


























































 

830 Cottageview Drive -Suite 201 

P.O. Box 4015 Traverse City, MI 49685 

 

p   231.946.9310 

f   231.946.8926 

 

 

September 30, 2015 

City of Traverse City  
Mr. Russell Soyring, Planning Director 
400 Boardman Avenue 
Traverse City, MI 49684 
  
Re:  Mixed Use Development / Tall Building Proposal 

305 West Front Street 
 

Dear Russ,  

Please find the application for Special Land Use Permit and Site Plan Review for a mixed use, retail, 

office, and residential development at 305 West Front Street, to be reintroduced to the Planning 

Commission on October 6, 2015.  

The application is comprised of the following documents, enclosed: 

 Special land use permit application form 

 Project narrative 

 Site Plan of proposed development 

 Elevations, floor plans, and renderings of proposed development 

I look forward to meeting with the Planning Commission. Should you have any questions or concerns 

please do not hesitate to contact me at our offices. 

 Respectfully,  

 

Douglas L. Mansfield 
President  
Mansfield Land Use Consultants 
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Introduction to Project 
 
The proposed RiverWest Development is located at 305 W. Front Street in the C-4c Regional 
Center zoning district. The site plan is comprised of two mixed-use nine-story buildings made 
up of retail, restaurant, and civic uses at street level and residential units above. Two levels of 
private parking areas are included as accessory to these buildings and a public gathering space 
along Boardman River connects the two buildings and provides an attractive plaza for residents, 
passerby, and shoppers to mingle. The pedestrian infrastructure is designed to integrate with 
the existing sidewalk and future Boardman River walk systems and provides improved 
pedestrian access via new additional crosswalks on both Front and Pine Streets. The river level 
parking area is designed to meet all environmental requirements and will be surfaced with 
pervious pavement per the requirements of the Michigan Department of Environmental 
Quality. 
  
The proposed development meets the standards of the City of Traverse City Zoning Ordinance. 
The ordinance allows a nine-story building in the C-4c district with a Special Land Use Permit, 
according to the general standards of approval outlined in chapter 1364.02 of the ordinance. 
 
1364.02 GENERAL STANDARDS FOR APPROVAL. 
Each application for a special land use shall be reviewed for the purpose of determining that 
the proposed use meets all of the following standards:  
 

a. The use shall be designed, constructed, operated and maintained so as to be 
harmonious and compatible in appearance with the intended character of vicinity.  
 
Intended Character per the Zoning Ordinance: 
The subject property is zoned C-4c Regional Center District. The C-4c district allows for 
building heights of up to 100 feet by special land use permit. The proposed 9 story 
mixed-use building is 100 feet in height and is consistent with the required standards of 
the ordinance. 

 
The intent and purpose of the C-4c district is to provide “…for the purpose of 
accommodating a broad variety of retail, office, and residential uses…”. High density 
housing is considered appropriate and the ordinance specifically intends for commercial 
use to occur on lower floors and residential, office, and other related uses to occur on 
upper floors of buildings in this district. The ordinance also calls for pedestrian-friendly 
streetscapes and development which is integrated into the sidewalk and river walk 
systems (page 85, chapter 1346). 

 
The proposed development is comprised of a mixed-use building made up of residential, 
retail, restaurant, and civic uses and is consistent with the intent and purpose of the C-
4c zoning district. The pedestrian infrastructure is designed to integrate with both the 
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sidewalk and river walk systems and provides improved pedestrian access via crosswalks 
across both Front and Pine Streets as well as a public gathering space along Front Street 
and the Boardman River.  
 
Intended Character per the Master Plan and Grand Vision: 
The subject property’s intended designation is the “TC 5 Downtown” district according 
to the future land use map in the Traverse City Master Plan.  
 

 
Future Land Use Map and Subject Parcel (circled in black) 

 
The Master Plan describes this district as the “most formally and intensely developed” 
downtown district, focused on “high intensity, regional, commercial activity”. According 
to the plan, the core principles of this district include diverse housing of commercial 
scale, infrastructure that is integrated with the Boardman River, and development which 
maintain and enhance the existing downtown character (pages 16-17, Master Plan).  

 
Intended Character per the Grand Vision: 
The Grand Vision calls for attractive and active downtowns with tall buildings of 8 or 
more stories, plazas for people to gather, and pathways to nearby waterways. The 
Grand Vision also notes that by locating high density and affordable residential options 
downtown this type of project alleviates development pressures on surrounding farms, 
orchards, and open spaces (pages 24-28, Grand Vision). 
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The proposed development is harmonious and compatible in appearance and use with 
the intended character of the vicinity according to the Master Plan and Grand Vision. 
Specifically, the following site components support these guiding planning documents:  
 

 Tall building with nine stories.  
 Outdoor public plaza adjacent to the Boardman River. 
 Dedicated easement along the Boardman River to the City of Traverse City for 

potential future river boardwalk or acceptable use.  
 Composed of 90% residential use, a portion of which is workforce housing.  
 Diverse housing options including workforce, market-rate, and high-end condo 

dwelling units. 
 

