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EXECUTIVE SUMMARY

This District Plan for the Grand Traverse Commons Planned Redevelopment District is submitted
by the Grand Traverse Commons Redevelopment Corporation and its Master Developer to the
joint Planning Commissions of the City of Traverse City and Garfield Township. This District
Plan focuses on the comprehensive rehabilitation, renovation and redevelopment of the Traverse
City State Hospital and its grounds. Opened in 1885, the Traverse City State Hospital exemplified
the 19th Century Kirkbride campus style building concept for medical institutions treating the
mentally infirm. Under the vision of its first Superintendent, Dr. James D. Munson, the complex
achieved a pastoral harmony of buildings and landscape while fostering the therapeutic value of
nature in the treatment of the mentally infirm. The overall purpose of this District Plan is to
restore this vision for uses appropriate for the area and to ensure that the pastoral setting is
preserved.

This District Plan for the Grand Traverse Commons Planned Redevelopment District consists of
planning concepts and design guidelines for eight subareas: 1) Medical Campus, 2) Continuing
Care Retirement Community, 3) Residential/Activity Center, 4) Community Services Center, 5)
Traverse Bay Area Intermediate School District Area, 6) Recreation/Activity Center, 7) Woodlands
Conservation Area, and 8) Wetlands Conservation Area. Redevelopment is anticipated to include
the following components:

] conservation and enhancement of the open space and natural systems and rehabilitation
of the historic landscape,

o development of a medical campus at the northern edge of the property to accommodate
a skilled nursing care facility, hospital uses, support uses, support parking facilitics for
institutional uses, medical office, and medically related residential uses for the historic
north cottages;

° rehabilitation and conversion of the main historic State Hospital building (Building 50)
into a continuing care retirement community with expanded independent living and an
activity and service center located directly west of Building 50 in the area of the existing
support buildings;

. rehabilitation and conversion of the historic south cottages into independent and assisted
living residences with support and other ancillary services;

L continued use and promotion of community services and activities in All Faiths Chapel,
Helen’s House, and the State Office Building, as well as site management and marketing
uses;

U continuation of the Traverse Bay Area Intermediate School District educational,

recreational, and conference uses; and

o rehabilitation and conversion of the historic Farm structures for recreation and/or
community uses; and development of expanded recreation and community uses adjacent
to the Farm area.

All of the development concepts and plans outlined in the District Plan reflect the redevelopment
guidelines established in the 1990 Adaptive Reuse Feasibility Plan for the Traverse City State
Hospital and Public Act 250 Development Plan Amendment DP-93-1, which constitute the
‘seminal and base controls for the site. The following key aspects regulate development.

o Acceptable Land Use. The proposed interim and future medical, residential, community,
recreation, and open space uses fall within the guidelines of the Adaptive Reuse Plan and
DP-93-1.

o Development Area and Density. Allowable density permitted on the site will be limited

by existing impervious surface. Development zones will be established so that a system
of transferrable development rights will allow a balance between areas of high density,
such as ihe Medical Campus, and limited or no density in the open space and
conservation areas.

° Historic Preservation and Rehabilitation. The State Hospital, its cottages, the Farm and
other contributing structures, as well as the landscape, must conform to all historic
preservation guidelines.

o Landscape Preservation and Rehabilitation. Existing natural features and open spaces
will be preserved, rehabilitated and enhanced through a landscape preservation and
rehabilitation effort which promotes contiguity of natural and open space areas and
minimizes disruption and conflict with vehicular traffic. The Grand Traverse Commons
Planned Redevelopment District will be open for community passive recreational uses
while offering site residents the therapeutic benefits of its natural and open areas.

The successful redevelopment of the Grand Traverse Commons Planned Redevelopment District
will occur over a twenty year period and will be dependent on solving key technical issues that
affect both this site and the surrounding neighborhoods. These issues are addressed in this District
Plan and will be specifically addressed in each Subarea Development Plan which will be reviewed
by the City of Traverse City and Garfield Township.

Traffic is addressed through a concept of multiple access points terminating into a "loop" system
servicing each principle activity within the subareas of the site. Each loop will be separated so
as to prevent circulation of cross-through traffic through the site while maintaining a system for
emergency and service vehicles. The community concerns regarding the Munson Medical Center
existing shift traffic is addressed through the implementation of a west access from Long Lake
Road to designated parking lots and decks for the Munson Medical Center staff.

Parking in the Grand Traverse Commons Planned Redevelopment District will be restricted to the
specific subareas being served and shall be accessible only from the designated traffic loops.
Where the parking requirements exceed the available site area in any particular subarea, parking
decks will be constructed.

Stormwater management will be based upon the Grand Traverse County stormwater management
ordinance provisions as well as the applicable recommendations from the Kids Creek Watershed
Management Plan developed for Garfield Township and the City of Traverse City for new
development while also improving existing systems where appropriate. The principal aspects of
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this stormwater management plan include the use of infiltration and sedimentation controls, the
construction of sedimentation and detention basins and the integration of landscape design into
stormwater control facilities to encourage vegetative, wildlife, and aesthetic diversity.

A landscape conservation plan that establishes guidelines to conserve and enhance the major
landscape systems of wetlands, meadows, arboretums and forested bluffs as well as the many
watercourses, springs, and streams which connect the landscape system shall also be implemented.

In conclusion, the District Plan for the Grand Traverse Commons Planned Redevelopment District
restores a significant component of the historic function e.g., the therapy of natural surroundings
in the care giving environment while respecting the historic intent of this site. Dr. James D.
Munson developed a site of beauty, service, and public accommodation, This District Plan holds
these same goals.
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INTRODUCTION

The Grand Traverse Commons Planned Redevelopment District represents a unique opportunity
for the Grand Traverse Commons Redevelopment Corporation and its selected master developer
to participate in the redevelopment and rehabilitation of the historic Grand Traverse Commons,
with the City of Traverse City and Garfield Township. This District Plan establishes the land use
plan and design controls for the redevelopment of the approximately 500-acre campus of hills,
wetlands, meadows and historic structures which comprise the Commons.

