
PLANNING AND DEVELOPMENT SERVICES STAFF REPORT 
 

For Planning Commission Meeting of February 17, 2016 
 
 

SUBJECT: Calvary Chapel Special Exception Use (3323 Nordman)  
File No. SEU16-001   

 
 

 
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 in Chapter 55 (Zoning Ordinance), Section 
5:104 (Special Exceptions), and therefore, approves the Calvary Chapel 
Special Exception Use with a maximum chapel seating capacity of 102 
persons. 

 

 
 

STAFF RECOMMENDATION 
 
Staff recommends that the special exception use be approved because, with the proposed 
limitations, 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 or the neighborhood.  
 

LOCATION 
 
The site is located south of Packard, west of Platt on the east side of Nordman.   This site is 
zoned R1C (Single-Family Residential)located in the Mallets Creek watershed. 
 

DESCRIPTION OF PETITION 
 
The petitioner seeks special exception use to use a vacant 2,405-square foot former church 
structure located at 3323 Nordman for an approximately 102-seat church and to use a 698-
square foot single-family house as a residential use currently and for limited church related 
activities for members in the future. No exterior changes to the site are proposed.   
 
At this time the church’s membership is 25-30 people including children.  The church operations 
include Sunday service(s), midweek service, weekly youth group, weekly young adult group, 
various small group gatherings (bible study, outreach, fellowship). The church will also be 
offering a midweek children’s ministry for approximately one hour throughout the week. Small 
weddings and a vacation bible school are also activities that may be occurring at the church. An 
office for the pastor as well as a secretary will also be provided.  
 
Access to 26 existing parking spaces will continue to be off of Nordman with a single two-way 
drive.  Based on a chapel seating capacity (provided by the petitioner) of 102 persons, 34 
parking spaces would be required for the church use.   On street parking on both sides of 
Nordman is available for overflow parking.   
 
An existing layout plan has been submitted to accompany the special exception use application 
and to establish a baseline of existing conditions on site.  Staff determined this proposal meets 
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the site plan requirements of Chapter 57 (Subdivision and Land Use Control Ordinance) since 
construction is solely on the interior of the building that does not increase usable floor area.     
 
Per Chapter 55 (Zoning Ordinance), Section 5:10.2, churches are permitted as a special 
exception use pursuant to Section 5:104 in the R1C (Single-Family District).   
 

COMPARISON CHART 
 

  
EXISTING 

 
PROPOSED 

 
REQUIRED/PERMITTED 

 
Zoning 

   
R1C  (Single-Family 
Residential 

 
R1C  (Single-Family 
Residential 

 
R1C  (Single-Family 
Residential 

 
Gross Lot Area  

 
24,959 sq ft 
.57 acres 
 

 
24,959 sq ft 
.57 acres 
 

 
7,200 sq ft MIN 

 
Height 

 
1story 

 
1 story 

 
None 

 
Setback - Front 

 
27 ft ( house) 
41 ft 9 in (church)   

 
27 ft ( house) 
41 ft 9 in (church)   

 
25 ft MIN 

Setback – Side(s) 79 ft 2 in (church) 
22 ft 8 in (house) 

79 ft 2 in (church) 
22 ft 8 in (house) 5 ft MIN 

Setback – Rear 13 ft 6 in (church) 13 ft 6 in (church) 30 ft MIN 

Parking – Automobile 26 spaces 26 spaces 30 spaces (based on 
MAX occupancy of 90) 

Parking – Bicycles  None None  1 space MIN – Class C  

 
SURROUNDING LAND USES AND ZONING 

 
 LAND USE ZONING 
 
NORTH 

 
Residential 

 
R1C  (Single-Family Residential)  
 

 
EAST 

 
Residential 

 
R1C  (Single-Family Residential)  
 

 
SOUTH 

 
Residential 

 
R1C  (Single-Family Residential)  
 

 
WEST 

 
Residential 

 
R1C  (Single-Family Residential)  
 

 
HISTORY  

 
The two original buildings totaling approximately 3,103 square feet were constructed prior to the 
current site plan approval requirements.  The existing house was constructed in the 1930’s and 
the church building in the mid 1940’s. The church building has been vacant for approximately 5 
years.  
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PLANNING BACKGROUND 
 
The Master Plan Land Use Element (MPLUE) recommends residential use for this site. 

   
SPECIAL EXCEPTION USE STANDARDS 

 
General 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’s comments in italic type): 
 
(a) The proposed use or uses 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; 

 
 Churches are a special exception use within the existing zoning so this property will be 

consistent with the general objectives of the City Master Plan.    
 
  The MPLUE recommends residential use for this site.  The existing residential zoning is 

appropriate since it allows churches as a special exception use. 
 

