

4. The covered plaza next to the restaurant is now boxed in by the additional tower, and 
needs to be a bright, lively space rather than a large cavernous void.  Windows from the 
restaurant onto the plaza are strongly suggested. Lighting will be important to the plaza. 
(A.5.4, A.5.5) 

5. The feasibility of a mid-block connection should be investigated. (A.5) 

Building Design 

6. Design a greater step back of the stair tower facade in order to accentuate the 
separation of the base from the tower. (B.1.1, B.1.2, B.1.3) 

7. The base of the building should be broken up and varied. The east and south side should 
have as much detail as the other sides of the building. (B.1.1, B.1.2, B.1.3) 

8. The horizontal elements at the top of the second floor and top floor of the building are 
not visually strong enough. (B.1.4) 

9. The location of bicycle parking should be reconsidered.  Bicycle parking on residential 
floors instead of all on the first floor should be investigated. (A.6.2) 

Additional General Discussion Points 

• Moving the residential entrance to the corner is appropriate.  
• The stairways should be convenient and inviting to encourage their use instead of the 

elevator.  
• Address pre-cast concrete’s fading problem. Some DRB members prefer brick to pre-

cast concrete panels, though the panels are acceptable.  

Referenced Sections of the City of Ann Arbor Downtown Design Guidelines 

Design Guidelines for Context and Site Planning  

A.1.1 Identify and then reinforce the positive characteristics of adjacent sites.  

A.1.2 Design sidewalk level features and facilities to provide enrichment of the pedestrian 
experience.  

A.1.5 If the street geometries are such that the mid-block is the termination of a 
perpendicular street view, consider a design with enough presence and detail to 
make that view noteworthy.   



A.3.1 Design an urban open space to maximize activity and usability for a diverse  
population of different abilities.  

A.3.2 Locate an urban open space where there is a high level of existing or potential 
pedestrian activity. 

A.3.6 Provide dining opportunities, movable tables and chairs, public art, lighting, 
interpretive materials, historic markers, water features, and architectural details 
such as windows and storefront walls, to frame urban open space. 

A.3.7 Enrich the space using special paving, plants, trellises and site structures.   

A.4.1 Locate and size driveways, access points, service entries, alleys, loading docks, and 
trash receptacles to minimize impact on pedestrians and maintain pedestrian safety, 
circulation, and comfort.   

A.4.2 Provide a pedestrian-friendly street edge at street level adjacent to surface parking 
areas and enclosed parking structures.  Provide a landscape buffer appropriate for 
urban conditions at the edges of surface parking areas. 

A.5.1 Pedestrian walkways should be well integrated with the existing 
infrastructure in a way that supports pedestrian connections within and 
outside the areas of the proposed project.  

Design Guidelines for Buildings 

B.1.1 Design a building to minimize its impact on adjacent lower-scale areas.  
 
B.1.2 When a new building will be larger than surrounding structures, visually divide it into 

smaller building modules that provide a sense of scale. 

B.1.3 Provide a clear definition between the base (the lower floor or floors) and upper 
floors to maintain a sense of scale at the street level.  

B.1.4 If appropriate to the context, establish a design treatment that includes a 
differentiated building top.     

 
Design Guidelines for Building Elements 

C.1.1 Use building elements to create a street edge that invites pedestrian activity.  
 
C.3.1 A high level of ground floor transparency is encouraged throughout downtown.  

 



South University Character District 

…Current architectural character includes diverse styles ranging from older eclectic forms to 
new/contemporary ones, expressed through a wide variety of architectural materials including 
wood siding, brick, limestone, precast concrete, and various metals. Building heights range 
from one and two floor/low-rise to mid and hi-rise. Rooflines vary from two and three story 
frame houses to flat roofed contemporary expressions at various building heights and façade 
expressions. 

 
This area is a mixed use district, largely consisting today of university population- focused 
restaurant and commercial services, and student housing. This district is busy and vibrant with 
automobile and pedestrian activity. Sidewalk level doorways provide access to upper floor 
offices and apartments. 

 
The urban landscape includes sidewalk extensions (bump-outs) with circular tree sized 
planters; a well developed tree canopy over some sidewalks; and outdoor dining spaces at 
sidewalk and rooftop levels. First floor facades are more transparent with clear, large display 
windows, allowing inside first floor retail activities to be visible from, and contribute to, the 
district’s active street life. 

