TRAVERSE CITY PLANNING COMMISSION
AND DOWNTOWN DEVELOPMENT AUTHORITY
JOINT SPECIAL MEETING

WEDNESDAY, November 16, 2016
7:00 P.M.

Training Room
Governmental Center, 2nd Floor
400 Boardman Avenue
Traverse City, Michigan 49684

Posted: 11/11/16

AGENDA

The City of Traverse City does not discriminate on the basis of disability in the admission or access to or
treatment or employment in, its programs or activities. Penny Hill, Assistant City Manager, 400
Boardman Avenue, Traverse City, Michigan 49684, 922-4440, T.D.D., 922-4766, has been designated to
coordinate compliance with the non-discrimination requirements. If you are planning to attend and you
have a disability requiring any special assistance at the meeting and/or if you have any concerns, please
immediately notify the ADA Coordinator.

Planning Commission

c/o Russell Soyring, Planning Director

400 Boardman Avenue, Traverse City, M| 49684
231-922-4778

1. CALL MEETING TO ORDER

2. ROLL CALL

3. ANNOUNCEMENTS

4, PRESENTATION BY RUSS SOYRING, PLANNING DIRECTOR AND ROB BACIGALUPI, DDA
EXECUTIVE DIRECTOR, REGARDING BUILDING HEIGHTS FROM 1958 TO PRESENT
(Discussion)

5. REPORT ON CURRENT BUILDING HEIGHT AND DEVELOPMENT REGULATIONS (Discussion)

6. TRAVERSE CITY MASTER PLAN REFERENCES REGARDING DEVELOPMENT (Discussion)

7. PUBLIC COMMENT

8. ADJOURNMENT
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1346.06 - Building height.

(a) Building Height: Buildings in the C-4 District shall have a minimum height of 30 feet and a maximum
building height as listed below. An existing building may have a one-story addition of no larger than
the area of the first floor of that building as it existed on the effective date of Ordinance No. 467,
which is July 16, 1999. More than 60 feet in height may be allowed only by special land use permit or
as part of a planned unit development and subject to the requirements listed below.

C-4a: 45 feet maximum.

C-4b: 60 feet maximum. 68 feet in height is allowed if at least 20 percent of the building is
designed and used for dwellings.

C-4c: 85 feet maximum. An additional 15 feet shall be allowed for permitted uses that are
designed and positioned in a manner that will effectively shield rooftop mechanical equipment or
elevator shafts, but not to exceed an overall height of 100 feet. Buildings over 60 feet tall shall
have at least 20 percent of the building designed and used for dwellings. That portion of the
building with a finish floor elevation of 45 feet or greater must be recessed at least 10 feet from
the first floor building facade.

(b) Exceptions: The following are exceptions to the above height restrictions:

(1)

(2)

Steeples and clock towers may be erected in a C-4a district up to a height not exceeding 60
feet.

Parapet walls may be erected as necessary to screen rooftop equipment if the wall extends
around the perimeter of the building and incorporates exterior building materials similar to those
of the main building.

(Ord. 476. Passed 7-6-99. Ord. 528. Passed 3-19-01. Ord. 548. Passed 12-17-01. Ord. 561.
Passed 4-1-02. Ord. 631. Passed 4-19-04. Ord. 686. Passed 10-03-05. Ord. 692. Passed 12-05-05.
Ord. 733. Passed 3-19-07.)

1346.07 - Accessory buildings.

An accessory building shall:

1)

(@)

Only be permitted in the rear yard, except accessory buildings may be located streetward of the
principal building on the less traveled street on through lots.

Be located no closer than 4 feet to any side or rear property line. A boat house up to 250 square
feet gross floor area may be built to the water's edge.

(Ord. 476. Passed 7-6-99. Ord. 554. Passed 2-4-02.)

1346.08 - Parking, loading and driveways.

No parking is required in this district, however, if parking is provided, it must meet the standards
contained in Chapter 1374, circulation and parking and restrictions of this chapter.

(Ord. 476. Passed 7-6-99.)

1346.09 - Special requirements.
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To preserve and reinforce the context of historic buildings and land to establish development
patterns of the Regional Center District, all new buildings and additions to existing buildings are to be
designed and constructed in accordance with the following standards:

1)
(2)

(3)

(4)

(5)

(6)

(7)

(8)

(9)

(10)

(11)

(12)

The predominant building wall and entryway shall face the public or private street.

Unless determined to be impractical by the Planning Director, the building width shall not be
less than 90 percent of the property width at the street.

Vertical building modulation shall be used to add variety and interest and to make a large
building appear to be an aggregation of smaller units. Relief from a continuous street facing wall
may be achieved with wall offsets in combination with pilasters, corbeling or other permanent
architectural elements; however, offsets in any wall shall not be less than 8 inches from the
subject plane.

Horizontal building modulation, like awnings, balconies and roof features shall be used to
reduce the perceived mass of a large building.

Fenestration, cornices and other architectural elements incorporated in new buildings or
additions to existing buildings shall be in context with historic buildings in the area.

Window glass planes shall be recessed at least 4 inches from the outside of all building walls to
create a shadow line except in bay windows and to other projecting window elements.

