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Urban Design Element TC-3  Urban Design Element TC-2 
INTRODUCTION 

The TC-2&3 residential neighborhoods contain a diverse mix of 
housing types and uses: single and multi-family dwellings; business 
offices; home occupations; public spaces; recreational opportuni-
ties; and retail establishments that meet the daily needs of resi-
dents. The goal is to strengthen existing neighborhoods and ensure 
that housing is accessible to residents of all age and income levels. 
It is envisioned that new dwellings will be built within existing 
neighborhoods to increase density and accommodate expected 
population growth within the city.    
 

BUILDING PLACEMENT 
 Varies based on topography. 
 Deeper setbacks. 
 Attached garages usually located to the side of home or recessed from 

the front of home. 
 Variations in setbacks to celebrate open spaces and long distance 

views.    
 
BUILDING SCALE 
 Large lots. 
 Similar proportions, scale and roof lines. 
 Larger multi-family dwellings have massing and articulation in propor-

tion with existing structures on the same block. 
 
BUILDING ORIENTATION 
 Varies based on topography  and views of open space.  
 Wide side of house typically faces the street.  

 
STREETS, PARKING AND LANDSCAPING 
 Typically streets without sidewalks and curbs.   
 Streets tend to follow the topography and often meander. 
 Traffic is channeled to arterial or collector streets. 
 Deep driveways provide additional parking.  
 Parking lots for institutional or multi-family uses should be screened 

from adjacent properties and public rights-of-way. 
 Retain existing natural features and vegetation, especially along ridge-

lines and street corridors.      
 Open lands used as buffers to contrasting land uses.  

 
CONNECTIVITY 
 Pathways mainly for recreation.  
 Fewer intersections.  
 Pedestrians sharing the street with vehicles. 
 Links to regional trail systems. 
 
PUBLIC SPACES 
 Neighborhood schools and places of worship.  
 Neighborhood parks. 
 

BUILDING PLACEMENT 
 Dwellings  vary in size and type. 
 Residential buildings are located close to the street and  often incor-

porating front porches.  
 Established build to lines for formal order.  
 
BUILDING SCALE 
 Compact lots. 
 Mostly two story houses. 
 Similar proportions, scale and roof lines. 
 Commercial buildings and large multiple family dwellings shall have 

massing and articulation in proportion with existing structures on the 
block.  

 
BUILDING ORIENTATION 
 Typically parallels the street. 
 Front doors and porches face the street. 
 Garages front the alley.  
 Narrow part of home faces the street. 
 
STREETS, PARKING AND LANDSCAPING 
 Curbed streets with tree lawns and sidewalks.  
 Streets connected through a complete urban grid system. 
 Narrow streets, short blocks tight curb radii to promote pedestrian 

friendly streets.   
 Service alleys provide access to rear yard parking areas and to ga-

rages. 
 Bus stops located on neighborhood streets. 
 Pedestrian scale lighting primarily for sidewalks and  street intersec-

tions.  
 On street parking permitted to reduce the need for driveways and 

parking lots.  
 Streets are well defined with uniform tree lawns and formal rows of 

shade trees.   
 
CONNECTIVITY 
 Sidewalk network and strong pedestrian orientation. 
 Generally a grid pattern of interconnecting streets. 
 Links to regional trail systems.  
 
PUBLIC SPACES 
 Neighborhood schools and places of worship. 
 Neighborhood parks. 
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INTRODUCTION 
The TC-4 neighborhood is the least formally developed of the two com-
mercially focused neighborhoods. It is envisioned this neighborhood 
type will provide the nucleus for new development. In some cases 
these areas are underdeveloped, or could be redeveloped in a more 
efficient manner to accommodate additional shops and services. The 
addition of residential units is encouraged.  Expansion within existing 
neighborhoods is looked upon more favorably than developing iso-
lated commercial sites.  New buildings should not be compelled to 
mimic their historic predecessors, but should pay attention to local prac-
tices regarding roof pitches, eave lengths, window-to-wall ratios, and the 
socially significant relationship of buildings to their site and street. 

 
BUILDING PLACEMENT 
 Locate buildings so as to frame the street and screen park-

ing. 
 Deeper setbacks on heavily traveled streets where right-of-

way is limited. 
 Encourage infill development that anchor and define cor-

ners at intersections. 
 