The purpose of the District Plan for the Grand Traverse Commons Planned Redevelopment
District is to guide redevelopment activities by ensuring that the significant historic characteristics
of the site are preserved, and that interim and long-term uses are developed in a coordinated and
integrated manner to accomplish the objectives of the Michigan Urban Redevelopment
Corporations Act, 1941 PA 250, M.C.L.A. §125.901 et. seq. as amended (Public Act 250). The
Grand Traverse Commons was designated as an "area" under Section 2 of Public Act 250 in 1992
by the planning commissions of Traverse City and Garfield Township. This designation affirmed
the need for area-wide replanning and rehabilitation to remove the blighting conditions affecting
the site and to facilitate the redevelopment of the property to protect it and the surrounding area
from blighting influences.

The redevelopment of the Grand Traverse Commons Planned Redevelopment District reflected
in this District Plan centers on the rehabilitation and renovation of the historic Traverse City State
Hospital and grounds. The manner in which this institution was built and operated exemplifies
the Kirkbride Plan which was a popular hospital planning concept in the 19th Century. As a
result of this movement and 19th Century schools of landscape planning and architectural design,
the Traverse City State Hospital complex achieved a pastoral harmony between buildings and
landscape. Although there has been much change and development on this site since the buildings
were first constructed, the essence of the original plan still remains intact. The overall objective
of this District Plan is to enhance the original Kirkbride Plan of the historic core of the Grand
Traverse Commons Planned Redevelopment District, and create a redevelopment project that has
the economic strength to maintain and protect this important historic property now and into the
future,

This District Plan addresses the concerns and desires expressed by individual members of the
community as well as representatives from the following organizations: Slabtown Neighborhood
Association, Central Neighborhood Association, the South Slabtown/Hospital Neighborhood,
Munson Medical Center, the Grand Traverse Medical Care Facility, the Women’s Resource
Center, the Traverse Bay Area Intermediate School District, All Faiths Chapel tenants, the State
Office Building tenants, the Grand Traverse Commons Redevelopment Corporation, Traverse City,
Garfield Township, and Grand Traverse County. The District Plan also addresses how the
proposed redevelopment will benefit the end users of the Grand Traverse Commons Planned
Redevelopment District as well as the community at large.

Background Chronology

The Grand Traverse Commons redevelopment project was initiated by a community effort
to preserve portions of the 109-year-old State of Michigan regional psychiatric hospital
once known as the Traverse City State Hospital. Located on the western edge of Traverse
City, the site is now referred to as the Grand Traverse Commons, and constitutes a
campus of hills, wetlands, meadows and historic structures of nearly 500 acres.

Attempts by the State of Michigan to demolish the structures on the Grand Traverse
Commons resulted in a successful community effort to preserve the property. Further
community action resulted in the designation of a portion of the property as a Historic
District on the National Register of Historic Places, and the adoption of a plan for the
adaptive reuse of the Traverse City State Hospital property. Ultimately, the popular grass
roots effort to save the Commons caused the formation of a redevelopment corporation
under Michigan’s Urban Redevelopment Corporation Act (Public Act 250) to acquire the
property and oversee its disposition and redevelopment.

On March 14, 1990, the City of Traverse City and Garfield Township adopted the
Adaptive Reuse Feasibility Plan for the Traverse City State Hospital (the Adaptive Reuse
Plan) recommending the acquisition, preservation, restoration, and redevelopment of the
Grand Traverse Commons property. To implement the Adaptive Reuse Plan
recommendations, the Grand Traverse Commons Redevelopment Corporation (GTCRC)
was created pursuant to Public Act 141.

After the adoption of the Adaptive Reuse Plan and the initiation of the Grand Traverse
Commons Redevelopment Corporation, the Traverse City State Hospital property was
renamed the Grand Traverse Commons signifying the rebirth of the property and the
establishment of its identity in response to the Adaptive Reuse Plan recommendations.

In June, 1991, the Grand Traverse Commons Redevelopment Corporation was
incorporated by the City of Traverse City and Garfield Township, pursuant to the
authority granted in Section 6 of Public Act 250, for the purpose of formulating, obtaining
approval of, and putting into effect a development plan for the Commons; the acquisition
of the Commons; and the construction, maintenance and operation of a development
pursuant to Public Act 250.

In December, 1992, the GTCRC selected Kids Creek Partners Limited Partnership as the
master planner and developer of the Grand Traverse Commons to undertake its
rehabilitation, redevelopment, and adaptive reuse.

On January 6, 1993, the GTCRC and the State of Michigan, Department of Management
and Budget reached agreement for disposition of the entire former Traverse City State
Hospital facility and grounds. ’

On May 17, 1993, acting Governor Connie Binsfield signed enabling legislation

authorizing the transfer of the former Traverse City State Hospital property to the GTCRC
as well as to the City of Traverse City and Garfield Township.
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In connection with its impending acquisition of the Commons and its responsibility to
oversee redevelopment activities for the site as a whole, the GTCRC submitted Public Act
250 Development Plan Amendment DP-93-1 (DP-93-1) to address the comprehensive
development of the site in its entirety. This District Plan results from the development
control process instituted in DP-93-1.