 
The cumulative character can be described as a busy and vibrant urban setting that encourages 
and accommodates a diverse range of downtown activities. 

 



 

 

 

  

 
 

 

 

 

To: City of Ann Arbor Planning Department    Date: October 23, 2013  

301 E. Huron  

Ann Arbor, MI 48103  

 

Re: 624 Church Street 2 – Revised proposed high-rise addition to the Pizza House restaurant.  

 

To Whom it May Concern,  

 

Below please find the project team’s responses to the Design Review Board project comments. 

Responses are shown in bold italics after the text from the Design Review Board report supplied by 

the Planning Dept.: 

 

 
The Design Review Board met on September 18, 2013 to review a new iteration of the revised 624 
Church Street proposal, which was previously considered by the DRB on October 17, 2012. The 
following report contains a summary of priority issues the Board would like the developer to 
consider in finalizing the design proposal.  
 
Description of Revisions  
A 14-story tower addition has been added to the previously approved site plan. The current revised 
proposal is the same height as the previously approved project consisting of 13 occupied floors 
plus a rooftop mechanical equipment enclosure/penthouse. It uses smooth-faced concrete 
masonry units and glazing on the lower two floors, and pre-cast concrete panels and glazing on the 
upper stories. The project architect explained the color difference in the rendering of the precast 
panels as smooth vertical and horizontal bands with an exposed aggregate texture in the larger 
areas. A notch in the building differentiates the new section from the previously reviewed section, 
and different colors will be used on each section. The new portion of the tower is light-colored, 
which contrasts with the red brick of the previous application. The proposed exterior pallet of 
materials for this revision to the previously approved 624 Church Street project remain the same 
as those of the originally approved project. Five parking spaces will be located under the building. 
This is five more on-site parking spaces than in the previously approved project. The tower will 
now be set back 10’ from the west property line, in response to the abutting property owner’s 
concerns. The previously approved project had setbacks from the western property line of Ten feet 
(at the southern portion of the approved addition) and Zero feet (at the northern portion of the 
approved addition) - the current proposal has westerly setbacks of Ten feet (at the southern 
portion of the proposed addition just as before) and Twenty feet (at the northern portion of the  
proposed addition). This represents a 20 foot increase in the setback of the northern portion of 
the proposed addition from the western property line (the neighbor to the west had requested 1o 
feet) over what was previously approved. 
 
 



Summary of Priority Issues  
Per the DRB, the project as reviewed does not meet the Downtown Design Guidelines for pedestrian 
experience and building massing as found in Sections A, B and C. It should be noted that all the 
members of the DRB in attendance at the DRB meeting indicated they like the current proposal 
over the previously approved ones and applauded the design team for the improvements. 
 
 
Examples of applicable guidelines are noted in parenthesis; the full text of each referenced 
guideline is provided at the end of the summary. Please note that the South University Character 
Area guidelines also apply.  
 
Site Planning  
1. The stretch of Church Street between Willard and the Pizza House Restaurant will not be a 
positive pedestrian experience since it consists of lobby, driveway, and plaza areas – these areas 
should be active, year-round uses. (A.1.2, A.3.6, A.3.7)  We disagree that the pedestrian experience 
will be unpleasant. The lobby by necessity is located on the ground floor and will be an active year-
round use as tenants will be coming and going throughout the day year-in and year-out. The lobby is 
clad with glass and open to the streetscape on two sides. The drive exit on to Church Street  is quite 
minimal, currently exists, is consistent with the streetscape of the block and does not define or 
dominate the streetscape experience. The covered plaza space is currently being programmed as 
additional seasonal outdoor dining for the Pizza House restaurant and as such the vast majority of the 
streetscape will be activated. 
 

2. The driveway should be examined to ensure that both drivers and pedestrians can see each other 
while entering and exiting. (A.4.1) Proposed column configuration has been modified on the north 
side of the drive, and a column eliminated on the south side of the drive, to improve visibility.  
 

