
Notice 
City Commission Regular Meeting 

7:00pm 
Monday, October 1 7, 2016 

Commission Chambers, Governmental Center 
400 Boardman A venue 

Traverse City, Michigan 49684 
Posted and Published: 10-13-2016 

Meeting informational packet is available for public inspection at the Traverse 
Area District Library, City Police Station, City Manager's Office and City Clerk's 
Office. 

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, TDD: 922-4412, has been designated to coordinate 
compliance with the non-discrimination requirements contained in Section 35.107 
of the Department of Justice regulations. Information concerning the provisions of 
the Americans with Disabilities Act, and the rights provided thereunder, are 
available from the ADA Coordinator. 

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. 

City Commission: 
c/o Benjamin C. Marentette, MMC, City Clerk 
(231) 922-4480 
Email: tcclerk@traversecitymi.gov 
Web: www.traversecitymi.gov 
400 Boardman A venue 
Traverse City, MI 49684 

The mission of the Traverse City City Commission is to guide the preservation and development of the 
City's infrastructure, services, and planning based on extensive participation by its citizens coupled with 
the expertise of the city 's staff The Commission will both lead and serve Traverse City in developing a 
vision for sustainability and the future that is rooted in the hopes and input of its citizens and 
organizations, as well as cooperation from surrounding units of government. 
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Welcome to the Traverse City Commission meeting! 

Agenda 

Any interested person or group may address the City Commission on any agenda 
item when recognized by the presiding officer or upon request of any 
Commissioner. Also, any interested person or group may address the City 
Commission on any matter of City concern not on the Agenda during the agenda 
item designated Public Comment. The comment of any member of the public or 
any special interest group may be limited in time. Such limitation shall not be less 
than five minutes unless otherwise explained by the presiding officer, subject to 
appeal by the Commission. 

Pledge of Allegiance 

1. Roll Call 

2. Consent Calendar 

The purpose of the consent calendar is to expedite business by grouping 
non-controversial items together to be dealt with by one Commission motion 
without discussion. Any member of the Commission, staff or the public may ask 
that any item on the consent calendar be removed therefrom and placed elsewhere 
on the agenda for individual consideration by the Commission; and such requests 
will be automatically respected. If an item is not removed from the consent 
calendar, the action noted in parentheses on the agenda is approved by a single 
Commission action adopting the consent calendar. 

a. Consideration of approving minutes of the City Commission meetings of 
October 3, 2016, and October 10, 2016. (Approval recommended) (Marty 
Colburn, Benjamin Marentette) 
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b. Consideration of authorizing a reimbursement agreement to provide $20,000 
to the Conservation Resource Alliance for its provision of professional 
support services to the Boardman River Dam Implementation Team in 
connection with the Boardman River Dams Project. (Approval 
recommended) (Marty Colburn, William Twietmeyer) (5 affirmative votes 
required) 

c. Consideration of adopting a resolution recognizing the name change of 
Michigan Local Government Management Association to Michigan 
Municipal Executives and acknowledging its role in providing development 
opportunities and professional resources to professional municipal 
executives in Michigan. (Adoption recommended) (Marty Colburn) 

d. Consideration of a request from Owen Architects Collaborative, LLC, on 
behalf of Federated Properties, to extend the deadline by which construction 
must substantially commence by one year to November 17, 2017, in 
connection with the Special Land Use Permit which allows for the 
construction of a 65.5' tall, 5-story mixed-use building at 124 West Front 
Street. (Approval recommended) (Marty Colburn, Russell Soyring) 

e. Consideration of authorizing a service order for two valve insertions in 
conjunction with the recently-completed Ninth Street Reconstruction 
Project. (Approval recommended) (Marty Colburn, Dave Green) (5 
affirmative votes required) 

f. Consideration of declaring a 2007 International Plow Truck and sander 
surplus and authorizing a purchase order for a replacement truck, cab and 
chassis, to be used by the Streets Division, which is a scheduled purchase. 
(Approval recommended) (Marty Colburn, Dave Green) (5 affirmative votes 
required) 

Items removed from the Consent Calendar 

a. 

b. 
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a. Consideration of the Planning Commission's review of the City 
Commission's request for a recommendation on raising the maximum 
number of new Accessory Dwelling Units permitted from 10 to 20 each 
year. (Commissioner Brian Haas, Marty Colburn, Russell Soyring) 

b. Consideration of a request from the City Manager to fill a Fire Inspector 
position within the Fire Department. (Marty Colburn) 

4. New Business 

a. Consideration of scheduling a public hearing for November 7, 2016, 
regarding a request from Munson Medical Center for a Special Land Use 
Permit for the construction of an approximately 11 0-foot tall building at 
1105 Sixth Street for a family birth and children's center, as recommended 
by the City Planning Commission. (Marty Colburn, Russell Soyring) 

b. Consideration of a request from Mayor Carruthers for the City Commission 
to consider the request from Fern Spence for the City to remove the deed 
restriction at 1430 Wayne Street. (Mayor Jim Carruthers) (Possible closed 
session) (5 affirmative votes required to enter into closed session) 

c. Consideration of adopting a resolution of conceptual support for a high
speed digital infrastructure project to demonstrate an interest in 
collaboration for high-speed internet connectivity. (Marty Colburn, 
Timothy Lodge, Jean Derenzy) 

5. Appointments 

a. Consideration of appointing a Planning Commission representative to serve 
on the Arts Commission, as recommended by the City Planning 
Commission. (Marty Colburn, Katie Zeits) 
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b. Consideration of appointing a Planning Commission representative to serve 
on the Grand Traverse Commons Joint Planning Commission, as 
recommended by the Planning Commission. (Marty Colburn, Katie Zeits) 

6. Reports, Announcements and Correspondence 

Please note: For this section of the agenda, when an actual report is included or expected, 
the item will be underlined. 

a. Reports, announcements and correspondence from the City Manager. 

b. Announcements from the City Clerk. 

c. Reports, announcements and correspondence from the Mayor and City 
Commissioners. 

d. Reports and correspondence from other City officials, boards and 
committees. 

1. Reports from members of the Commission serving on boards. 

2. Minutes of the Traverse City Planning Commission meetings of 
August 2, 2016, September 7, 2016, September 20, 2016, and 
September 27, 2016. 

3. Minutes of the Arts Commission meetings of June 15, 2016, and 
August 17, 2016. 

4. Minutes of the Coast Guard Committee meetings of August 4, 2016, 
and September 1, 2016. 

5. Minutes of the Act 345 Retirement System meeting of July 27, 2016. 

6. Communication from the City Treasurer/Finance Director dated 
October 10, 2016, with the audit engagement letter. 

e. Reports and correspondence from non-City officials. 
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1. Annual report from CH2M for July 1, 2015, through June 30, 2016, 
regarding its operation and management of the Traverse City Regional 
Wastewater Treatment Plant. 

7. Public Comment 

a. Reserved. 

1. Tyler Bevier, representing BATA, " ... with a BAT A Transit 101 
Presentation of who they are and what they do." 

b. General. 

c. Mayor and City Commissioners. 

8. Adjournment 

The mission of the Traverse City City Commission is to guide the preservation and development of the 
City 's infrastructure, services, and planning based on extensive participation by its citizens coupled with 
the expertise of the city's staff The Commission will both lead and serve Traverse City in developing a 
vision for sustainability and the future that is rooted in the hopes and input of its citizens and 
organizations, as well as cooperation from surrounding units of government. 

k:\tcclerk\city commission agendas\20 16\agenda _ 20161017 



The City of Traverse City 

Communication to the City Commission 

FOR THE CITY COMMISSION MEETING OF OCTOBER 17, 2016 

DATE: OCTOBER 13, 2016 

~ 
FROM: MARTY COLBURN, CITY MANAGER 

SUBJECT: MINUTES 

Attached are the minutes from the following meetings of the City Commission: 
• October 3, 20 16 Regular Meeting 
• October 10, 2016 Study Session 

The City Clerk recommends that these minutes be approved. The following motion 
would be appropriate: 

that the minutes of the October 3, 2016, Regular Meeting, and the October 10, 
2016, Study Session, be approved. 

MC/kez 
k:\tcclerk\city commission\minutes 



Minutes of the 

City Commission for the City of Traverse City 

Regular Meeting 

October 03,2016 

A regular meeting of the City Commission of the ~ ~~ity of Traverse City was 
I l· 11 

called to order at the Commission Chambers, GovemJmental Center, 400 Boardman 
Avenue, Traverse City, Michigan, at 7 p.m. ,> 'J!lP ~ 111

' 
t;p: i'!l' 

,; -1 { f , . l I J •••• f f .j 1 ~ -~ 

The following Commissioners were . it{~tt~ndance: M~~or Jim Carruthers, 
Mayor Pro Tern Ross Richardson, Brian F,f~~d: Gary Howe, Rit~~f1d I. Lewis, Amy 

Shamroe, and Tim Werner. '
1
1
1
:!11!1!·. .'il ;h 

1
nlill!.ii 

The following Commissioil!l\l$iiwere abs~~!~11~W~: ''llllii 
11 %:111ll! !p ,. . ll lll l!!\ 

The Pledge of ~~~~~~ilil~~e w~~ ~~~~~::~dC :' il!l!ll!iil'ht, llillljjllljtll 
Mayor Carrutpe···· ll!J~~M~i~jl··.d·.· .at the ~'€ .. e .. ~!n. :;~ ; 1 1tdllil!'. ~· 1 

~lm,r: .. ·. · ~u 1 ~. ~ m,, 1 lllil ' ~~ Iii' 
.c. hAs requested b~~~d;~W;ni~~ld~M~~ Ti~~f,~~er, ~gebndahltem 2(h). w~s removed 
lrom t e C.o. J)l .. s.,~nn iC. ' alen att! .L~ltiblil;: l~l~Ual corr$~derattOn y t e CommtSSlOn . 

. ·.· .. ·.·.li.'li!l!lllllll!lillll:;· .. ·.·. . IIIIIIJ'.l·' . I lljplpt· ... ·., · .. ~i!H· 111 1:1! , '•llllh:, ·q!l\ i!dd!I!!L • . 
Afs fr;equested by ·~t~k Bu6~;;tlter, 932 'Kelley Street, Agenda Item 2(t) was 

removed fn~ill; .. the Conserlt ~~~lend~~ifor individual consideration by the 
Commission. dll11 . 111 1; ; qlllj; 

d ~ i lilt 
llllh, 1!111 

2 Consent CaleritlH1r ,hl ii 1 

• d'l) 
,lq t! ~,. r' 
. ]!l!!h,!IIH11 

Moved by RichardsoW: seconded by Shamroe, that the following actions as 
recommended on the amended Consent Calendar portion of the Agenda be 
approved: 

a. the minutes of the September 19, 2016, Regular Meeting, and the September 
26, 2016, Joint Study Session, be approved. 

b. an amendment to the Traverse City Code of Ordinances, Public Hearing 
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c. 

d. 

e. 

f. 

g. 

h. 

1. 

Notice for Special Assessment Districts, Section 232.03, which would 
provide that the City Clerk mail notice of special assessment district public 
hearings rather than the City Assessor, which was introduced on September 
19, 2016 be enacted with an effective date of October 13, 2016. 

Midtown Centre Condominium Association be recognized as Midtown 
Centre Condominium Neighborhood Associa.tl .. pj. il;J

1 fli l/:1 

the City Commission casts its ballot for lff-l~ill and Jean Stegeman for 
the Michigan Municipal League Liabilit~ ~~nd Pf.~ptrtY Pool Board of 

Directors. ,1il ill IIIII' 
111lilllll' 

h C. M b h . d IIIII!. fi .' !Ill~. . d . h t e Ity anager e aut onze to '~li>J?rove a con Irmmg '1$1~:mice or er m t e 
f$ 'nh, IIi, • ik ·IL . 

amount o 9.,787.44 to ~~son A~to Bq~~ o~lffir~ver~e City.· tqfi!f~e repmr of a 
damage~ Pohce ~epart~ftf1il1nsehicle, w1~~~~p~s avail~ble m tHe Garage 
Fund With full reimbursemenl!ft<i>m our mslltance earner. 

, ··j" dHdL ·:-, q. 

'l !!i···; liHilJII 'II. . ' tl j~!·l~~ 'Iii! 't; I d;· 'I Itt 

the City Com~~~~~~r'~~ approve~ 1~enamir~ffl l~t~angl~ lf~rk (at Rose and Boyd 
Streets) as J,\lP.iWr iG;~ta~. ns, as 'r~~.· pmW.~ljlde:«l ffiX. the1Parks and Recreation 
C . . "'.lJil'' ll!l!jl .. n ·;lp. · ... ~~~~ nl ~~~~IIIII 

ommisswq: '!. ... '~ .. ·ill.. h;; .• ~~.· .. ·.!n ' l!jl. . '''! 'ill'l' 
' 1 1! 1 ~ ~tt . ~IIIJ,i' . 11 ill1 ... 

th; ~M~m~f, ~~d Ct~~h~lffR~L~~ffR.ttte tne :~~wer Facilities Transfer A?reement 
, iff~1Wtne 1ffilt~~r ToXiftmpiP of'lSl~ID'?o~ ;for the tra~sf~r of se':er hnes 
~~~ff,rrently ownefL lij( Eltlli)YPOd Town~hip that are withm the City's corporate 
litrtits within L~blanau C~tlhty as generally outlined with the packet 
matb~i~~softh~ O~tiD~Fr 3 ~"~QiJ;6, me~ting, such agree~ent subject to . 
approvaf l a~? to Its su~~tance by the City Manager and Its form by the City 
Attomey,1 '%~~h funds~~~ailable in the Sewer Fund. 

't~l!jj lh ;~ 111111P 
Removed from tlt~! ;eonsent Calendar. 

df} 

Removed from the Consent Calendar. 

CARRIED unanimously. 

Items removed from the Consent Calendar 

a. 
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Consideration of approving a refund to Munson Medical Center as a result 
of an overcharge on its sewer bill. 

The following addressed the Commission: 

M~r:y Colb~rn, City M~nager . ,!llli!ll' 
Wilham Twtetmeyer, Ctty Treasurer/Fm~ijW~;~~ctor 

Moved by Werner, seconded by Richcy-dsbn, th~ <DMy Manager be authorized 
to approve a refund to Munson Medical ~t~~~t in the aniJj~}!n of$139,374.27 for 
erroneous sewer charges as outlined in ,t~~ iSeptember 26, 201~~~ 1communication 
from the City Treasurer/Finance DirectdHJ ~~~. i~h fund~~ ~vailabl~ 1~ !f~~ Sewer Fund. 

. .. IIIII! \ IIII!IP ·IIIII!\ 
CARRIED unammousl)lilll !iillill! ''lllljjll:'' "h 

lh !llb!i: !llj· 
b. ',.! 1 ··,nlljl ~~PI!~ 

1 ;· '11!1,~ . · ~II!:!~,~ ~ 11111, 
C 'd . rti111 Uil•!l!h1 • h '~·~· . 'b '1t' .·:· ii!J ~t.c ,.t., t d h M ons1 eratlo ID1' ,tl ap:rn1.ro1

ymg t el
1 

· stnl. tliOitr !0;~~ 1 :::~n amen ment to t e aster 
,(>' 'I , i!Ji l, j (j .,,Wll' •IH IT•· 

Plan to neighboring·u~risdictiQ'4s for cowwt;nts, witlf the City Commission to 
consider the amendfi!l~~~follo~}~g the al~{lt~ed time frame for comments. 

d 11'1 J!lil j I' I L I II 
~ilJI~lllllU,~1adJM~~W,~'fu~I~~/Rwi~~~n: 

!,~~ ~~~:~ ·l .tllllhh ·•!t;llllil, I '!hii!J 
M~tty Colburn, O:h1~ Marl~ge,r 

H ·· 11 I ·11" 
RicKL~ff.•. F,khlater, 93.~ j· J(.1 elley,;~~,reet 

,pp, . 'll.j ~e 
I i . tl 

Moved by·~pwe, se9qpded by Shamroe, that the proposed amendments to 
the Traverse City M~s~er1~f~ be approved for distribution to the public and 
governmental entities 'f~~ itWeir comments. 

\ ~ ; 

CARRIED unanimously. 

3. Old Business 

3(a). 

Public Hearing on the assessment roll for Special Improvement District SID 
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2016-004 which would cause the paving of an existing alley south of East Front 
Street and east of Wenonah Street, and consideration of adopting the necessary 
resolution to approve the district and adopting the related budget amendment. 

City Clerk Benjamin Marentette asked those who reside within the 
geographic area of the proposed special improvement district to please state their 
name and address to preserve their right to further and the following 
responded: 

Joy Schmuckal, 2028 East Front Street 
Ronald Rademaker 100 East Bay B.,pn1·.d\~ard . 1; 1! !II ,n!l ' 
Mayor Jim Carruthers opened pu~llffllll~• .... ring: .... , 

~~~~~~~' dlllljl! 
' mh •!' r '!l 

Ronald Rademaker, 100,iR ... ;'a. st. B. ay BouletviarTiiBbuth rrrwn1!l '!!!' i 

Joy Schmuckal, 2028 Eas~ l~to~f~·~~reet 1
1dliil! 

l!i !!. j' d'lll··!···· . 'iHI! !, 11 .} o~c 1 1 , .. 11 r. 
There being no ol),e further desiring toL$meak, May0r, Carruthers closed the 

'jl'j'Wm·n ·~~ 1~ · ···~~l·ll·l·l··· '!i!P 
public hearing. ··'.'iii•.·J.Jl!1ii!\!lllll .!... 'llj!''.· .•. · ti1•1'HJjl '• ,llll!!l' 'ilr' 

1
!"111 .. 1'.. l!'l'i ... l 1 1~~·.·. ~ .. J!I ~~ 'II dl' ;! It ~ ~~ ~ lr l•ji 

' ll q. • l ! !d 'l' Marty Colburqiif ity M ) ager 'llj, 
dlillllllllli! "" ·. llllillilllil, lllilllilll& I ill !i, . . 

. , Ml~~.e(f:tjyl~m~~s,. ~li~fflll~ed Byl~~~~rtl,~on, that the Resolutwn Approvmg 
Specl'~l ~ ~~provemen~!ffit1~tnct !~fl? No. 20·l ():.004, be adopted, and that a budge~ 
amendm~pt.,be made to1 ~~~~ease 1t~n budgeted revenue and budgeted expenses m 
the Specml1~&.sessment F\lih.d by $3·~!SOO to reflect the revenue and expenses for 

. . 'i!! l . 'llll i '" th1s proJect. ":ljj• 
1 

·111, 

, Ill!! . .··I·1JII 
CARRIED '' L~h • ;l .11' 

l1rrarum0ti.S1 y. 
i lll!ll!l!lf 

'iUH* 
3(b). 

Consideration of authorizing a change order to the 2016 Pavement and 
Resurfacing Phase 1 contract to pave the alley south of East Front Street and east 
of Wenonah Street, in connection with Special Improvement District 2016-004. 

The following addressed the Commission: 
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Marty Colburn, City Manager 

Moved by Richardson, seconded by Lewis, that the Mayor and City Clerk 
execute a unit prices change order to the 2016 Paving and Resurfacing Projects 
Phase I contract (originally authorized March 21, 2016), in the amount of$47,703, 
more or less, at the unit prices outlined in its bid, such change order subject to 
approval as to its substance by the City Manager and,Lts.·jform by the City Attorney, 

''d!l' ' 
with funds available in the Special Assessment Fun€1H:~ 

l'lll''j 1l IJ!IIk ''ll!lw ·q ~~~~· 
'111111111!!· 

llj~~~· 
·. ·llllbl 
!!, H ~~~~h • • • • 'f t i < ' t = ~ ~ • : - r 1 

CARRIED unanimously. 

3(c). 

ConsideratiOn of authonzmg a contraqnlfor t~yjll?arkmg Lot ' ',!tpld Boardman 
River Boat Launch Improvemen~s·tPro·.·~ect, witHI !a:m~$~o'stantial portioril~f the project 

. . . . 'h!l',i'lhj,. l!) 'l/ . . . . 
cost bemg patd for by a Michig~t:wll. · ...... ~fff~. ays. Co .• ffill~siOn grant and a contnbut10n 
from Hagerty Insurance. il!.h·'·· '~lllllljjljj• 'ill !~1 .• 

11 r ~~~ ~,_or~ · 1 ~~ .. ·I!!·· i;;liWI Ill! 
• •!• : l ~~~ " ·!I! · • · .Hi 

The followi· nffl ! R-~tire~se1·· d········ ··.·· •the c~ham .. ·. I.s •• .• ,si ~.i~.: .lii!IU.t1 .• ,. . l,l' !II Ill' ·. •!!l ,l.l !ljll.ljl''"' '. . :;, ·l·' l~~l !'ti lJ I'· ' 1,1 'l' Hi• ,, II 
I "' I ' i ji 

Marty Colburnll~~~y ~~a~~r 'I •liilh 
ll ''l' .. ""~ Ill jl!!•i!ll·l·lidq• . H'H 

1:!1! fl llJ:'l'. . 'it. J , Iii' ·l!qli' ''• . . :! 1;
1
1 M9;yeel b~~ljJ~wis, se~p~ded bylijow~, ~Rat the Mayor and City Clerk execute 

a unit: ~~fes contrab~l~ft!. r .•. El~f!f{ .. ~ Crari~ ~~nld J?ozer .in the amount o~$462,744.39, 
more or !lps~ at the umtnm· ~pes m~9ated m Its btd, to mclude the cast-m-place 

lij 1\, I h l Ilk . . 
alte~ate, s~~flh~ontra~t s ~J1~ct to apf.roval as to 1~s sub~tance by t~e Ctty.Manager 
and Its form BYt lfRe City A~();pey, With funds available m the Capital ProJects 
Fund ,!,ljj~ 111!1 . , ~~~~. ~~IW 

• 'I ll lll:1d .·1~) 
Deru Scrudato, IIi~~~' ast State Street 
Rick Buckhalter, 932 Kelley Street 
John Scrudato, 422 East State Street 

CARRIED unanimously. 

4. New Business 

4(a). 
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Consideration of scheduling a public hearing for November 7, 2016, on a 
request from Munson Medical Center to vacate a portion of Sixth Street for a 
family birth and children's center at 1105 Sixth Street. 

