
CITY OF TRAVERSE CITY 
MASTER PLAN REVIEW COMMITTEE 

MONDAY, JUNE 20, 2016 

1:00 P.M. 
Planning and Engineering Conference Room 

Governmental Center, 2nd Floor 
400 Boardman Avenue 

Traverse City, Michigan 49684 
 

Posted 6/16/16 
 

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, MI 49684 
231-922-4778 
 
 
1. CALL MEETING TO ORDER  

 
2. CIVIC SQUARE PUBLIC ENGAGEMENT COMMENTS (DISCUSSION) 
 
3. 2 STEP MASTER PLAN PROCESS (DISCUSSION) 
 
4. PROPOSED MASTER PLAN AMENDMENTS (DISCUSSION) 

A. EXISTING PROPOSED TEXT AMENDMENTS 
B. EXISTING PROPOSED FUTURE LAND USE MAP AMENDMENTS 
C. INTEGRATION OF PLAN ELEMENTS INTO MASTER PLAN 
D. OTHER PROPOSED AMENDMENTS TO MASTER PLAN 

 
5. SET SCHEDULE FOR FUTURE MEETINGS AND GOALS FOR COMPLETION OF THE 2 STEP MASTER 

PLAN PROCESS (DISCUSSION) 
 

6. PUBLIC COMMENT 
 

7. ADJOURNMENT 
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Missy Luick <mluick@traversecitymi.gov>

[planningcommission] Master Plan 
1 message

Suzannah Tobin <suzannah.tobin@gmail.com> Tue, Jun 7, 2016 at 11:50 AM
To: planningcommission@traversecitymi.gov

Dear Commissioners, 

I have been stepping back (from the tall building discussions) to gain some personal perspective on the future growth of
Traverse City...and have a few thoughts that I would like to share with you as you move forward with the Master Plan.  

1) Traverse City is more than the downtown:  

I have been taking note of the city boundaries and have realized that there are many pockets within the city limits that
are ripe for affordable housing. I can easily imagine these areas becoming "mini­walkable­districts" with restaurants,
coffee shops, grocery stores, etc.  

2) The more trees the better: 

The best places in Traverse City have trees. There is a cozy, inviting pedestrian scale wherever we have trees. I think
hiring a city forester is an imperative to maintaining this valuable resource...trees are just as important as any other part
of the city's infrastructure. 

3) Keep the natural areas in tact: 

One of the big reasons that Traverse City feels like a small town is because there are plenty of "wild places." I think
these pockets of nature are critical to the overall vibe. The view looking east from the new pedestrian bridge is stunning. 
The current zoning allows a minimal setback from the river's edge...definitely not enough to allow mature full­canopy
deciduous trees to be planted between buildings and the river's edge. 

I think the zoning should be changed to increase the required setback from the river's edge. 

Those are my very general thoughts! 

Thank you so much for putting together the Civic Square this past weekend! 

Suzannah Tobin  
502 Fifth Street
Traverse City, MI  
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Missy Luick <mluick@traversecitymi.gov>

Vision for Traverse City 
1 message

Brenda Evon <brenda.evon@yahoo.com> Sun, Jun 5, 2016 at 8:47 AM
Reply­To: Brenda Evon <brenda.evon@yahoo.com>
To: Russ Soyring <rsoyring@traversecitymi.gov>, jbolde@mhc.net, dweston@traversecitymi.gov,
mtrombley@traversecitymi.gov, mluick@traversecitymi.gov

This is an email I sent to the City Commissioners and I wanted to share it with you as well.

Thanks
Brenda Evon

> As a 25
> year resident of Eleventh Street, my biggest concern is the
> State/City installing a traffic light at Division and 11th 
> Street.  This light would create a thoroughfare down 11th 
> Street bringing many more people down our street like the
> Munson employees each morning and afternoon going to and
> from work.  It would be a cut­through for many people who
> live on the East side of town getting to the West side of 
> town.  Our street would become another Eighth Street with
> mounds of traffic added, speeding to catch the light and 
> cross over into the Commons.  The quality of life and value
> of re­sell to our homes will diminish considerably due to
> the added traffic, noise and pollution. 
>
>
>
> We are already faced with the additional traffic when events 
> are happening at the Commons with the loud noise (music),
> added parking on our street and the loud and intoxicated
> people when they are returning home after the events.
>
>
>
> What drew me to Traverse City in 1977 was its quiet 
> atmosphere, small town feel and the bays and lakes that
> surround our area.  Traverse City is a beautiful place to 
> live and the city is slowly, but continuously turning what 
> attracts people here into a compacted eyesore.  The city
> looks to cram something into every nook and cranny and empty
> lot where it can build something.  We are promoting 
> Traverse City as the DRUNK TOWN adding more breweries, more 
> wineries, and more distilleries.  The city continues to
> promote more beer festivals, more wine festivals; anything
> to do with drinking alcoholic beverages.  The City is
> destroying what use to be a wonderful place to live.  We 
> need more economical housing for the people who already live
> here, yet we build $500,00.00­$700,000.00 condos and cram
> them into downtown, filling up every space available. 
> Traverse City promotes for the rich and it does nothing for 
> the natives and the middle class, hard working people who
> already live here.
>
>
>
> The City builds sidewalks to NOWHERE like Cass Street, but
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> it won't repair the Central neighborhood sidewalks where
> the locals walk their dogs, children or walk for exercise. 
> We have streets filled with potholes and disrepair and they 
> won't invest and repair what is already here and
> available to its residents.  Its time to take care of what
> you have instead of trying to grow more and more.
>
>
>
> Thank you for listening.
>
> Brenda Evon
>
> 609 W. Eleventh Street 
>
> Traverse City, MI  49684 
>
>
>
> ­­
>
> You received this message because you are subscribed to the 
> Google Groups "CityCommissioners_Group" group.
>
> To post to this group, send email to citycommissioners@traversecitymi.gov. 
>
>
>
>
>

mailto:citycommissioners@traversecitymi.gov
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Envisioning Our Future: TC Neighborhoods