In December, 1993, the State of Michigan commenced transferring a significant portion
of the Grand Traverse Commons property to the GTCRC, the City of Traverse City and
Garfield Township. It is anticipated that the remaining parcels of land which comprise
the Grand Traverse Commons will be conveyed to the GTCRC by the summer of 1994,

Redevelopment Framework

The redevelopment of the Grand Traverse Commons Planned Redevelopment District is
governed by the Adaptive Reuse Plan and Public Act 250. The Adaptive Reuse Plan was
incorporated into the comprehensive plans of Traverse City and Garfield Township.
Consequently, the Adaptive Reuse Plan is the conceptual land use guide and policy
document for the Grand Traverse Commons Planned Redevelopment District. It
establishes the development goals for the site. Public Act 250 governs all development
in the Grand Traverse Commons Planned Redevelopment District and serves as the
statutory framework through which the land use policies of the Adaptive Reuse Plan will
be implemented.

Under Public Act 250, the GTCRC is responsible for the comprehensive redevelopment
of the Commons. Public Act 250 requires that a development plan or amendment to an
existing development plan be filed with, and approved by, the planning commissions of
Traverse City and Garfield Township prior to the commencement of any development
activities on the Commons. In this regard the GTCRC, in 1992, submitted to the planning
commissions an initial development plan and two development plan amendments for
portions of the Commons.

The Initial Development Plan (DP-92-1) addressed the redevelopment of All Faiths Chapel
and Building 80 for community non-profit uses. Development Plan Amendment (DP-92-
2) addressed Munson Medical Center’s need for access and use of the site for service and
assumption of responsibility for the redevelopment of Cottages 27 and 29. Development
Plan Amendment (DP-92-3) addressed the relocation of Grand Traverse Medical Care
Facility to the Commons. In each case, the Initial Development Plan and Amendments
were submitted to address specific issues on the Commons. In connection with its
acquisition of the Commons, the GTCRC submitted Development Pan Amendment (DF-
93-1) to the joint planning commissions to address the comprehensive development of the
site as a whole. On July, 14, 1993, DP-93-1 was approved by the joint planning
commissions of Traverse City and Garfield Township.

DP-93-1 incorporates the goals and policies of the Adaptive Reuse Plan and establishes
the comprehensive development framework for the Grand Traverse Commons Planned
Redevelopment District. It calls for the rehabilitation of all historically significant
structures and landscape elements on the site; the conservation of open, wooded, hill and
wetland areas; the development of a medical campus on the northern portion of the site

and the development of a continuing care retirement community in and around the main
building (Building 50).

Given the complexity, visibility, and scale of the proposed redevelopment project and the
property’s location within two municipal jurisdictions, DP-93-1 also initiated an
enforceable development control process to be based in zoning via the planned
development process to ensure that all development and conservation of the Grand
Traverse Commons Planned Redevelopment District will be undertaken in a
comprehensive manner consistent with the Adaptive Reuse Plan and DP-93-1. This
District Plan is the realization of that development process. The process which is being
implemented as a planned development includes the following steps:

o approval of a planned development application incorporating this District Plan
which will result in the rezoning of the Grand Traverse Commons property as a
Planned Redevelopment District;

o approval of Subarea Development Plans for each subarea of the Grand Traverse
Commons Planned Redevelopment District that are consistent with the District
Plan, and an Act 250 Development Plan, as amended, applicable to each subarea,
and

. approval of Site Plans consistent with the District Plan and the applicable Subarea
Development Plan.

1. Planned Redevelopment District (PRD) Application/District Plan

Zoning for the Commons site will be accomplished through the planned
development process as indicated in DP-93-1 resulting in a designation as a
Planned Redevelopment District. The District Plan, which constitutes the Planned
Redevelopment District application, is based on the Adaptive Reuse Plan and DP-
93-1. Once adopted, all planning within the Grand Traverse Commons Planned
Redevelopment District must conform to the District Plan.

The planned development process is being pursued for the Grand Traverse
Commons because it allows flexibility in accomplishing the objectives of Public
Act 250 by creating a land development process which is based on the application
of site planning criteria designed to achieve integration of the proposed
redevelopment with the characteristics of the Grand Traverse Commons property.
It provides flexibility for locating parking, circulation, infrastructure, and other
needs of all site users within the planned development, and assures that the
redevelopment process will occur in an integrated phased manner.

Additionally, the planned development process will make possible the transference
of development rights within the Planned Redevelopment District, and outside the
Planned Redevelopment District under certain conditions. The transfer of
development rights will induce private investment within the Grand Traverse
Commons Planned Redevelopment District and stimulate redevelopment by
allowing for the creation of denser, and hence, more compact and economical
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development within certain areas of the Grand Traverse Commons Planned
Redevelopment District thereby achieving the objectives of Public Act 250.

Transfer of development rights from low density locations to higher density
locations within or between subareas of the planned development will result in the
protection of these areas from future development while offsetting the costs
associated with conservation and preservation. Concentrating density within
specific areas of the Grand Traverse Commons Planned Redevelopment District
will allow viable development projects to be undertaken which will contribute to
the financing of infrastructure such as shared parking and circulation.

Allocation and transfer of development rights between subareas of the planned
development will be monitored and tracked by the Grand Traverse Commons
Redevelopment Corporation to assure compliance with all the requirements of DP-
93-1 and the planned development process. All development rights and transfers
will be recorded by the Master Developer with the Recorder of Deeds for Grand
Traverse County, and will be recorded by the Grand Traverse Commons
Redevelopment Corporation with the appropriate supervising governmental bodies.

The Grand Traverse Commons Planned Redevelopment District application and
District Plan will be reviewed and approved, jointly, by the planning commissions
and legislative bodies of Traverse City and Garfield Township. Approval of the
Grand Traverse Commons Planned Redevelopment District application and this
District Plan will be based on the procedures and standards set forth in the zoning
amendment enabling the creation of a Planned Redevelopment District.