The following addressed the Commission: 

Marty Colburn, City Manag~r . . d'!llll!~ ... 
Steve Tongue, Munson Medtcal Center Vt~rl !ff~estdent ofFacthttes 

,,~ 11 1H!!l 
'' l!qil! 1 ihlt 

Moved by Lewis, seconded by Shamrfi>,e~1 .tn'~t tH~tR;ysolution Setting Public 
Hearing Regarding Sixth Street vacation111~mch would scti~ff1u,le a public hearing 
on the request from Munson Medical Center for a vacation dfl1Sixth Street between 

• 'liPH '!JOlt 
Beaumont Street and Madtson Street for ·N,"~}:'ember 7 '· 2016, be ~~~~pted. 

·!h;!lj ....••.. 'l'llp lhh! 
Rick Buckhalter, 932 K~lij~l!~tr. eet ''li;l!ljjj•il%11 ''IIIII• 

. II' !11.'1111111 I I !I· 
CARRIED unarumously. 11111''· lil;jliiJhl! , •111111! 

i!ld'l'l ~~~~ .; , ll~nll' 111111' 

ll
1j.II:J11 1 11!11~; , '!l~h, :~r!,il~~ IIIIi!!, l 

llj,l,' lq;:: 'illill111llji 1i 'qtlllj!t 
C .d . tllh'c u l~; fr ct'lltll . . T. W £ h c· 

4(b). 

ons1 eratlort ~~~~a reql.\y,~t om OfP.lll lSSioner 1m emer or t e tty 
Commissio

1
n

11
to, adopt al ~~solu~1fYn l1 t1ecogni:iing October 5, 2016, as Traverse City 

,;np , ""''· '1!11!'!P· ., . •· fi'!'·. l! !i.it 
Walks ~q;~~llo0'l ljp,ay,1 , wHic~lis orgaili~~d1by u~orte! Youth Cycling. 

dl;jhP' I 
111 Hh. l t!lh,, !fill!l'jlt 

t 11' , tr ~q pH t ~tt;~,h~ ' 
Tmle lf'ollowing aCJ'tlvessed'tllie, Commission: ,., ft' , f jJl . 'li il 

• ~ ~ . i > ' ~ I h, ~ -}i 

P . - :- t fi - f•u 
BenJ·arh~n.tM·.· .. arentette1

·!1·
1
1'.c.·, ity Clerk '~'? ?II ~ ' I 

Ty Schmillitl
1
841 WasHington Street, Norte! Executive Director 

'·:~~~~~~ !, . W!!ll 
Moved by WeJhij~J~~~conded by Richardson, that the Resolution 

Recognizing October 5, 2016, as Traverse City Walks to School Day, be adopted. 

4(c). 

Dr. Doug Spence, 658 Old Incochee Farm Trail, Garfield Township, City 
property owner 

CARRIED unanimously. 
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Consideration of adopting a resolution in support of the Local Streets, 
Roads, Highways and Bridges Repair and Improvement Millage Renewal 
Proposal, which will be on the November 8, 2016, ballot. 

The following addressed the Commission: 

. ·jilllj!ll 
Marty Colburn, Ctty Manager nlll:f:1 

Moved by Howe, seconded by Haas, \b~Y~~~ ~~~~~'\!tion Supporting the 
Local Streets, Highways and Bridges Re~1~ifi jtfuprovem~n~ lfrifi1llage Renewal 
Proposal on the November 8, 2016, baLl~~J 1oe adopted. ·lill! l~. 

'HI!" '11 ljjjl, 
B . . M c· Cl k ~~~~~ 
~;t:;kh;:~t~~~· K~Y~.;~eet ·i;ll! il· 

• 

111

::!1;:~ 1 hlllt;. 
CARRIED unammously. !h!J.. '~!!l!l!!; 1 " 

l'lf! !;'Pjl 

,~ ,
1

. illlllllnu,,1, 
1
•• ''

1
11111

1 
. i.,1i1i .11111111111

11
, 

1 11!r~· ., 1111
1 

q!llli jlhJ .. , ~~~~~ 
4(d). 

~o?sideratioh1~fiJ~ rec~~~en~atioq ~tom the Parks and Recreation 

;:~~;;~&l~lfll!a~~~!~~Wd~~~;~t::~;;;~;:;:,:t :r~~~d~~~~~s to 
donod~ ;., ' 1 1l1!ln11 ~11111~ · l,;!;; 

·~~~li}dJiowing ~~~lsr~~~~~~~mmission: 
fll!llll lh \li!IL .. 

Marty CdlWuw , City 1fm. : ~ anager 
'llllilll!t .. .• ;jtlllf 

Moved by HoweW~~J~nded by Shamroe, that the City Commission releases 
$4,500 in Brown Bridge

1 
Trust Parks Improvement Fund dollars to match 

improvements to Wags West as recommended by the Parks and Recreation 
Commission. 

CARRIED unanimously. 

4(e). 



City Commission Minutes 8 October 3, 2016 

Consideration of a request from Mayor Jim Carruthers for the City 
Commission to consider the request from Fern Spence for the City to remove the 
deed restriction on 1430 Wayne Street. 

There being no objection, Mayor Jim Carruthers referred this item to the 
October 17, 2016, meeting. 

5. Appointments 

5(a). 

a. 

b. 

c. Reports, announcements and correspondence from the Mayor and City 
Commissioners. 

d. Reports and correspondence from other City officials, boards and 
committees. 
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1. Reports from members of the Commission serving on boards. 

2. Report from the City Commission Ad Hoc Committee on the status of 
a proposed policy for Payment-in-Lieu-of Taxes (PILOT) 
arrangements. 

Commissioner Amy Shamroe 
Mayor Pro Tern Ross Richardson 
Mayor Jim Carruthers 

8. Adjournment 
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There being no objection, Mayor Carruthers declared the meeting adjourned 
at 8:57p.m. 

Approved: , __ 
(Date) (Initials) 



Minutes of the 

City Commission for the City of Traverse City 

Study Session 

October 10, 2016 

A study session of the City Commission ofthe,@~t~ 1ofTraverse City was 
called to order at the Commission Chambers, Govem/~Jllf':nt. al Center, 400 Boardman 
Avenue, Traverse City, Michigan, at 4 p.m. l'ill1111' '' 11lllljlhl 

• • • 1 11lllh~ . 1.. II ~> . 
Mayor JIm Carruthers, Bnan Haas, MftW Howe, Rich tq!~' Lewis (departed 

the meeting at approximately 5:30p.m.), t}{~.y Shamroe, and Tiij}Jiwl emer. -·1nv "! .~1! 
• • . · 111 !' IIJ ~Ill iol!t 1 

1. 

The followmg CommisSIOlf~r was absent:, Ill' Ma:yor Pro Tern Rb,~S; 
· n" !dlm,.:j :, Richardson dti nm;,; 

• •. ·.'j' 'I ' 'n.:·.·.' .'. 
II I' Plj '!J'!i; ,, '!I' ·• .jl1 .. 'lnrn 

· jh i!illl'11 • H!!rl 
The Pledge of Allegiance was •t»sited: 1,lilil! '':! Iii!• 

! ,. IIPJ.II!·I: l' h • I 111~1 > l ·1111 . · ,, k 1•11 qh *'111 Ill!!. " 
Mayor Jim c~· ; tlier8 1pJr~1· ..• :s .. ided at the m_·_ eeting. d!l!ll' ., II \j!!' Pt!l!l,p!!' j I 

rill!! 1!1!1 1111!11 ''·IIIII ,d!l!tlllll I 'lj 
~·:l!H!!Ii iLi\; ~\. . .l lll!mW,l' .ll'llli!Pi ., . ! lllr . . . 

Pt ...•.... e ..... ·
1

1·.sentatwn tegar.di .. ng 'anllanalysis·loh!
1
lt_.he economic productivity of 

fll}ll' ·')lilt •!I II 'I liW 
Pr€ln. e .. · .. . rties within ~B:~ ... '_·c ... ity'.llllljl· 

•.tf 1 'i "II" I '! 'tl;j;~,. ',l'l.l'l lith, 
'1'1!11, . : ····~· l lfll ~~~~·, . li h i!•i .. 

The fol1owmg address .,9J t.he coifimiSSion: 
1

1lj!l 'llll 'l'lqll ·. 
I Hili • . I 

Marty Colburn~ 'ICity Manager 
• ' 1 l !· . /Hlljl . . 

Russell Soyrmg,' .~I~)f:Jllanmng Director 
• 1\'!n qil 

Rick Buckhalter, 9~.2'Kelley Street 
Ann Rogers, 12236 Peninsula Drive 
Kim Pontius, Traverse Area Association of Relators, 9372 Summerhill 
Drive, Garfield Township 
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Study Session 

2 October 10, 2016 

2. 

3. 

4. 

(Commissioner Lewis departed the meeting) 

Discussion regarding automated metering infrastructure. 

The following addressed the Commission: !Ill 
'll'lll!l · .. r~llln! .r· 

Marty Colburn, Ctty Mana~er ,.fll\I!!Jl!IU;, 
Larry LaCross, GIS Coordmator . d1H! ;~ · lilj 
Justin Roy, Water/Wastewater Su~e:~-~tekdent '·•i'llijj 

ii;Jilr" 1111111111 

·" 111 · IIIIi 
Announcements from th·~·.· ~·~··.· .... ity .. Clerk. l 

1 . 11!·1~~ Ill l!h j 1 1!F' . 1 l1~1rdlll11t , . . 
The followmg addressed tl:ieiiC·oW.· ..... Isswn. : r: . L ~ f;iiiflll!! 

Benjamin Mareiii'e1fie~ City ctWrk 1!
1
1JjjJiiill' 

'''''" ,,,, .... , ·'lillli 1,, ' ''''''l''''·jll l lilil!llll 
1111111 . II ·Ill 

p blf 1ll 11 '" . t ~111111· 1!1,
1 lllilllllll '.h,l 

l ... ui.W!l! ff~~~~ffl1fflllf.ln ·. ~ ll1ll· . . · ' 11111!•1, ~~ 111 

11Lld11 11111 . ·I !lh~ , 1• l!jq 
'
1Wlie following aalir. ,essetll~he Commission: 

''~' ' '•j•p, ·n!" • ' !II! · n . , . l . lll'- . 1.111 
C ' I · I • G ' 'J 'y I . ommtsstoner aryrttowe ·· 
BenjaniikMarentetteJI~ity Clerk 
Marty Colb~tM' . CitYj :tHJ~nager 

. "',11111!'1!!111'. . . 
There bemg no oBJectiOn, Mayor J 1m Carruthers declared the meetmg 

adjourned at 5:58pm, ~~~ 

nJamm arentette, MMC 
City Clerk 

Approved: ______ _ 
(Date) (Initials) 



The City of Traverse City 

Communication to the City Commission 

FOR THE CITY COMMISSION MEETING OF OCTOBER 17, 2016 

DATE: 

FROM: 

OCTOBER 13, 2016 

~ 
MARTY COLBURN, CITY MANAGER 

SUBJECT: BOARDMAN RIVER DAMS IMPLEMENTATION TEAM
PROFESSIONAL SERVICES FROM CONSERVATION RESOURCE 
ALLIANCE 

Attached is a memo from City Treasurer/Finance Director William Twietmeyer 
asking for City Commission authorization of a reimbursement agreement with 
Conservation Resource Alliance in connection with its professional services provided 
to the Boardman River Dams Implementation Team (IT). We have budgeted $20,000 
for these services. (You may recall a reimbursement agreement was authorized at the 
July 20, 2015 regular meeting; that was for the prior fiscal year.) 

The City is a member of the IT and Conservation Resource Alliance coordinates the 
team's efforts in this ongoing, complex project- the following are some of their key 
services provided: 

• Maintaining the overall project plan, which involves multiple partners and 
coordination with the Army Corps of Engineers and other regulatory agencies 

• Assistance in selecting professionals through a qualifications-based selection 
process 

• Development of requests for qualifications (RFQs ), requests for proposals 
(RFPs) 

• First-level technical review of progress, billings and deliverables produced by 
professionals and recommend acceptance/payment 

• Coordinate fund development work, including identification of major fund 
needs and the formulation of related action plans 

• Prepare grant proposals and serve as fiduciary/grant manager as needed 



Boardman River Dams Implementation 2 October 13, 2016 
Team- professional support services 

• Serves as informational clearinghouse for all activities related to the IT and 
coordinates communications efforts 

I recommend the following motion (5 affirmative votes required): 

that the Mayor and City Clerk execute a Reimbursement Agreement with 
Conservation Resource Alliance in the amount of $20,000 for it to provide 
professional support services to the Boardman River Dams Implementation 
Team in connection with the Boardman River Dams Project, with funds 
available in the General Fund. 

MC/kez 
K:\tcclerk\city commission\agreements\boardman river dam reimbursement agreement 20161017 .doc 

copy: William Twietmeyer, City Treasurer/Finance Director 



Memorandum The City of Traverse City 

To: 
From: 
Subject: 
Date: 

Martin A. Colburn, City Manager 
William E. Twietmeyer, City Treasurer/Finance Director }1/. f! . T, 
Implementation Team Reimbursement Agreement 
October 7, 2016 

In 2011 , the City Commission approved a Reimbursement Agreement with the Boardman 
River Dams Implementation Team for the City's share of the administrative and 
managerial support services provided by the Conservation Resource Alliance for the 
Boardman River Dams Deconstruction Project. That agreement required the City to 
contribute $20,000. 

Ever since the 2011-12 fiscal year, the City has provided an annual payment of $20,000 
in conjunction with the approval of a new reimbursement agreement with the 
Conservation Resource Alliance. 

The City has budgeted $20,000 for the 2016-2017 fiscal year. We anticipate an invoice 
from the Conservation Resource Alliance for the 2016 calendar year. Attached is a copy 
of the reimbursement agreement with Conservation Resource Alliance for the 2016 
calendar year. I am requesting that before I make payment, the city Commission 
formally approve the reimbursement agreement with Conservation Resource Alliance for 
their administrative and managerial support services along with approval of the payment 
of $20,000 which is what the City budgeted for the 2016-2017 fiscal year. Please place 
this on the next City Commission agenda for their approval. 



The City of Traverse City 

Communication to the City Commission 

FOR THE CITY COMMISSION MEETING OF OCTOBER 17, 2016 

DATE: 

FROM: 

OCTOBER 13, 2016 
~ 

MARTY COLBURN, CITY MANAGER 

SUBJECT: RESOLUTION RECOGNIZING THAT MLGMA IS NOW MME 

Michigan Municipal Executives (MME), formerly known as the Michigan Local 
Government Management Association (MLGMA), is a state affiliate of the 
International City/County Management Association (ICMA). The purpose ofMME 
is to foster and encourage the personal and professional development of its members 
in order that they may better serve their communities and to promote, encourage, and 
preserve high ethical standards for municipal executives. 

The MME name change is a result of an ongoing multi-year rebranding effort 
initiated in early 2015 by the late Michael Young, City Manager of Rockford and the 
association's past President. The rebranding initiative highlights our values of being 
optimistic, humble, driven, with the ability to adapt; while the new brand personality 
is founded on being confident, outgoing, informative, positive, and proud. 

I recommend the following motion: 

That the Resolution Recognizing that the Michigan Local Government 
Management Association is now the Michigan Municipal Executives, be 
adopted. 

K:\tcclerk\city commission\resolutions\ MLGMA is now MME_20161017 

copy: Pat Sullivan, City Manager, City of Northville
managementforum@listserv .mml.org 



The City of Traverse City GOVERNMENTAL CENTER 
400 Boardman Avenue 
Traverse City, Ml 49684 
(231) 922-4480 

Office of the City Clerk tee lerk@traversee itym i .gov 

Because, 

Because, 

Because, 

Because, 

Because, 

Because, 

Resolved, 

A Resolution Recognizing that the Michigan Local Government 
Association is now Michigan Municipal Executives 

the Michigan Local Government Management Association (MLGMA) is 
the state affiliate of the International City/County Management 
Association (ICMA), and 

the Board of Directors and Membership of the MLGMA have conducted a 
vast overhaul to create a new branding image under the new name 
Michigan Municipal Executives, and 

the mission statement of the Michigan Municipal Executives is, 
"Michigan' s Municipal Executives are dedicated to keeping communities 
running smoothly. By doing all of the things large and small, we are 
stewards of our cities, working in the background to make sure your home 
is highly livable, highly desirable, and built on a solid ground for the 
future. We make Michigan' s cities go.", and 

Michigan Municipal Executives seek to support optimistic, humble, 
adaptable, and driven municipal executives through professional 
development and other resources, and 

your local government manager or administrator, acting in his/her role as 
the Chief Administrative Officer of the community, does so in the best 
interest of the overall community to create the highest quality of life for all 
of its citizens, and 

the City Commission and the City of Traverse City do hereby support the 
Michigan Municipal Executives in their efforts to develop the municipal 
executive career and support municipal executives throughout the state 
now, therefore, be it 

that the City Commission does hereby recognize Michigan Municipal 
Executives and support the organization for the professional development 
and extraordinary services provided to professional managers throughout 
the State of Michigan. 

I certify that this resolution was adopted by the 
City Commission for the City of Traverse City 
at its regular meeting held on October 3, 2016, 
in the Commission Chambers, Second Floor, 



A Resolution Recognizing that the Michigan Local Government 
Association is now Michigan Municipal Executives 

Pg.2 

Governmental Center, 400 Boardman Avenue, 
Traverse City, Michigan. 

Benjamin Marentette, MMC 
City Clerk 



The City of Traverse City 

Communication to the City Commission 

FOR THE CITY COMMISSION MEETING OF OCTOBER 17, 2016 

DATE: OCTOBER 12, 2016 

~ 
FROM: MARTY COLBURN, CITY MANAGER 

SUBJECT: SPECIAL LAND USE PERMIT EXTENSION REQUEST- 124 WEST 
FRONT STREET 

City ordinance provides that if substantial construction has not commenced within 
two years of approval of a Special Land Use Permit, that the permit terminates unless 
extended by one year by the City Commission. Attached is a memo from City 
Planning Director Russell Soyring regarding a request from W. Keith Owen of Owen 
Architects, on behalf of Federated Properties, for a one-year extension of Federated 
Properties' Special Land Use Permit. The permit allows for the construction of a 
65.5' tall, 5-story multi-use building. Mr. Owen articulates the basis for their 
request; and I recommend the City Commission approve the request. 

Attached is the staff report related to this permit and the order granting; if the City 
Commission or a member of the public would like any of the other documentation 
related to this permit, the City Clerk's Office would be happy to provide it. 

I recommend the following motion (5 affirmative votes required): 

That the City Commission approves the request from Owen Architects 
Collaborative, LLC on behalf of Federated Properties, LLC for a one-year 
extension of Special Land Use Permit 14-SLUP-02 (authorized November 17, 
2014), which would extend the time by which construction must be substantially 
commenced to November 17,2017. 

MC/bcm 
k:\tcclerk\city commission\specialland use perrnit\slup 14 02 124 west front extension 

copy: W. Keith Owen, Keith Owen Architects - via fax 
Russell Soyring, City Planning Director 



Memorandum The City of Traverse City 
Planning Department 

TO: MARTY COLBURN, CITY MANAGER 

FROM: 

SUBJECT: 

RUSS SOYRING, PLANNING DIRECTO~Cf) ()14 
REQUEST TO EXTEND THE SPECIAL LAND U~Rl FOR 1 4 WEST FRONT 
STREET 

DATE: OCTOBER 11, 2016 

A letter was received from Mr. Keith Owen, architect for the proposed project at 124 West 
Front Street requesting the City for a one year extension of the Special Land Use Permit for a 
"Taller building". A Special Land Use Permit was granted by the City Commission for the 65.5 
foot tall building on November 17, 2014. The permit expires after 2 years unless substantial 
construction has commenced. The Zoning Code, Section 1364.07 allows for the City 
Commission to extend that permit for one additional year if they feel such an extension is 
warranted. 

Mr. Owen lists several reasons for the delay in the construction of this project, the most 
significant being that the Brownfield funding for the project was not approved until August 
2016. The Planning Department is in support of extending the permit one additional year. 

RS 

Attachment: Letter from Keith Owen, Owen Architects, 

400 BOARDMAN AVENUE • TRAVERSE CITY, MICHIGAN 49684 • (231) 922-4778 



Owen Architects Collaborative, LLC 
September 29, 2016 

RE: 124 W. Front 

Special Land Use Permit 14-SLUP-02 

Mr. Russel A. Soyring AICP 

Planning Director 

City of Traverse City 

400 Boardman A venue 

Traverse City, MI 49684 

Dear Mr. Soyring, 

This letter is submitted to formally request a one year extension of the Special 
Land Use Permit 14-SLUP-02 and associated Site Plan Approval which was 
granted by the City Commission on November 17, 2014 for the proposed project at 
124 W. Front St. 

The start of construction has been affected by the following issues: 

I. Investigation and evaluation of appropriate mix of commercial and 
residential units. 

2. Evaluation of residential unit types, sizes and configuration to best 
meet local market conditions. 

3. The time required to achieve sufficient pre-sale of residential units to 
insure the long range success of the project. 

4. The final resolution of Brownfield funding for the project was not 
finalized until August 2016. 

333 Touraine Grosse Pointe Farms, MI 48236 p 313-236-2595 f313-882-5002 



Owen Architects Collaborative, LLC 

Please let the Owner and Architect know what, if any, additional information or 
documentation is required for this request to be acted on prior to the expiration of 
the SLUP in November of2016. 

Thank you for your assistance and cooperation. 

Best Regards, 

(jj ,~ 
W. Keith Owen AlA 

Cc Louis Ferris 

2 
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S T A FF R E P 0 R T 
14-SLUP-02 

DATE: October 3, 2014 

APPLICANT: 

PROPERTY OWNERS: 

STATUS OF APPLICANT: 

PROPERTY ADDRESS: 

REQUESTED ACTION: 

DESCRIPTION: 

EXISTING CONDITIONS: 

SITE SIZE: 

TOPOGRAPHY: 

VEGETATION: 

SOILS: 

EXISTING ZONING: 

SURROUNDING ZONING/LAND USE: 

W. Keith Owen, Owen Architects 
Collaboratiive, L.L.C. 
333 Touraine 
Grosse Pointe Farms, Ml 48236 

Federated Properties, LLC 
30955 Northwestern Hwy. 
Farmington Hills, Ml 48334 

Architect. 

124 W. Front Street. 
Tax I.D. # 28-51-706-004-00 

Construct a 5 story multi-use building with 
a building height of 65.5 feet. 