Harmonious Design and Appearance 
The proposed design of the building is harmonious in appearance to the existing and 
planned developments in the surrounding area. The building is anchored to the corner 
of Front and Pine Streets with a prominent and welcoming corner façade. The design is 
sympathetic to the pedestrian corridor, with floors 5-9 recessed inward so as to 
minimize the height and maintain a harmonious scale for pedestrians at street level. The 
pedestrian sidewalk corridor along Front Street is engaging and lively, with inset 
courtyard areas at two locations (similar to Horizon Bookstore streetscape treatment, 
for example) which provides pedestrians areas for socializing and gathering.   
 
The building is composed of traditional masonry construction with numerous windows, 
balconies, and landscaping in keeping with the existing downtown development 
pattern. Vertical modulation helps to break up the building mass and creates the look of 
several narrow buildings rather than one long building façade in harmony with the 
existing historical downtown Traverse City architecture. 

 
b. The use shall not be hazardous nor disturbing to existing or planned uses in the 

vicinity.  
 
Existing Character and Use of Adjacent Vicinity 
The subject property is zoned C-4c Regional Center District and is immediately bound by 
the following zoning categories: C-4b Regional Center District to the north; C-4c 
Regional Center District to the east; C-4c Regional Center District to the south; and C-2 
Neighborhood Center District to the west.   
 
The C-4c Regional Center District allows for building heights up to 85 feet by right and 
100 feet by special land use permit. The proposed 9 story mixed-use building is 100 feet 
in height. Immediately south of the subject property, also zoned C-4c, is a 10 story 
multi-family residential building. To the north, zoned C-4a which allows for a maximum 
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height of 68 feet, is a 4 story office building. To the northeast, also zoned C-4b, a 5 story 
mixed use residential and commercial building is planned. The proposed development, 
composed of mixed use residential, commercial, and civic use is compatible with all of 
the immediately adjacent vicinity. 
 

 
Current Zoning and Subject Parcel (circled in black) 

 
 Existing Character of Nearby Vicinity 

Beyond the immediately adjacent land uses, the Central Neighborhood Historic District 
is the nearest two-family and single-family neighborhood to the subject property. South 
of Hannah Park and east of Wadsworth Street is zoned R-2 Two Family Residential. West 
of Wadsworth is zoned R-1b Single Family Residential. Neither district is immediately 
adjacent to the subject property. Instead, the Boardman River and Hannah Park buffer 
the neighborhoods from the intense commercial scale activities already occurring 
downtown including the existing ten story multi-family residential building immediately 
south of the subject property. 
The proposed development will be served by the same natural buffer of the Boardman 
River so as to minimize potential disturbance to the existing character of the Central 
Neighborhood. There is over 200 feet between the southwest corner of the subject 
property and the Wadsworth Street and 5th Street intersection in Central Neighborhood. 
 
Furthermore, other land uses allowed by right in the C-4c district, including convention 
centers and mechanical amusement arcades, are perhaps more disturbing to nearby 
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single-family residential land uses than the proposed mixed-use building comprised of 
residential, retail, and restaurant uses.  
 

c. The use shall be served adequately by existing or proposed public infrastructure and 
services, including but not limited to, streets and highways, police and fire protection, 
refuse disposal; water, waste water, and storm sewer facilities; electrical service, and 
schools.  
The proposed development will be adequately served by existing public infrastructure. 
The developer will construct additional pedestrian crosswalks on both Front and Pine 
Streets to serve the development and surrounding neighborhood. The river level is 
designed with pervious pavement and a storm water infiltration system to effectively 
manage storm water runoff.  

 
d. The use shall not create excessive additional requirements for infrastructure, facilities, 

and services provided at public expense.  
The proposed development does not require excessive additional requirements at 
public expense. The developer will pay for the proposed pedestrian bump-outs and 
crosswalks on both Front and Pine Streets.  
 

e. The use shall not involve any activities, processes, materials, equipment or conditions 
of operation that would be detrimental to any person or property or to the general 
welfare by reason of excessive production of traffic, noise, smoke, fumes, glare, odors 
or water runoff.  
The proposed development will not involve any excessive production of traffic, noise, 
fumes, glare, or odors that would be detrimental to any person, property, or general 
public. The river level is designed with pervious pavement and a storm water infiltration 
system to effectively manage storm water runoff. 

 
f. Where possible, the use shall preserve, renovate and restore historic buildings or 

landmarks affected by the development. If the historic structure must be moved from 
the site, the relocation shall be subject to the standards of this section.  
The subject property does not include any historic buildings or landmarks. This 
standards does not apply.  

 
g. Elements shall relate the design characteristics of an individual structure or 

development to existing or planned developments in a harmonious manner, resulting 
in a coherent overall development pattern and streetscape.  
The proposed design of the building is harmonious in appearance to the existing and 
planned developments in the surrounding area. The building is anchored to the corner 
of Front and Pine Streets with a prominent and welcoming corner façade. The design is 
sympathetic to the pedestrian corridor, with floors 5-9 recessed inward so as to 
minimize the height and maintain a harmonious scale for pedestrians at street level. The 
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pedestrian sidewalk corridor along Front Street is engaging and lively, with inset 
courtyard areas at two locations (similar to Horizon Bookstore streetscape treatment, 
for example) which provides pedestrians areas for socializing and gathering.   
 