Subarea Development Plans

After final approval of the Grand Traverse Commons Planned Redevelopment
District application, all development in the Grand Traverse Commons Planned
Redevelopment District shall occur in accordance with this District Plan. A
Subarea Development Plan will address, at a minimum where relevant to the
redevelopment of the specific subarea, the following considerations:

. architectural features including materials, signage, lighting, historic
preservation elements, and building elements;

building envelopes and footprints, buildable areas, and parcel boundaries;
density, lot coverage and floor area;

roadway definition;

grading;

easements and rights-of-way;

type and location of development;

interim and long-term uses;

parking (temporary/permanent);

curb cuts (temporary/permanent);

loading docks and facilities;

building entrances;

° view corridors, vistas, restricted development zones:

e trails;

o streetwall, building heights and building setbacks;

o development phasing and timing;

° open space including use, size, location, character, surface treatment,
landscaping, furnishings, artwork, dedication to public and related
Conditions, management and maintenance;

° stormwater management;

o public improvements and public services including public roads and
related improvements (i.e. curbs, gutters, sidewalks, street furnishings,
lighting, related appurtenances) and bikeways, signage, public
transportation facilities;

° public and private utilities; and

° compliance documentation.

Subarea Development Plans will be reviewed and approved by the Planning
Commissions of Traverse City and Garfield Township on the basis of their
consistency with this District Plan, and the Act 250 Development Plan, as

- amended, which is applicable to the specific subarea. Prior to the initiation of

any redevelopment within a subarea of the Commons Planned Redevelopment
District, a Subarea Development Plan will be submitted to the Traverse City and
Garfield Township Planning Commissions by the Master Developer of the Grand
Traverse Commons Planned Redevelopment District concurrent with the
submission to such Planning Commissions by the GTCRC of an Act 250
development plan amendment specifically describing the redevelopment of the
subarea.,

Given that the Grand Traverse Commons Planned Redevelopment District lies
within Traverse City and Garfield Township, the review and approval procedures
for Subarea Development Plans will vary. For those subareas which overlap the
jurisdictional, boundaries of Traverse City and Garfield Township, the review and
approval of the applicable Subarea Development Plans will require review and
approval, in joint conference, by the Planning Commissions. For the subareas
which are located completely within the jurisdiction of either the City or the
Township, the respective Planning Commission may hold its deliberations and
decision making in joint conference with the other Planning Commission.

Site Plans

No redevelopment project within the Grand Traverse Commons Planned
Redevelopment District will occur unless a Site Plan for such redevelopment
project has been approved. The Site Plans, which will be submitted for all areas
by the Master Developer, will demonstrate the proposed redevelopment project’s
compliance with the provisions of this District Plan, and the applicable Subarea
Development Plan.

Prior to review by the City of Traverse City and/or Garfield Township, all Site
Plans will first be reviewed by the Master Developer for conformance with the
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District Plan and the applicable Subarea Development Plans within a 60-day
period of time commencing upon their receipt by the Master Developer. Within
this period of time, the Master Developer will issue a letter to the preparer of the
applicable Site Plan indicating its conformance or non-conformance to the District
Plan and applicable Subarea Development Plan.

Once submitted to the City of Traverse City and Garfield Township, Site Plans
will require only administrative approval by the appropriate department of the
jurisdiction in which the redevelopment project is located. Site Plans which
substantially conform with an approved Subarea Development Plan shall be
approved as an administrative function.

As with Subarea Development Plans, the review and approval procedures for Site
Plans will vary. For those subareas which overlap the jurisdictional boundaries
of Traverse City and Garfield Township, the review and approval of the
applicable Site Plan will require review and approval, in joint conference, by the
appropriate personnel within Traverse City and Garfield Township. For the
subareas which are located completely within the jurisdiction of either the City
or the Township, the respective personnel assigned the responsibility for review
and approval of Site Plans may hold their deliberations and decision making in
joint conference with the administrative reviewer in the other jurisdiction.

Page 6



PROPERTY DESCRIPTION AND CONDITIONS

The Grand Traverse Commons Planned Redevelopment District property includes the land and
buildings that comprise the former Traverse City State Hospital. The Grand Traverse Commons
Planned Redevelopment District includes over 65 structures distributed across the nearly 500-acre
site. The description of the property and its existing conditions are described in this section.

A.

_Location

The State of Michigan contains 3,200 miles of Lake Michigan shoreline, more than
11,000 inland lakes, and an immense network of parks and forests. Michigan’s natural
heritage is perhaps its greatest resource and principal visitor attraction. One of Michigan’s
more impressive natural features are the two peninsulas which thrust into Lake Michigan.
These peninsulas form what is called Grand Traverse Bay, which consist of the East and

West Arm. Traverse City is located at the southerly terminus of the West Arm of Grand
Traverse Bay, and is part of a region that is recognized as one of Michigan’s finest
recreational and tourism centers (Figure 1).

The Grand Traverse Commons Planned Redevelopment District is located within this
region, less than a mile from Grand Traverse Bay. The site lies partly within the
corporate municipal boundaries of the City of Traverse City and the Charter Township of
Garfield (Figure 2). It is generally bordered by the Munson Medical Center and Grand
Traverse Medical Care Facility to the north, Division Street to the east, North Long Lake
Road to the west, and West Silver Lake Road to the south (Figure 2). A legal descnptlou
and boundary line survey of the property are provided in the Appendix.

One of the predominant characteristics of the site is its natural setting. Approximately
250 acres of the nearly 500-acre site consists of undeveloped natural areas. The
remaining developed portion of the site is characterized by an open, campus setting. The
undeveloped natural areas surround the central campus area with steep hills to the west
and wetlands to the east. These hillsides are covered with beech, maple, and hemlock
trees and open meadows. The undeveloped eastern portions of the site are comprised of
wetlands contiguous to Kids Creek. The developed part of the Commons Planned
Redevelopment District is located in the central portion of the site at the base of the hills
to the west and above the low floodplain areas of Kids Creek to the south and east. It
encompasses many species of mature trees as well as lawn areas.