124 W. Front Street. LOTS 14 THRU 24 
INCL HANNAH LAY & CO'S 5TH SUB & 
THT PRT OF BLOCK 26 OF ORIG PLAT 
LYING S OF BOARDMAN RIVER AND 
ADJ TO ABOVE REFERENCED LOTS 
(TAX DESCRIPTION) . 

1.04 acres (275' x 165') 

Sloping from Front Street to Boardman 
River. 
Grass with some scrub vegetation. 

Remediated brownfield site with sandy 
soils. 
C-4b (Regional Center District). 

---------- ------ - -- ----~ 



NORTH: 
SOUTH: · 
EAST: 
WEST: 

ZONING HISTORY: 

C-4a (Regional Center District) I Boardman River. 
C-4c (Regional Center District) I office and parking. 
C-4b (Regional Center District) I Record Eagle. 
C-4b (Regional Center District) I J&S Hamburger. 

From 1958 to 1999 the property was 
zoned C-4 (Central Business District). In 
1999 the property was rezoned to C-4b · 
(Regional Center District). 

RELEVANT SECTIONS OF THE ZONING ORDINANCE: 

Chapter 1346 C-4 Regional Center Districts (p. 79). 
Section 1346.02 Uses Allowed By S.L.U.P. (p. 81). · 
Section 1364.02 General Standards For SUJP Approval (p. 
137). 

Section 1364.08(m) Specific Requirements for Taller 
buildings (p. 146). 

RELATIONSHIP TO THE CITY PLAN: 

PUBLIC UTILITIES: 

The Future Land Use Map designates this 
neighborhood as a TC-5 Neighborhood, The 
TC-5 Downtown Neighborhood is the most 
formally and intensely developed neighborhood 
in the City Plan. The plan calls for the greatest 
building mass within the city with appropriate 
balance and scale. Buildings shall typically be 
placed close to the street or civic spaces to 
provide a sense of enclosure to the public realm. 

The proposed plans are consisted with the goals 
and objectives of the TC-5 Urban Design 
Element. 

There are adequate utilities to serve this 
building. Overhead electrical lines that run from 
the Warehouse District across the river south to 
Hannah Park are planned to be undergrou~nded 
in 2015. The developer will work with Traverse 
City Light and Power and City Engineering for a 
plan to have a power supply once the 
undergrounding takes place. A 12-inch water 
main is located in Front Street and, on a City 



TRAFFIC 

ACCESS: · 

PARKING: 
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\ 

owned parcel next to J&S Hamburger. An 8" 
sanitary sewer is located adjacent to the north 
west corner of the property behind the Record 
Eagle building. Utility connections shall require 
approval from the City Engineer. 

The total square footage of the proposed 
building is 17 4,173 square feet which includes 
lower level parking and five floors. The project 
will consist of 33,526 square feet of lower level 
parking (70 spaces), 13,762 square feet of retail 
and 126,825 square feet of residential (47 
dwelling units) The project is anticipated to 
generate approximately 1,347 trip ends per day 
based on the Trip Generation Manual. This 
number may be overly high as the Trip 
'Generation Manual does not take into account 
that this project is located downtown where 
many trips utilize non-motorized travel (walking, 
biking) or utilize public transit. · 

The underground parking is proposed to be 
accessed from Front Street. A complete sidewalk 
network is in the general vicinity and a pedestrian 
bridge and walkway connecting the. Warehouse 
District to the downtown is planned to be 
constructed in 2015 and is adjacent to the 
property. All the bus lin~s can be accessed at 
the transit center site three blocks from the 
property. The boardwalk along the river is not a 
part of this project and would likely be a project 
initiated by the City. If the boardwalk was 
constructed the City would like a pede~trian 

easement from the property to cross the 
developer's property to access the boardwalk. 
The public transit service. and sidewalk system 
will help to reduce the number of motor vehicle 
trip end generated by this project. . 

Parking is not required in the C-4 districts. How
ever the applicant is proposing to construct lower 
level parking which will have accommodations for 
70 parking spaces. Private parking areas are 
allowed in the C-4 District provided it can be a 



ANALYSIS: 

4 

demonstrated need for private parking which will 
not be satisfied by existing public parking within 
500 feet of the proposed use. (See letter from 
Parking Services that indicates there is a 
demonstrated need for additional parking.) 

General Standards 1364.02: 

(a) The use shall be designed, constructed, operated and maintained so as to be 
harmonious and appropriate in appearance with the existing o·r intended 
character of the general vicinity. 

The design of the building will be traditional masonry construction (brick 
veneer, stone, sill accents, etc.) with numerous windows and pedestrian 
entrances which will be harmonious with the character of the downtown and 
the general vicinity. The windows on the west elevation will not meet building 
code due to the close proximity to the property line. The applicant will need to 
secure more property or eliminate the windows. 

(b) The use shall not be hazardous or disturbing to existing or planned future 
uses in the same general vicinity. . 

The proposed 5-story mixed use of the building (retail, residential and 
parking) reflects the proposed land uses and intensities in the area. Taller and 
larger buildings are intended for the TC-5 Neighborhood type. The Zoning 
Code required a minimum height of 30 feet. . 

(c) The use shall be served adequately by existing public facilities and services, 
such as highways, streets, police and fire protection, drainage structures, 
refuse disposal, water and sewage facilities and schools. 

The proposed building is located on Front Street and across from Pine Street 
which are designated as collector streets. Nearby are Division Street and 
Grandview Parkway which are designated as arterials. Schools $hould not be 
significantly impacted by the proposed residential dwellings in this building .. 
There are adequate utilities to serve this building. Overhead electrical fines 
th£Jt run from the Warehouse District across the river south to Hannah Park 
are planned to be undergrounded in 2015. The developer will work with 
Traverse City Light and Power and City Engineering for a plan to have a 
power supply once the undergrounding takes place. A 12-inch water main is 
located under Front Street and on a City owned parcel next to J&S 
Hamburger. An 8" sanitary sewer is located adjacent to the northwest corner 
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of the property behind the Record Eagle building. The City Engineer has 
provided a memo as to the specific requirements for the utility connections .. 

(d) · The use shall not create excessive additional req!Jirements at public cost for 
public facilities and services. 

The pedestrian bridge and electrical undergrounding are planned capital 
project improvements to the district. The building will not create any 
excessive expenditures with public funds. 

(e) The use shall not involve uses, activities, processes, materials, equipment or 
conditions of operation that will be detrimental to any person or property or to 
the general welfare by reason of excessive production oftraffic, noise, smoke, 
fumes, glare, orders or water runoff. 

The current street system can support the potential increased traffic volume. 
The proposed use of retail, residential, and a parking will not involve activities, 
processes, materials, equipment or nuisances that will be detrimental to any 
person or property. Storm water runoff control will need to meet the 
requirements of Chapter 1068. 

(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. 

There are no historic buildings on the site. The parcel is a brownfield which 
was cleared several years ago as part of the overall development of the site. 

(g) Elements shall relate to 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 design of the building has prominent store fronts with numerous windows 
and pedestrian entrances which will help break up the length of the builqing. 
The scale, materials and details in the design of the proposed building appear 
to reflect and reinforce the downtown development pattern and improve the 
pedestrian experience through an enhanced streetscape. The design uses 
vertical and horizontal relief to make components of the building in scale to 
other downtown buildings. 
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(h) The use shall be consistent with the intent and purposes ofthe zoning district 
in which it is proposed. 

The uses proposed for the building are permitted by right in the C-4 f)istrict. 
Taller buildings greater than 60 feet are allowed as a special use if all of the 
general and specific standards are met. 

(i) The specific requirements outlined in each applicable section of this Zoning 
Code shall be satisfied. 

The plans submitted appear to be substantially in compliance with the Zoning 
Code 

Specific Requirements 1364.08 (m) 

( 1) The building stories and height are consistent with Section 1368.01. 

The permitted building height for the C-4b Zoning District is as follows: 

60 feet maximum. Sixty-eight (68) feet in height is allowed if at least 20% of 
the building is designed and used for dwellings. 

The proposed 5- story building will have a height of 65.5 feet to the roof deck 
at the west end of the building on Front Street. Not including the lower level 
parking area (which is for the residents) the building consists of 90% 
residential dwellings. 

(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. 

There will rooftop mechanical equipment located in the center of the building 
roof which will be screen by a 4 foot tall parapet wall that goes around the 
entire roof structure. · 

(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. 

No steeples or other architectural embellishments are planned as apart of this 
project. 
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( 4) The applicant shall prepare and deliver to the Planning Director a scale 
model, video image or other similar depiction of a taller building in relation to 
surrounding land and buildings. 

The applicant will be presenting a computer model from different vantage 
points at the public hearing. 

RECOMMENDATION: 

Staff recommends that Special Land Use Permit No. 14-SLUP-02 to construct an 
5-story, 65.5 foot, mixed-use building be approved contingent on the following : 

1. The applicant and owner continue to work with City Engineering and 
Light and Power on utility extensions and service lines. 

2. The owner shall be responsible for extending and relocating service 
extensions to the proposed building. These utilities must meet all 
applicable ordinance and City requirements. 

3. If relocation of public utilities is necessary, the applicant will be 
responsible in providing the City any easement . necessary for 
relocation. 

4. The stormwater requirements outlined in the City Ordinance are met. 

5. If the public riverwalk is constructed adjacent to the parcel and extends 
down to Union Street a mutually agreeable pedestrian easement 
between the City and the owner shall be provided. 

6. Audio and visual devices for managing conflicts between pedestrians 
and vehicular traffic entering and exiting the building shall be provided. 

7. The public sidewalk along Front Street shall extend across the 
proposed driveway. 

8. Windows on the west side shall reflect the general window pattern in 
the submittal on the west elevation. 
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124 W. Front Street 
14-SPR-01 

Site Plan Review 
Staff Report 
October 3, 2014 
14-SPR-01: Prepared for property commonly known as 124 West Front Street 

Site plans are required to meet the following requirements: 

Filing fee 

Sealed by a registered architect or engineer (except site plans to be referr~d to the 
Planning Commission for approval may defer this requirement until receiving Planning 
Commission approval.) 

Drawn to scale with a scale·on the plan 

Rendered on a minimum sheet size of 24 inches by 36 inches 

legal description 

Property lines and dimensions 

North arrow 

Date 

Vicinity map 

Property owner's and applicant's name and address 

Preparer's name and address 

Street names 

Existing street and alley widths 

Location and width of utility easements 

Size and location of existing and proposed utilities and building service lines 

The zoning classification of the site and surrounding properties and, where applicable, 
the zoning request 

Required setback lines, lot size, lot coverage (impervious surface) and any variance to be 
requested. 

It appears the upper level shading device extends into the Front Street right-of-way 
approximately 6 inches. This device will need to reduced in size or an encroachment 
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CITY OF TRAVERSE CITY 

ORDER GRANTING 

SPECIAL LAND USE PERMIT NO. 14-SLUP-02 

Pursuant to City Zoning Ordinance § 1364, Special Land Use Regulations, the City Commission 
hereby grants a special land use permit for the following: 

Street Address: 

Property Description: 

Special Use: 

Applicant: 

Owners: 

124 W Front Street 

LOTS 14 THRU 24 INCL HANNAH LAY & CO'S 5TH 
SUB & THT PRT OF BLOCK 26 OF ORIG PLAT LYING 
S OF BOARDMAN RIVER AND ADJ TO ABOVE 
REFERENCED LOTS (TAX DESCRIPTION) . 

Allowance for a Taller Building 

W. Keith Owen, Owen Architects Collaborative, L.L.C. 
333 Touraine 
Grosse Pointe Farms, MI 48236 

Federated Properties, LLC 
30955 Northwestern Hwy. 
Farmington Hills, MI 48334 

It is determined that the application is consistent with the intent of the Zoning Ordinance and the 
standards and requirements therein contained. The findings of fact and reasons upon which this 
determination is based are as follows: 

1. The attached Statement of Conclusions is incorporated herein by reference. 

2. The procedures and requirements for special land use decisions required by law and 
ordinance have been followed. 

3. Any conditions imposed are necessary to carry out the intent, purpose and standards of 
the ordinance and to protect the public health, safety and welfare. 

The land use authorized by this Order shall be in accordance with the application, site plan and 
final material submitted by the applicant showing the development and use of the land. The land 
use and this Permit and Order shall also be subject to the following conditions and restrictions: 

Conditions 

1. The applicant and owner continue to work with City Engineering and Light and Power on 
utility extensions and service lines. 

2. The owner shall be responsible for extending and relocating service extensions to the 

14-SLUP-02 



proposed building. These utilities must meet all applicable ordinance and City 
requirements. 

3. If relocation of public utilities is necessary, the applicant will be responsible in providing 
the City any easement necessary for relocation. 

4. The stormwater requirements outlined in the City Ordinance are met. 

5. If the public riverwalk is constructed adjacent to the parcel and extends down to Union -
Street a mutually agreeable pedestrian easement between the City and the owner shall be 
provided. 

6. Audio and visual devices for managing conflicts between pedestrians and vehicular 
traffic entering and exiting the building shall be provided. 

7. The public sidewalk along Front Street shall extend across the proposed driveway. 

8 . . Windows on the west side shall reflect the general window pattern in the submittal on the 
west elevation. 

This order shall not be deemed to be City approval for anything other than the zoning approval 
for the expressed Special Land Use Permit described above, and shall not relieve the owner or 
occupier of the land from obtaining any other license, permit or approval required by law or 
ordinance. The land use and this permit and order shall also be subject to the provisions of 

. Traverse City Code Section 1364.02, General Standards and 1364.08, Specific Requirement 
Section as may be amended from time to time and all other ordinances of the City of Traverse 
City. . 

Dated: Nov. I~ 
1
'LOLY 

14-SLUP-02 

I hereby certify that the above Order was adopted 
on November 17, 2014 at a regular meeting of the 
City Commission of the City of Traverse City at the 
Commission Chamber, Governmental Center, 400 
Boardman A venue, Traverse City, Michigan. 



STATEMENT OF CONCLUSIONS 

The following statements of conclusion and determinations of fact supported by evidence 
submitted to the City in connection with Special Land Use Pennit Application No. 14-SLUP-02 
from W. Keith Owen of Owen Architects Collaborative, LLC: 

a. The use will be designed, constructed, operated and maintained so as to be harmonious 
and appropriate in appearance with the existing or intended character of the general 
vicinity. . 

b. The use will not be hazardous or disturbing to existing or planned future uses in the same 
general vicinity. 

c. The use will be serviced adequately by existing public facilities and services, such as 
highways, streets, police and fire protection, drainage structures, refuse disposal, water 
and sewer facilities and schools. 

· d. As approved, the use will not create excessive additional requirements at public cost for 
public facilities and services. 

e. The use will not involve uses, activities, processes, materials, equipment or conditions of 
operation that will 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. 

f. Historic buildings or landmarks will not be affected by the development. 

g. Elements will 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. 

h. The use will be consistent with the intent and purposes of the zoning district. 

14-SLUP-02 
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The City of Traverse City 

Communication to the City Commission 

FOR THE CITY COMMISSION MEETING OF OCTOBER 17, 2016 

DATE: OCTOBER 13, 2016 

FROM: MARTY co£B"'URN, CITY MANAGER 

SUBJECT: WATER SYSTEM VALVE REPAIR 

Attached are memos from Dave Green, DPS Director and Justin Roy, Water/ 
Wastewater Maintenance Superintendent, requesting a service order to repair water 
valves in the water system. 

I recommend the following motion (5 affirmative votes required): 

that the City Manager be authorized to issue a service order to City Services, 
Inc. in the amount of $19,000.00, to perform two valve insertions with funds 
available in the Water Fund. 

MC/jd 

cc: Dave Green, DPS Director 
Justin Roy, Water/Wastewater Maintenance Superintendent 



Memorandum The City of Traverse City 
Department of Public Services 

TO: Martin Colburn, City Manager 

FROM: Dave Green, DPS Direc~ 

DATE: October 7, 2016 

SUBJECT: Water System Repair Service Order Request 

Attached is a memorandum from Justin Roy, Water/Wastewater Maintenance 
Superintendent, explaining his request for a service order required in conjunction 
with the recently completed Ninth Street Reconstruction Project. As Justin points 
out during the valve exercising operations in preparation of replacing the water 
main during the street reconstruction project one valve broke and another was 
discovered in the off position and cannot be opened. These valves need to be 
replaced. Typically, we would shut down the main, cut out the old valves and 
replace them with new. For some reason, in this location the valve configuration 
is not typical and the next closest valve we need to shut off the system to do the 
work is 4 to 5 blocks away and involves many residential and commercial 
customers. 

Justin believes it would be in our best interest to use a newer technology repair 
technique that uses line stops and valve insertions. This method allows for 
continuous service to our customers. He obtained quotes from three qualified 
contractors that do this type of specialty work and is comfortable with the low 
quote given by City Services Inc. In this unique situation I concur with Justin's 
recommendation. 

Therefore, please request City Commission approval of a service order in the 
amount of $19,000.00 to City Services, Inc. out of Grand Rapids, MI. to perform 
two valve insertions with funds available in the Water Fund. 



TO: 

FROM: 

SUBJECT: 

DATE: 

CC: 

CITY OF TRAVERSE CITY 

WATER/WASTEWATER MAINTENANCE 

D.\ \ '1·: c; IU ·: I ·: )\; , I WS DIRECT OR 

.JL ISTIN ROY. \'\ '. \TI ·:R/ \X'. \ STI-:\'\ '. \TER J\ l.\l l'TI ·:0i .\ l'\U ·: q l i'I ·: RI \:TE:--:D I ·:N'I~ \7._ 
l ll'\ ION ST \\ '. \TI ·:R SYST h \1 RI-:1'.\11\S 

10/7/201 6 

T his year, the City had a construc6on project on 9'h St from L'nion to Pine. This project 
inYolved replacing the 6 inch water main with new 8 inch main . During the process o f 
exercising the Yah-es that were needed to shut down the water main , the 10 inch vah-e on 
l 'nion Su-ect broke and is no longer operable. 1 t was also JiscoYered that the atljaccnt 6 inch 
va)ye on th e northeast side o f this same u1tersec6on was broken in the o ff posi6on . 
Normally, we \\·ouJd only need to shut down 1-2 blocks o f water main to change a vah·e. 
However, tlue to the Yalvc configuratjon at this locatjon, it would be necessary to shut down 
4-5 blocks which would include numerous businesses and resta urants. 

The alternative to this is to install "Line-Stops" and " \' alw I nser6ons" . Thjs method will 
allow us to isolate the broken Yah-es within o ne e:-;cavarjon for each broken valn~. We have 
used rhjs method in the past at numerous locations in the City , with great success and no 
impact to City customers and residents. 

1\·e obtained three tJUOtes from conu-actors that we haY e used in the past. 1 recommend 
issuing a service order in the amount o f S 19,000.00 to City Services Inc. to perfo rm the \'alve 
installations. 
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The City of Traverse City 

Communication to the City Commission 

FOR THE CITY COMMISSION MEETING OF OCTOBER 17, 2016 

DATE: 

FROM: 

SUBJECT: 

OCTOBER 13, 2016 
~ 

MARTY COLBURN, CITY MANAGER 

2016/2017 VEHICLE REPLACEMENT PURCHASES 

Attached are memos from Dave Green, DPS Director and Dave Courtad, Garage 
Superintendent, regarding the approval to declare a 2007 International plow truck 
and a Swenson sander surplus, and to approve the planned purchases of a new cab 
and chassis, and new equipment package for same. 

I recommend the following motion ( 5 affirmative votes required): 

that the City Manager be authorized to declare Vehicle #107, a 2007 
International plow truck and equipment #232, a Swenson sander surplus, and 
that the City Manager be authorized to issue a purchase order to Grand 
Traverse Diesel in the amount of $127,115.00 for the purchase of one 2017 
Western Star 4700SB's cab and chassis, and a purchase order to Truck and 
Trailer Specialties in the amount of$110,088.00 for the required equipment 
package for said truck, with funds available in the Garage Fund for this 
planned vehicle and equipment replacement purchase. 

MC/jd 

cc: Dave Green, DPS Director 
Dave Courtad, Garage Superintendent 



Memorandum The City of Traverse City 
Department of Public Services 

TO: Marty Colburn, City Manager 

FROM: Dave Green, DPS Dire~ 

DATE: October 7, 2016 

SUBJECT: 2016/2017 Vehicle Replacement Purchase 

Attached is a memorandum from Dave Courtad, Garage Superintendent, 
outlining the process he used to receive prices in order to purchase a fully 
outfitted heavy duty tandem axle plow truck. This plow truck will be used by the 
Streets Division to plow streets and alleys, spread salt and sand, and haul snow 
and other material. The process includes purchasing the cab and chassis from 
one type of manufacturer and the required equipment from another. 

For the cab and chassis we bid it out using the typical resources for informing 
bidder's including the newspaper and City website as well as making some 
additional contact attempts, only to receive one bid from Grand Traverse Diesel 
Service in the amount of $127,115.00 for a 2017 Western Star 4700SB. Staff has 
since analyzed comparable purchases around the state and are confident GT 
Diesel's prices are competitive and I concur that the bid price is fair for the cab 
and chassis package. 

The required equipment that needs to be purchased and installed on this truck in 
order to make it functional includes a dump box, sander, underbody plow, front 
plow hitch, tarps, lights, and the hydraulic system that operates the equipment. 
This required equipment is available from Truck and Trailer Specialties of Boyne 
Falls through a State of Michigan Ml Deal contract,# 071B5500010. The Mi Deal 
Extended Purchasing Program allows Michigan local units of government to 
benefit from the State's negotiating and purchasing power by permitting them to 
purchase from the State's contracts on the same terms, conditions, and prices as 
State government. The cost of the equipment through the Ml Deal contract, along 
with the installation, totals $110,088.00. 

Please request that the City Commission declare vehicle# 107, a 2007 
International plow truck and equipment# 232, a Swenson sander, surplus and 
approve a purchase order to Grand Traverse Diesel in the amount of 
$127,115.00 for one 2017 Western Star 4700SB's cab and chassis and a 
purchase order to Truck and Trailer Specialties of Boyne Falls for the required 
equipment package for said truck in the amount of $110,088.00 with funds 
available in the Garage Fund for this planned vehicle and equipment 
replacement purchase. 