Clear or lightly tinted transparent glass shall be used for all windows facing a public street.
Decorative stained glass may be used for accents. Mirrored, smoked and darkly tinted glass is
prohibited.

New buildings and additions to existing buildings, including parking structures, shall be
constructed of durable materials utilizing the predominant building materials of traditional brick
and stone used in the Regional Center District or constructed of materials of comparable
aesthetic value.

Any rooftop equipment shall be enclosed or screened from street level view using the same
materials used for the building walls or a material which is approved by the Planning Director as
visually compatible with the building.

Except for buildings that are solely residential, windows or street level activities are required on
50 percent of the first story street wall facing any public street. Street level activities include
public display space, public atriums, pedestrian entrances and exterior circulation.

For each 90 feet of linear building frontage, pedestrian entrances are required. Pedestrian
entrances may open onto the sidewalk or mid-block passages or walkways leading to the public
right-of-way. Entries must be prominently identified and must not interfere with safe pedestrian
passage along walkways. Primary entries must set back a minimum 4 feet from the property
line.

All buildings that front the street, except for parking structures, accessory and utility buildings
and buildings that are intended and designed to be exclusively developed for residential use
shall have a minimum height of 15 feet measured from the street level entrance level to the next
finished level or roof structure. The Planning Director may grant a first floor building height
exception if it has been clearly demonstrated that such provision is unnecessary or that such
requirements would create a practical difficulty, as contrasted merely granting an advantage or
convenience.

(Ord. 476. Passed 7-6-99. Ord. 545. Passed 10-15-01. Ord. 631. Passed 4-19-04; but with no
changes to existing ordinance. Ord. 684. Passed 10-03-05. Ord. 687. Passed 10-03-05. Ord. 996.
Passed 6-2-14)
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1368.01 - Building height.

(a) Purpose. The height standards serve several purposes:

(b)

(©)

(1) They promote a reasonable building scale and relationship of 1 building to another;

(2) They promote options for privacy for neighboring properties; and

(3) They reflect the general building scale and placement of buildings in the area.

All maximum heights below may be further limited to ensure the maximum safety in the use of the

Cherry Capital Airport.

Height requirements. The maximum and minimum height requirements are indicated in the following

chart:

District
(0N
RC

R-1a/
R-1b

R-2
R-9
R-15
R-29

HR

30-60(68 >*?)

30-85 *°

Feet(max-min)

45

45

35

35

40

40

a

30458
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D See D District chapter ®
T 45
GP 25-90

60 (public utility
buildings - 100')

NMC-1 45

NMC-2 90 (On Bay: 50')
H-1 45
H-2 See H District Chapter
PRD See PR District chapter

! Buildings in the C-4 District shall have a minimum height of 30 feet, except an existing building may
have an addition of no larger than the area of the first floor of that building as it existed on the effective
date of Ordinance No. 467, which is July 16, 1999.

2 Over 60 feet in height may be allowed only by special land use permit or as part of a planned unit
development and subject to the requirements listed above.

® Forty-five feet in height is allowed if at least 1 floor is designed and used for residential uses.

4 Sixty-eight feet in height is allowed if at least 20 percent of the building is designed and used for
dwellings.

®> An additional 15 feet is allowed for rooftop mechanical equipment or elevator shafts, but not to exceed
an overall height of 100 feet. Buildings over 60 feet tall shall have at least 20 percent of the building
designed and used for dwellings.

® Air traffic control towers are exempt from this height requirement.
TAll existing buildings may double their existing first floor area.

& All buildings that front the street, except for parking structures, accessory and utility buildings and
buildings that are intended and designed to be exclusively developed for residential use shall have a
minimum height of 15 feet measured from the street entrance level to the next finished level or roof
structure. The Planning Director may grant a first floor building height exception if it has been clearly
demonstrated that such provision is unnecessary or that such requirements would create a practical
difficulty, as contrasted merely granting an advantage or convenience.
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(Ord. 476. Passed 7-6-99. Ord. 491. Passed 4-17-00. Ord. 552. Passed 12-17-01. Ord. 628.
Passed 3-15-04. Ord. 652. Passed 8-16-04. Ord. 705. Passed 7-17-06. Ord. 742. Passed 3-19-07.
Ord. 992. Passed 6-2-14)
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j { B1) NEIGHBORHOOD

The TC-5 Downtown Neighborhood is the most formally and
intensely developed of the two types of commercial neighborhoods.
The focus is on high intensity, regional, commercial activity.

The overall level of intensity generated within the confines of each
district in this class of neighborhood tends to be the highest of
commercial uses.

Standards established for governing intensity typical of
TC-5 neighborhoods would include measures enforcing:

Hours

Day and night activities. Appropriate for all hours of business,
especially when accommodating or supporting adjacent

land uses.

Auto

Motorized vehicle restrictions in terms of traffic speed, parking
costs and access. Pedestrian focused, centralized parking
facilities. High level public transit service.

Mass

Most dense. Greatest building mass within the city with
appropriate balance and scale. Buildings typically placed close
to street or civic spaces to provide a sense of enclosure to
the public realm.