Land Uses and Zoning

1. Existing Land Uses and Zoning in the Grand Traverse Commons Planned
Redevelopment District

Since the State of Michigan closed the Traverse City State Hospital in the late
1980s, most of the buildings have been deactivated. The following existing uses
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are currently accommodated in the Grand Traverse Commons Planned
Redevelopment District.

e Munson Medical Center, an adjacent neighbor to the north, uses the
Commons property for interim employee parking, storage and
warehousing, and interim outpatient clinics; and its employees and
visitors heavily use the property’s roadways to access the Medical Center.

° The Grand Traverse Medical Care Facility, another adjacent neighbor to
the north, uses the property, minimally, for storage, warehousing, and

parking.
o The State of Michigan has located some of its regional offices and social
service agencies in various buildings on the site.
o The existing houses on the property are used for residential purposes.
o A variety of community service groups operate out of All Faiths Chapel.
e The Traverse Bay Area Intermediate School District occupies the former

Arnell Engstrom Children’s Center building.

° The property also is used by the community for walking, hiking, biking,
and cross country skiing,

On existing zoning maps, the Grand Traverse Commons property is identified as
R-2 Single Family Residence District for that portion of the site which lies within
Traverse City, and as Al Agricultural District for that portion of the site which
lies within Garfield Township. Almost all of the existing uses currently
accommodated on the Commons property are inconsistent with these zoning
classifications. However, local zoning has never been applied to the property
because it has been solely owned, until recently, by the State of Michigan.

Land Uses and Zoning Adjacent to the Grand Traverse Commons Planned
Redevelopment District

The land uses adjacent to the Grand Traverse Commons Planned Redevelopment
District can be defined as residential neighborhoods to the north and east, Munson
Medical Center and Grand Traverse Medical Care Facility to the north, and
environmentally sensitive areas to the south and west. Additional residential areas
are located to the far west in Garfield Township as well as the educational uses
to the southwest (Figure 3).

The permitted uses of property located adjacent to the Grand Traverse Commons
Planned Redevelopment District directly impacts its character. The successful
redevelopment of the Commons Planned Redevelopment District in accordance
with the Adaptive Reuse Plan and DP-93-1 is dependent upon the preservation of
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the existing character and density of the surrounding land uses in order to
maintain existing view corridors, and the overall scale and density of
development.

Munson Medical Center. Directly to the north of the Grand Traverse Commons
Planned Redevelopment District is Munson Medical Center. This property is
zoned as a C-1 Office Service District. Limited opportunities exist to
accommodate Munson’s future expansion needs. Residential neighborhoods to
the north and east limit the expansion of the Medical Center to the Commons
Planned Redevelopment District or to the west on Munson’s existing property.
Expansion to the west on Munson’s existing property is limited due to
topographic and wetlands constraints, while any expansion into the Grand
Traverse Commons Planned Redevelopment District requires careful and
coordinated planning for the site’s redevelopment. Through a series of variances
and PUD Applications, the development parameters of a C-1 Office Service
District have been effectively avoided in the development of the Munson site. In
order to prevent further density and buildout, which would adversely impact the
Grand Traverse Commons Planned Redevelopment District, it is important to
discourage further development on the Munson site unless it is consistent with the
goals of this District Plan and adjacent neighborhoods.

Munson Medical Center’s traffic, with its visitor and large employee population,
also has a significant impact on the Grand Traverse Commons Planned
Redevelopment District site and the surrounding neighborhoods by creating traffic
volumes that filter through the neighborhoods and the Grand Traverse Commons
Planned Redevelopment District, particularly at shift changes. Parking capacity
is inadequate and currently cannot be accommodated on Munson’s existing
property. As such, Munson Medical Center currently leases over 650 parking
spaces on the Commons’ property.

Numerous medical offices related to Munson Medical Center are located near the
hospital in a C-1 District to the north and east.

Grand Traverse Medical Care Facility. The Grand Traverse Medical Care Facility
is a skilled nursing facility owned by Grand Traverse County and operated by the
Grand Traverse County Social Services Board. It is located on the northern edge
of the Grand Traverse Commons Planned Redevelopment District, adjacent to and
just south of Munson Medical Center, within the R-2 Single Family Residence
District. It is the intention of the Grand Traverse County Social Services Board
to seek the opportunity to expand and relocate the facility to a new building at
the northern end of the Grand Traverse Commons Planned Redevelopment
District.

Medical Offices. Primarily medical office uses including clinics, professional.

offices, and other medically related commercial uses are located in the area
immediately to the north of Munson Medical Center between Sixth and Front
Streets. This area is zoned as C-1 Office Services District and R-2 Single Family
Residence District. The medical-related uses in this confined area generate
additional vehicular trips per day and compete with Munson Medical Center’s
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employees for limited on-street parking. Patients, physicians, and employees from
these offices also generate pedestrian traffic to and from Munson Medical Center.
Owners and users in this area have experienced difficulty with traffic and parking.
Some of the structures have also sustained damage due (o flooding ol the nearby
Kids Creek.