2. Will be designed, constructed, operated, and maintained in a manner that is 
compatible with the existing and planned character of the general vicinity; 

 
The building and grounds are not being altered. The building will be occupied again 
improving the character of the general vicinity. 
 
The outside appearance of the site is not changing.  The existing building was built as a 
church and used that way for many years until vacated. Church and related uses are 
considered compatible with residential use.  
 
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; 

 
The building and grounds are part of the neighborhood character. Occupying the 
building will increase the activities especially on Sundays. The existing parking 
lot will handle vehicular traffic during the week without effecting on street 
parking. 
 
This site is surrounded by residential uses and most services are proposed to be held during 
evening and weekend hours.  The existing buildings are one story consistent with 
neighboring structures. No topographical or building modifications are being proposed.   

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

development of neighboring property, or the neighborhood area in general; 
 
This building will not be vacant anymore which will improve the neighborhood. 
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Neighbors have been contacted by the petitioner to discuss the proposal.  At the time this 
staff report was written, no opposition for a church use has been received.  The petitioner 
indicates they may offer the church meeting rooms and miscellaneous activities to the 
neighborhood.     
 
5. Will not have a detrimental effect on the natural environment. 
 
No changes are being proposed so the effect to the natural environment is unchanged. 
 
No modifications will be made to the building or surrounding landscape.   
 

(b) The location and size of the proposed use or uses, 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 or uses, 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: 

 
1. The location of and access to off-street parking and the safe provisions for 

pedestrian traffic; 
 
 There is a 22' wide drive with curb cut unto Nordman Road. This varies little from the 

other drive curb cuts. There is no sidewalk for pedestrian traffic. 
 
 The petitioner indicates there are  26 parking spaces on site to accommodate the 30 

members(including children) at this time. Even with growth in membership, the existing 
parking lot will serve the needs of the proposed church.  On street parking is allowed along 
Nordman for any overflow parking.    

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

and road intersections; 
  

The church is located on secondary neighborhood roads away from main traffic 
thoroughfares and intersections. 

 
Traffic impact will be less than 50 vehicle trips per day during peak traffic hours.  Limited 
times for significant use of this facility will limit the impact of site generated traffic to “non-
peak” times.   

 
3. Vehicular turning movements in relationship to traffic flow routes; 

 
The secondary neighborhood roads can handle the additional church related traffic and 
access to the parking lot is not on a busy street. Sightlines are open to and from the 
driveway entrance. 
 
 Vehicular turning movements in relation to traffic flow routes will remain unchanged. No 
additional curb cuts are proposed. 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 adjacent streets. 
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4. The intensity and character of traffic and parking conditions on the site, and in the 
general area; 

 
Onsite parking will handle day to day activities with street parking being required on 

Sunday.   
  

Parking will occur during off peak traffic hours and Nordman allows for on street parking 
when overflow parking is needed.  Staff agrees with the petitioner that sufficient parking 
exists on site.   

 
5. 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. 

 
Public services and facilities will be required again as they were when the building was 
occupied. The social welfare will be improved with these buildings being occupied. 

 
This site is already on city water and sewer, no additional public services required.  This site 
will not require sanitary sewer mitigation  

 
(c) The standards of density and required open spaces for the proposed use shall be at 

least equal to those required by Chapter 55 in the zoning district in which the 
proposed use is to be located, unless a variance is granted. 

 
None required.   
 

DEPARTMENT COMMENTS 
 

Planning – Planning staff supports the proposed church and associated residential structure 
located in a residential zoned neighborhood. The church building and adjacent house have 
been vacant for at least 5 years and the petitioner will invest resources into upgrading and 
maintenance of the property use. The existing house will be used for a single-family residence 
at this time with possible use in the future to support church activities, staff considers this 
compatible with the surrounding neighborhood. Onsite parking is met with overflow along 
Nordman permitted.    The church indicated they currently have 25-30 members (including 
children).  With the current and future members of the church meeting 2-3 times weekly and on 
Sundays during non-peak traffic hours, staff does not anticipate any vehicular circulation issues.  
Building permits have been issued for interior alterations to the existing building.   
 
