
M E M O R A N D U M 
 
 
TO:  Mayor and Council 
 
FROM: Jayne Miller, Community Services Administrator 
 
DATE:  May 21, 2007 
 
SUBJECT: Resolution to Approve Zion Lutheran Church Site Plan, 9.46 Acres, 1501 

West Liberty Street (CPC Recommendation: Approval – 8 Yeas and 0 
Nays). 

 
 
Attached is a resolution requesting approval for the construction of an 8,125-square foot 
addition onto the east side of the existing church.  The addition is proposed to be used 
for an entry and welcoming area, classrooms, and other church-related uses.  The 
existing parking lot will be modified to add 28 parking spaces and storm water detention 
for the entire site will be provided.  Currently, there is no storm water management on 
the site.   
 
The City Planning Commission, at its meeting of April 17, 2007, recommended approval 
of this site plan.  The Planning Commission also approved a special exception use 
request to permit expansion of the church. 
 
 
 
Prepared By:  Laurie Foondle, Management Assistant 
Reviewed By: Mark Lloyd, Planning and Development Services Manager 
   Jayne Miller, Community Services Administrator 
Approved By: Roger W. Fraser, City Administrator 
 
Attachments:  Proposed Resolution 
   4/17/07 Planning Commission Minutes 
   Planning Staff Reports 



 

 

RESOLUTION TO APPROVE 
ZION LUTHERAN CHURCH SITE PLAN, 

9.46 ACRES, 1501 WEST LIBERTY STREET 
 (CPC RECOMMENDATION:  APPROVAL – 8 YEAS AND 0 NAYS) 

 
 
Whereas, Zion Lutheran Church has requested site plan approval in order to construct 
an 8,125-square foot addition onto the existing church at 1501 West Liberty Street; 
 
Whereas, The Ann Arbor City Planning Commission, on April 17, 2007, recommended 
approval of said request; 
 
Whereas, The contemplated development will comply with all applicable state, local and 
federal law, ordinances, standards and regulations; 
 
Whereas, The development would limit the disturbance of natural features to the 
minimum necessary to allow a reasonable use of the land, applying criteria for reviewing 
a natural features statement of impact set forth in Chapter 57; and 
 
Whereas, The development would not cause a public or private nuisance and would not 
have a detrimental effect on the public health, safety or welfare; 
 
RESOLVED, That City Council approve the Zion Lutheran Church Site Plan. 
 
 
 
Submitted by:  Planning and Development Services 
Date:     May 21, 2007 



 

 

APRIL 17, 2007 PLANNING COMMISSION MINUTES 
 
f. Public Hearing and Action on Zion Lutheran Church Site Plan and Special Exception Use, 9.46 
acres, 1501 West Liberty Street.  A proposal to construct a 4,065-square foot addition to the existing 
building and 38 additional parking spaces – Staff Recommendation:  Approval 
  
Kowalski described the proposal and showed photographs of the site. 
 
Pratt stated that he had two conversations about this particular site.  He said he worked with one of the 
individuals who was on one of the committees working on this project and the nature of the conversation 
was about who this person should contact at the City to discuss this proposal.  He said the other 
conversation was related to the same person asking him a question about storm water detention. 
 
Mark McPherson, of Merritt McPherson Cieslak, architect representing the church, clarified that they were 
proposing to add 28 parking spaces.  The current count of striped parking spaces was 171, he said, but 
there were actually 199 usable spaces, adding that they were attempting to keep the existing and new 
parking count the same.  He stated that the new configuration would allow them to reduce the amount of 
pavement by 4,000 square feet and the footprint of the new addition was approximately 4,000 square 
feet.  There would be no gain in impervious surface as a result, he said.  He explained the proposed 
detention pond, showed the proposed landscape buffering, and stated that they would be maintaining as 
many of the existing amenities on the site as possible.  He noted that the on-site lighting would limit the 
amount of spillover onto neighboring properties.  He showed the floor plans for both levels of the addition, 
stating that the addition would serve the existing congregation.  He was available to answer questions. 
 
Gary Claypool, 714 Soule, asked about a portion of the drawing shown by staff that appeared to be storm 
water detention area. 
 
McPherson provided additional information to explain the proposed storm water detention. 
 
Amy Leash, 1406 Lutz, stated that while there would be no change in the traffic flow, it was her hope that 
the Planning Commission would take into account the fact that the existing parking lot was treated like a 
City street, thereby creating more traffic than what should be in an area where neighborhood children 
played.  It was possible that this would be mitigated with this new proposal, she said, but hoped it would 
be taken into consideration. 
 