City of Traverse City, Michigan 
INTERNAL SERVICE FUND 

GARAGE FUND 
2016-17 Vehicle Replacement Schedule 

Estimated 

Department Vehicle Description Replacement Costs 

Police 2011 Ford Crown Vic Patrol Vehicle $ 30,000 
Police 2011 Ford Crown Vic Patrol Vehicle 30,000 
Police 2011 Ford Crown Vic Patrol Vehicle 30,000 
Police 2006 Harley Davidson Patrol Motorcycle 20,000 
Police 2006 Harley Davidson Patrol Motorcycle 20,000 
Police 2005 Harley Davidson Patrol Motorcycle 20,000 
Streets 2007 Dodge Dakota Pickup 35,000 
Cemetery 2005 F350 Pickup W /Plow 50,000 
Parks 2005 International Tree Truck with 55' Bucket 260,000 
Water Distribution 1999 Ford F 150 Pickup 35,000 
Parks 2005 Ford F 150 Pickup 35,000 
Wastewater 2007 Freightliner FL80 W/Rodder, Vacuum 420,000 
Wastewater 2007 Ford F250 W/Utility Body 65,000 

.At Streets 2007 International W /Dump, Sander & Plow 24s,ook 
Light & Power Service 2007 Freightliner W/55' Bucket 290,000 
Light & Power Service 2006International W/Pole Digger 291,721 
Wastewater 2002 Ford E450 Truck W/Sewer Camera 175,000 
Streets 1991 Sullair Trailer Air Compressor 25,000 
Streets 1992 Swensen Sander System 20,000 
Police Six (6) Detective Vehicles-First Time Purchase 175,000 

Estimated Total Replacement Cost s 2,271,721 
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Memorandum 

TO: Dave Green DPS Director 

CC: 

The City of Traverse City 
Department of Public Works 

FROM: Dave Courtad Garage Superintendent 

DATE: September 30,2016 

SUBJECT: Equipment purchase 

Bids were solicited to purchase and deliver a Heavy Duty, Diesel Powered, 
Tandem Axle Truck, only one Bid was received from Grand Traverse Diesel Service Inc. 
of Traverse City, Mi. The Bid is for a 2017 Western Star Tandem Axle Truck Model 
4700SB in the amount of $127,115.00. 

In addition please find a Quote from Truck and Trailer Specialties of Boyne City, Mi. for 
the up fitting of the Truck to outfit it to be a Dump/Plow/Sander Truck using the State 
MiDeal Contract# 071B5500010 in the amount of $110,088.00. 

This Vehicle when completed will be used by the Streets Division in Street Plowing and 
construction activities. 

Would you please request of the City Commission to Authorize Purchase Orders to Grand 
Traverse Diesel Service Inc. of Traverse City in the amount of $127,115.00 and to Truck 
and Trailer Specialties of Boyne City in the amount of 110,088.00. 

Would you also please request them to Declare Surplus Garage Equipment #107 a 2007 
International Model 7600 Plow/Dump Truck and Garage Equipment# 232 a Swenson 
EV100-13 Sander. 

This is a planned purchase unds are available in the Garage Fund. 



The City of Traverse City 

Communication to the City Commission 

FOR THE CITY COMMISSION MEETING OF OCTOBER 17, 2016 

DATE: 

FROM: 

OCTOBER 13, 2016 

MARTY~BURN, CITY MANAGER 

SUBJECT: ORDINANCE AMENDMENT- ACCESSORY DWELLING UNITS 
INCREASE IN LIMIT- INTRODUCTION 

Attached is a memo from Planning Director Russell Soyring indicating the 
Planning Commission's recommendation to keep the Accessory Dwelling Unit 
limit the same as it currently stands, 10 registered units per calendar year. As 
indicated by Mr. Soyring, a public hearing was held on October 4th resulting in the 
Planning Commission voting down a motion to double the limit of registered units 
per calendar year. Please see the attached documentation which outlines 
information presented by staff to the Planning Commission. 

As indicated in the September 29, 2016, communication from Mr. Soyring, the 
Planning Commission intends to take this back up in the spring once the ordinance 
has been in effect for two years. The following motion would essentially concur 
with that direction: 

That staff present the City Commission with a recommendation of the 
Planning Commission with respect to increasing the number of new accessory 
dwelling units allowed each year by March 20, 2017. 

The following motion would introduce an amendment to the Code of Ordinances 
to increase the Accessory Dwelling Unit limit: 

that an amendment to the Traverse City Code of Ordinances, Section 1332.01, 
Accessory Dwelling Units Increase in Limit, which would double the 
maximum number of newly registered Accessory Dwelling Units per year, 
which was not recommended by the Planning Commission, be introduced and 
scheduled for possible enactment on November 7, 2016. 

MC/bcm 
K:\tcclerk\city commission\ordinance amendments\lncrease ADU Lmit_lntro _ 201610 17.doc 

copy: Russell Soyring, City Planning Director 



Agenda Item No. 8B 

Communication to the Planning Commission 

FOR THE MEETING OF: October 4, 2016 

FROM: Russ Soyring, Planning Director 

SUBJECT: Accessory Dwelling Amendment 

DATE: September 29, 2016 

The Planning Commission has been directed by the City Commission to consider an amendment to 
the Accessory Dwelling Unit (ADU) ordinance and set a public hearing on the matter. The Planning 

Commission set the public hearing at their September 7, 2016 regular meeting. 

The Planning Commission asked staff to compile additional information on the permitted Accessory 

Dwelling Units in the City. Additional information has been gathered and is summarized below. 

There have been 20 permits issued for ADU's since April2015 (see ADU site location map). Ofthose 

20 permits, 9 ADU's have achieved completion (issued a certificate of occupancy.) The 9 completed 

ADU's are located at the following addresses: 
• 311W9thst 

• 302 W 11th St 

• 311 W. 11th St 

• 
• 

300 Birchwood 

533 N Spruce St 

• 529 Washington St 

• 1033 Washington 

• 619 Webster 

• 709 Webster 

Of the 9 completed ADU's, 4 are occupied for long-term stay, 3 unoccupied (or occasionally used by 

family members) and 2 owners have not responded to our inquiry regarding occupant status. 

In the ADU ordinance, condition 12 states that each ADU is subject to "annual administrative 

review." Staff has interpreted "annual administrative review'' to include updating the ADU site 

location map, checking the Assessor's database to ensure the owner occupies the property, and 

contacting each ADU property owner to inquire about lease status. 

Since the ADU ordinance has been in effect, the zoning administrator has received 1 complaint about 

what someone perceived as an ADU being too tall. Upon review, it was determined that this 

structure was not an ADU, but rather a finished recreation room above a garage. It's worth noting 

that a resident in the City can have a 2 story garage with finished space above. It can be heated, 

plumbed, have a bathroom, etc. It just cannot have a kitchen or food-preparation area. The 
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ordinance defines a dwelling unit as "1 or more rooms with bathroom and principal kitchen 

facilities designed as a self-contained unit for occupancy by 1 family for living, cooking and 

sleeping purposes. The existence of a food preparation area within a room or rooms shall be 

evidence of the existence of a dwelling unit." Over the years, there have been many land use 

permits issued for this type of construction (finished space above a garage not containing a dwelling 

unit). 

The zoning administrator has sent letters over the years regarding illegal dwellings (mostly for illegal 

duplexes). Typically, a complaint is made to the planning and zoning office. The zoning administrator 

will send a letter to the owner informing them of the complaint. Upon review, the owner then 

removes the food preparation area. In some cases, these dwellings are determined to be legal non

conforming uses (grandfathered). A list of all of the known legal non-conforming uses in the City is 

attached. 

An ADU survey (see attached) was created and mailed to the owner and neighbors of the 9 

completed ADU's. The ADU owner, ADU occupant and adjacent neighbors on either side ofthe ADU 

including across the alley received the survey. Responses summarized below: 

• 68 surveys were mailed 

• 1 returned by post office as undeliverable 

• 11 surveys were received 

• 2 respondents own the ADU 

• 8 respondents live or own property near the ADU 

• 1 respondent provided an anecdotal response and did not answer our specific questions 

• Most respondents (7) did not have issues to report, but others cited parking, increased 

traffic and that ADU's are difficult to track, could be illegal ADU's or could be weekly rentals 

• Most respondents (7) agree with the current conditions allowing ADU's, but others cited 

ADU concentration concerns, and parking concerns. 

• Most respondents (6) support no change to the 10 per year limit, 5 respondents support 
increasing the cap to 20 or unlimited (1 with the caveat that parking is required). 

After reviewing the information gathered, it is staffs recommendation to not proceed with an 

amendment to the ADU ordinance at this time. The ordinance is still in its infancy. As noted after the 

Planning Commission's discussion on the topic on May 3, 2016, the Planning Commission is 
scheduled to review the ADU ordinance in April 2017 after the ordinance has been in effect for 2 full 

years. 

After the Public Hearing, if you approve of the amendment, the following motion would be 
appropriate: 

I move that an amendment to the Traverse City Code of Ordinances, Single Family 

Dwelling Districts (R-1a and R-1b), Section 1332.01 Uses Allowed, regarding changing the 

conditions allowing accessory dwelling units be recommended for approval to the City 

Commission. 
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If you do not approve of the amendment, the following motion would be appropriate: 

I move that an amendment to the Traverse City Code of Ordinances, Single Family 

Dwelling Districts (R-la and R-lb}, Section 1332.01 Uses Allowed, regarding changing the 

conditions allowing accessory dwelling units be denied and that recommendation be 
passed on to the City Commission. 

Attachment: Accessory Dwelling Unit draft amendment 

ADU site location map 

RAS:mll 

Legal Nonconforming Use list 

ADU Survey letter and ADU Survey 

lnfographic explaining ADU's 

2 articles about ADU's (Property values, Summing up ADU research) 
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TRAVERSE CITY CODE OF ORDINANCES 

ORDINANCE AMENDMENT NO. __ 
Effective date: ______ _ 

TITLE: ACCESSORY DWELLING UNITS INCREASE IN LIMIT 

THE CITY OF TRAVERSE CITY ORDAINS: 

That the Single Family Dwelling Districts Section 1332.01, Uses Allowed, of the Zoning Code of the 
Traverse City Code of Ordinances, be amended to read in its entirety as follows: 

1332.01 - Uses allowed. 
The following uses of land and buildings, together with accessory uses, are allowed in the 

Single-Family districts: 

• Accessory Dwelling Units meeting the following requirements: 

The intent of this section is to: 

(a)Preserve and maintain the character of predominately single-family residential 
neighborhoods while broadening housing choices. 

(b)Have owner-occupancy to provide the necessary on-site supervision that enhances 
maintenance and the preservation of the character of the City's single-family 
neighborhoods. 

(c) Prevent disruption in the stability of the single-family neighborhoods, speculation and 
absentee ownership. 

(d)Diversify housing options and create more affordable housing within existing single-family 
neighborhoods. 

(e)Enhance neighborhood stability by providing extra income that potentially could allow 
homeowners to live in their houses longer and maintain their property better. 

(f) Provide homeowners with a means of accommodating extended families, companionship, 
security, or services through tenants in either the accessory dwelling unit or principal 
dwelling. 

(1) The existing site and use are substantially in compliance with this Zoning Code. 

(2) There shall be a maximum limit of ft.Q-20 newly registered accessory dwelling units 
per calendar year. 

(3) The accessory dwelling unit is allowed only on a lot having at least 5,000 square 
feet. 

( 4) Only 1 accessory dwelling unit per parcel is allowed with a maximum of 2 dwellings 
per parcel. 

(5) The accessory dwelling unit is clearly incidental to the principal dwelling unit and the 
structures' exterior appear to be single-family. 

(6) Accessory dwelling units must meet the following additional requirements: 

a. Location of entrances. Only 1 entrance may be located on the fa<;ade of the 
primary dwelling facing the street, unless the primary dwelling contained 
additional entrances before the accessory dwelling unit was created. An 
exception to this regulation is entrances that do not have access from the ground 
such as entrances from balconies or decks. 
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b. Exterior stairs. Fire escapes or exterior stairs for access to an upper level 
accessory dwelling shall not be located on the front of the primary dwelling. 

(7) Individual site plans, floor plans, elevation drawings and building plans for the 
proposed accessory dwelling unit shall be submitted with the application for a land use 
permit. 

(8) The accessory dwelling unit incorporated in the principal dwelling may be no more 
than 800 square feet or the size of the principal dwelling, whichever is less. A unit in 
an accessory building may not exceed 800 square feet and must meet all the 
requirements of Section 1332.07. The accessory dwelling unit must have at least 250 
square feet of gross floor area. 

(9) At least 1 owner of record shall occupy either the primary dwelling unit or the 
accessory dwelling unit. The owner occupant shall meet the requirements for a 
principal residence tax exemption. 

(1 0) The accessory dwelling unit shall be registered with the City Clerk's office. 

( 11) The accessory dwelling unit shall not be leased for a period of less than 3 months at 
a time. Upon request of the City, the owner of record shall provide a lease agreement 
evidencing the length of the lease. 

(12) Each registered Accessory Dwelling Unit is subject to annual administrative review 
by the City. Registrant shall provide additional information as requested by the City. 

• Adult foster care family home; 

• Athletic fields; 

• Boat houses if they are an accessory use, if they are designed for housing a boat, if 
provisions are made for routing of any boardwalk, and if proper state and federal permits 
are obtained; 

• Community Gardens; 

• Dwellings, single-family; 

• Essential services; 

• Golf courses; 

• Home occupations subject to the following conditions: 

(1) A home occupation shall be conducted within the dwelling which is the bona fide 
residence of the principal practitioner of the occupation, or in a building accessory to 
such dwelling. 

(2) All business activity and storage shall take place within the interior of the dwelling 
and/or accessory building. 

(3) No alteration to the exterior of the residential dwelling, accessory building or yard that 
alters the residential character of the premises is permissible. 

( 4) The home occupation shall not generate vehicular traffic beyond 8 trip-ends per day. 

(5) Only off-street parking facilities customary for a residential use and located on the 
premises may be used. 

(6) No vehicles used in the conduct of the occupation may be parked, kept or otherwise 
be present on the premises, other than such as are customarily used for domestic or 
household purposes. 

(7) Home occupations shall be conducted solely by persons residing at the residence, 
and no more than 2 such persons shall be employed in the home occupation. 
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(8) Any sign identifying the occupation must conform to the regulations of Traverse City 
Code Chapter 1476, Signs. 

(9) No sale or rental of goods is allowed on the premises, except as secondary and 
incidental to the furnishing of a service. 

(1 0) Instruction in crafts and fine arts are recognized as allowable home occupations if 
they meet the above conditions. 

(11) The use shall not generate noise, vibration or odors detectible beyond the property 
line. 

• Medical marihuana cultivation on a parcel containing 1 single-family dwelling meeting the 
following requirements: 

( 1) No more than the maximum number of plants 1 person may cultivate under the 
Michigan Medical Marihuana Act shall be cultivated per parcel; 

(2) The medical marihuana cultivation shall comply at all times with the Michigan 
Medical Marihuana Act and the General Rules of the Michigan Department of 
Community Health, as they may be amended from time to time; 

(3) All medical marihuana plants cultivated shall be contained within a fully enclosed 
locked facility inaccessible on all sides and equipped with locks or other security 
devices that permit access only by the primary caregiver or qualifying patient 
cultivating the plants; 

(4) Cultivation shall be conducted so as not to create unreasonable dust, glare, noise, 
odors, or light spillage beyond the parcel and shall not be visible from an adjoining 
public way; 

(5) The principal use of the parcel shall be a dwelling and shall be in actual use as such. 

(6) No transfer of medical marihuana to qualifying patients other than qualifying patients 
residing on the parcel shall occur. 

(7) No alteration to the exterior of the residential dwelling, accessory building or yard that 
alters the residential character of the premises is permissible. 

(8) No vehicles used in cultivation may be parked, kept or otherwise be present on the 
parcel, other than such as are customarily used for domestic or household purposes. 

• Medical marihuana cultivation on a parcel containing more than 1 single-family dwelling, a 
two-family dwelling, or a multiple family dwelling meeting the following requirements: 

( 1 ) No more than 12 medical marihuana plants shall be cultivated per dwelling unit; 

(2) The medical marihuana cultivation shall comply at all times with the Michigan 
Medical Marihuana Act and the General Rules of the Michigan Department of 
Community Health, as they may be amended from time to time; 

(3) All medical marihuana plants cultivated shall be contained within a fully enclosed 
locked facility inaccessible on all sides and equipped with locks or other security 
devices that permit access only by the primary caregiver or qualifying patient 
cultivating the plants; 

(4) Cultivation shall be conducted so as not to create unreasonable dust, glare, noise, 
odors, or light spillage beyond the dwelling unit and shall not be visible from an 
adjoining public way; 

(5) The principal use of the dwelling unit shall be a dwelling and shall be in actual use as 
such; 

(6) No transfer of medical marihuana to qualifying patients other than qualifying patients 
residing within the dwelling unit shall occur; 
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(7) No alteration to the exterior of the residential dwelling, accessory building or yard that 
alters the residential character of the premises is permissible. 

(8) No vehicles used in cultivation may be parked, kept or otherwise be present on the 
parcel, other than such as are customarily used for domestic or household purposes. 

• Playgrounds; 

• Tourist homes meeting the following requirements: 

( 1 ) Rooms utilized for sleeping shall be part of the primary residential structure and shall 
not be specifically constructed or remodeled for rental purposes. 

(2) The tourist home shall not be closer than 1 ,000 feet to an existing licensed tourist 
home. 

(3) The exterior appearance of the structure shall not be altered from its single-family 
character. 

( 4) There shall be no separate or additional kitchen facility for the guests. 

(5) Off-street parking shall be provided as required by this Zoning Code and shall be 
developed in such a manner that the residential character of the property is preserved. 

(6) A site plan is approved according to the Zoning Code. Certain site plan information 
may be waived at the discretion of the Planning Director. 

(7) A City tourist home license is maintained. 

(8) A tourist home shall be an incidental and secondary use of a dwelling unit for 
business purposes. The intent of this provision is to ensure compatibility of such 
business use with other permitted uses of the residential districts and with the 
residential character of the neighborhoods involved, and to ensure that tourist homes 
are clearly secondary and incidental uses of residential buildings. 

The effective date of this Ordinance is the ____ day of ______ , 2016. 

I hereby certify the above ordinance amendment was 
introduced on-~--=----=--=---' 2016, at a regular 
meeting of the City Commission and was enacted on 
----=---=----~---' 2016, at a regular meeting of 
the City Commission by a vote of Yes: __ No: _ at the 
Commission Chambers, Governmental Center, 400 
Boardman Avenue, Traverse City, Michigan. 

James Carruthers, Mayor 

Benjamin C. Marentette, City Clerk 

I hereby certify that a notice of adoption of the above 
ordinance was published in the Traverse City Record Eagle, 
a daily newspaper published in Traverse City, Michigan, on 

Benjamin C. Marentette, City Clerk 
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LEGAL NONCONFORMING USE 
REVISED January 13, 2010 

REVISED September 21, 2016 

ADDRESS 

SECOND STREET 

505 & 507 

510 & 510 y, 
531 

612 & 612 y, 

FIFTH STREET 

629 

605 & 605 y, 

SIXTH STREET 

333 

340 

404 

SEVENTH STREET/ WEST 

206 

426 

430 

437 

517 

536 

603 

EIGHTH STREET/ WEST 

210 

209 

224 

215 

311 

321 

409 

412 

415 

425 

431 

432 

442 

441 

615 

EIGHTH STREET/ EAST 

813/815 

865 

DISTRICT CURRENT USE 

R-1b 2-Family 
R-1b 2-Family 
R-1b 2-Family 
R-1b 2-Family 

R-1b 2-Family/Owner Occupied 
R-1b 2-Family 

R-2 4-Family 
R-2 Foster Care Facility 
R-1b 2-Family/Owner Occupied 

R-2 4-Family 
R-1b 2-Family 
R-1b 2-Family 
R-1b 2-Family I Owner Occupied 
R1b 2-Family/ Owner Occupied 
R-1b 2-Family I Nonconforming lot 
R-1b 2-Family I Owner Occupied 

R-1b 2-Family 
R-1b 2-Family I Owner Occupied 
R-1b 3-Family 
R-1b 2-Family 
R-1b 2-Family 
R-1b 2-Family I Owner Occupied 
R-1b 2-Family I Owner Occupied 
R--1b 3-Family 
R-1b 2-Family/ Owner Occupied 
R-1b 3-Family 
R-1b 3-Family 
R-1b 2-Family 
R-1b 2-Family 
R-1b 2-Family 
R-1b 2-Family 

R-1b 2-Family/2 Structures 
R-2 3-Family 



NINTH STREET/ WEST 

205 R-1b 2-family 

207 R-1b 2-Family 

209 R-1b 2-Family 

210 R-1b 2-Family 

213 R-1b 3-Family 

219 R-1b 2-Family 

310 R-1b 2-Family 

335 R-1b 2-Family 

436 R-1b 2-Family 

519 R-1b 2-Family Owner Occupied 

620* R-1b 4-Family 

629 R-1b 2-Family** Ordered to comply with use 

restrictions of code by July 15,1995 *** 

NINTH STREET/ EAST 

113 R-1b 2-Family 

117 R-1b 2-Family 

120 R-1b 2-Family 

135 R-1b 2-Family 

147 R-1b 3-Family 

226 R-1b 2-Family 

TENTH STREET/ WEST 

118 R-1b 2-Family 

311 R-1b 2-family 

324 & 324 y, R-1b 2-Family 

333 & 333 y, R-1b 2-Family 

403 R-1b 2-Family/ Parking Restrict 

419 R-1b 2-Family 

526 & 526 y, R-1b 2-Family 

603 & 603 y, R-1b 2-Family 

TENTH STREET/ EAST 

207 R-1b 2-Family 

219 R-1b 2-Family 

221 R-1b 2-Family/ Owner Occupied 

225 R-1b 2-Family/ Owner Occupied 

ELEVENTH STREET/ WEST 

319 R-1b 2-Family 

321 R-1b 2-Family BZA Action 9-12-67 

333 R-1b 2-Family/ Owner Occupied 

415 R-1b 2-Family 

545 R-1b Salvation Army 

330 R-1b 2-Family/ Owner Occupied 

537 R-1b 2-Family/ Owner Occupied 

542 R-1b 2-Family/ Owner Occupied 
222 R-1b 2-Family/ Owner Occupied 

430 & 430 y, R-1b 2-Family 

ELEVENTH STREET/ EAST 
207 & 207 y, R-1b 2-Family 



TWELFTH STREET/ WEST 
303 R-1b 2-Family 
316 R-1b 2-Family 
318 R-1b 4-Family 
321 R-1b 2-Family 
428 R-1b 2-Family 
535 R-1b 2-Family 

TWELFTH STREET/ EAST 

THIRTEENTH STREET /WEST 

THIRTEENTH STREET/ EAST 

FOURTEENTH STREET/ WEST 

FOURTEENTH STREET/ EAST 

FIFTEENTH STREET/ WEST 
229 R-1b 2-Family 
302 R-1b 3-Family 2 Structures 
318 & 318 y, R-1b 2-Family 
405 R-1b 2-Family 
521 R-1b 2-Family 2 Structures 

FIFTEENTH STREET/ EAST 
122 R-1b 2-Family 2 Structures 

SIXTEENTH STREET/ WEST 

SIXTEENTH STREET/ EAST 

SEVENTEENTH STREET/WEST 

SEVENTEENTH STREET/ EAST 

NINETEENTH STREET 

BARLOW STREET 
703 & 703 y, R-1b 2-Family 
1036 R-1b Commerciai/Dn/Res./Up 
1103 & 1103 y, R-1b 2-Family 

BAY STREET 
817 R-1b Retail/ Apt. 