Prepared by Matt Kowalski 
Reviewed by Ben Carlisle 
mg/6/30/11 
 
Attachments: Zoning/Parcel Maps 
   Aerial Photo 
   Plot Plan  
   Public Notification Postcard 
        
c: Petitioner: David Gremban 
   3398 Merritt Road 
   Ypsilanti, MI 48197   
 
 Owner: Calvary Chapel 



Calvary Chapel Church Special Exception Use 
Page 6 
 
 
   3323 Nordman 
   Ann Arbor,  MI 48108 
 
 Systems Planning 
 File No. SEU16-001 
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127,&(�2)�&DOYDU\�&KDSHO�$QQ�$UERU 
&LWL]HQ�3DUWLFLSDWLRQ�0HHWLQJ 
+HOOR���7KLV�SRVWFDUG�LV�EHLQJ�VHQW�WR�DOO�SURSHUW\�RZQHUV�ZLWK�
LQ�����IHHW�RI�WKH�SURMHFW�VLWH�DW�����������1RUGPDQ�5G���$QQ�
$UERU��WR�JLYH�QRWLFH�WKDW�D�SURMHFW�SHWLWLRQ�ZLOO�EH�VXEPLWWHG�WR�
WKH�&LW\�3ODQQLQJ�&RPPLVVLRQ�RQ������������7KLV�SRVWFDUG�LV�
LQWHQGHG�WR�LQYLWH�\RX�WR�DQ�LQIRUPDWLRQ�PHHWLQJ��VHH�EHORZ��
WR�JLYH�RSSRUWXQLW\�WR�DVN�TXHVWLRQV��H[SUHVV�DQ\�FRQFHUQV��
DQG�WR�SURYLGH�LQSXW�UHJDUGLQJ�KRZ�WKLV�SURMHFW�FDQ�EH�D�KHOS�
WR�WKH�QHLJKERUKRRG���<RXU�FRPPHQWV�ZLOO�EH�WDNHQ�LQWR�FRQ�
VLGHUDWLRQ�DQG�LQFRUSRUDWHG�LQWR�D�UHSRUW�IRU�WKH�&RPPLVVLRQ�� 
3URMHFW�'HVFULSWLRQ 
7KH�SODQ�LV�WR�XVH�WKH�FKXUFK�EXLOGLQJ�IRU�6XQGD\�DQG�PLGZHHN�VHUYLFHV��%LEOH�VWXGLHV��\RXWK�
JURXS��FKLOGUHQ¶V�PLQLVWU\��FKXUFK�IXQFWLRQV��HWF���,Q�WKH�VKRUW�WHUP��WKH�FDSH�FRG�KRXVH�ZLOO�EH�
UHQWHG�RXW��EXW�PD\�EH�XVHG�IRU�VPDOO�JURXS�%LEOH�VWXGLHV�DQG�RWKHU�FKXUFK�IXQFWLRQV�LQ�WKH�IX�
WXUH���1R�DGGLWLRQV�RU�H[WHULRU�DOWHUDWLRQV�DUH�SODQQHG�IRU�HLWKHU�VWUXFWXUH� 
,QIRUPDWLRQ�0HHWLQJ� 
��S�P��7KXUVGD\������������DW������1RUGPDQ�5G��$QQ�$UERU������ 
 ,Q�DGGLWLRQ��TXHVWLRQV�RU�FRPPHQWV�PD\�EH�GLUHFWHG�WR�'DYH�*UHPEDQ��SDVWRU�DQG�SURMHFW 
PDQDJHU��DW�GDYH�JUHPEDQ#JPDLO�FRP�RU����������-����� 

3URMHFW�/RFDWLRQ 

����������1RUGPDQ�5G���$QQ�$UERU 



5HWXUQ�$GGUHVV 
&DOYDU\�&KDSHO�$QQ�$UERU 
�����1RUGPDQ�5G� 
$QQ�$UERU��0,������ 

3URSRVHG�&DOYDU\�&KDSHO�6LWH�3ODQ�5HYLHZ 
,Q�DFFRUGDQFH�ZLWK�WKH�&LW\�RI�$QQ�$UERU¶V�&LWL]HQ�3DUWLFLSDWLRQ�
2UGLQDQFH��\RX�DUH�EHLQJ�QRWLILHG�WKDW�D�SURSRVDO�IRU�&DOYDU\�&KDS�
HO�$QQ�$UERU�ZLOO�EH�VXEPLWWHG�WR�WKH�&LW\�RI�$QQ�$UERU¶V�3ODQQLQJ�
'HSDUWPHQW��'HWDLOV�DERXW�KRZ�\RX�FDQ�OHDUQ�PRUH�DQG�FRPPHQW�
XSRQ�WKLV�SURMHFW�DUH�GHVFULEHG�RQ�WKH�RSSRVLWH�VLGH�RI�WKLV�FDUG��
9LVLW�ZZZ�D�JRY�RUJ�SDUWLFLSDWLRQ�IRU�PRUH�LQIRUPDWLRQ�DERXW�FLWL]HQ�
SDUWLFLSDWLRQ�LQ�$QQ�$UERU� ^ŝƚĞ�WůĂŶ�ďĞůŽǁ 
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