The building is composed of traditional masonry construction with numerous windows, 
balconies, and landscaping in keeping with the existing downtown development 
pattern. Vertical modulation helps to break up the building mass and creates the look of 
several narrow buildings rather than one long building façade in harmony with the 
existing historical downtown Traverse City architecture. 
 
The proposed landscaping plan incorporates tall trees and hardy shrubs along the 
southern edge of the property in order to screen the parking area from public view 
while also maintaining the open design of the parking levels in the event of high water 
and per the requirements of the Michigan Department of Environmental Quality. 
Planter boxes and trellis systems are designed to screen the street level parking from 
above. The streetscape along Front and Pine Streets will be appropriately landscaped 
per City standards. Bike racks are provided on both river and street levels of the parking 
area. The development will not alter the existing vegetation between the dock line to 
the Boardman River edge. This portion of the property will be dedicated to the City.  

 
h. The use shall be consistent with the intent and purposes of the zoning district in which 

it is proposed.  
The subject property is zoned C-4c Regional Center District. The C-4c district allows for 
building heights of up to 100 feet by special land use permit. The proposed 9 story 
mixed-use building is 100 feet in height and is consistent with the required standards of 
the ordinance. 

 
The intent and purpose of the C-4c district is to provide “…for the purpose of 
accommodating a broad variety of retail, office, and residential uses…”. High density 
housing is considered appropriate and the ordinance specifically intends for commercial 
use to occur on lower floors and residential, office, and other related uses to occur on 
upper floors of buildings in this district. The ordinance also calls for pedestrian-friendly 
streetscapes and development which is integrated into the sidewalk and river walk 
systems (page 85, chapter 1346). 

 
The proposed development is comprised of a mixed-use building made up of residential, 
retail, restaurant, and civic uses and is consistent with the intent and purpose of the C-
4c zoning district. The pedestrian infrastructure is designed to integrate with both the 
sidewalk and river walk systems and provides improved pedestrian access via crosswalks 
across both Front and Pine Streets as well as a public gathering space along Front Street 
and the Boardman River. 
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1364.08 SPECIAL LAND USE PERMITS GRANTED BY THE CITY COMMISSION.  
 
The City Commission may grant a special land use permit for the following uses in any district, 
except as herein qualified: 
 

m. Taller buildings. "Taller buildings" mean those buildings greater than 60 feet in height. 
The purpose of this section is to encourage sensitive design for taller buildings. Since 
there are very few buildings taller than 60 feet in the City, it is of public interest that 
prominent buildings, simply by order of their height, are designed in a manner which 
will maintain the pedestrian scale at the street level. At the same time, the physical, 
visual and spatial characteristics of the City are encouraged to be promoted by 
consistent use, compatible urban design and architectural design elements. Taller 
buildings are allowed in a C-4b, C-4c, D, GP, NMC-2 or H-2 district subject to the 
following:  
 

1. The building's height is consistent with Section 1368.01.  

Section 1368 provides the following height-related standards: 

 Minimum building height of 30 feet. 
 Maximum building height of 100 feet in the C-4c zoning district.  
 Buildings over 60 feet tall must be composed of at least 20% residential use. 
 The portion of the building at 45 feet or greater in height must be recessed back 

at least 10 feet from the first floor building façade.  
 The portion of the building that fronts the street shall have a minimum height of 

15 feet measured from the street entrance level to the next finished level.  

 

The proposed building meets these requirements as follows: 

 The building is 100 feet in height.  
 The building is composed of 90% residential dwellings. 
 The portion of the building greater than 45 feet in height is recessed back 10 feet 

from the first floor building façade.  
 The portion of the building that fronts the street is 15 feet in height, measured 

from the street entrance level to the next finished level.  

 

2. Roof top mechanical equipment and penthouse space that are an integral part of the 
architectural design are permitted. All mechanical equipment, appurtenances and 
access areas shall be completely architecturally screened from view and enclosed.  

The rooftop mechanical equipment is located at the center of the building and is to be 
screened from public view by residences.  
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3. Extended heights for steeples and other architectural embellishments less than 400 
square feet each shall not be used to determine the height of the building.  

The northeast corner of the building has an 800 square feet architectural feature, for a 
total building height of 100 feet, the maximum permissible building height in the C-4c 
district.  

 

4. The applicant shall prepare and deliver to the Planning Director a scale model, video 
image or other similar depiction of the taller building in relation to surrounding land 
and buildings.  
The applicant will present a wooden model of the proposed development at the public 
hearing.  
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