SOUGHED STREET 
202 R-1a 10 Unit Apt . 

CASS STREET 
914 R-1b 2-Family 

CEDAR STREET/NORTH 
420 & 4201/2 R-1b 2-Family 



DIVISION STREET 

917 R-1b 2-Family 

811/813 R-1b 2 Homes/One Lot 

EAST BAY COURT 

109 & 111 R-1b 2-Family 

ELMWOOD AVE . 

115 R-1b 2-Family 

128 R-1b 2-Family (Nonconforming lot,50x150) 

FRANKLIN STREET 

211/213 R-1b 3-Family 

217/219 R-1b 2-Family 

W . Front 

1114 R-1b 2-Family 

GARFIELD AVE./SOUTH 

319 R-15 2-Family 

428 R-15 2-Family 

HAMILTON STREET 

325 R-1b 2-Family 

HURON STREET 

316 R-1b 2-Family 

JEFFERSON STREET 

1106/1008 R-1b 2-Family 

1122 R-1b 3-Family 

1123 R-1b 3-Family 

LAKE AVENUE 

518 R-1b 2-Family 

LINCOLN STREET 

910 

R-1b 2-Family 

MAPLE STREET 

311 R-1b 2-Family 

711 R-1b 2-Family 

715 R-1b 2-Family 

OAK STREET /NORTH 

207 R-1b 2-Family 

211 R-1b 2-Family 

309 R-1b 2-Family 

OAK STREET/SOUTH 

513/515 R-1b 2-Family 

517/519 R-1b 4-Family 



RANDOLPH STREET 

802 R-1b 2-Family 

812 R-1b 2-Family 

912 R-1b 2-Family 

816 & 816 y, R-1b 2-Family/Owner Occupied 

ROSE STREET 

703 R-1b U.A.W./Hall 

1002 R-1b 2-Family 

SPRUCE STREET/SOUTH 

SPRUCE STREET/NORTH 

131 R-1b 2-Family 

540 R-1b 2-Family 

STATE STREET/EAST 

719 R-1b 3-Family/2 Structures 

802 R-1b 2-Family/SLUP 

731 R-1b 2-Family 

732 R-1b 2-Family 

736 R-1b 2- Family/Owner Occupied 

522 R-1b 2-Family Equiv. 

826 R-1b 3-Family 

834 & 834 y, R-1b 2-Family 

835 & 837 R-1b 2-Family 

TITUS STREET 

1234 R-1b 2 Homes/1 

UNION STREET/SOUTH 

803 R-1b 2-Family 

804 R-1b 2-Family 

807 R-1b 2-Family 

827 R-1b Retail/Market 

911 R-1b 3-Family 

622 R-1b 2-Family/Owner Occupied 

811 R-1b 3-Family/Owner Occupied 

928 R-1b 2-Family 

WADSWORTH STREET 

214 R-1b 2-Family 

709 R-1b Beauty Shop 

402 R-2 Rooming House/Owner Occupied 

WALNUT STREET 

1035 R-1b 2-Family 

WASHINGTON STREET 

702 R-1b 2-Family 

706 R-1b 3-Family 

718 R-1b 2-Family 

876 R-1b 4-Family 

924 R-1b 2-Family 

919 R-1b 2-Family 



The City of Traverse City 

Planning Department 

September 20, 2016 

RE: Accessory Dwelling Unit survey 

Owner/Occupant: 

Governmental Center 
400 Boardman Ave 
Traverse City Ml 49684 
(231) 922-4778 
www.traversecitymi.gov 

In 2015, the City of Traverse City passed an amendment to allow accessory dwelling units in the 
single-family dwelling district with conditions. An excerpt from the Traverse City Code of Ordinances 
is enclosed. 

As defined in our zoning code, Accessory dwelling unit means a smaller, secondary home on the 
same lot as a principal dwelling. Accessory dwelling units are independently habitable and 
provide the basic requirements of shelter, heating, cooking and sanitation. There are 2 types of 
accessory dwelling units: 

(1) Accessory dwelling in an accessory building (examples include converted garages or 
new construction). 

(2) Accessory dwelling that is attached or part of the principal dwelling (examples 
include converted living space, attached garages, basements or attics; additions; or 
a combination thereof). 

Since the ordinance has been in effect, the City has issued 20 permits total (10 permits in 2015 and 
10 permits in 2016). Of those 20 that were permitted, only 9 projects have achieved completion. 
You are getting this letter because one of the 9 completed accessory dwelling units is near property 
that you own or occupy. 

The 9 completed ADU's are located at the following addresses: 311 W 9th St, 302 W 11th St, 311 W. 
11th St, 300 Birchwood, 533 N SpruceSt, 529 Washington St, 1033 Washington, 619 Webster and 
709 Webster. 

The City of Traverse City Planning Commission is considering an amendment to the accessory 
dwelling ordinance at its October 4, 2016 regular meeting at 7:30p.m. A public hearing regarding 
the ordinance amendment will be held that night. You may communicate your opinion on the 
matter to the Planning Commission at planningcommission@traversecitymi.gov 

We would like to know your thoughts regarding accessory dwelling units. Please take a few minutes 
to answer the enclosed survey. Please mail, scan or email the survey to the Planning Department by 
September 28. 

Sincerely, 

Russ Soyring 
Traverse City Planning Director 
rsoyring@traversecitym i.gov 



The City of Traverse City 

Planning Department 

Governmental Center 
400 Boardman Ave 
Traverse City Ml49684 
(231) 922-4778 
www.traversecitvmi.gov 

ACCESSORY DWELLING UNIT SURVEY 
1. Where do you live in relationship to the accessory dwelling unit? Circle one. 

a. I own the accessory dwelling unit. 
b. I live in the accessory dwelling unit. 
c. I live near to the accessory dwelling unit. 
d. I own property near the accessory dwelling unit. 

2. Have there been any issues related to the accessory dwelling unit that you would like to 
bring to our attention? 

3. The City's current ordinance requires that the owner live on the property, limits the size 
of the ADU, does not require parking and currently only allows the City to permit 10 per 
calendar year. Do you agree with the current conditions allowing ADU's (full list of 
conditions included in ADU ordinance excerpt)? 

4. Currently, there is a proposed amendment to increase the cap from 10 to 20 ADU 
permits per year. What are your thoughts on the proposed amendment? 



9/1412016 Accessory Dwelling Units: What They Ale 

ACCESSORY DWELLING UNITS: WHAT THEY ARE AND WHY THEY ARE BECOMING 
MORE POPULAR 
Accessory Dwelling Units (ADUs) are compact, energy efficient living spaces that may or may not be 

attached to the primary building on a single-family property. As Oregon energy consultants , we wanted to 

explain why ADUs are becoming increasingly popular and take a look at their pros and cons. 

Check out this infographic for more on ADUS and visit our site for more on energy efficient tips and ideas for 

your home. 

http:/lwww.infographicsarchive.com/new-infographic/accessory-dwelling-units-becorning-popular/ 1/4 
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~ 

{ . An ADU is an additional dwelling unit on a single-family property. An ADU may or may not be attached to the 
f primary building. Typically, ADUs are smaller than the main family home. Finally, ADUs are fully equipp~d with 
1 their own kitchens and bathrooms. .. . ·" 1, 

' 
1- 1 

THE MANY TYPES OF AOUS :_:1 ~~-' AVERAGE COST TO ADO AN AOU: 

ADUs are also known as 
granny flats, second units, 
mother-in-law apartments. 
carriage homes, and 
backyard cottages. They 
may also be called 
multi -generational homes. 

ADUs come in many shapes and sizes. $70,000-$100,000 
• Basement Apartments. 
• Converted garages. 

TIME TO PAY BACK AN 
ADU ADDITION: • Converted attics. 

• Converted carriage houses. 
6 TO 8 YEARS • Freestanding structures, including 

converted sheds and storage areas. assuming the ADU is being rented out 

TYPICAL FEATURES OF A MODERN AOU 

<"'--·~-'l~"f:--- Cleresto ry windows <J nd skylights provide year-round 
natural light, thereby reducing electricity bills. 

-- E:o:po,e d b <'iiim<. vatJit ecl c.,i/ing$ help ADUs "live large" 
• Accent ligh ting adds beauty and usability 

..-- OtJtdcor living areas, such as a small porch or covered patio 
./ attached to freestanding AD Us. 

AFFORDABLE HOUSING. 
ADUs open up affordable rental 
options in accessible 
neighborhoods. 

SOURCE OF INCOME. 

-~ Open Floor Plam , to maximile flow and make ADUs feel 
more spacious. 
1•\';,lk<~b ility. As many of today's ren ters prefer a car-free 
lifestyle, neighborhoods with high walkability scores are 
especially well suited for ADUs. 

ENCOURAGE DIVERSITY. 
ADUs make it easier for diverse 
populations to find housing in 
well-established neighborhoods. 

Homeowners can rent out AD Us to 

contracted renters or Bed and Breakfast .... ~==~ 
guests. Using sites like AirBNB .com, .r 

HIGHER RESALE VALUE. 
Adding an ADU can significantly 
increase a home's va lue. 

some Portland, Oregon homeowners 
have been able to rent out their ADUs 
for as much as $100 per night . 

~
_ .: \ OFFSET TIGHT RENTAL MARKETS. ·' <\ ADUs can open up rental availabi lity in 

' .-,,. .' cities like San Francisco and Seattle, 
where students, seniors, and even 
young professionals may find it nearly 
impossible to flnd affordable housing. 

SPRAWL MINIMIZATION. 
ADUs can offset demand for low-income 
housing on urb an peripheries. They can 
help cities meet growth demands while 
reducing the number of miles residents 
must travel to work. 

http:/lwww.infographicsarchive.can/rrew-infographiclaccessory-dwelling-lJ'lits-becom i ng-popU ar I 214 
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ASSET FOR AGING IN PLACE. 
ENVIRONMENTALLY FRIENDLY. 

ADUs bring seniors additional income 
while allowing them the flexibility of 
choosing which unit to live in. 

Need no new land, require fewer 
building materials, lower energy usage 
than larger apartments . 

SPACE FOR VISITING 
FAMILY MEMBERS. MORE DISCREET THAN 

OTHER INFILL. ADUs make luxuriously private guest 
accommodations. And they are the 
perfect solution for long-term guests, 
such as aging parents and 
boomerang children. 

Options, such as "McMansions" built 
on postage stamp-sized lots, or 
so-called "skinny homes" squeezed 
onto narrow lots. 

LOWERED 
PROPERTY 
VALUES. 

Some 
homeowners 
worry about falling 
home values with 
lower 
socioeconomic 
families renting 
out ADUs in 
established 
neighborhoods. 

THE RENTAL 
TAKEOVER. 

Some 
homeowners fear 
that the 
proliferation of 
ADUswill 
transform 
neighborhoods 
into rental zones. 
where renters care 
little for upkeep. 

INCREASED 
TRAFFIC & 
DECREASED 
PARKING. 

Because many ADUs 
do not accommodate 
on-site parking, 
surrounding 
homeowners may 
worry about 
additional parking 
hassles. Homeowners 
may also fear a traffic 
spike as more people 
live in the same area. 

THE 
NEIGHBORHOOD 
CHARM FACTOR. 

New ADUs may 
not match the 
style of the 
neighborhood. 
This also factors 
into property 
value- a dashing 
ADU threatens to 
drag down nearby 
property values. 

SHRINKING 
OPEN 
SPACE. 

Gargantuan ADUs 
can gobble up 
open areas, 
blocking views and 
cramping 
neighbors. 

Especially energy efficient ADUs may contain the following components. 

Tight Building 
Envelope. Plenty of 

insulation, tight 
sealing to eliminate 
energy leaks. ADUs 
can even become 

Passive Homes, with 
the right Oregon 

energy consultant on 
your side . 

;t. ... 

Mini split heat pumps 
convert and magnify 
heat in exterior air to 

heat homes. Also 
provide ventilation, 
fresh air for small 

spaces. Compact, well 
insulated AD Us are 

excellent candidates for 
mini-split heat pumps. 

Solar Panels on 
South-Facing Roof 

Surfaces. If the main 
horne is not well 

situated for 
gathering solar 

energy, the ADU 
may be better 
positioned to 

maximize solar 
energy production. 

Reused Building 
Materials. 

Incorporating 
salvaged elements 

such as doors, cabinet 
pulls, and even 

plumbing fixtures help 
to minimize the 

demand for virgin 
building materials. 

http:/lwww.infographicsarchive.com/new-infographic/accessory-dwelling-Ulits-becoming-poptJar/ 314 
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Eco friendly lighting, 
such as low· energy 

LEDs. 

Energy Star 
Appliances help 

minimize energy costs 
for ADUs. 

Energy-efficient and 
natural· gas powered 
furnaces are common 

in ADUs. 

LEGISLATIVE TACTICS TO COMBAT ADU CONCERNS 

Even cities in red states, such as Miami and El Paso, are 
encouraging the construction of ADUs . To balance ADU 
concerns and advantages, legislatures can add certain 
restrictions to ADU laws along with some municipal it ies 
that have added such restrictions. 

Heat Recovery 
Ventilator, to 

capture heat from 
exhausted air. 

IN 2010 

Combined domestic 
hot water/heating 

units, such as radiant 
floors and radiators, 

are natural fits for 
stand alone ADUs. 

Portland, OR encourages ADU development by raising 
the maximum ADU unit size to 800 square feet . The 
city also waives ADU fees for three years, shaving 
$7,000 to $15,000 off the addition of an AOU. 
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Accessory Dwellings 

A one-stop source about accessory dwelling units, multigenerational homes, laneway houses, ADUs, granny flats, in
law units .. . 

How do AD Us affect property values? 

[This is part 5 of a 13-part series about accessory dwelling unit research and policy. For the series intra and table of contents see 
here.] 

Property values come up in every civic debate about whether local governments should allow AD Us. Take, for 
example, this letter to the editor of the local paper in Durango, Colorado: 

Real estate values will, in the long term go down, not up. People do not like and will not pay high prices for being 
crammed together. There may be short-term benefits if the proposal now before the council is adopted but in the 
long term, the overuse of utilities, lack of parking, increased noise, more garbage cans, overcrowding, etc., will 
most likely lower real estate values and the stability and desirability of the neighborhood. 

Are these houses affecting each other's value? (Photo by zen Sutherland, Creative Commons) 

The idea is that the presence of ADUs on the properties of your neighbors makes the whole environment denser and 
more urban, and thereby less desirable - which could affect the value of your property, even if you don't have an 
ADU yourself. 

Is there any evidence for ADU effects on neighborhood property values, for good or bad? The short answer is no. 
There is absolutely zero research, as far as I can tell, on the specific relationship of these variables. 

https :1/accessorydwelli ngs .or~14107/02it'oN-do-adus-affect-property-values/ 1/6 
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That's no surprise because it would be a problematic topic to research. Legal AD Us are rare enough as it is. and to 
find them and then study the property values of their neighbors, over years, all the while separating the '~DU effect" 
from the other things that affect property values, such as community economic conditions, interest rates, etc., would 
require a lot of work or a lot of cleverness or both. Imagine trying to separate the ADU effect, which would probably 
be small, from the dramatic effect of time on property value, as illustrated in a recent summary of the Case-Shiller 
Index: 
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Such complexities prevented me from studying "neighbor property value effects" in my recent interpretation of a 
survey of Oregon ADU owners. 

However, I want to address the subject in this web post because property values are such a frequent concern in ADU 
debates. My approach will necessarily have to be indirect. It will also inevitably have to tangle with philosophical 
issues. Let's blast through them here at the beginning to get them out of the way. 

o How is property value measured? In this discussion, property value is measured as the cash price the property 
would fetch on the open market. This is the most common way of discussing property value, though it fluctuates 
a lot, and other. income-based measurements might be more stable. and credible. 

o What gives a property value? In a typical urban or suburban setting, a large part of the property's value comes 
not from the property itself, but from what is around it. For example, an acre in Manhattan is worth more than an 
acre of a typical suburb. If (silly hypothetical example here) a smelly neighborhood pulp mill were shut down 
and transformed into a park, nearby property values would probably go up. If a neighborhood park were 
converted to a smelly pulp mill, nearby property values would probably go down. 

https :1/accessorydwelli ngs .orgf2014/07/02ftv:HI-do-adus-affect-property-values/ 216 
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Is that McMansion bringing down the water tower's property value? (Photo by Dean Terry [Creative Commons] for the film Subdivided} 

So, is a neighbor's ADU more like a park or a pulp mill? Because there were no papers on ADOs and neighborhood 
property values, I looked for research into similar neighborhood effects, especially the effects of "progressive" 
policies which tend to "densify" some areas while leaving others less developed. ADOs are definitely a "densifying" 
strategy. Excuse me for a moment as I get technical. .. 

Ng.uyen (2005) reviewed a number of papers on the effects of affordable housing projects on nearby property values. 
The results were mixed: some housing projects were associated with declines in nearby home values, others with no 
effect, and others with positive effects. (That is, some affordable housing projects appeared to increase nearby home 
values.) Negative effects were associated with highly concentrated affordable housing, and with neighborhoods that 
were already declining. Neutral or positive effects were associated with dispersed affordable housing, and 
neighborhoods that were thriving for other reasons. This is a cautiously optimistic piece of evidence for ADO 
advocates, because AD Us are, almost by definition. dispersed. 

On a much bigger scale, Iaeger et al. (2012) looked at land values associated with Oregon's land use system, which 
divides the state into urbanized areas where development is concentrated (inside UGBs, or urban growth 
boundaries) and rural ones (outside UGBs). They found that over several decades, undeveloped land values had 
appreciated at roughly the same rate both inside and outside UGBs. This, again, is a cautiously optimistic piece of 
evidence for ADU advocates. There was no negative effect of densification. 

Finally, the most relevant paper might be Song & Knaap' s (2003) examination of the impact of "New Urbanist" 
neighborhood features (such as high density of housing, smaller homes, proximity of shopping and transit, etc.) on 
home values. The authors drew on both GIS and a database of home sale prices. After a regression analysis, they 
were able to estimate the price premium or penalty associated with individual New Urbanist neighborhood features, 
compared to the features associated with the more standard "sprawl" type of development. Though ADUs were not 
specifically part of the analysis, ADUs were permissible in much or all of the study area, including all of the New 
Urbanist area, and ADUs are definitely part of the New Urbanist programme. 

The results are really interesting, because they show that, in a way, ADU opponents could be right about the effects 
of density, but wrong about the total effect. Considering density by itself, home values were slightly lower in denser 
settings. Homes in the New Urbanist areas, which were denser, suffered a price penalty on that basis. BUT (and this 
is a big big but) many other factors associated with New Urbanist type neighborhoods, such as smaller blocks, better 

https :1/accessorydwelli ngs .org/2014107/02Jtv:N./-do-adus-affect-property-values/ 316 
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connectivity to areas outside the neighborhood, and nearby shopping, commanded a premium that more than made up 
for the density-related penalty. Over all the factors, the New Urbanist homes had higher prices - about $24,000 more, 
given a standard of about $150,000. (Note these prices are from more than a decade ago.) 

Effect on property values of "new urbanist" features 
St- le~ tt-<1 rt-suns from Song & Knaap (2003) Assurnes a bast': pr ~:e ol S150 000 Tne upshot tht appeal o1 walkallill':y 
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~ -5 7t7 

bette c onnt-( t1~v to vutsf\le 

total (including fae lOr• not 
di<;played here) 

g•calt. l dt-:n::.a'\ :;~ 1 SF-K :~ 

Together, these three papers suggest that the author of that letter in Durango doesn't quite have it right. People will 
actually pay a premium for (to use the author's words) "being crammed together," if it's done in the right way. That's 
not because they enjoy having more garbage cans in the neighborhood. It's because they like the good aspects of a 
denser built environment. 

The evidence so far is indirect, but it merges into a fairly coherent three-part suggestion. 

o ADUs seem less likely to have a positive effect on nearby property values if placed en masse into standard, 
unaltered, "suburban sprawl" (not that doing so is a common suggestion in planning circles). 

o ADUs seem most likely to have a positive effect (or positive association) with nearby property values if they are 
added to neighborhoods that have (or are acquiring) New Urbanist qualities, such as small blocks, stores within 
walking distance, availability of transit, etc. In such places, ADUs should contribute to the density that helps 
New Urbanism work, and thereby form part of a "New Urbanist premium" to home prices. 

o As a corollary, illegal AD Us seem less likely to have a positive association with nearby property values, because 
besides being unpermitted and "under the radar," and thereby harder to value, they are created without any 
purposeful connection to existing services, geography, etc. 

To sum up in a less technical way, I'd say that when it comes to ADUs and property values, "how it' s done" matters. 
When ADUs are a part of a coordinated development strategy that includes compatible civic features, the fear about 
declining property values should have little basis. It's too early to make big promises, but there might even be a 
small investment opportunity there. :.: 

next week: are ADUs "green" housing? 

About Martin John Brown 
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Martin John Brown is a researcher and consultant on environment and housing. Find out more at 
http:/ /martinjohnbrown.net. 
View all posts by Martin John Brown --+ 

7 comments on "How do ADUs affect property values?" 