Noting no further speakers, Pratt declared the public hearing closed. 
 

Moved by Lipson, seconded by Woods, that the Ann Arbor City 
Planning Commission, after hearing all interested persons and 
reviewing all relevant information, finds the petition to substantially 
meet the standards contained in Chapter 55 (Zoning Ordinance), 
Section 5:104 (Special Exceptions), and, therefore, approves the 
Zion Lutheran Church Special Exception Use, subject to 
compliance with an approved site plan. 
 
Moved by Lipson, seconded by Woods, that the Ann Arbor City 
Planning Commission hereby recommends that the Mayor and City 
Council approve the Zion Lutheran Church Site Plan. 

 
Woods said there was much to like about this proposal, stating that the church had plenty of area to 
expand, there would be no impact on the neighborhood, and storm water detention would be provided 
where it did not previously existing, thereby reducing the impact on Allen’s Creek.  She asked if the 
parking area that currently drained onto Lutz would be changed with the new storm water management 
system. 
 



 

 

McPherson replied yes, that there would be a series of catch basins throughout the new parking lot that 
would redirect storm water into the detention pond.  He stated that there would be a very small amount of 
water that would still drain onto Lutz. 
 
Lipson stated that this type of development was something to be encouraged, as it was beneficial for 
churches to remain in the City.  He expressed his appreciation for the walnut tree being saved by shifting 
the detention basin.  He also noted that the creation of no new impervious surface was a positive 
component of this proposal.  He asked the petitioner to address traffic control through the parking lot. 
 
McPherson explained that the new configuration would provide more of a directional flow and said they 
have added sidewalks for pedestrian access to bring people into the site. 
 
Lipson stated that using a different material for the pedestrian walkways, or raising them slightly, set them 
apart from the parking lot and helped drivers be more aware that this was a place for pedestrians.  He 
said it added to traffic calming and encouraged the church to consider this. 
 
Carlberg said she agreed with the comments previously made by Commission members.  She also 
agreed about the materials used for pedestrian walkways crossing traffic lanes and stated that making it 
clear to drivers that pedestrians were crossing in certain areas was very helpful. 
 
McPherson added that the islands and peninsulas within the parking lot would help to eliminate the 
speedway aspect of the parking lot.   
 
Potts stated that this was a very reasonable proposal.  She asked about the wide swath of trees on the 
south side of the site as to whether it was on school property.   
 
Kowalski confirmed that the trees were along the property line on church property.  He stated that the 
grading to be undertaken would be done far enough away from the trees so as to not cause an impact. 
 
Potts said the neighbors to the east might be interested in speed bumps on the short streets leading to 
the church and said they could inquire with City staff about that.  She stated that there was a great deal of 
pavement on this site and asked the church if porous pavement had been considered. 
 
Star Combs, engineer, stated that a portion of this site was clay filled and, in order to install porous 
pavement, about three to four feet of the clay would have to be removed.  Compounded was the hill, 
which would require changing the slope to one foot in order to allow water to percolate. 
 
Woods asked how deep the detention pond would be and if it were designed to be wet at all times.  She 
knew that children could be very curious and neighborhood kids would likely want to visit the pond when it 
contained water. 
 
McPherson stated that first flush water would be restricted in the pond and that it would recede over a 
period of time.  The maximum depth of the water would be four feet, he said, adding that it would drain at 
a faster rate if it reached the overflow level. 
 
Woods did not doubt that the church would do its part to keep this pond functioning properly.  Because 
there would be neighborhood children and adults using the property, she hoped this would not cause a 
maintenance problem.  She thought this project would be a marvelous addition for the church. 
 
Bona reiterated the positive points about this project, such as the church staying in the City, an improved 
parking arrangement, and landscape buffering.  With regard to pedestrian sidewalks, she thought it was 
important to raise them where they crossed the parking lot, pointing out that this would also serve as a 
speed bump and alleviate many of the residents’ concerns.  She did not support pavement markings, as 
they tended to wear out.  She encouraged an actual change in the pavement.  She supported this project. 
 



 

 

Lipson asked if the church were doing anything to exceed the energy efficiency standards. 
 
McPherson did not have data to present this evening, but said they intended to use current technology for 
energy efficiency.  As an example, he said, the existing sanctuary had a small amount of insulation and 
they proposed to add 12 inches of insulation.  He stated that anywhere the church could incorporate 
going beyond the minimum standards, it was done. 
 