Residential Neighborhoods. Established single family residential neighborhoods
are located two blocks north and directly east of the Grand Traverse Commons
Planned Redevelopment District. Zoning designations within these areas include
R-2, R-3, and R-4. These neighborhoods include Central Neighborhood,
Slabtown Neighborhood, and South Slabtown/Hospital Neighborhood. Many of
the residents of these neighborhoods currently use the Grand Traverse Commons
Planned Redevelopment District and its existing open space for recreational
purposes, and are very interested in the preservation of these open spaces. The
major concerns for the neighborhood residents is the volume of existing traffic
that passes through the neighborhoods to get to the medical and office facilities
and on street parking. Flooding problems have increased in the residential
neighborhood localed immediately east of Munson Medical Center, in those areas
in close proximity to Kids Creek. The Kids Creek Watershed Study attributes
this problem, in part, o increased water run-off in the areas upstream

Other Land Uses. L.and uses to the south and southeast of the property include
two community level shopping centers, and a public school. These areas are
generally zoned as R-2, R-4, R-5, PUD. C-2, or C-3. In order (o help retain the
character of the Grand Traverse Commons Planned Redevelopment District site
and the surrounding area, it is important to preserve the area’s existing wetlands
and minimize stormwater runoff from future surrounding developments to protect
the region’s water quality and minimize downstream flooding.

The land uses (o the south and west in Garfield Township are gradually changing
from agricultural to commercial and low density residential.  These areas dre
generally zoned as A1 Agricultural. R1A Rural Residential. or R1B One Family
Residential.

Proposed Land Uses and Zoning on the Grand Traverse Commons Planned
Redevelopment District

The proposed future development on the Grand Traverse Commons Planned
Redevelopment District conforms to the Adaptive Reuse Plan and DP-93 1 buoth
of which have been adopted by Traverse City and Garfield Township lur the
Grand Traverse Commons property.  As previously discussed. these documents
have established the conceptual plan. development framework. and development
program for the Grand Traverse Commons property.

The Adaptive Reuse Plan and DP-93-1 contemplate a mix ol institutional,
medical, residential, community, recreational, and conservation uses for the Grand
Traverse Commons site. The future land uses proposed for the site as described
in this District Plan are consistent with the uses proposed in the Adaptive Reuse

NOTE: This figure is conceptual

only. See sheets <Subarea #>.1 for

more specific information. (Amended

February 10, 1996)
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Plan and DP-93-1. 1In order to redevelop the property in conformance with
the Adaptive Reuse Plan and DP-93-1, the Grand Traverse Commons site must
be rezoned. As outlined in the Adaptive Reuse Plan and DP-93~1, zoning for
the Grand Traverse Commons site will be accomplished through the planned
development process. '

The redevelopment of the Grand Traverse Commons Planned Redevelopment
District is anticipated to include the following uses in eight separate
subareas (Figure 4). :

Medical Campus. Development of a medical campus is envisioned for the
northern portion of the Grand Traverse Commons Planned Redevelopment
District, adjacent to the Grand Traverse Medical Care Facility and Munson
Medical Center to the north. It is anticipated that the medical campus will
include the rehabilitation of the northern cottages (Buildings 21, 23, 25,
27 and 29), new construction, and the reinstatement and enhancement of the

front lawn. The following types of uses are anticipated for the medical
campus.
® new congtruction of medical and/or medically related facilities

including a skilled nursing care facility, a daycare center, a research
and treatment center, and medical offices;

® new construction of surface and/or structured parking facilities;
@ expansion of existing lawn areas.

These uses are consistent with the Adaptive Reuse Plan and DP-93-1, and are
compatible with the medical uses located on adjacent property directly north
of the Grand Traverse Commons Planned Redevelopment District. These uses
also conform to the Kirkbride planning concept upon which the original
traverse City State Hospital was designed, The kirkbride concept emphasized
a holistic approach to the treatment of the mentally infirm which involved
the intermeshing of the landscape and nature in the treatment of patients.
The design of buildings to allow patient views, air, and light was viewed
as therapeutic. The placement of a skilled nursing facility adjacent to the
lawn area to allow the lawn to "reach in" to the facility typifies the
Kirkbride principles.

Regarding the northern cottages, the Adaptive Reuse Plan proposes the
development of the following uses: museums, offices, and related medical
accessory uses. The Alternative 2 Preliminary Opportunity Plan presented
in the Adaptive Reuse Plan calls for the enhancement of the original lawn
area by removing buildings 37, 37a, 33, 35, and 39 and by closing and
removing Elmwood Avenue as a through road. It recommends that Munson
Medical Center Expansion within the Grand Traverse Commons Planned
Redevelopment District be accommodated in rehabilitated buildings, and new
buildings that are situated similarly to the existing cottages so as to
respect the integrity of the original Kirkbride design. DP-93-1 reinforces
these land use an development goals.

The Adaptive Reuse Plan contemplates that other medical uses will occur on
the Grant Traverse Commons site which are not necessarily affiliated with
Munson Medical Center. The most significant of such uses is the replacement
facility proposed by the Grand Traverse Medical Care Facility; the skilled
nursing facility owned by Grand Traverse County and operated by the Grand
Traverse County Social Services Board which is currently located directly
north of the Commons Planned Redevelopment District.

A request for the accommodation of a relocated Grand Traverse Medical Care
Facility was submitted in February 1990 just prior to the adoption of the
Adaptive Reuse Plan. The State Hospital Task Force which commissioned the
Adaptive Reuse Plan determined that a new Medical Care Facility would be a
logical addition to the Grant Traverse Commons, although is was not

reflected in the Preliminary Opportunity Plans presented in the Adaptive
Reuse Plan.

Subsequently, Grand Traverse Medical Care Facility gained representation on
the GTCRC board, and submitted a Public Act 250 Development Plan Amendment
(DP-92-3) relating to the construction of a new Grand Traverse Medical Care
Facility on the Commons property. DP-92-3 was presented to the Planning
Commissions of Traverse City and Garfield Township, and approved by these
bodies on September 15, 1992. The Grand Traverse Medical Care Facility is
also seeking participation in the provision of assisted living and other
elderly services on the Grand Traverse Commons Planned Redevelopment
District. DP-93-1 reflects these proposed uses.

