
TRAVERSE CITY PLANNING COMMISSION 
STUDY SESSION 

 
TUESDAY, SEPTEMBER 15, 2015 

7:30 P.M. 
COMMISSION CHAMBERS 

Governmental Center, 2nd Floor 
400 Boardman Avenue 

Traverse City, Michigan 49684 
 

Posted: 9/11/15 
 

AGENDA 
 

The City of Traverse City does not discriminate on the basis of disability in the admission or access to or 
treatment or employment in, its programs or activities. Penny Hill, Assistant City Manager, 400 
Boardman Avenue, Traverse City, Michigan 49684, 922-4440, T.D.D., 922-4766, has been designated to 
coordinate compliance with the non-discrimination requirements. If you are planning to attend and you 
have a disability requiring any special assistance at the meeting and/or if you have any concerns, please 
immediately notify the ADA Coordinator. 
 
Planning Commission 
c/o Russell Soyring, Planning Director 
400 Boardman Avenue, Traverse City, MI 49684 
231-922-4778 
 
 
1. CALL MEETING TO ORDER 
 
2. ROLL CALL   
 
3. ANNOUNCEMENTS 
 
4. PLANNING FOR RESILIENT COMMUNITIES- PRESENTATION BY CLAIRE KARNER AND 

HARRY BURKHOLDER (DISCUSSION) 
 
5. VINE  STREET AND SECOND STREET VACATION REQUEST AND PRELIMINARY SITE PLAN 

REVIEW FOR IMMACULATE CONCEPTION CAMPUS BY SCOTT JOZWIAK ON BEHALF OF 
GRAND TRAVERSE AREA CATHOLIC SCHOOLS (DISCUSSION) 

 
6. MORGAN FARMS PLANNED UNIT DEVELOPMENT AMENDMENT REQUEST BY PATRICK 

LINDSAY (DISCUSSION) 
 
7. PUBLIC COMMENT 
 
8. ADJOURNMENT 



 

    

September 8, 2015 
 
Russ Soyring 
Planning Director 
City of Traverse City 
 
 
RE: Request for Street Abandonment and Preliminary Site Plan Review 

Immaculate Conception Campus 

Dear Russ: 

In an effort to commence with the review process for the Immaculate Conception campus, we are asking to present a preliminary 
campus plan.  We have discussed the many attempts to work around various obstacles that occur on this site with city staff in the 
recent past and would like to explain how those constraints led us to develop the plan we’ve prepared for review. 

 

Property Constraints 

Some of the constraints are: 

 State regulations regarding the required footprint of the school as it pertains to Pre-K through First grades.  These 
regulations dictate the overall size of the school’s ground floor since all activities of this grade range must be located on 
the ground floor. 

 A 21” sewer line bisects the property from the end of Second Street to Division.  This gravity sewer line receives sewage 
from the Elmwood lift station and City Engineering advises against relocation. 

 The campus includes parcels on both sides of Second and Vine Streets.  This restricts the ability to locate a consolidated 
school with an appropriately sized footprint without some sort of concession. 

 
In your packet, you will see a plan that depicts the current campus layout.  This plan also illustrates the corridors where building 
cannot occur as result of the street right-of-way and the utility easements.  
 

Alternative Options Considered 

Alternative options that we considered include: 

 An elevated pedestrian overpass to connect “two” schools on either side of Vine Street.  This option was not possible 
due to the State regulations mentioned above. 

 Relocating the existing 21” sewer to permit the school be located within the utility corridor was an option considered.  
This plan came close to serving the school’s needs but it left the only room available for a playground to be placed across 
Vine Street.  This resulted in a public street crossing to reach the playground which is very undesirable for safety reasons. 

 Purchasing additional property.  Property is not available for sale adjacent to the current properties, nor would those 
parcels cause the school to overcome the spatial needs that they are seeking. 

 

Proposed Campus Plan 

The constraints listed above have led to the preparation of a plan for the proposed campus that requires the school to request a 
street vacation of both Second and Vine Streets within the Diocese property limits. 
 
The advantages of this plan include: 

 It allows the campus of an early elementary education facility to be located together as one parcel, not bisected by any 
public streets or drive aisles.   

 The school can stay within the city limits and continue to be in this location.  As stated by the Planning Commission and 
by you, schools in the city neighborhoods are encouraged.  Large tracts of contiguous land is not available in the 
community if relocation within the city were to be considered. 



Immaculate Conception Preliminary Plan 
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 Two distinct traffic patterns to minimize and disperse vehicles to various locations.  We will be providing a traffic study 
as part of our full project submittal. 

 Leaving the existing sewer in its current location, which the City Engineering staff have determined as the most optimal 
situation. 

 
Thoughts on this plan as far as the communities’ use of this right-of-way are: 

 While we are sensitive to the fact that this will result in a change for some that use these street segments, we believe 
this change will not cause significant disruption.   

 Second Street, nor Vine, is a through street.  Use of these two streets are not significant to traffic circulation within this 
neighborhood. 

 The elimination of this right of way will not cause hardship for the neighboring community. 

 The proposed plan provides enhanced fire access to the church and the school and does not detrimentally affect the fire 
access to adjacent buildings or the neighborhood. 

 
 

Adjacent Property Owners 

We have reviewed and discussed this plan with Mr. and Mrs. Cairns, owners of Sleders and the building that houses Zany 
Consignment Shop.  Their comments about the proposed plan were positive.  We presented the idea of full abandonment of Vine 
and this segment of Second Street.  They preferred to not have the street segment adjacent to their properties vacated.  As a 
result of this request, we are proposing that a right-of-way be formed along our north property line that would connect Vine to 
Cedar.  Simply put, the “L” shaped right-of-way currently formed by Second and Vine would be shortened. 
 
The next concern Mr. and Mrs. Cairns had was to continue to have some additional parking available to them during their peak 
business hours.  Currently, Sleders and IC have an agreement to share parking using the main parking lot located along Vine 
Street.  In response to this request, parking will be situated along our north property line.  This parking is proposed to be public 
parking and be located within the new right-of-way.  Mr. and Mrs. Cairns are satisfied with this proposal. 
 

Request for Consideration 

Grand Traverse Area Catholic Schools (GTACS) is requesting to be on the September 15th Planning Commission meeting for the 
following: 

 Continue discussion on the impervious area requirement 

 Commence the process for street vacation 

 Present the current site plan to initiate feedback. 
 
We look forward to presenting on the 15th.  If you have any questions or require additional information, please do not hesitate to 
call. 
 
Sincerely, 
Jozwiak Consulting, Inc. 

Scott M. Jozwiak, P.E. 
Principal 
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