
MEMORANDUM 
 

TO:  Mayor and Council 
 
FROM: Sumedh Bahl, Interim Community Services Administrator 
 
DATE:  April 5, 2010 
 
SUBJECT: Council Caucus Question 
 
Agenda Item #DB-1 – Resolution to Approve The Moravian PUD Site Plan and 
Development Agreement 
 
Question – Please provide supportive information, including facts, circumstances, and 
underlying conditions, that distinguish the Moravian PUD proposal from the others cited 
in Mr. Webster's letter, and also provide fully the basis for the planning staff 
recommendation for approval of it.  (Councilmember Derezinski) 
 
 
Answer – The chart provided by Mr. Webster compares the proposed Moravian PUD to 
three approved but undeveloped PUDs.  It appears to imply the Moravian is asking for 
36% of the increase in height compared to the average additional height already 
approved for Kingsley Lane PUD, The Gallery PUD and Glen Ann Place PUD, among 
others.  However, it is not helpful to compare PUDs to one another.  Each PUD is 
considered independently and compared to the characteristics of the specific site and its 
underlying zoning designation and/or future land use recommendation for that particular 
site.  At no time during the PUD review did staff compare the Moravian PUD to another 
PUD, and the staff recommendation was based solely on the information, facts and 
circumstances associated with the Moravian PUD proposal. 
 
Some background information, underlying conditions and noteworthy circumstances 
about the other PUD projects cited in Mr. Webster’s letter are provided below. 
 
Kingsley Lane PUD – This PUD district includes 16,400 square feet and was previously 
zoned C2B/R (Business Service/Residential District).  The C2B/R district allowed a 
300% floor area ratio (FAR) normally and up to 600% with premiums, and had no 
maximum height limit.  However, residential uses in the C2B/R district were to comply 
with the area, height and density standards of the R4C district.  This discouraged 
residential uses consistent with downtown densities.  Kingsley Lane PUD district allows 
up to 365% FAR and a maximum height of 105 feet for the East Loft Building (40 feet/4 
stories for the West Loft Building). 
 
The Kingsley Land PUD allows only slightly more FAR than the normal C2B/R floor area 
ratio (+65%), and is below the maximum FAR allowed with premiums in the C2B/R 
district (-135%).  Today, the underlying zoning district would be D2 (Downtown 



Interface).  Kingsley Lane is still below the maximum FAR allowed with premiums in the 
D2 district (-35%). 
 
Unlike the site of the proposed Moravian, the Kingsley Lane site’s underlying zoning 
allowed for relatively intense development.  Kingsley Lane is ultimately less dense, and 
about as tall as what could reasonably be expected, compared to a non-residential use 
developed in the C2B/R district using premiums.  The Moravian is denser and taller, 
compared to development conforming to the R4C standards. 
 
The Kingsley Lane site is also different from the Moravian site in that it contained a 
nonresidential building, an 18-space surface parking lot and a vacant area.  Those 
existing conditions gave the Kingsley Lane site a much different context than the 
Moravian site, which presently contains 7 converted single-family dwellings, and an 
automotive repair garage converted into apartments. 
 
The Gallery PUD – This PUD district includes 32,888 square feet and was previously 
zoned C2B/R.  As provided above, residential uses were effectively discouraged in the 
C2B/R district.  The Gallery PUD allows up to 607% FAR and a maximum height of 185 
feet/11 stories for the building facing Main St (68 ft/4 stories for the building facing 
Fourth Ave). 
 
The Gallery PUD allows slightly more FAR than what would have been allowed in the 
C2B/R district with premiums (+7) and is about as tall as what could be reasonably be 
expected in the C2B/R district for developments using premiums.  Again as noted 
above, the Moravian is denser and taller than what could be expected when compared 
to its underlying zoning district. 
 
The Gallery site contained a vacant church and surface parking lots.  As with the 
Kingsley Lane site, these nonresidential uses gave the Gallery site a much different 
context than what is found on and surrounding the Moravian site. 
 
Glen Ann Place PUD – This PUD includes 23,522 square feet and was previously 
zoned R4C, C1 (Local Business District), and P (Parking District).  In 2001, the Glen 
Ann Place PUD included 201, 213 and 215 Glen Avenue (a gas station and two vacant 
single family dwellings, respectively).  The gas station was zoned C1 and the two 
dwellings were zoned R4C.  The 2001 Glen Ann Place PUD development allowed a 
five-story mixed use structure with retail, office, 28 dwelling units and 33 parking 
spaces.  In 2004, the Glen Ann Place PUD was expanded to include 217 Glen Avenue 
(a surface parking lot) and 1025 Ann Street (a pizzeria restaurant).  The Glen Ann Place 
PUD allows up to 810% FAR and a maximum height of 135 feet/10 stories.  It allows 
residential uses but contains no minimum or maximum dwelling unit or bedroom 
limitations.  However, affordable housing must be provided as specified in the Zoning 
Ordinance PUD standards (10 to 15% depending on whether the development is within 
or exceeds the underlying residential density recommendation by 25%). 
 



The Glen Ann Place PUD allows significantly more FAR (+770%) compared to what 
would be allowed if the underlying zoning was entirely C1.  It is difficult to analyze how 
much more density the Glen Ann Place PUD allows compared to what would be allowed 
if the underlying zoning were entirely R4C since there is no maximum number of 
dwelling units specified in the supplemental regulations. 
 
The Glen Ann Place site shares many physical characteristics with the Moravian site:  
both are located at the end of a block; both are near, but outside, of the downtown core 
and interface areas; and both have residential uses uphill and nonresidential uses 
across from them.  However, the Glen Ann Place site is separated from the converted 
single-family dwellings on Ann and Catherine Streets by commercial uses, a mid-rise 
apartment building and attached townhouses.   Across the street from Glen Ann Place 
is the University of Michigan hospitals, which is much more substantial than the Fingerle 
Lumberyard across the street from the Moravian site.  These contextual differences 
distinguish the Glen Ann Place from the Moravian site even though both have similar 
physical attributes. 
 
The Moravian PUD, proposed – This proposed PUD district includes 37,201 square feet 
and is currently zoned R4C and M1 (Limited Industrial District).  Staff has maintained 
that any analysis of the Moravian assumes that the underlying zoning designation is 
solely R4C, not split between R4C and M1.  Rezoning the M1 portion of the site is 
clearly supported by the Future Land Use Element of the Master Plan. 
 
Assuming the underlying zoning district is entirely R4C, the proposed development is 
about twice as tall as what would normally be allowed and has about three times as 
many dwelling units as what is normally allowed.  Units in the R4C district may be 
occupied by up to six unrelated persons, depending on the size of the unit and housing 
code restrictions.  The Moravian has proposed to limit the number of total bedrooms in 
the development to 150, about 30% more than the potential maximum allowed for the 
site.  The occupancy impact of The Moravian’s 62 units will be closer to a new, 25-unit 
six-bedroom student apartment building.  Staff has recognized the proposed limitation 
on the total number of bedrooms as a beneficial effect. 
 
Planning’s staff recommendation is articulated in the Planning Commission staff report 
dated January 5, 2010. 
 
 
Prepared by:  Wendy Rampson, Planning Manager 
Reviewed by: Sumedh Bahl, Interim Community Services Administrator 
Approved by:  Roger W. Fraser, City Administrator 


