Lipson asked how the church intended to vegetation the detention pond and if there were a maintenance 
schedule. 
 
McPherson explained the types of vegetation that would be planted and said the pond would be 
surrounded by a number of replacement trees in a staggered pattern.  He said the landscape architect 
had met with City staff on a number of occasions regarding this issue.  With regard to maintenance, he 
said, they had not yet created a maintenance schedule. 
 
Lipson noted that periodic inspection and maintenance of the detention pond was necessary to prevent 
problems. 
 
A vote on the two main motions showed: 
 
  YEAS: Bona, Borum, Carlberg, Emaus, Lipson, Potts, Pratt, Woods 
  NAYS: None 
  ABSENT: Westphal 
 
Motion carried. 
 
 



 

 

PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of April 17, 2007 
 
 
SUBJECT: ZION LUTHERAN CHURCH SITE PLAN FOR CITY COUNCIL APPROVAL AND 

SPECIAL EXCEPTION USE (1501 WEST LIBERTY STREET) FILE NOS. 9304L10.5 
AND .02 

 
 

PROPOSED CITY PLANNING COMMISSION MOTION 

The Ann Arbor City Planning Commission, after hearing all interested persons and 
reviewing all relevant information, finds the petition to substantially meet the standards 
contained in Chapter 55 (Zoning Ordinance), Section 5:104 (Special Exceptions), and, 
therefore, approves the Zion Lutheran Church Special Exception Use, subject to 
compliance with an approved site plan. 

 

PROPOSED CITY PLANNING COMMISSION MOTION 

The Ann Arbor City Planning Commission hereby recommends that the Mayor and 
City Council approve the Zion Lutheran Church Site Plan.   

 
STAFF RECOMMENDATION 

 
Staff recommends the special exception use be approved because the proposed use is of such location, 
size and character as to be compatible with the zoning district in which the site is situated; and the 
location and size of the proposed use, its nature and intensity, the site layout and access, and effect of 
the proposed use on public services would not be hazardous or inconvenient to the neighborhood nor 
unduly conflict with the normal traffic of the neighborhood. 
 
Staff recommends the site plan be approved because the contemplated development would comply with 
all applicable state, local, and federal laws, ordinances, standards and regulations; and the development 
would not cause a public or private nuisance and would not have a detrimental effect on the public health, 
safety or welfare. 

 
LOCATION 

 
This site is located on the south side of Liberty Street, east of Stadium Boulevard (West Area; Allen Creek 
watershed). 
 

DESCRIPTION OF PROJECT 
 
The petitioner seeks approval for a special exception use to expand an existing 53,726-square foot 
church use by constructing an addition to the existing church totaling 8,000 square feet.  The new 
addition will be used for an entry and welcoming area with a basement to be used for Sunday school and 
restrooms.  The 9.26-acre site is zoned R1C (Single-Family Dwelling District) in which churches are 
permitted with special exception use approval.  
 
The site is currently accessed by five curb cuts that lead to a 199-space parking lot.  Two curb cuts 
provide access via a circular drive from Liberty Street and three curb cuts provide access from three side 
streets (Maxwell, Wakefield, and Lutz) that terminate at the entrance to the parking lots.  The parking lot 
will be re-constructed and modified to add 28 parking spaces, 14 above the minimum required by City 
Code.  The petitioner will also provide storm water detention for the entire site in one above ground 



 

 

detention basin in the rear of the property.  There currently is no storm water management for the site.  
The petitioner will also install a conflicting land use buffer along the eastern and western side of the 
parcel to buffer the existing parking areas from the adjacent residential neighborhoods.  
 
There are currently 59 landmark trees onsite; nine will be removed for construction.  City Code requires 
mitigation for removal of landmark trees.  As a result, the petitioner will plant additional replacement trees 
onsite.  There are no other natural features onsite. 

 
COMPARISON CHART 

 

 EXISTING PROPOSED REQUIRED 

Zoning R1C R1C R1C 

Gross Lot Area 403,500 sq ft   
(9.26 acres) 

403,500 sq ft   
(9.26 acres) 

7,200 sq ft 

Front  230 ft 230 ft 25 ft MIN  

127 ft (east) 127 ft (east) Side 

69 ft 7 in (west) 69 ft 7 in (west) 

5 ft MIN 

S
et

ba
ck

s 

Rear 748 ft  748 ft  30 ft MIN 

Height 30 ft  * 24 ft 6 in – new building * 30 ft MAX 

Parking – 
Automobiles 

171 spaces 199 spaces 185 spaces MIN (based on 
1 space per 6 ft of pew and 
office/day care uses) 

Parking – Bicycles None  13 spaces  11 spaces MIN 

 
*  As defined by City Code, building height is:  The vertical distance of a building measured 

from the average elevation of the finished grade within 20 feet of the building to the 
midpoint elevation of a gable roof.  