3. Public art, landscaping, awnings, and similar streetscape elements are requested to make the 
area interesting and pedestrian friendly. Consider using the area shown as parking spaces for a 
different, more active use. (A.1.2, A.3.6, A.3.7, A.5.3, A.5.4, C.1.1, C.2) The limited parking area shown 
will remain as proposed due to the tight geometry of the site. 
 

4. The covered plaza next to the restaurant is now boxed in by the additional tower, and needs to 
be a bright, lively space rather than a large cavernous void. Windows from the restaurant onto the 
plaza are strongly suggested. Lighting will be important to the plaza. (A.5.4, A.5.5)  The covered plaza 
space is currently being programmed as seasonal outdoor dining for the Pizza House restaurant. It will 
be a bright, active, lively space. 
 

5. The feasibility of a mid-block connection should be investigated. (A.5)  We believe this is not an 
appropriate location for a through-block connection. This property is too close to the end of the 
block to be appropriate for a through-block connection. The grade and disposition of the neighbor 
to the west would not be conducive to such a connection A more appropriate location for such a 
through-block connection would be north of the subject property at mid-block(where one 
currently exists due to aligned drives/alleys). 
 

Building Design  
 
6. Design a greater step back of the stair tower facade in order to accentuate the separation of the 
base from the tower. (B.1.1, B.1.2, B.1.3) This has been incorporated into the revised building design. 



 

7. The base of the building should be broken up and varied. The east and south side should have as 
much detail as the other sides of the building. (B.1.1, B.1.2, B.1.3)  The base of the building at the east 
and south sides has been differentiated by varying building materials &  color, through offsets in 
building plans and additional detailing. 
 

8. The horizontal elements at the top of the second floor and top floor of the building are not 
visually strong enough. (B.1.4)  We respectfully disagree. 
 

9. The location of bicycle parking should be reconsidered. Bicycle parking on residential floors 
instead of all on the first floor should be investigated. (A.6.2)  Additional class C bike parking has 
been provided at grade both on-site and in the ROW. In addition to the 60 Class A bike parking spaces 
provided in a secured designated tenant bike parking room (more than required by code) tenants will 
be permitted to store their bikes in their dwelling units. 
 

Additional General Discussion Points  
• Moving the residential entrance to the corner is appropriate. Done 
• The stairways should be convenient and inviting to encourage their use instead of the elevator. 
The eastern stair is connected to the lobby and has glass facing the street to the east so it will be 
a bright day-lit space with good views to the surrounding area. 
• Address pre-cast concrete’s fading problem. Some DRB members prefer brick to pre-cast concrete 
panels, though the panels are acceptable. Color choice will be reviewed. 
 
Referenced Sections of the City of Ann Arbor Downtown Design Guidelines  
Design Guidelines for Context and Site Planning  
 
A.1.1 Identify and then reinforce the positive characteristics of adjacent sites.  
A.1.2 Design sidewalk level features and facilities to provide enrichment of the pedestrian 
experience.  
A.1.5 If the street geometries are such that the mid-block is the termination of a perpendicular 
street view, consider a design with enough presence and detail to make that view noteworthy.  



A.3.1 Design an urban open space to maximize activity and usability for a diverse population of 
different abilities.  
A.3.2 Locate an urban open space where there is a high level of existing or potential pedestrian 
activity.  
A.3.6 Provide dining opportunities, movable tables and chairs, public art, lighting, interpretive 
materials, historic markers, water features, and architectural details such as windows and 
storefront walls, to frame urban open space.  
A.3.7 Enrich the space using special paving, plants, trellises and site structures.  
A.4.1 Locate and size driveways, access points, service entries, alleys, loading docks, and trash 
receptacles to minimize impact on pedestrians and maintain pedestrian safety, circulation, and 
comfort. 
A.4.2 Provide a pedestrian-friendly street edge at street level adjacent to surface parking areas and 
enclosed parking structures. Provide a landscape buffer appropriate for urban conditions at the 
edges of surface parking areas.  
A.5.1 Pedestrian walkways should be well integrated with the existing infrastructure in a way that 
supports pedestrian connections within and outside the areas of the proposed project.  
 
B.1.1 Design a building to minimize its impact on adjacent lower-scale areas.  
B.1.2 When a new building will be larger than surrounding structures, visually divide it into smaller 
building modules that provide a sense of scale.  
B.1.3 Provide a clear definition between the base (the lower floor or floors) and upper floors to 
maintain a sense of scale at the street level.  
B.1.4 If appropriate to the context, establish a design treatment that includes a differentiated 
building top.  
 