Emissions

High emission levels carefully managed with design and
architectural solutions utilized to minimize effect on adjacent
neighborhoods.

Mixed Use Buildings

THE CITY OF TRAVERSE CITY MASTER PLAN 16



Core Principles

The intensity of any land use should be the focus of land use

decisions. Highest intensity of the five neighborhood types.
Late night activities and associated emissions. Well lit.

Social, economic and residential diversity and stability
are key to our future. Regional hub for commercial and
governmental activities. High intensity, 24-hour operations,
visitor and resident resources. Housing of commercial scale,
typically located on upper floors.

Our neighborhoods need to e preserved and protected as

they evolVe. Maintain or enhance the character of downtown
with new development.

Natural and historic resources are limited and need to he

prutected. Cultural center, formal infrastructure and civic
spaces. Preserve buildings and structures within designated
historic districts. Integrate Boardman River and Grand Traverse
Bay into the fabric of the neighborhood.

Services should be conveniently located. Regional public
service hub. Regional entertainment and service center.

A variety of uses in close proximity to each other with good
access to the residentially focused neighborhoods.

Transportation choices are important to our vitality and
environmental health. Access to well established sidewalk
network and trail system. High level of transit services.
Access to high density parking strategically located within
the neighborhood.

Maintaining a healthy and vibrant City is important to
the I'Egi[lﬂ. Downtown is a key marketing feature for
Northwest Lower Michigan and a regional gathering place
for public events and celebrations.

Public Transportation

Community Events

17 THE CITY OF TRAVERSE CITY MASTER PLAN



Urban Design Element TC-5

INTRODUCTION

of retail establishments, restaurants, residential housing and offices.

uses, and designed to add visual interest and street activity. The em-
1 phasis on pedestrian scale development is encouraged and it is impor-
58 tant for buildings to maintain pedestrian interest along all sidewalks. A
balance must be found that creates variety in the height and bulk of
buildings, and satisfy other, equally valid needs (views and increased
open space).

~= BUILDING PLACEMENT

« Encourage buildings to locate near the public sidewalks to
help frame the street.

o Minimal front yard setbacks with side party walls.

« Encourage buildings to be constructed on surface parking
lots that have exposure to streets.

o Deeper setbacks on streets where posted speeds exceed
25 m.p.h.
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BUILDING SCALE

e 2-4 stories with taller buildings permitted thorough a Spe-
cial Land Use Permit (single story buildings not allowed).

e Massing and articulation in proportion with existing struc-
tures on the block or intended neighborhood type.

o The upper floors of buildings taller than four stories should

' be recessed along public streets to keep the buildings in

proportion with typical street rights-of-ways.

Y o Step down the height and massing of development adja-
cent to TC-2 and TC-3 Neighborhoods.

« Require new buildings to occupy most of the property
width.

H\\

BUILDING ARTICULATION

« Retail and office buildings should include large windows
(with clear glass) and building details to add visual interest
for pedestrians.

« Entrances, porches, balconies, decks and seating should
be located to promote pedestrian use of the street edge.

&> « Main entrances should face the street.

| « Primary facades should be in proportion with existing struc-
v tures on the block or neighborhood.
® o Divide long facades into smaller increments.

el | ~E

THE CITY OF TRAVERSE CITY MASTER

The TC-5 neighborhood is, and is, envisioned to consist of a diverse mix

This neighborhood type encourages buildings that support a wide mix of

APPROPRIATE RESIDENTIAL BUILDING TYPES i I8 |

STREETS AND PARKING

Urban Design Element TC-5

COMMERCIAL LOFTS consisting of a commercial ground
floor topped by one or several more stories of dwellings.
APARTMENT HOUSES consisting of buildings located along
the street edge with an optional courtyard facing the street.
ROW HOUSES with party-wall houses placed on narrow
lots.

Parking should be delivered in a manner that is the least ob-
trusive to the streetscapes and riverfront.

Surface parking lots should be replaced with buildings and
civic spaces as parking structures are constructed and transit
service improves.

Create lively street edges with interesting store fronts and
attractive civic spaces.

Cross walks should be clearly marked and spaced at frequent
intervals along the street.

Driveways that cross sidewalks should be limited to public
parking areas.

Over time, replace private parking with parking decks.
Provide adequate bike parking and convenient bus stops.
Tree lawns on streets where posted speeds exceed 25 m.p.h.

CONNECTIVITY

Encourage pedestrian travel by creating interesting street
edges.

Sidewalks should be maintained year round and furnished
with benches, bike racks, drinking fountains, trees, public
transit stops, public restrooms and trash receptacles.
Encourage the use of street level windows, landscaping, ar-
cades, plazas, decorative paving and lighting to enhance the
environment for walking.

MATERIALS

PUBLIC SPACES

Sustainable.

Durable, requiring reconstruction or replacement only in the
distance future.

Age gracefully over time.

Local to the degree practical.

Incorporate civic spaces and squares a part of the mix-use
development in prominent locations.

Encourage streetscape improvements that create safe and
attractive walking environment.

6
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