 
 

SURROUNDING LAND USES AND ZONING 
 

 LAND USE ZONING 

NORTH Single-Family Residential  R1C (Single-Family Dwelling District) 

EAST Single-Family Residential R1C (Single-Family Dwelling District) 

SOUTH Public School  R1C (Single-Family Dwelling District) 

WEST Single-Family Residential R1C (Single-Family Dwelling District) 

 



 

 

HISTORY 
 
The existing church building was built in 1956.  In 1988, a site plan for minor modifications was approved 
to permit the construction of the 10-foot by 20-foot pavilion in the field south of the parking lot. 
 

PLANNING BACKGROUND 
 
This site is located in the West Area.  The West Area Plan recommends expansion of the church use as a 
first alternative.  Other uses include high-density, single-family development. 
 

SPECIAL EXCEPTION USE STANDARDS 
 
The Planning Commission, in arriving at its decision relative to any application for a special exception, 
shall apply the following standards (petitioner’s response in regular type, staff comments in italic type): 
 
Use and Specific Standards    
 
The applicant requests special exception use approval to permit the following use(s): 
 
8,125-square foot addition to an existing 53,726-square foot church to include a welcome center with 
seating areas, welcome desk, coat storage, non-commercial pantry and future classrooms and toilets and 
for parking use within the front open space, and for occasional drive-in service use on Sunday mornings. 
 
The petitioner is proposing an 8,125-square foot addition to the existing church.  According to Chapter 
59(Off-Street Parking Ordinance), Section 5:168 (1), parking is allowed behind the front setback and in 
the front open space (space between the principal structure and required front setback) if approved as 
part of the special exception use review.  The church conducts a small drive-up Sunday service during 
the summer months.  This service is provided in the open field on the south side of the site, this service 
has been ongoing for several years and staff has not received any negative feedback from neighbors.  
Any future classrooms are for Sunday school purposes only. 
 
The proposed use is allowed in accordance with the Schedule of Use Regulations, Chapter 55 
Section 5:10.2 Paragraph 3a.  Specify how the project meets all standards cited: 
 
Churches are allowed in R1C with special exception use approval, Chapter 55, Section 5:10.2(3). 
 
General Standards:  The proposed use(s) shall be of such location, size and character as to be 
compatible with the appropriate and orderly development of the zoning district and adjacent 
zoning districts in which the site is situated.  In applying this standard, the Planning Commission 
shall consider whether the proposed use: 
 

1. Will be consistent with the general objectives of the City Master Plan. 
 

Will not change or alter previous status.  Improvements will reduce current rate of storm water 
run-off by implementing a newly designed detention pond. 
 
Churches and childcare facilities are permitted uses in single-family districts with special 
exception use approval.  The West Area Plan recommends church uses for the site. 

 
2. Will be designed, constructed, operated and maintained in a manner that is compatible 

with the existing and planned character of the general vicinity. 
 

8,125-square foot addition was designed to match the existing 53,726-square foot church by 
incorporating the same materials and design features to form one harmonious look. 
 



 

 

The existing church use and structure has been integrated well into the surrounding area of 
single-family structures and parkland.  

 
3. Will be consistent with the general character of the neighborhood considering population 

density, design, scale and bulk; and the intensity and character of activity. 
 

Addition matches style and design of existing church and gives the owner a much needed 
narthex space to accommodate their needs. 
 
The existing church is similar in intensity and character to the surrounding land uses.  Due to the 
large setback from Liberty Road and mostly surrounding residential structures, impact to the 
adjacent neighborhoods will be minimal.  There is no residential occupancy of the church or 
proposed addition, so neighborhood population will be unaffected.  Landscaping will help screen 
the proposed building from the adjacent neighborhood. 

 
4. Will not be detrimental to the use, peaceful enjoyment, economic value or development of 

neighborhood property, or the neighborhood area in general. 
 

Will be minor addition to existing church, which will match existing look and character.   Site work 
will enhance the appearance and functionality of the church campus. 
 