Design Guidelines for Building Elements  
 
C.1.1 Use building elements to create a street edge that invites pedestrian activity.  
C.3.1 A high level of ground floor transparency is encouraged throughout downtown.  
 
South University Character District 
 
…Current architectural character includes diverse styles ranging from older eclectic forms to 
new/contemporary ones, expressed through a wide variety of architectural materials including 
wood siding, brick, limestone, precast concrete, and various metals. Our proposed material pallet 
recognizes and is consistent with this diversity. Building heights range from one and two 
floor/low‐rise to mid and hi‐rise. Rooflines vary from two and three story frame houses to flat 
roofed contemporary expressions at various building heights and façade expressions. Our building 
project will have varying facade expressions. 
This area is a mixed use district, largely consisting today of university population‐focused restaurant 
and commercial services, and student housing. We continue this historic pattern. This district is 
busy and vibrant with automobile and pedestrian activity. We continue this historic pattern. 
Sidewalk level doorways provide access to upper floor offices and apartments. We continue this 
historic pattern. 
The urban landscape includes sidewalk extensions (bump‐outs) with circular tree sized planters; a 
well developed tree canopy over some sidewalks; and outdoor dining spaces at sidewalk and 
rooftop levels. We are proposing an active roof-top use. We are proposing additional trees and 
outdoor dining. First floor facades are more transparent with clear, large display windows, allowing 



inside first floor retail activities to be visible from, and contribute to, the district’s active street life. 
We are proposing large windows at the ground level. 
The cumulative character can be described as a busy and vibrant urban setting that encourages and 

accommodates a diverse range of downtown activities. We believe our proposal continues and 

enhances the qualities enumerated above. 



Citizens’ Participation Meeting Report             
Project:  624 Church Street - revised, Ann Arbor, MI 

Meeting Date:  October 9, 2013   

Meeting Location:  Pizza House restaurant 

Time:  6:30pm-8:00pm 

The City Planning & Development Services provided a list of addresses to mail notices of the meeting. 

Approximately 1,359 postcards were mailed out to the addresses provided describing the scope of the 

project and indicating the time, date, and location of the Citizens’ Participation Meeting.  

At approximately 6:25pm project presentation boards were set up and a sign-in sheet started for 

meeting participants. At approximately 6:40pm, with about a dozen attendees present, the project 

architect, J. Bradley Moore, made a presentation of the proposed residential addition to the property 

commonly called Pizza House.  He noted that the new proposal is an expansion of the previously 

approved residential high-rise project at 624 Church St. After the presentation Mr. Moore opened the 

meeting up to participants for their questions and comments.  

The following is a summary of comments and questions voiced by participants and answers provided 

(answers/responses in italics) by Mr. Moore and/or other project team members: 

How many residential units will there be in total? There will be around 122 units total on all floors. 

Who will the units be marketed to? Anyone who wants to live in the area. 

How big will the units be? There will be Studios, One bedroom, Two bedroom  and a few Three bedroom 

units ranging in size from about 480 Sf. to about 1100 Sf.  Most of the units, about 70%, will be Two 

bedroom units – only 11 or so will be Three bedroom units. 

How many bedrooms will there be in total? 232 in total. 

Will the units be furnished?  Yes, units will come with the major furniture pieces but renters will have the 

option to provide their own furniture should they so choose. 

Where will the occupants store luggage? In their closets. 

What will the rents be? Rental rates have not been set but will be competitive with other similar high-

rise residential developments in town . 

Will there be any parking provided?  The project will require 55 parking spaces by code. 5 will be 

provided on site. The project has up to 42 off-site parking spaces approved for lease by the DDA. The 

balance of the spaces can be provided by shared cars or by getting additional lease spaces approved by 

the DDA. It should be noted that Zip cars are available nearby and the site has a walkabilty score of 94 so 

tenants may not have much need for a car. 



A participant asked why the building was pushed up so close to the street.  Mr. Moore stated that the 

zoning ordinance encourages locating buildings up toward the street. Furthermore the tight geometry of 

the site also necessitates keeping the building close to the street. 