Pingback: Research and policy about accessory dwelling units: introducing a 13-part series I Accessory Dwellings 

Pingback: Are AD Us green housing? I Accessory Dwellings 

Pingback: How much do ADUs cost to build? I Accessory Dwellings 

kolpeterson 
2014 

It would be worth investigating tenure length of ADU owners. Due to the economics of ADU ownership, I 
wonder whether ADU owners tend to hold on to their properties for longer than the average residential property 
owner. And, I also wonder whether ADU owners tend to care for/maintain their properties better than the 
average residential property owner since the house/ADU is both a rental property AND a primary residence. This 
inherent long term commitment to a property may actually help maintain the value of the property better than the 
average property. 

~ 
Martin John Brown 

12014 
< · ~ '-"~ 

My feeling, based on comments to the Oregon DEQ survey, is that most ADU owners are in it for the long haul, 
and that's a good thing. Economically, that should be the right impulse for them on a personal basis, because 
currently, the investment return from keeping an ADU and renting it out is far better than just building one and 
re-selling the property 
(https://accessorydwellings.files.wordpress.com/2012/12/appraisingpropertieswithadusbrownwatkinsnov2012.pdf 
). You are likely to make money the first way, and (at least right now) probably lose money the other way. 

As far as maintenance goes, you have an interesting hypothesis there. I could believe it. In my personal case I 
know that I tend to take better care of the ADU than my own house (wouldn't want a mad mother-in-law :.: ). 

~ 
Pingback: Do ADUs provide affordable housing? I Accessory Dwellings 

Pingback: Summing up ADU research: are accessory dwelling units as great. or as horrible. as people say? I 
Accessory Dwellings 

This entry was posted on July 2, 2014 by Martin John Brown in Financing. Policy & Trends and tagged featurepost. 
nimby. property values. 
http://wp.melp1R4v3-U 
Previous post 
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Accessory Dwellings 

A one-stop source about accessory dwelling units, multigenerational homes, laneway houses, ADUs, 
granny flats, in-law units ... 

Summing up ADU research: are accessory dwelling 
units as great, or as horrible, as people say? 

I am by nature a skeptical person, who rather enjoys debunking things. So, a few years ago, when I 
decided to dig into the many hopes and fears about accessory dwelling units (also known as ADUs. 
granny flats. in-law units. laneway houses. etc) I knew I might end up shooting myself in the foot. After 
all (full disclosure here), I have an ADU of my own, and am one of the editors of a site about ADUs. I 
had a notion that this form of development was a promising nod towards a gentler, more sustainable 
society. But what if it turned out there was no objective evidence that ADUs had any benefits beyond my 
own yard? 

I carried on because the civic "discourse" about ADUs drove me nuts. It had an endless, cyclical quality, 
like those discussions sports or comic book guys can get in to: who was better, Babe Ruth or Willy Mays? 
Could Batman beat Superman in a fight? Could Superman beat Captain Nemo? When there is no real 
evidence to be had, you can stay at the bar all night. ~ 

l"ttps J/accessorydwelli ngs .org/2014/09/17/summ i~ 1.4>-adu-research-are-accessory-dwell i ~Lnits-as-great-or -as-horrible-as-people-say/ 1/7 



9/1412016 Summing up ADU research: are accessory dwelling units as great, or as horrible, as people say? I Accessory Dwellings 

~·~ 

photos by Steve Lewis of the Durango Herald (left) and Laure Joliet of the New York Times (right) 

In the noisy confines of local planning meetings and "Letters to the Editor" pages, exchanges went like 
this: 

o ADU advocates said ADUs would create affordable housing, house older citizens (less popularly 
known as "the elderly"), create "green," less car-dependent housing, and generally strengthen 
informal family and neighborhood ties. 

o ADU opponents said that ADUs would create parking problems, bring down property values (and 
generally bring in undesirable people), create overcrowding, change the appearance of 
neighborhoods, generate noise and garbage, and perhaps end the single-family nature of existing 
neighborhoods. 

Meanwhile, in the more formal literature, there were some comparative analyses of policy. 

In short, there was plenty of talk about the idea of AD Us, but virtually nothing about the reality of them. 
There was close to zero factual information about how many AD Us exist, who lives in them, where they 
are, how many cars come with them, and so on - the kind of basic factual information that should 
inform policy and debate. 

I set out to collect and discover those basic facts . Fortunately in the last few years some objective data 
has been published about ADUs (listed in my post about research needs), and in this series of posts. I've 
expanded those findings as much as I dare. To sum up, here's what this series has uncovered: 

Questions Answers from Portland and beyond 

Are ADUs a confusing topic? Definitely. Here's why. 

https://accessorydwellings.org/2014109/17/summing-up-adu-research-are-accessory-dwelling-lllits-as-great-or-as-horrible-as-people-say/ 217 
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Do ADUs actually provide housing? Yes. The great majority are used for long-term housing, 
though flexibility for occasional other uses is a big 
motivation for people to build them. 

How much do ADUs cost to build? It varies a lot, but averages in PQrtland are $45,500 for 
attached and $90,000 for detach!i!d units. 

How do ADUs affect neighboring There is no direct evidence, but homes in denser. more "new 
property values? urbani~t" neighborhoods (incl:uding features like ADU~) 

have high!i!r sales 12rices. 

Are ADUs green housing? Very much SQ. at least in comparison to the traditional 
American "single family residence." 

Do ADUs create parking problems? Th~rf i~ ZfrQ fVi!;l!;:nc!i! fQr this idea. Legal ADUs are 
extremely rare. Moreover, they contribute fewer cars per 
household than SFRs, almost as low as "transit-oriented" 
apartments. 

Do ADUs serve the elderly, either as At this time, not in particular. But a decade from now, 
residences or investments? probably - rfad w:h~ herf. 

How much do ADUs support the Quitf significant!~. through construction spending and 
community economically? ongoing property taxes. 

Do ADUs provide affordable Yfs, butin a Vfry unique wa~ that does not fit the standard 
housing? idea of affordable housing as an institutional product. 

What are the barriers to ADU Local rules are the most obvious barriers, but it ESSENTIAL 
development? to note the~ arf nQt thf Qnl~ Qnes. 

What further research needs to be Researchers should continue to examine the development 
done? and use of real AD Us, :using fifld data in~!fad Qf 12lanning 

ass:umptions to quantify the effects of ADUS in contrast to 
other housing types. 

In short, there is compelling, if early, evidence that ADUs benefit the community in the areas of 
environmental impact, reduction in car use, and a non-institutionalized style of affordable housing. I 
also anticipate that positive effects for older citizens ("the elderly") will become more notable as time 
goes on. 

Meanwhile, I have found zero objective evidence supporting two specific fears often mentioned by 
ADU opponents: parking problems and declines in property values. This is not to deny those things 
could ever happen- perhaps new evidence will emerge- but there is no basis for them right now. 

When it comes to the less objective hopes and fears mentioned by ADU advocates and opponents, such 
as (paraphrasing here) 'strengthening family ties' or 'bringing in undesirable residents', it is harder to 
measure things and make statistical comparisons. However, the anecdotal accounts in comments from 
ADU owners, and in the casf studifS Qn accessorydwfllings.org. are so consistent I feel confident 
making a few more tentative conclusions. 

ADUs support families in several ways. They serve as a flexible resource that provides stabilizing 
income during some phases of life and provides housing for extended family during other phases. When 
they are housing family members, their simultaneous proximity and independence allows naturally 
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supportive relationships to work smoothly. For example, when grandma lives in the ADU, she gets the 
help she needs with stuff like shopping, and can trade back child care- no commuting, appointments, or 
day care centers necessary. 

These kind of informal support services seem completely natural to the people who experience them. 
They'd probably be amazed to learn that, in some cities, Grandma wouldn't legally be allowed to live 
with them - at least not if she had her own apartment downstairs. When you express single-family 
zoning in this way it sounds extreme, yet that zoning applies to much of our population. 

ADUs show there are many ways that families can live together. In this way, they are quiet refutation of 
the Leave It To Beaver "nuclear family" ideal, where a "normal, healthy family" is two parents and their 
children, and other relations and friends are distant satellites. As far as I can tell, very few people, even 
arch-conservatives, believe in this radical version of familialism anymore, yet zoning tries its best to 
enforce it. 

Second, ADUs are a small but meaningful step toward sustainable housing. What sustainability really 
means is a pretty big discussion that won't fit in this blog post. However, it seems safe to say that 
sustainability involves finding a better balance between the production and consumption of essential 
resources (e.g. energy supplies). And that, I'd venture, involves making a choice of quality over quantity 
in lifestyle. As the case studies on accessorydwellings.org show, ADUs can provide a pretty high quality 
of life in small spaces that are inherently greener than the standard "SFR". That quality of life comes not 
necessarily from the building itself but its context- e.g. to family, transit, etc. 

ADU critics must be acknowledged at least one way. It is true that AD Us are "infill" development that 
densifies existing neighborhoods. Yes, they are a mild, incremental form of densification in the sense that 
each individual ADU is only a tiny change that can have little effect on neighborhood conditions. But 
over decades an accumulation of ADUs probably would notably change the character and demographics 
of a place. 

But, can any neighborhood really be held in an unchanging state? The implied message of some ADU 
critics is that banning ADUs will prevent or slow densification or at least remove it to some distant place, 
where it will be more acceptable. But these are not reliable assumptions. If there are economic forces 
driving densification or gentrification, they will be expressed somehow - for example in rising prices 
and unpermitted ADUs. The question for many communities is not "should we have ADUs or nothing?" 
but rather "are permitted AD Us a good choice compared to the other options out there- such as transit
oriented developments, townhouses, gated single-family developments, or a new crop of unpermitted 
AD Us?" 

Portland's experience in the last few years provides an interesting comparison. Hundreds of permitted 
ADUs have been created, and there has been practically no reaction on a neighborhood basis -
sometimes the new developments are hardly noticed. Meanwhile, an alternative form of densification, 
the transit-oriented apartment block, has caused a lot of protest. 

ADUs are not a panacea. They cannot solve every urban, family, or environmental problem. But, as I've 
documented in this series, they clearly have some benefits in those areas compared to standard 
American mode of "single family" development. Those benefits need to be quantified more, especially 
with comparison to other densifying forms of developments, but I have little doubt they exist. 
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Beyond that, ADUs are simply a refreshing grassroots alternative to "big" development. To a design 
buff like me, there's something tiresome about big apartment blocks, rowhouses, and other 
"professional" developments, no matter how well thought out. You can practically see the investment 
calculations floating over them, like the furniture prices in Fight Club. 

This post's single-serving friend. 

In contrast, ADUs are typically created and managed by homeowners, not real estate professionals. 
These homegrown residences are unique, each with a purpose and a story. Though the biggest single 
motivation for creating AD Us is financial gain, a notable fraction of these "amateur" developers make a 
fascinating choice - to not maximize investment return, for a month, a year, or a decade, so they can 
house a family member or a friend, start a business, or do something else to spread good beyond their 
yard. In short, they often show that people value things beyond money, and that may be the best pro
ADD argument of all. 

About Martin John Brown 

Martin John Brown is a researcher and consultant on environment and housing. Find out more at 
http://martinjohnbrown.net. 
View all posts by Martin John Brown --+ 
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March 19, 2015 

For some reason, your comments are not visible. 

There are 2 main problems with your argument, and I support ADUs in general. 

First, it is not the property values of people who build the AD Us that are of concern, but of 
neighbors, who worry their values will decline because of the reduced privacy and crowding. 

Second, saying that ADUs add a tiny amount to parking of the overall city is irrelevant. If they are 
built on streets and in neighborhoods where parking is currently tight, then they will add to the 
problem if the residents have cars. That is a big concern in the debate over ADUs in Austin, where I 
live. 

~ 
Martin John Brown 
March 19, 2015 

Hi Susan, thanks for your thoughts! It's always nice to get a substantial comment. 

If you follow some of the links in the article you will see that (for what it's worth:..: ) I've written in 
more detail about the concerns you raise. The issue of neighboring property values is extremely 
difficult to study, but I do what I can in the following post: 
https://accessorydwellings.org/2014/07/02/how-do-adus-affect-property-values/. As for parking, I 
look at it more in this post- https://accessorydwellings.org/2014/07/16/do-adus-cause
neighborhood-parking-problems/ . 

The property values and parking issues are similar in that they are common worries about the 
consequences of ADU development. "Worries" is the right word, because these are hypothetical bad 
consequences. People foresee them, but they haven't happened anywhere yet. Not saying those 
things could never happen, but there is no evidence for them at this point. I have not read about a 
single street in America where permitted ADUs are common enough to change parking conditions. 

On the other hand, there is evidence that ADUs have positive effects in other areas of concern to 
citizens. 

Ultimately, judging types of development by a single yardstick may not be that helpful. Consider 
parking- there are lots of places to live in America where parking is no problem, but that doesn't 
make them desirable. It's typically better-quality urban neighborhoods such as Seattle's Laurelhurst 
where the ADU parking worry comes up. The people there live in Laurelhurst because it's 
Laurelhurst, not because Laurelhurst happens to have parking. :..: Neighborhoods are a total 
package. Neighborhoods with less parking may be desirable in some other way- consider Central 
Park West. 

A better way to think about the effects of ADUs might be in the context of their total effect on 
neighborhoods compared to other kinds of densification. 
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We must start by acknowledging it is impossible to hold a neighborhood static - it will change, no 
matter what the rules are, simply as a result of demographics and market forces. 

Now, in a place like Austin I imagine the change is in the direction of more people and more density. 
So, will these people be placed in a few giant skyscrapers? In numerous apartment blocks along 
corridors edging existing neighborhoods? Or will they be spread out more through neighborhoods in 
developments like ADUs, courtyard housing, etc. ? 

ADUs aren't a panacea, but when you consider them against the other options, they definitely have 
some appealing qualities. 

~ 
Pingback: Real estate rage in Portland! Or. ode on a purple shed I Accessory Dwellings 

Pingback: To DADU or Not To DADU-Seattle's ADU Debates I Accessory Dwellings 

Pingback: Why ADUs are hard to study. and confuse nearly everyone I Accessory Dwellings 

Pingback: Will short term rentals actually reduce long term housing in granny flats? I Accessory 
Dwellings 

This entry was posted on September 17,2014 by Martin John Brown in Policy & Trends and tagged 
accessory dwelling units research. conclusion. familialism. family. featurepost. parking. property values. 
research. wrapup. 
http://wp.me/p1R4v3-10L 
Previous post 
Next post 
Create a free website or blog at WordPress.com. 
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The City of Traverse City 

Communication to the City Commission 

FOR THE CITY COMMISSION MEETING OF OCTOBER 17, 2016 

DATE: 

FROM: 

OCTOBER 12, 2016 
,w-e-

MARTY COLBURN, CITY MANAGER 

SUBJECT: REQUEST TO FILL FIRE INSPECTOR POSITION 

Attached is a memo from Human Resources Director Kristine Bosley and a memo 
from Fire Chief Jim Tuller. This item is a follow-up to our discussions earlier this 
year. The Fiscal Year 2016/2017 budget includes funding for a fire inspector 
position; and I am now seeking your authorization to fill that position within the Fire 
Department. 

Essentially, as indicated by Chief Tuller, we would be transferring Fire Fighter Keith 
Fritz, who originally was hired as a Fire Inspector but due to staffing decreases in the 
Fire Department was moved to Fire Suppression. Moving Fire Fighter Fritz back to 
the Fire Prevention would mean we would backfill his current position in suppression 
by hiring a new employee into the Fire Suppression. 

We currently are not performing fire inspections as required by our ordinance -
performing these functions is essential for saving life and property. We also need to 
be able to collect data, referred to as a Pre-Incident Survey, such as building type, 
dimensions, exits, special hazards, fire apparatus placement points, etc. Having this 
data is crucial to have for emergency response responding to an incident scene. 
Reassigning Fire Fighter Fritz will allow us to resume this as well as other activities 
outlined by Chief Tuller, including proactive education outreach efforts. Fire Fighter 
Fritz would also be available for firefighting activities upon need. Prevention is a 
core element to public safety education. 

We would resume certain inspections currently being conducted by Grand Traverse 
Metro Fire Department; and as explained in the attached memo from the Fire Chief, 
approximately 50% of the cost of this position would be covered by inspection fees. 
This estimate was prepared conservatively - meaning we expect, but cannot 
guarantee, that more than 50% of the cost of the position would actually be covered 
by inspection fees. 



City Commission October 13, 2016 
Fire Inspector Position 

I recommend the following motion: 

that the City Commission approves the City Manager's request to fill a Fire 
Inspector position within the Fire Prevention Division of the Fire Department as 
outlined in the October 13, 2016, communication from the City Manager and 
October 12, 2016, communication from the Fire Chief, with funds available in 
the Fire Department Budget. 

MC/bcm 
k:\tcclerk\city commission\fire department\fire inspector 

copy: Jim Tuller, Fire Chief 
Kristine Bosley, Human Resources Director 



Memorandum The City of Traverse City 

Office of Human Resources 

TO: Martin Colburn, City Manager 

COPY: Chief Jim Tuller, Fire Chief 

FROM: Kristine Bosley, Human Resource Director ~· ('(\b 

DATE: October 12, 2016 

SUBJECT: Fire Fighter Position/Fire Inspector 

This memo is written in response to the communication sent by Jim Tuller, Fire Chief on 
October 12, 2016. This communication outlines the request and reasoning for the requisition of a 
fire fighter from the current eligibility list. The goal of adding this new hire is to allow Fire 
Fighter Keith Fritz to transfer to Fire Prevention/Inspection. The inspector position has not been 
filled since 2010. We have had Prevention Services since 1998. We are covering the minimum 
for safety prevention. Filling this position will allow the City Fire Department to increase 
services in plan reviews, inspections, and prevention services and education. By providing this 
position we will be able complete more fire code compliance inspections. Having an inspector 
will allow additional plan review, permit inspection, fire inspection. 

In regards to safety, typically there are a minimum of five fire fighters per shift. With having the 
inspector, the TCFD will have an additional person to assist if and when an emergency occurs. 
The inspector keeps all certification for Fire Suppression Services. 

Please see the attached Plan Review, Permit and Inspection Fee Schedule for remodel or new 
construction. The numbers provided reflect revenue added to assist with the cost of a new Fire 
Fighter. 

Having a Fire Inspector/Prevention dedicated to the City of Traverse City will safeguard lives 
and property by "fighting the fire, before the fire". The inspector will aide in fulfilling statutory 
requirements. The inspector will gather up-to-date building knowledge, which is useful for all 
emergency personnel. More importantly, the inspector will achieve good public relations. This 
person will be interfacing with our residents and visiting public. This gives an opportunity to 
educate adults and young children to be proactive and learn what to do if their lives are in 
danger. 

Getting a new fire fighter will take approximately 4-6 weeks. The probation period is 6 months. 
Fire Fighter Keith Frits is already up-to-date with his certifications and can transfer to Inspector. 
Material needed for the transfer is a computer, there is office space available at stationl. The 
transfer of responsibilities from Metro to City will take place by the first of the year. 

Please contact Chief Jim Tuller if you have additional questions. 



Communication 
From the Office of the Fire Chief 

Station 01, 500 West Front Street, Traverse City MI 49684 
2 

Wednesday October 12, 2016 

TO: Marty Colburn, City Manager 
REF: Hiring to fill1 Firefighter/Paramedic position 

City Manager Colburn, 

The City of Traverse City 
Fire Department 

(231) 922-4930 Ext. 

The purpose of this communication is to request permission to hire 1 person from the current 
City Fire New Hire Eligibility List for an assignment to Suppression. 

This assignment would permit the transfer of Firefighter Keith Fritz from Suppression to Fire 
Prevention/Inspection under the command of Fire Marshal Captain Mike Sheets. 

This transfer would enable City Fire to: 

1. Increase the volume of fire code compliance and related inspections performed to strive 
towards the number stated in the City Ordinance and, increase the level of safety from 
fire and other hazards to lives and property within the City. 

2. Re-engage in the process of Plan Review and Fire Suppression/Detection Plan Review to 
address new construction, re-modeling and re-development within the city. A fee 
schedule for the provision of these services has been previously approved by City 
Commission action. 

3. Re-engage in a consistent effort regarding educating students and the general public in 
all-hazards safety and provide to them the skills and training to help save themselves and 
others. 

4. Acquire new pre-incident survey information and update surveys on hand to provide the 
most current life-safety and hazard information to City Fire units responding to target 
hazard locations within the City. 

Following is information previously provided. It is attached here for your review. 

Fire Code Compliance Inspections: 

The Traverse City Code of Ordinances Chapter 1610- Fire Prevention Generally lists part 
1 06.1.4.as follows: 



106.1.4 Frequency of Inspections. This section is changed in its entirety to read as follows: 
Inspections shall be arranged for and conducted prior to any person occupying a structure and 
biennially thereafter. However, such scheduled inspections shall not limit the Fire Code Officials 
right of entry in accordance with Section 104.3. 

Within the City there are close to 2,900 occupancies which are to be inspected for Fire Code 
Compliance by City Fire as described in the Ordinance. Understanding that and "occupancy" 
does not always mean 1 building or location. If 1 building has 3 businesses within, then that 
location has 3 separate occupancies that require a separate inspection. Though, in general, the 
entire building is inspected during 1 visit. 

Previous to 2008, City Fire had a Captain Fire Marshal and 4 Fire Inspectors assigned to the Fire 
Prevention/Inspection office which is a 40-hour/week assignment. Currently, there is only the 
Fire Marshal. In 2010, due to a hiring freeze, 2 Captains retired in September of that year, and 
the 2 remaining Fire Inspectors were transferred to the Suppression shifts. In February of2014, 
Roxan Hessenaur retired after 24 years with the department. Keith Fritz was hired in January of 
2006 direct into a Fire Inspector position. He was not a Paramedic when he was hired. Article 12 
- Branches of Service in the Collective Bargaining Agreement was developed to permit the 
hiring of non-Paramedic personnel to be Fire Inspectors. These personnel were cross-trained in 
all other fire service disciplines other than Paramedic, along with extra training and education for 
the role of Fire Inspector. 