Staff has seen no evidence that the presence of a church in a neighborhood is detrimental to the 
peaceful enjoyment of neighboring properties.   

 
5. Will not have a detrimental effect on the natural environment. 

 
The addition of a detention pond will actually decrease amount of storm water into the current 
system.  Additional landscape buffers and screening have been included. 
 
There are currently 59 landmark trees onsite.  Although nine landmark trees will be removed, they 
will be mitigated onsite as required by the City Code.  There are no other natural features.  
Currently, no storm water management for the site exists; a modern storm water management 
system will be constructed and will have a positive effect on the local environment. 
 

The location and size of the proposed use(s), the nature and intensity of the principal use and all 
accessory uses, the site layout and its relation to streets giving access to it, shall be such that 
traffic to and from the use(s), the assembly of persons in connection therewith, and the effect of 
the proposed use on public services and facilities, will not be hazardous or inconvenient to the 
neighborhood nor unduly conflict with the normal traffic of the neighborhood.  In applying this 
standard, the Planning Commission shall consider, at minimum: 

 
6. The location and access to off-street parking and the safe provision for pedestrian traffic. 

 
The existing parking lot is being modified to increase parking from 171 spaces to 199 spaces 
without a noticeable change in impervious surface.  Pedestrian traffic and access to off-street 
parking is enhanced by the inclusion of sidewalks leading to the church across the parking lot 
from Maxwell, Wakefield and Lutz Avenues. 
 
Access to off-street parking is from two existing curb cuts on Maple Road.  Three neighborhood 
streets also provide access. Staff feels the location of and access to off-street parking is safe and 
will not negatively affect surrounding uses.   

 
7. The relationship of the proposed use to main traffic thoroughfares and to streets and road 

intersections. 
 



 

 

The relationships remain unchanged. 
 
The proposed use is located directly on Liberty Road with access to three side streets.  Staff does 
anticipate the majority of traffic to utilize the Liberty Road entrance/exit.  

 
8. Vehicular turning movements in relation to traffic flow routes. 

 
Vehicular turning movements have been improved by the inclusion of parking lot islands to better 
direct on-site traffic. 
 
The church use is not anticipated to generate significant traffic volumes, outside of peak times on 
Sundays.  Due to the limited times that peak traffic does occur on this site, staff does not 
anticipate any traffic conflicts with existing traffic patterns on Liberty Road. 

 
9. The intensity and character of traffic and parking conditions on the site and in the general 

area. 
 

Traffic is basically the same.  Parking spaces have been increased from 171 to 199 with 
negligible change in impervious surface. 
 
The current off-street parking will increase from 171 to 199 spaces.  Due to the inefficient layout 
of the existing parking lot, the additional parking spaces will only result in minimal additional 
impervious surface. There is no increase in seating capacity at the church so traffic is not likely to 
increase. 

 
10. The requirements for additional public services and facilities which will be created by the 

proposed use will not be detrimental to the social and economic welfare of the community.   
 

The addition only adds much needed space for the church members to accommodate current 
operations.  Additional public service impact is negligible. 
 
Adequate capacity exists for all City utilities to serve the site.   

 
COMMENTS PENDING, UNRESOLVED OR NOTED 

 
Planning – Planning staff supports the expansion of an existing community church in the residential 
neighborhood.  The petitioner conducted two neighborhood meetings in June and July of 2006.  The 
petitioner has indicated neighborhood feedback was positive and staff has not received any negative 
feedback on this proposal.  On-site parking will be increased by 28 spaces; however, only 171 spaces are 
currently provided and the minimum number of required parking spaces is 185.  After re-construction of 
parking lots, the total number of parking spaces being proposed will exceed the required minimum by 14 
spaces.  Due to a more efficient layout of the parking lot, the additional parking spaces create only 
minimal additional impervious surface.  Staff is satisfied that, because of limited on-street parking in the 
vicinity of the church and with the justification provided by the petitioner, the excess parking requested is 
acceptable.  
 
 
Prepared by Matthew Kowalski 
jsj/4/12/07 
 
Attachments: Zoning/Parcel Maps 
  Aerial Photo 
  Site Plan 
  Elevations 
 



 

 

c: Owner: Zion Lutheran Church 
  1501 West Liberty Street 
  Ann Arbor, MI 48103 
 
 Petitioner: Merritt McPherson Cieslak 
  33750 Freedom Road 
  Farmington, MI  48335 
 
 Systems Planning 
 File Nos. 9304L10.5 and .02 
 