What will the building be constructed of? The structural system of the existing building is steel frame as 

will be the new addition, with the exterior skin being a mixture of brick, glass, limestone, precast 

concrete, burnished masonry and glass. 

Will there be a trash chute? Yes, one trash chute and one chute for recyclables. 

Will each unit have a living & eating area and kitchen? Yes. 

How many bathrooms will each unit have? Studios and one bedroom units will have one bathroom and 

the others will have two bathrooms. 

How will the trash pick-up be handled? There will be a central trash room with compactors and carts 

that will be wheeled to the curb for pick-up. 

Will the project require approval again from the Planning Commission? Yes, the project will go to the 

Planning Commission and City Council for approval. 

What type of a green roof is proposed for the addition to the building? We are planning on using the 

same system we used on the Big George’s Home Appliance building – it is called an “extensive” green 

roof system and consists of planting trays with vegetation already growing at the time of installation.  

How long will the construction take and when would the first occupancy commence?  We estimate 

between 13 and 16 months of construction with occupancy by August of 2015. 

Have you incorporated any of the suggestions of the Design Review Board? We have not revised the 

drawings since our presentation at the DRB as the owners wished to wait till after this meeting to do only 

one round of revisions before submitting to the Planning Department for the regular review and approval 

process but we will be giving consideration to the DRB comments. 

Will the DRB comments regarding “activating” the streetscape be followed. Yes, we are currently 

working with the Tice family, owners of the Pizza House restaurant, to program that covered plaza with 

active outdoor dining. 

When would construction start? Sometime next spring. 

Have you done wind studies? We do not plan on doing any wind studies as none are required. 

Is the existing utility infrastructure adequate for the project? We believe they are but the city will do 

computer modeling to verify. The computer modeling done for the previously approved version of this 

project indicated the utilities were adequate. 

Will your floor levels line up with Zaragon Place to the west?  No. and our project will be taller. 



How many elevators will there be for residential tenants?  Two 

What will the ceiling height be in the dwelling units? Close to nine feet. 

Will you need to do footing drain disconnects? Yes, according to the city requirements. 

When will the project come before the City Council? Early next year, most likely. 

What are the next steps? Presentation of the proposal for review by city staff and then the planning 

commission and lastly City Council. 

A participant asked what would prevent tenants from taking up street parking spaces.  Mr. Moore stated 

that the building occupants would have the same right to parking in designated street parking spaces as 

any other city resident. 

Will there be loud partying on the rooftop patio? No. 

One participant stated that she thought the precast concrete panels looked too industrial and that she 

would prefer brick instead. 

Another participant requested that the owner have regular meetings with neighbors during 

construction. 

The meeting adjourned at approximately 8:00pm as there were no additional questions or comments 

 

One e-mail was submitted to the development team after the meeting which  is below: 

 

I was at the October 9 citizens' participation meeting, and based on what I heard there are several 
significant potential issues that I hope you will be able to successfully address, both of which involve 
parking. 
 
You are required to have 55 parking spaces for your building; you say you have an agreement with DDA 
to purchase 40, plus you plan to provide shared cars (counted as 4 spaces each) to allow you to meet 
your parking requirement. 
 
Problem #1: because the waiting list for the nearby Forest Ave. parking structure is 18 months, your 
tenants may find their parking spaces are on the other side of town. This will certainly be a problem for 
them, and cause for complaint. 
 
Problem #2: since you probably will locate your shared cars in your available on-site parking spots, this 
precludes any tenant using those spots for a temporary space while they load/unload their vehicles. At 
the Design Guildelines Board meeting you said these spots would be available for tenant temporary 
loading/unloading, but if your shared cars are there that option is no longer feasible. The statement 
tonight, that tenants have the same right everyone else does to on-street parking, which is true, 
completely ignores the reality that on-street parking on the streets surrounding your proposed 
development is in short supply and high demand.  
 



The result of these two problems will be tenants unable to park, unable to unload groceries, and 
increased traffic congestion. 
 
I don't believe you are adequately planning for these possibilities, and therefore I sincerely hope you 
volunteer (or are required) to do a traffic study. 
 
Thanks, 
 
 
  
Peter Nagourney 
914 Lincoln Avenue 
Co-Chair, North Burns Park Association 

. 
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