Following is a table listing fire inspections completed per year since 2011: 

Year Inspections Plan Reviews Total 
2011 Not defined Not defined 539 
2012 312 69 381 
2013 264 105 369 
2014 157 137 294 
2015 197 164 361 
Total 830 475 

The above table only reflects a portion of the responsibilities of the Fire Prevention Division 
which take time away from performing fire inspections. Permitting, inspection of special events, 
meeting with contractors and developers along with City Planning and Zoning and other 
obligations take time away from inspecting occupancies for fire code violations. Many times, 
due to the complexity of the issues discovered, 1 inspection will result in several visits, all of 
which are recorded as 1 completed inspection when compliance is achieved. 

As a result of the reduction of personnel in the Prevention/Inspection Office to 1 person, it was 
necessary to focus the limited time available for fire inspections on inspections of what are 
termed Target Hazards. Industrial and/or commercial occupancies, places of assembly, 
restaurants, hotels and motels. 

The prevention of fires and related emergencies that can be accomplished through a strong fire 



inspection program saves lives, property, and preserves the economic viability of the tenant, the 
property owner, and the business owner and their employees. All of this withstanding, City Fire 
is currently not able to meet the requirements of the City Ordinance regarding frequency of 
inspection visits to occupancies in the City. 

A solution would be to hire a new Fire Fighter/Paramedic to permit the reassignment of Fire 
Fighter Keith Fritz back under the command of Captain Sheets in Fire Prevention/Inspection. FF 
Fritz is current with regards to the State of Michigan and the NFPA Fire Inspector certifications. 
FF Fritz's time would be focused on performing fire inspections that we have not been able to 
accomplish due to a limitation on time and manpower .. He has expressed to me that he would be 
happy to be re-assigned to the position that he was hired for. 

The re-assignment ofFF Fritz would alleviate a significant time demand on Fire Marshal Sheets. 
Captain Sheets could then better apply time to the review of Fire Plan review which takes into 
consideration the review of Fire Detection and Suppression Systems before a project has moved 
through the review process and construction commences. This is very important as it directly 
relates to life safety and the protection of property in the City. With the increased tempo of re
development, new construction and remodeling taking place in the City, more time has to be 
devoted to review of all plans and systems before a project is approved to proceed. 
Public Fire Safety Education: 

Following is a table that represents the Fire/Life Safety Education outreach that was performed 
by City Fire before staff reductions that began in 2008: 

Program Yr Class/age # of students Current for 
Dev. before 2008 2015 

Great Escape 2000 1-3 y/o 1,000 0 
Fire Fighter 1985 Kindergarten 500 220 
Familiarization 
Escape Obstacle Course 2006 Kindergarten 500 0 
Plan to Get Out Alive 1990 4-6y/o 1,000 0 
Lock Down Drills 2007 K-12 22 (2008) 29 
Fire Drills 1985 K-12 10 0 
High School CPR 1995 Grade 10 350 0 
College RA Safety 1995 +12 30 0 
Course 
Culinary Arts Safety 1990 +12 50 0 
Course 
Industry Fire Safety 1985 Adults 4 5 
Classes 
Open House 1997 All 1,500 + 500+ 
Civic Presentations 1985 All 9 0 

Since 2008, education of students and the public regarding Fire/Life Safety has gradually 
declined due increased time demands on fewer personnel to meet the need. 



A reduction of personnel in Fire Prevention/Inspection from 5 to 1 has also shown a reduction in 
the amount of fire and life safety education outreach that is able to be accomplished. 

The reduction in Open House attendance is not tied to a reduction in personnel. It reflects the 
efforts of other fire departments in the area to interact with citizens within their community. 

The re-assignment of FF Fritz to the Fire Prevention/Inspection office would take the public 
education program in a positive direction. He has received training in fire service public 
education and has experience in providing different programs to students and adults. His time 
coupled with what support the Suppression personnel could provide will enable City Fire to 
increase the effort to educate the public and our students in fire and life safety issues. 

FF Fritz is also the only person on City Fire who has had extensive formal training in Juvenile 
Fire-Setter Intervention. He works with children and teenagers who have a history of setting 
fires. Typically these individuals are acting out as a result of some type of abuse. Reports sent to 
me by agencies that refer JFS cases to City Fire are very positive regarding FF Fritz's efforts to 
help. 

Pre-Incident Surveys: 

A Pre-Incident Survey is a fire service term used to describe an information packet regarding a 
property and different information points about that property that if known before hand, greatly 
increase the safety of occupants and the fire service and other emergency service personnel on 
scene. It also provides for the best use of resources to mitigate not just fires, but any other 
emergencies involving the building, contents, infrastructure and the environment. 

Some of the information contained includes building type, dimensions, construction, floorplans, 
exits, special hazards, employee/occupant numbers and locations, fire apparatus placement 
points, fire hydrant locations and flow. Gallons per minute water flow data indicating water 
supply need for fire based on size, location and growth. Contact numbers for building/priority 
owners and managers is part of the survey. 

City Fire carries binders that contain 148 paper Pre-Incident Surveys on Engine 01, Engine 02 
and Ladder 01. Many of these are going on 5 years old. City Fire has been involved in a long 
process of updating the mobile data computers carried in the units mentioned and have been 
successfully in having new MDCs installed and operating properly in December of 2015. 

FF Keith Fritz would become the point-of-contact for this program. Information brought in from 
the field would be forwarded to FF Fritz for processing into a standardized pre-incident survey 
format that would provide quick and easy access to command officers on the scene of an 
emergency. City Fire is currently evaluating 2 software programs to assist in this effort. 

An estimate costs associated with the proposed transfer project are as follows: 
Total of annual costs projected $121,850.00 
Total of one time costs projected $3,000.00 



Break down as follows: 

~ Wages & benefits: $112,850 annual 
~ Continuing education: $1,000 annual 
~ Vehicle cost: $6,000 annual 
~ Work area costs: $1,000 one time 
~ Computer hardware $2,000 one time 
~ Computer software/licenses $1,000 annual 
~ Inspection supplies $500 annual 
~ Resource materials $500 annual 

An estimate of revenue generated by the Fire Plan Review process performed by the Fire 
Marshal's office, if an Inspector is added to work under Captain Sheets is projected at 
$63,000. 00/year. 

NOTE: Each review includes 2 inspection visits. 

Break down as follows: 

~ Building review: 
~ Site review: 
~ Automatic sprinkler review (new system): 
~ Automatic sprinkler review (modification): 
~ Automatic fire alarm review (new system): 
~ Automatic fire alarm review (modification) 
~ Fire pump review: 
~ Kitchen hood suppression review (new system): 
~ Kitchen hood system review (modification): 
~ Alternative suppression review (new system): 
~ Alternative suppression review (modification): 
~ Additional inspections @ $1 00.00/hour: 

$22,000 
$6,500 
$10,000 
$5,000 
$8,000 
$4,000 
$500 
$1,750 
$1,750 
$500 
$500 
$2,500 

~ Annual projected revenue total---------------------------$63,000 

I am available at any time to discuss this project. 

Respectfully, 

Chief Tuller, 
T.C.F.D. 



The City of Traverse City 

Communication to the City Commission 

FOR THE CITY COMMISSION MEETING OF OCTOBER 17, 2016 

DATE: 

FROM: 

OCTOBER 13,2016 
~ 

MARTY COLBURN, CITY MANAGER 

SUBJECT: REQUEST FOR SPECIAL LAND USE PERMIT - MUNSON 
MEDICAL CENTER (16-SLUP-01) 

Attached is a memo from City Planning Director Russell Soyring, regarding the 
above matter. 

Also attached is an application and accompanying information submitted by Steve 
Tongue of Munson Medical Center. This Special Land Use Permit would allow for 
the construction of a 110 foot tall building for the purposes of a family birth and 
children's center at 1105 Sixth Street. 

The City Commission discussed this project with respect to a street vacation at its 
October 3, 2016 meeting. 

I recommend the following motion: 

that the request from Munson Medical Center for Special Land Use Permit 
16-SLUP-01, to allow for the construction of a 110 foot tall family birth and 
children's center at 1105 Sixth Street, with conditions, as recommended by the 
Planning Commission, be scheduled for public hearing on November 7, 2016. 

MC/kez 
K:\tcclerk\city commission\specialland use permit\ 
slup _phschedule _16 _ SLUP _ 0 l_Munson _ 20161 017 .doc 

copy: Russell Soyring, City Planning Director 
Steve Tongue, stongue@mhc.net 



~ g City Planning Department 

TO: MARTY COLBURN, CITY MANAGER 

THROUGH: RUSS SOYRING, PLANNING DIRECTOR~ 
SUBJECT: MUNSON MEDICAL CENTER TALLER BUILDING SPECIAL LAND U E PERMIT 

RECOMMENDATION 

DATE: October 6, 2016 

The Planning Department received a request from, Steve Tongue, Vice President of Facilities at 

Munson Medical Center for a Special Land Use Permit to construct a taller building (over 60 feet) at 

1105 Sixth Street. The proposed building would be approximately 110 feet tall measured at the 

average street elevation. The building is proposed to house a family birth and children's center. 

These uses are currently available on the medical campus but will be consolidated in the proposed 

building. To serve this building and the medical campus the large surface parking lot at theSE corner 

of Sixth and Elmwood is proposed to be converted to a parking deck with several floors of parking. 

The property is zoned H-2 (Hospital District) which allows for 110-foot tall buildings by Special Land 

Use Permit provided the building location is at least 100 feet west of Elmwood Avenue. The 

proposed building is more than 100 feet west of Elmwood AvenUE!. 

The Master Plan designates this area as a TC-C Campus neighborhood where it states these 

neighborhood types will have individualized special plans approved by the Planning Commission. 

Earlier this year, the Planning Commission approved a Master Site and Facility Plan for Munson 

Medical Center. The development pattern and building massing before you is consistent with this 
plan. 

The attached Staff Report 16-SLUP-01 finds the submission to be in conformance with the 
requirements provided two (2) conditions are met. 

After holding a public hearing, the Planning Commission took the following action: 

Motion by Commissioner Koebert, second by Commissioner Richardson, that the 

request from Steve Tongue, Vice President of Facilities at Munson Medical Center 

for a Special Land Use Permit for a "Taller building'' at 1105 Sixth Street be 

recommended for approval with conditions as outlined in Staff Report 16-SLUP-

01 to the City Commission. 

Page 1 of 2 



Motion carried 7-1 (Commissioner Grant opposed, Commissioner Weatherholt 
· recused.) 

Please forward the Planning Commission's recommendation to the City Commission. 

RAS/mll 

Attachments: Staff Report 16-SLUP-01 
Special Land Use Permit Application 
Perspective rendering provided by Munson 
Traffic Impact Study Executive Summary provided by Munson 
Munson's Statement of Conformance to SLUP general and specific standards 
Plan Set- Revised date 9/27/16 provided by Munson 
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S T A FF R E P 0 R T 

16-SLUP-01 

DATE: September 30, 2016 

APPLICANT: 

PROPERTY OWNERS: 

STATUS OF APPLICANT: 

PROPERTY ADDRESS: 

REQUESTED ACTION: 

DESCRIPTION: 

EXISTING CONDITIONS 

SITE SIZE: 

TOPOGRAPHY: 

VEGETATION: 

SOILS: 

EXISTING ZONING: 

SURROUNDING ZONING/LAND USE 

NORTH: 

SOUTH: 

EAST: 

WEST: 

Munson Medical Center 
1105 Sixth Street 
Traverse City, Ml 49684 

Munson Medical Center 
1105 Sixth Street 
Traverse City, Ml 49684 

Property Owner 

1105 Sixth Street. 
Tax I.D. # 28-51-104-076-02 

Taller Building in an H-2 District. 110 foot tall 
Family Birth and Children's Center building 
expansion. 

See Attached 

37 acres. 

Flat to steep slopes, riverbank slopes, flood plain. 

Grass, shrubs and trees. 

Range of sandy loam to organic soils. 

H-2 {Hospital District). 

H-2 & H-1 (Hospital District), R-1b (Single Family 
Dwelling District). Medical, office, retail and 
residential. 

PR {Planned Redevelopment District). Grand 
Traverse Commons where there is a mix of uses 
ranging from institutional and commercial to 
residential. 

H-1 {Hospital District). Medical office and 
residential. 

H-2 (Hospital District). Hospital and medical offices. 

Staff Report 16-SLUP-01 
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ZONING HISTORY: 
From 1958 to 1999 the property was zoned C-1 (Office Service District). In 1999, the property 
was rezoned to H-2 (Hospital District). 

RELEVANT SECTIONS OF THE ZONING ORDINANCE: 
Chapter 1358 H Districts 
Section 1366.08 Master Site and Facilities Plans 
Section 1364.01 Types of Special Land Use Permit Review 
Section 1364.02 General Standards for SLUP Approval 
Section 1364.08 (13) Specific Requirements for Taller buildings 

RELATIONSHIP TO THE CITY PLAN: 
The Future Land Use Map designates this neighborhood as a TC-C Neighborhood. The TC-C 
Campus Neighborhood is for those campuses that are unique within the community. The focus 
tends to be inward and specific to the campus. These neighborhoods will have individualized 
specific plans approved by the Planning Commission. At the boundaries of the campus the level 
of intensity cannot exceed the level of intensity of the adjoining neighborhoods. 

Munson's current Master site and Facilities plan was approved by the Planning Commission on 
July 6, 2016 and shows Development Sites 2, 3 and 4 which are where the proposed expansion 
is occurring. A letter to Planning Director Russ Soyring dated June 17, 2016 which was shared 
with the Planning Commission states that "our next planned expansion includes a parking deck 
on Development Site #2, a revised main entrance on Development Site #3, and a north 
expansion on Development Site #4." 

NEIGHBORHOOO TYPES 

TC-1 Conse!vation 

TC-2 Contemporary 

• TC-3 Tradtional 

• TC-4 Corridor 

• TC 5 Do<Mltown 

• TC-C Cllfl1lUS Plan Future Land Use Map 

Staff Report 16-SLUP-01 
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PUBLIC UTILITIES: 
There are adequate utilities to serve the proposed expansion. In conjunction with the 
construction of the Cowell Family Cancer Center, Munson Medical Center relocated and 
increased the capacity of the public utilities located within Sixth Street. The existing 36-inch 
storm sewer was replaced with a new 42-inch storm sewer and the 10-inch sanitary sewer was 
replaced. The existing 6-inch water main was replaced with a new 12-inch water main between 
Beaumont and Madison Streets which increased the reliability and pressure for the district. A 
new 45-foot wide public easement across Munson property was granted to the City. 

TRAFFIC 
The hospital is not adding beds to its current licensed capacity of 391. However, there will be 
the capacity to add 41 hospital beds in the future. It is anticipated the additional beds will 
generate 54 AM peak-hour trips and 58 PM peak-hour trips. 

The proposed Taller building will provide beds in private rooms that will replace the beds that 
are currently located in older sections of the hospital that have double or multiple beds. 
Multiple bed rooms do not meet today's "best practices" for healthcare. In the addition, the 
rooms will be sized properly for state of the art technology, as well as space for family (as 
requested by Munson's "Patient Family Council"). In addition, semi-private rooms (where 
there are two beds per room), will be converted to private rooms. 

Overall- the intent is to provide the same volume of service, but in a much higher quality 
environment. The Surgery addition will generate additional traffic since an Operating Room will 
be added. It is anticipated that this addition will generate 20 AM peak-hour trips and 20 PM 
peak-hour trips. 

The applicant has prepared a Traffic Impact Study for the proposed expansion. 

ACCESS: 
The proposed expansion requires the vacation and rededication of a portion of Sixth Street 
between Madison Street and Beaumont Place. The construction cost for this change will be 
paid for by Munson Medical Center. Access to a three-level parking deck with 860 auto parking 
spaces and 35 bicycle racks to accommodate up to70 bicycles will occur near the intersection of 
Sixth and Beaumont Streets and the near the Emergency room entrance drive off of Elmwood 
Avenue. An additional parking lot with 45 spaces at the south east corner of Sixth Street and 
Madison Street will serve the Cancer Center. 

Sidewalks will be on both sides of the relocated Sixth Street and additional sidewalks are 
proposed to connect to existing sidewalks in the general vicinity. 

The BATA bus stop will be relocated to the north side ofthe new 6th street between the 
entrance drives to the Cancer Center Parking lot. The applicant coordinated this location with 
BATA and it will remain consistent with their current routes. 

Staff Report 16-SLUP-01 
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PARKING: 
The proposed expansion includes a three-level parking deck with 860 auto parking spaces, a 
surface lot with 45 parking spaces and 35 bicycle racks to accommodate up to 70 bicycles. The 
expansion will involve the elimination of some surface parking. Overall, 396 additional parking 
spaces will be added. 

ANALYSIS: Taller Building in an H-2 District. 

General Standards 1364.02: 

(1) The use shall be designed, constructed, operated and maintained so as to be 
harmonious and compatible in appearance with the intended character of 
vicinity. 

Analysis 
The proposed Family Birth and Children's Center will provide modern space that 
will accommodate critical patient services which is an appropriate use in the 
Hospital District. The proposed Family Birth and Children's Center is also 
consistent with the Master Site and Facilities Plan for Munson Medical Center 
approved by the Traverse City Planning Commission in July 2016. 

The proposed Family Birth and Children's Center will be a 110-foot tall addition 
to the north side of the Munson Medical Center Building and will be equal in 
height to the existing 110-foot tall Webber Heart Center located on the south 
side of the Medical Center Building. The architectural character of the Family 
Birth and Children's Center is consistent with and complementary to the existing 
hospital facility including the recently added Webber Heart Center as well as the 
Cowell Family Cancer Center. In addition, transitional harmony from the taller 
buildings in the hospital core to the neighborhood is provided by a stepdown in 
height to the three-story Cowell Family Cancer Center. The recently completed 
Kids Creek Restoration Project (Kids Creek Tributary A) creates a substantial 
buffer between the hospital uses and the adjacent residential neighborhood. 

Finding- Met 

(2) The use shall not be hazardous nor disturbing to existing or planned uses in the 
vicinity. 

Analysis 
The proposed Family Birth and Children's Center expands core health care 
services in Traverse City in the core of the Hospital zoning district. This use is 
consistent with the current and planned future uses in the same general vicinity. 
Existing uses in the vicinity are a hospital, medical offices and residential. The 
proposed Family Birth and Children's Center addition is approximately 370 to the 
nearest residence. 

Staff Report 16-SLUP-01 
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Finding - Met 

(3) The use shall be served adequately by existing or proposed public infrastructure 
and services, including but not limited to, street and highways, police and fire 
protection, refuse disposal; water, waste water and stormwater facilities; 
electrical service and schools. 

Analysis 
The proposed Family Birth and Children's Center project will be adequately 
served by existing public infrastructure. Munson Medical Center will construct a 
new public street with sidewalks to replace the block of Sixth Street that will be 
vacated. The majority of the proposed facility expansion is to increase the quality 
of Munson Medical Center's patient and operating rooms rather than increase 
the quantity of beds. The hospital is replacing semi private (multi-patient 
occupancy) rooms with private (single patient occupancy) rooms. Munson is also 
using the surgical expansion to double the size of older operating rooms 
increasing them from 400 square-feet to the current state-of-the-art 600 square 
feet. 

Munson Medical Center has moved approximately 250 employees off the 
hospital campus in recent years to facilities at Copper Ridge. Over the next 2 
years, the hospital has plans to move approximately 100 more employees to 
Grand Traverse Commons. In addition, two hospital departments, transcription 
and billing, are setting up "work from home" arrangements. 

Most of Munson's volume growth in the past 3 years has been in Outpatient 
Services. Outpatient services generally generate more trips than Inpatient. 
Munson will continue to move outpatient services to offsite locations. 

Munson Medical Center has prepared and submitted both a Traffic Study and a 
Preliminary Basis of Design for use of Public Utility Services. It anticipated that 
water and sewer flows will increase slightly and the existing system has adequate 
capacity. An executive summary of traffic impacts was submitted and concluded 
little or no additional impact on traffic operations at any study area intersections. 
City Engineering has reviewed the both of these studies and concurs with the 
findings. 

The applicant shall meet the requirements of the Storm Water Runoff Control 
Ordinance. The applicant has stated that they will use existing and proposed on
site multi-stage underground storm water management systems to infiltrate 
storm water. The net post construction runoff rate to Kids Creek will be equal to 
or less than the existing pre-development storm water run-off run-rate. 

Staff Report 16-SLUP-01 
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The applicant is working with the City of Traverse City Fire Department regarding 
a redundant water supply to the fire protection system and improvements to the 
east side ofthe Family Birth and Children's Center for arterial apparatus access. 

The hospital is not adding beds to its current licensed capacity of 391. The Taller 
building is not anticipated to generate a significant amount of additional refuse. 

Munson has dedicated circuit and substation with 7200 volt service located west 
of the hospital and north of the helicopter landing pad. They are a Consumer 
Energy primary meter customer and they own and maintain all of their 
distribution transformers. 

The proposed expansion is two-thirds of a mile away from Willow Hill Elementary 
School and Greenspire School. This project will not be adding new dwellings and 
will have no direct impact on schools or school transportation. 

At this time we have not received confirmation from the Police Department that 
the proposed use can be adequately served. Staff anticipates it will provide a 
statement from the Police Department prior to, or at the meeting. 

Finding- Met, contingent on the Police Department finding they can 
adequately serve the Taller building. 

(4) The use shall not create excessive additional requirements for infrastructure, 
facilities and services provided at public expense. 

Analysis 
The proposed expansion requires the vacation and rededication of a portion of 
Sixth Street which will be paid for by Munson. In conjunction with the 
construction ofthe Cowell Family Cancer Center, Munson Medical Center has 
previously relocated and increased the capacity of the public utilities located 
within Sixth Street. Storm sewer formerly restricted by a 36-inch diameter reach 
of pipe was replaced with a new 42-inch diameter storm sewer. The existing 6-
inch water main was replaced with a 12-inch water main between Beaumont 
Place and Madison Street thereby increasing the reliability and for the pressure 
district. The 10-inch sanitary sewer was also replaced and a new 45-foot wide 
public easement across Munson property was granted to the City of Traverse 
City. 

Munson has prepared and submitted both a Traffic Study and a Preliminary Basis 
of Design for use of Public Utility Services. It anticipated that water and sewer 
flows will increase slightly and City Engineering has determined that the existing 
system has adequate capacity. An executive summary of traffic impacts was 
submitted and concluded little or no additional impact on traffic operations at 
any study area intersections. 

Staff Report 16-SLUP-01 
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Existing beds will not be increasing during the initial phase and traffic will not 
significantly change even when the future phase is built out with 41 additional 
beds. Police and Fire Departments do not anticipate requiring additional staffing 
and equipment to service the proposed use. 