This Master Plan defines “neighborhood” as more than a collection of buildings. The 

definition expands to embrace collections of complementary and compatible activities 

central to the well being of our citizens. This definition recognizes the culture that has 

developed in each neighborhood and the benefits of embracing the layers of life that  

will emerge from each culture. It provides for a full range of evolving activities, services, 

and lifestyles while honoring the traditions that have delivered us to this time and place.

Traverse City neighborhoods have followed a traditional pattern: Rural lands stood at the town’s 
edge. Larger “estate lots” lined the neighborhood edges. The estate lots defined the edge of a town 
and intrinsically connected to the neighborhood. The bulk of the neighborhoods were single-family 
lots ranging from thirty to two hundred feet in width. The lots narrowed closer to the center of the 
community. The block structure became more rigid at the center and more fluid away from the center. 
The highest density areas were located near the center. 

This Plan supports and honors that geography. In moving forward, it encourages a social (people-
oriented) perspective—one that defines neighborhoods according to the nature and intensity of human 
activity within a given area. 

Each neighborhood nurtures a degree of human activity, which can be measured according to four 
variables (known as H.A.M.E. standards):

Hours: the hours of operation of an activity within a neighborhood. 

Auto: all motorized and non-motorized traffic within a neighborhood including but not limited to 
automobiles, trucks, buses, pedestrians, and bicycles.

Mass: the intensity of the buildings or structures within a neighborhood as defined by area, land 
coverage, height, distance to property lines, access to light, or conversely, effects of shadow.

Emissions: by-products of activities that leave the property or neighborhood within which it is 
created, including, but not limited to, noise, dust, odors, smoke, and light. Each neighborhood 
has an expected background level of emissions related to those characteristics found to be a 
normal part of an existence within that neighborhood’s context.

The Plan uses these variables as practical and quantifiable standards of intensity. The standards will  
be used for decision-making—for protecting and nurturing the unique culture of each neighborhood 
and for maintaining transition zones between neighborhoods. With these standards, decision-makers 
are not limited to geographic space as a sole criterion; they can also factor in the way people live 
within a particular space—what kinds of activities they want to encourage or limit. By focusing on 
the standards within a particular neighborhood type, decision-makers can become more receptive to 
uses that promote other goals within our neighborhoods (small neighborhood services that promote 
walkability, for example).
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The Plan also acknowledges that intensity changes within each neighborhood—that intensity is 
naturally but not evenly distributed. The center or core of the neighborhood tends to be the most pure 
to the neighborhood type. The Plan acknowledges this distribution and allows for the transition from 
one neighborhood type to another. Higher intensities will be allowed at the periphery of residential 
neighborhoods than what is allowed in their interior. Lower intensities will be encouraged at the 
periphery of commercial neighborhoods than what is allowed at their interior. This protects residential 
neighborhoods by creating a transition zone between high-intensity commercial activity and low-
intensity domestic life.

This Plan confronts the reality that each neighborhood shares a boundary with 

several others—with other kinds and degrees of activity. No neighborhood is an 

island. Therefore, a practical, clear-headed discussion of those boundaries is crucial 

to the overall health of the community. That discussion must transcend any one 

neighborhood but include them all.

To begin the discussion, this Plan defines neighborhoods in ascending order of intensity (from least 
to most). The least intense neighborhood, TC-1 Conservation, has low levels of noise and a low 
acceptance of formal urban structures while the most intense, TC-5 Downtown, has high levels of 
noise and formal urban structures. If the area is residential, then the center has the least intensity in 
terms of H.A.M.E. for that neighborhood type. If the area is commercial, then the center has the most 
intensity for the neighborhood type. The boundary areas become blended where similar neighborhood 
types meet, for example: where TC-2 Conventional meets TC-3 Traditional or where TC-4 Corridor 
meets TC-5 Downtown. These areas may have traits of each neighborhood type.

The boundaries between residential neighborhood types and commercial neighborhood types are hard: 
between TC-2 Conventional and TC-4 Corridor or between TC-3 Traditional and TC-5 Downtown. The 
commercial neighborhoods at the boundaries are expected to mitigate their intensity level to one that 
is no higher than the highest accepted intensity level of the adjoining residential neighborhood.
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A New Agenda for Michigan. Michigan Future Inc.  
June 2006.

Across Grandview Parkway: Strengthening Connections 
Between Downtown and the Bay. University of 
Michigan School of Natural Resources and Environment 
and the Taubman College of Architecture and Urban 
Planning. April 2006.

Burlington Municipal Development Plan, 2006.

Land Use Plan, Albermarle County Land Use Plan.  
July 2002.

Michigan Planning Act, March 2008.

Smart Code & Manual, v.8.0, New Urban Publications.

Smart Growth Audit. Grand Traverse County, Traverse 
City and Peninsula Township. Smart Growth Leadership 
Institute. 2006.

Traverse City Master Plan. Revised May 2002.

Visioning TC, William McDonough & Partners.  
October 2004.

Your Bay Your Say. Traverse City’s Waterfront Plan. 
Accepted by the Bayfront Planning Committee on 
September 13, 2007.
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