The Subarea 1 property west of Red Drive consists of some developable
property on the westerly and easterly portions with some wetlands in the
central portion and forested hills along the southerly portion. In 1995,
the state of Michigan dedicated a portion of the property to Grand Traverse
County for public road purposes. The central area is part of a major
wetland/forested hills area flowing from north of the parcel on Munson’s
existing property through the site to the Conservation Areas to the South.
District Plan Amendment #1, February 10, 1996.

Continuing Care Retirement Community. Development of a Continuing Care
Retirement Community (CCRC) is envisioned to include the rehabilitation of
Building 50 into a continuing care retirement center, new construction of
independent residential buildings in place of or in the existing service and
Storage structures, and the rehabilitation of the south cottages for
independent and/or assisted living and activities which service and support
the CCRC and/or the adjacent Traverse Bay Area Intermediate School District
property. The following types of residential uses are anticipated within
the Grand Traverse Commons Planned Redevelopment District:

® rehabilitation of existing structures to accommodate a continuing care
retirement center,

@ rehabilitation of existing structures for independent residential uses
and ancillary commercial and community uses,

@ new construction of independent residential housing and ancillary
commercial and community uses, and

& new construction of surface and/or structured parking facilities.
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These types of uses are consistent with the Adaptive Reuse Plan and DP-93-1.
and are compatible with the other uses proposed for the Grand Traverse
Commons Planned Redevelopment District. both of the preliminary opportunity
plan alternatives presented in the Adaptive Reuse Plan call for Building 50
to be rehabilitated to accommodate senior housing and accessory uses. The
adaptive Reuse Plan recommended the removal of the "architecturally
incongruous" mid-section of the building (51A).

In both alternatives, the Adaptive Reuse Plan recommends the programming of
community-type uses in this location of the Commons site. The Adaptive
Reuse Plan alsoc indicates that this area of the site has the unique
capability of accommodating new construction of a compatible nature.
According to the BAdaptive Reuse Plan, "Inherently the site soils are
buildable, no steep slopes exist and the proposed development could be
integrated into the existing vegetation and structures" within the CCRC
subarea. DP_93-1 reflects these land uses and development goals.

Community Services. Existing community services located within All Faiths
Chapel. Helen‘s House, and the State Office Building will continue as part
of the redevelopment project. It is anticipated that parking for these
users will be reorganized and that community or site support services will
be conducted out of Buildings 82 and 88.

These types of activities are consistent and in conformance with the
Adaptive Reuse Plan and DP-93-1, and are compatible with the other uses
proposed for the Grand Traverse Commons Planned Redevelopment District.

Educational Uses. The educational uses provided by the Traverse Bay Area
Intermediate School District property will continue as part of the
redevelopment program for the Grand Traverse Commons Planned Redevelopment
District. This type of development is consistent with the Adaptive Reuse
Plan and DP-93-1, and is compatible with the other uses proposed for the
Grand Traverse Commons Planned Redevelopment District.

The Adaptive Reuse Plan was amended in March, 1993 to address the
redevelopment of this property. The Adaptive Reuse Plan recommends
community and educational uses for this parcel. The Adaptive Reuse Plan
calls for the reuse of the existing buildings to be implemented in a manner
consistent with the total plan for the Commons, and the retention of the
undeveloped land within this parcel as public open space. DP-93-1
incorporates these land uses and development goals.

Recreation Center. It is anticipated that the Farm area will be primarily
redeveloped as the recreation center of the Grand Traverse Commons Planned
Redevelopment District given its proximity to the trail system and
contiguity to the open space areas of the property. Development of this
portion of the Grand Traverse Commons Planned Redevelopment District is
envisioned to include the rehabilitation of the Barns (Building 204 and 206)
and possibly some of the ancillary structures for low density community-
related and low impact recreational uses, and the enhancement of the open
space segments. The following types of uses are anticipated for Farm
portion of the Grand Traverse Commons Planned Redevelopment District.

@ rehabilitation of the barn structures to accommodate low impact or
community and/or low intensity recreational uses, and

e enhancement of the trail systems and recreational amenities.

This type of development is consistent with the Adaptive Reusg Plan and DP-
93-1, and is compatible with adjacent land uses. The Adaptive Reuse Plan
was amended in March 1993 to address the redevelopment of the Farm Arga.
The Adaptive Reuse Plan recommends that community educational or community
recreational uses would be most appropriate for this area and would be
compatible with the residential uses proposed for the main portion of the
Commons Planned Redevelopment District. DP-93-1 incorporates these land
uses and development goals.

Conservation Areas. The conservation of the hills, meadows, and wetlands
located in the eastern and western portions of the Grand Traverse Commons
Planned Redevelopment District is a primary goal of this District Plan. No
new development is anticipated in these areas other than the enhancemgnt,of
the natural environment, the restoration and/or enhancement of exxst}ng
woodland wetland area, the augmentation of the trail system, limited parking
for public access to the conservation amenities, and possibly, the very
limited management of stormwater generated by a portion of the Medical
Campus Subarea which may not be able to be accommodated elsgwhere on Fhe
site upon further examination and the construction of an electric substation

to serve the west side of Traverse City.

Within the Subarea 1 property west of Red Drive there is some develgpable
land along the westerly portion allowing for limited development adjacent
to the west access road. District Plan Amendment #1, February 10, 1996.

These uses are consistent with the Adaptive Reuse Plan which states™.. it has
been a consistent goal of the community that these areas remain undeveloped
and in their natural state open for passive public use. Each of the
proposed alternatives acknowledge the environmental sensitivity of these
areas and no proposed development." DP-393~1 reinforces these land uses and
development goal which are compatible with surrounding land uses which are
primarily residential in nature.