BUILDING SCALE 
 Multi-stories. 
 Step down the height of new development adjacent to TC-2 

and TC-3 Neighborhoods. 
 Allow for greater height and density for new development in 

TC-2 and TC-3 Neighborhoods when adjacent to TC-4 
Neighborhoods. 

 Primary facades should be in proportion with the building 
types recommended for the block or in the neighborhood. 

 Divide long facades into smaller increments. 
 

BUILDING ARTICULATION 
 Encourage windows, main entrances or street level activi-

ties for the first story street wall facing any public street. 
 Place building mechanical and/or support functions away 

from the primary frontage or street. 
 Buildings should be sited to encourage outdoor pedestrian 

gathering. 
 Require minimum building widths to occupy a high percent-

age of the property width at the street. 
 

APPROPRIATE RESIDENTIAL BUILDING TYPES 
 COMMERCIAL LOFTS consisting of a commercial ground 

floor topped by one or more stories of dwellings. 
 

 APARTMENT HOUSES consisting of buildings located 
along streets rather and integrated with commercial struc-
tures. 

 LIVE/WORK BUILDINGS consisting of a single family 
dwelling containing a formal work place. 

 ROW HOUSES consisting of narrow party-wall houses fac-
ing the street. 

 
STREETS AND PARKING  
 Bike lanes preferred unless near streets can provide supe-

rior access. 
 Sidewalks along heavily traveled streets. 
 On-street parking where feasible.  
 Long blocks will have mid-block crossings to enhance pe-

destrian connectivity. 
 Landscaped medians where possible. 
 Locate parking to the rear or side of the principle  
 building(s). 
 Parking access from alley or service street if available. 
 Limit/consolidate driveways and interconnected with adja-

cent lots. 
 Encourage shared parking. 
 Reduce off-street parking requirements in areas served by 

transit or bike routes and have strong pedestrian links to 
neighborhoods. 

 Screen parking areas if exposed to public streets or residential 
areas.   

 Incorporate canopy trees on street edges and hardscapes that 
promote an attractive walking environment.  

 
CONNECTIVITY 
 Provide sidewalks along streets and construct crosswalks 

to be highly visible. 
 Provide curb side bus stops along transit routes. 
 Connect sidewalks to adjacent residential neighborhoods. 
 Provide clear and identifiable pedestrian connections from 

streets to front doors of buildings. 
 
MATERIALS 
 Sustainable 
 Durable building products that age gracefully over time. 
 
PUBLIC SPACES 
 Incorporate civic spaces  and squares that serve as activity 

focal points. 
 Encourage streetscape improvements for walkability.  

Urban Design Element TC-4 Urban Design Element TC-4 



 

THE CITY OF TRAVERSE CITY MASTER 

 

       5      6 

INTRODUCTION 
The TC-5 neighborhood is, and is, envisioned to consist of a diverse mix 
of retail establishments, restaurants, residential housing and offices.  
This neighborhood type encourages buildings that support a wide mix of 
uses, and designed to add visual interest and street activity.  The em-
phasis on pedestrian scale development is encouraged and it is impor-
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. 
 Minimal front yard setbacks with side party walls.  
 Encourage buildings to be constructed on surface parking 

lots that have exposure to streets. 
 Deeper setbacks on streets where posted speeds exceed 

25 m.p.h. 
 
BUILDING SCALE 
 2-4 stories with taller buildings permitted thorough a Spe-

cial Land Use Permit (single story buildings not allowed). 
 Massing and articulation in proportion with existing struc-

tures on the block or intended neighborhood type. 
 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. 

 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. 

 
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-

tures on the block or neighborhood. 
 Divide long facades into smaller increments. 
 
 
 

APPROPRIATE RESIDENTIAL BUILDING TYPES 
 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. 
 

STREETS AND PARKING 
 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 
 Sustainable. 
 Durable, requiring reconstruction or replacement only in the 

distance future. 
 Age gracefully over time. 
 Local to the degree practical.  
 

PUBLIC SPACES  
 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. 

Urban Design Element TC-5 Urban Design Element TC-5 
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