Finding- Met 

(5) The use shall not involve any activities, processes, materials, equipment or 
conditions of operation that will 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. 

Analysis 
The proposed Family Birth and Children's Center project is consistent with the 
existing hospital use and will not involve any excessive production of traffic, 
noise, fumes, glare, or odors that would be detrimental to any person, property, 
or general public. 

Munson Medical Center provided a traffic study that demonstrates the 
reassignment of traffic related to the 6th Street realignment. The new trips 
generated from the opening of the proposed Surgical Addition and 41-bed 
addition to the Munson Family Birth and Children's Center are expected to have 
minor or no additional impact on traffic operations. 

Munson Medical Center has undertaken a number of measures to encourage a 
reduction in employee commuter trips by offering various incentives and 
programs. 

The applicant shall meet the requirements of the Storm Water Runoff Control 
Ordinance. The applicant has stated they will use existing and proposed on-site 
multi-stage underground storm water management systems to infiltrate storm 
water. The net post construction runoff rate to Kids Creek will be equal to or less 
than the existing pre-development storm water run-off run-rate. A portion of 
the existing parking lot along S. Elmwood Avenue is located in the in the 100-year 
flood plain of this tributary. This area is not a regulatory floodway based on 
correspondences between the applicant and the State of Michigan. The proposed 
new construction of the parking deck will encroach on the existing 
floodplain. The applicant will provide adequate compensatory storage, which will 
be verified prior to the issuance of any permits, such that the encroachment will 
not result in an increase in flood levels within the community during the 
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occurrence of the flood base discharge. As-built certification shall be required 
upon completion of the project by a licensed surveyor/ engineer prior to the 
issuance of a Final Certificate of Occupancy. 

There is a mechanical penthouse on top ofthe Family Birth and Children's Center 
addition and will be fully enclosed to minimize noise fumes, glare and odors 

Finding- Met 

(6} 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. 

Analysis 
The proposed Family Birth and Children's Center project does not include impact 
any historic buildings or landmarks. 

Finding- Met, no impact on historic buildings or landmarks. 

(7} Elements shall relate to 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. 

Analysis 
The proposed Family Birth and Children's Center is consistent with the Master 
Site and Facilities Plan for Munson Medical Center approved by the Traverse City 
Planning Commission on July 6, 2016. The architecture of the centrally located 
Family Birth and Children's Center will provide a harmonious transition from the 
historic, predominantly yellow brick of the southern campus buildings with the 
more recent predominantly brown brick of the buildings on the north side of 
campus. The applicant has provided a color perspective rendering to illustrate 
conformance with this standard. 

Finding - Met 

(8} The use shall be consistent with the intent and purposes of the zoning district 
in which it is proposed. 

Analysis 
The intent of the H-1 and H-2, Hospital Districts are for the purpose of 
accommodating medical centers, hospitals and all their normally related 
functions, if properly sited in relation to each other and pursuant to an 
approved plan for that district. 
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The proposed Family Birth and Children's Center use is consistent with the 
function of a medical center. The structure is appropriately sited in the core of 
the Hospital zoning district, functionally integrated into the existing hospital 
building and in conformance with the approved Master Facilities Site Plan. 

Finding - Met 

Specific Requirements 1364.08 {13) 

(a) The building stories and height are consistent with Section 1368.01. 

Analysis 
The maximum building height for the H-2 District is 110 feet west of Elmwood 
Avenue within 100 feet of the right-of-way. The proposed Family Birth and 
Children's Center addition is several hundred feet west of the Elmwood Avenue. 
The proposed Family Birth and Children's Center addition is at height of 110 feet 
with an enclosed mechanical penthouse at a height of 125 feet. Parapet walls 
that screen rooftop equipment are allowed to exceed the height requirements 
of the district. The roof top mechanical equipment, as a condition of the 
Special Land Use Permit, is required to be completely screened and enclosed. 

Finding - Met 

(b) 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. 

Analysis 
All roof mounted mechanical equipment on the building will be completely 
screened from view within a mechanical penthouse. The mechanical penthouse 
is composed of elements that are architecturally consistent with the design of 
the primary structure. 

Finding - Met 

(c) 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. 

Analysis 
The building has a flat roof with no steeples or other architectural 
embellishments. 

Finding- Met 
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(d) The applicant shall prepare and deliver to the Planning Director a scale model, 
video image or other similar depiction of a taller building in relation to 
surrounding land and buildings. 

Analysis 
The applicant has provided both a physical scale model and a color perspective 
rendering of the Family Birth and Children's Center. 

Finding - Met 

RECOMMENDATION: 

Staff recommends the request 16-SLUP-01 be approved with the following 
conditions: 

1. The applicant will provide adequate compensatory floodplain storage 
resulting from the proposed floodplain encroachment. 

2. As-built certification shall be required upon completion of the project 
by a licensed surveyor/ engineer prior to the issuance of a Final 
Certificate of Occupancy. 
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City of Traverse City 

SPECIAL LAND USE PERMIT APPLICATION 
Planning Department, 400 Boardman, Traverse City, Ml 49684 (231) 922-4778 Telefax (231) 922-4457 

NOTE: BEFORE SUBMITTING AN APPUCATION, AN APPUCANT SHAll MEET WITH THE PLANNING DIRECTOR TO REVIEW THE PROPOSED PROJECT, THE TRAVERSE 
CITY CODE OF ORDINANCES AND THE CITY PLAN. Traverse Oty Code, Sec. 1364.04(a) 

APPLICATION FEE: $830.00 
CHECK NO. LfS O 2'2.-t..e:£ ~") 

DATE: 
HEARING DATE: 

RECEIPT NO. l..- PARCEL NUMBER: 

Property address: 11 OS 6th St, Traverse City, Ml 49684 

Legal description: See Attached Munson Medical Center 
Description of Property 

Description of request: Taller Building in H-2 Zoning for Family Birth and Children's Center 

THE COMPLETED APPLICATION, FOURTEEN (14)• COPIES OF THE SITE PLAN, AND ONE (1) ELECTRONIC COPY OF 
THE APPLICATION AND SITE PLAN SHALL BE SUBMimD TO THE PLANNING DEPARTMENT PRIOR TO THE MEETING 
AT WHICH THE REQUEST WILL BE CONSIDERED FOR INTRODUCTION. THE SITE PLAN SHALL MEET ALL THE 
REQUIREMENTS OF TRAVERSE CITY CODE, CHAPTER 1366, SITE PLANS AND SITE DEVELOPMENT STANDARDS. 

Names of all property owners: Munson Medical Center 

A I
. t' Steve Tongue, Vice President of Facilities pp1can sname: ________________________________________________________________________ _ 

Address: 11 OS 6th Street, Traverse City, Ml 49684 

Telephone: (231) 935-6167 Telefax: (231) 935-6924 

The undersigned acknowledges that In the event that It Is determined by the Planning Director or the Planning Commission pursuant to Sections 
1322.01 or i322.05 of the Zoning Ordinance that the Application Fee will not cover the actual costs of processing this Application, Including,. but 
not limited to, costs for per diem expenses of staff, staff review and preparation time, professional reviews, attorney fees and other related 
expenses, outside professional planners, engineers, surveyors, architects or landscape architects, the undersigned shall be responsible for such 
additional fees in an amount determined by the Planni Director or the Planning Commission as provided by the Zoning Ordinance 

Signature of owner(s): 

Signature of applicant (if different than owner): __________________________________________________ _ 

Relationship of applicant to owner: Vice President of Facilities 

•Note: After the Planning Commission has acted upon the request, ten (10) additional copies of the site plan shall be submitted to the City Clerk. 

The applicant acknowledges that the City may be required from time to time to release records in its 
possession. The applicant hereby gives permission to the City to release any records or materials received by 
the City as it may be requested to do so as permitted by the Freedom of Information Act, MCL 15.231 et seq. 

Revised 9/11/14 
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Executive Summary 

Munson Medical Center (MMC) has proposed a new Munson Family Birth and Chi ldren's Center which also 
includes a Surgical Addition and an 815-space parking deck at their Traverse City, Michigan campus. The 
Munson Family Birth and Children's Center will initially include five floors. However, MMC is also interested in 
assessing the traffic impact of including two additional floors to the Family Birth and Children's Center, 
encompassing 41 additional beds. 

The site is located on the north end of the MMC Campus, along 6th Street between Madison Street and 
Beaumont Place. In preparation for the new Family Birth and Children 's Center, the segment of 6th Street 
between Madison Street and Beaumont Place will be closed and relocated/realigned to the north between 
Madison Street and Beaumont Place. The realignment will be just south of the Cowell Family Cancer Center 
(CFCC), reducing the parking supply at the adjacent Lot B by 112 parking spaces. Prior to the 6th Street 
realignment and loss of Lot B parking, MMC will construct the 815-space parking deck on the current site of 
the 340-space Lot A, along with reassign ing about one-half of the Lot B parking patrons from Lot B to the new 
parking deck. The proposed developments and 6th Street realignment are expected to be open in 2018. 

EXISTING (2016) CONDITIONS 

Under existing (2016) conditions, all study area intersection movements operate at LOS "D" or better, with the 
exception of the Madison Street left-turn/thru movements on the northbound approach to Front Street, which 
operates at LOS "F" with an associated 95th percentile queue length of three (3) vehicles. 

BASE YEAR (2018) CONDITIONS 

Base year (2018) volumes were projected by increasing the existing peak-hour volumes by 3% (1 .5% per 
year growth factor) . No road improvements are expected by 2018 in the study area. The base year (2018) 
analysis reveals that all intersection movements are projected to maintain an acceptable level of service 
("D" or better) , with the exception of the Madison Street left-turn/thru movements on the northbound approach 
to Front Street, which operates at LOS "F" with an associated 95th percentile queue length of four (4) vehicles. 

OPENING YEAR (2018) CONDITIONS 

To determine the opening year (2018) peak-hour volumes, the following peak-hour volumes were summed: 

1. Lot B Traffic Re-assignment with 6th Street Realignment 
2. MMC Campus Traffic Re-assignment with 6th Street Realignment 
3. Trip Generation and traffic assignment for new Surgical Addition 

Applying the above trips to base year (2018) peak-hour traffic volumes resulted in opening year (2018) 
peak-hour volumes that include the reassigned and new development trips. The opening year (2018) 
analysis reveals that all intersection movements are projected to maintain an acceptable level of service 
("D" or better) , with the exception of the Madison Street left-turn/thru movements on the northbound approach 
to Front Street, which operates at LOS "F" with an associated 95th percentile queue length of four (4) vehicles , 
the same LOS and queue length as base year (2018) . 

OPENING YEAR (2018) CONDITIONS (WITH 41-BED ADDITION) 

The opening year (2018) with 41-bed addition analysis reveals that all intersection movements are projected 
to maintain an acceptable level of service ("D" or better), with the exception of the Madison Street left
turn/thru movements on the northbound approach to Front Street, which operates at LOS "F" with an 
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associated 951h percentile queue length of four (4) vehicles, and the Elmwood Street shared left
turn/thru/right-turn movements on the southbound approach to Front Street which operate at LOS "E" 
(morning peak-hour) with an associated 951h percentile queue length two (2) vehicles and the Elmwood Street 
shared left/thru/right-turn movements on the northbound approach to Front Street which operate at LOS "E" 
(afternoon peak-hour) with an associated 951h percentile queue length four (4) vehicles. 

CONCLUSIONS 

Based on the analyses performed in this study, the proposed development and 61h Street realignment are 
anticipated to have minor impacts to the study area intersections. The findings of the study are as follows: 

• For Existing (2016}, Base Year (2018), and Opening Year (2018) - All movements operate at an 
acceptable LOS except for the northbound Madison Street shared left-turn/thru movements at Front 
Street which operates at LOS "F". However these movements entail low volumes and short traffic 
queues. 

• Opening Year (2018) With 41-Bed Addition- All movements operate at an acceptable LOS except for 
the northbound Madison Street shared left-turn/thru movements at Front Street which operates at 
LOS "F" (morning and afternoon peak-hours), the southbound Elmwood Street shared left-turn/thru 
movements at Front Street which operates at LOS "E" (morning peak-hour), and the northbound 
Elmwood Street shared left-turn/thru movements at Front Street which operates at LOS "E" 
(afternoon peak-hour) . However both the Madison Street and Elmwood Street movements entail low 
volumes and short traffic queues in both the morning and afternoon peak-hours. 

• The reassignment of traffic related to the 61h Street realignment and new site traffic from the opening 
of the proposed Surgical Addition and possible 41-bed addition to the Munson Family Birth and 
Children's Center are expected to have little or no additional impact on traffic operations at any of the 
study area intersections in opening year 2018. 

RECOMMENDATION 

• It is recommended that new peak-hour turning movement counts be conducted after the MMC 
expansion project is complete and operational to assess actual increases and changes to peak-hour 
traffic operations at study area intersections related to the 61h Street re-alignment and planned MMC 
expansion. 
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Statement of Conformance to General Standards of 

Approval for a Special Land Use Permit to Allow a Taller 

Building at 1105 Sixth Street 

Family Birth and Children's Center, Munson Medical Center 

1105 Sixth Street, Traverse City 

Submitted : Monday, September 19, 2016 

ReSubmitted: Wednesday, September 28, 2016 

The proposed Munson Medical Center Family Birth and Children's Center will be located at 1105 Sixth 

Street in the H-2 Hospital zoning district. The proposed project meets the standards of the City of 

Traverse City Zoning Ordinance. The ordinance allows a 110-foot building in the H-2 Hospital zoning 

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 appropriate in appearance with the existing or intended character of the general 

vicinity. 

The following documents provide guidance with regard to the existing and intended 

character in the general vicinity of the proposed Family Birth and Children's Center. 

Traverse City Zoning Ordinance: 

The H-2 Hospital District is established for the purpose of accommodating medical 

centers, hospitals and all their normally related functions, if properly sited in relation 

to each other and pursuant to an approved plan for that district... Developments in 

the H-2 district shall be functionally integrated with other buildings and parking 

areas and be in substantial conformity with the Hospital Master Site and Facilities 

Plan. 

Traverse City Master Plan: 

The TC-C Campus Neighborhood is for those campuses that are unique within the 

community. The focus tends to be inward and specific to the campus. These 

neighborhoods will have individualized special plans approved by the Planning 
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Statement of Conformance to General Standards of 
Approval for a Special Land Use Permit to Allow a Taller 
Building at 1105 Sixth Street 

Commission. At the boundaries of the campus the level of intensity cannot exceed the 

level of intensity of the adjoining neighborhoods. 

The proposed Family Birth and Children's Center provides modern space that will 

accommodate critical patient services which comport with appropriate use in the Hospital 

District. The proposed Family Birth and Children's Center is also consistent with the Master 

Site and Facilities Plan for Munson Medical Center approved by the Traverse City Planning 

Commission in July 2016. 

The proposed Family Birth and Children's Center will be a 110-foot tall addition to the north 

side of the Munson Medical Center Building and will be equal in height to the existing 110-

foot tall Webber Heart Center located on the south side of the Medical Center Building. The 

architectural character of the Family Birth and Children's Center is consistent with and 

complementary to the existing hospital facility including the recently added Webber Heart 

Center as well as the Cowell Family Cancer Center. In addition, transitional harmony from 

the taller buildings in the hospital core to the neighborhood is provided by a stepdown in 

height to the three story Cowell Family Cancer Center. 

Furthermore, the naturalizing of Kids Creek creates a substantial buffer providing a 

harmonious transition between the hospital uses and the adjacent residential 

neighborhood. 

(b) The use shall not be hazardous or disturbing to existing or planned future uses in the same 

general vicinity. 

The proposed Family Birth and Children's Center expands core health care services in 

Traverse City in the core of the Hospital zoning district. This use is consistent with the 

current and planned future uses in the same general vicinity. 

(c) The use shall be served adequately by existing public facilities and services, such as 

highways, streets, police and fire protection, drainage structures, refuse disposal, water 

and sewage facilities and schools. 

The proposed Family Birth and Children's Center project will be adequately served by 

existing public infrastructure. Munson Medical Center will construct a new public street with 

sidewalks to replace the block of Sixth Street that will be vacated. The majority of the 

proposed facility expansion services to increase the quality of Munson's patient beds and 

operating rooms rather than increase the quantity of beds. Munson is replacing semi 

private (multi-patient occupancy) rooms with private (single patient occupancy) rooms. 
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Statement of Conformance to General Standards of 
Approval for a Special Land Use Permit to Allow a Taller 
Building at 1105 Sixth Street 

Munson is also using the surgical expansion to double the size of older operating rooms 

increasing them from 400 square-feet to the current state of the art 600 square feet. 

It is also important to note that the proposed expansion follows on a recent decompression 

and relocation of existing services. Munson has moved approximately 250 employees off 

the hospital campus in recent years to facilities at Copper Ridge. Over the next 2 years 

Munson has plans to move approximately 100 more employees to the Commons. In 

addition, two hospital departments, transcription and billing, are setting up "work from 

home" arrangements. 

Most of Munson's volume growth in the past 3 years has been in Outpatient Services. 

Outpatient services generally generate more trips than Inpatient. We continue to move 

outpatient services to offsite locations. Examples of this include the recent relocation of our 

Pre-Operative Assessment Clinic to MCHC and our plans to move Pediatric clinics to MCHC 

in the next year. We are investing approximately $5 million in upgrades to MCHC to allow it 

to absorb more of our Outpatient Services in the future. Between Copper Ridge and MCHC, 

we have diverted approximately one quarter of a million patient visits to offsite locations 

every year. 

(d) The use shall not create excessive additional requirements at public cost for public 

facilities and services. 

In conjunction with the construction of the Cowell Family Cancer Center, Munson Medical 

Center has previously relocated and increased the capacity of the public utilities located 

within Sixth Street. Specifically, storm sewer formerly restricted by a 36-inch diameter 

reach of pipe was replaced with a new 42-inch diameter storm sewer. The existing 6-inch 

watermain was replaced with a 12-inch watermain between Beaumont Street and Madison 

Street thereby increasing the reliability and for the pressure district. Finally, the 10-inch 

sanitary sewer was also replaced. A new 45-foot wide public easement across Munson 

property was granted to the City of Traverse City. 

To demonstrate conformance with this standard Munson has prepared and submitted both 

a Traffic Study and a Preliminary Basis of Design for use of Public Utility Services. 
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, 
Statement of Conformance to General Standards of 
Approval for a Special Land Use Permit to Allow a Taller 
Building at 1105 Sixth Street 

(e) The use shall not involve uses, activities, processes, materials, equipment or conditions of 

operation that will 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 Family Birth and Children's Center project is consistent with the existing 

hospital use and will not involve any excessive production of traffic, noise, fumes, glare, or 

odors that would be detrimental to any person, property, or general public. 

Munson has provided a traffic study that demonstrates the reassignment of traffic related 

to the 6th Street realignment and new site traffic from the opening of the proposed Surgical 

Addition and 41-bed addition to the Munson Family Birth and Children's Center are 

expected to have little or no additional impact on traffic operations. 

Furthermore it is important to note that Munson has been undertaking a number of 

measures to encourage a reduction in employee commuter trips including: 

• Annual sponsorship for Smart Commute week 

• Recent installation of 60 additional bike racks for a total of 150 bike racks on campus 

• Renovation of employee showers for biking commuters 

• Munson provides a meal ticket incentive to students who smart commute. In 2015, a 

total of 650 smart commute meal tickets were issued . 

• Provision of a "Munson Commuter" loaner bike that can be checked out at HR 

• Coordination with BATA to expand Munson offerings as part of their BATA Master Plan 

• Munson led fundraising efforts for first phase of "Buffalo Ridge" bike path by providing a 

challenge donation that solicited additional donations from other Commons entities. 

• Participated in MLUI Commuter Incentive Strategy study 

With regard to water runoff, Munson will continue its previous practices of with the 

utilization of on-site multi-stage underground stormwater management systems to infiltrate 

stormwater. The net post construction runoff rate to Kids Creek will be equal to or as 

practicable less than the existing pre-development stormwater run-off run-rate. 

In addition, encroachments within the regulatory floodway, including fill, new construction, 

substantial improvements and other development, which encroachments would result in 

any increase in flood levels within the community during the occurrence of the flood base 

discharge are prohibited, except by variance. 
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(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 proposed Family Birth and Children's Center project does not include impact any 

historic buildings or landmarks. 

(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 Family Birth and Children's Center is also consistent with the Master Site and 

Facilities Plan for Munson Medical Center approved by the Traverse City Planning 

Commission on July 6, 2016. The architecture of the centrally located Family Birth and 

Children's Center provides a harmonious transition from the historic, predominantly yellow 

brick of the southern campus buildings with the more recent predominantly brown brick of 

the buildings on the north side of campus. The applicant has provided a color perspective 

rendering to illustrate conformance with this standard. 

(h) The use shall be consistent with the intent and purposes of the zoning district in which it is 

proposed. 

Hospital districts are for the purpose of accommodating medical centers, hospitals and all of 

their normally related functions if properly sited in relation to each other and pursuant to an 

approved plan for that district. The proposed Family Birth and Children's Center use is 

consistent with the function of a medical center. The structure is appropriately sited in the 

core of the Hospital zoning district, functionally integrated into the existing hospital building 

and in conformance with the approved Master Facilities Site Plan. 

(i) The specific requirements outlined in each applicable section of this Zoning Code shall be 

satisfied. 

The applicant has worked with both the City Zoning Administrator and the City Planning 

Director to assure that the applicable sections of the Zoning Code have been satisfied. 

Furthermore, this project is also undergoing a Site Plan Review in addition to the Special 

Land Use Permit Review. 
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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 1368.06 refers to the building height requirements in 1358.06. The proposed Family Birth and 

Children's Center is allowed a maximum height of 110-feet as it will be within the H-2 district, west of 

Elmwood Avenue and less than 100-feet from the right-of-ways for both Sixth Street and Beaumont 

Street. 

(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. 

All roof mounted mechanical equipment on the "taller building" shall be completely screened from view 

within a mechanical penthouse. The mechanical penthouse shall be composed of elements that are 

architecturally consistent with the design of the primary structure. 

(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 building has a flat roof with no steeples or other architectural embellishments. This requirement 

does not apply. 

(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 has provided both a physical scale model and a color perspective rendering of the Family 

Birth and Children's Center. 
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