Existing Building Descriptions
1. Building History
The Traverse City State Hospital was the third state mental hospital

developed in Michigan (Kalamazoo and Pontiac being the first and second
respectively). The
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acquisition of the original site of 400 acres was authorized by the state legislature
and purchased in 1881. As the facilities were developed and the importance of
the farming operations increased, the site grew to a maximum size of nearly 1,000
acres in the mid 1950s, much of it under cultivation or used for pasture land. The
farm was phased out in the late 1950s. By 1969 only 500 acres remained--
primarily the original site.

The original building construction began in April, 1883. All of the brick was
locally manufactured in kilns constructed specifically for the hospital project. The
main building (now known as Building 50) was modeled after the Pontiac facility,
but was modified to conform to the site topography and to provide views of
Grand Traverse Bay. Originally it contained men’s and women’s wings with
administration and staff apartments in the core. A Chapel building was
constructed to the west of the central core and contained the chapel, kitchen, and
additional staff apartments. As originally configured, the building was intended
to house 500 patients. By 1888 infirmaries for men and women were constructed
and later connected to Building 50. Additional wings were added in 1900, 1916,
1919, and 1924. In 1950, the original central core was replaced with "modern"
offices, a patient lounge and a canteen/snack bar.

Building 50 was found to lack sufficient space almost as soon as it was opened.
Eleven "cottages" were constructed between 1890 and 1906. All of these
buildings were constructed on the same general contour as the main building.
The support buildings necessary for operation of a facility of this size were also
constructed, including a bakery, maintenance shops, power plant, laundry,
warehouses, garages, residences and barns. Until 1915 or so, all buildings were
sympathetic to the original site concept--that is linear buildings following site
contours and oriented towards the bay and/or the great lawn.

The legislature authorized a medical hospital program to serve the entire Grand
Traverse area in 1915. Originally housed in a frame building near the corner of
Elmwood Avenue and Eleventh Street (now known as building 88), the program
was immediately successful and by 1921 had generated enough revenue to begin
construction of a new building. The hospital continued as a department of the
State Hospital or separate unit under the Mental Health Board until 1947, when
it became the independent James Decker Munson Hospital, now the Munson
Medical Center.

Beginning in the 1920s, new buildings (now known as 22, 33, 35, 37, 37A, 39,
41, and 42) were constructed on the site, characterized by concrete frames,
masonry enclosure walls, flat roof, and a massive, box like appearance in the
institutional style of the first half of the 20th Century rather than in keeping with
the architectural design of the original campus. Buildings 37 and 37A were
placed into the middle of the grand lawn, blocking the view from the original
buildings. The new power plant was completed in the 1950s. In 1964 demand
for children’s services was great enough that the hospital converted Cottage 34
into a children’s unit and began planning a new children’s hospital which was
completed in 1970 and named the Arnell Engstrom Children’s Center.

During the late 1970s and early 1980s, the entire philosophy of delivery systems
for mental health services shifted from hospital-based to community-based
service. The patient load, which had peaked at over 2,000 in the 1960s, rapidly
declined, until the entire hospital was closed down in the late 1980s.

Current Conditions of Buildings

Over 65 structures are located on the Grand Traverse Commons Planned
Redevelopment District (Figure 5). For the purposes of describing existing
conditions, these buildings can be grouped into six basic categories related to their
use and construction time period. The first category includes the historically
significant buildings originally intended for housing and treatment of patients.
This group was generally constructed between 1883 and 1915. The second

category includes support buildings constructed in the 1885-1915 era for purposes

such as storage, maintenance shops and food preparation. Both groups are
characterized by brick masonry bearing walls and heavy timber construction
systems. Roofs are generally pitched and include towers or spires as architectural
accents.

The third category of buildings includes patient care structures constructed
between 1920 and 1955. These buildings tend to be constructed of reinforced
concrete with brick and limestone exterior walls and details. The support
buildings constructed between 1920 and 1955 constitute the fourth category of
buildings. The larger members of this group are reinforced concrete framed with
brick and concrete masonry wall systems. The smaller buildings have concrete
masonry walls and light wood framed roof systems. The latter two groups tend
to be box-like in visual character with flat roofs.

The fifth category includes the staff residence buildings, The residences were
constructed between 1890 and 1957. Some are sympathetic to the historic
buildings, others are basic 1950s housing stock. The sixth category of buildings
includes the agricultural structures. These buildings range from large, well
constructed barns to small equipment sheds.

Main Building

The largest and oldest of the hospital’s buildings, Building 50 has not been
occupied for some time, except for the 1950s era offices, canteen, snack bar and
lounge which are still in use. The heavy timber and masonry building is
structurally sound. The building’s finished surfaces have deteriorated from
moisture damage, and lack of heat and maintenance, particularly the plaster and
the wood flooring. The roof structure is sound. The roofing itself is showing
signs of wear. The spires are generally intact, although most will require re-
roofing and painting at a minimum.

The building did have an extensive fire protection sprinkler system at one time,
although it may not be usable in a new configuration. Heat was supplied by
steam radiators in the basement with forced air distributing the heat to the floors
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above. The building (except for the canteen section) does not have its own
furnace or boiler system. The electrical system will require complete
replacement,

Bearing walls appear to be the long axis walls, with joists partially spanning from
exterior walls to corridor walls. The masonry is massive and reasonably sound.
There is an extensive utility tunnel system connecting the building to other
buildings on the site. Floor to floor heights are adequate to superior, ranging
from 9’ or 10’ in the lowest level to 13’ or 14’ on the three main levels. Floor
to peak heights in the attic areas range from 20’ to 22’, The attics are generally
open and in good condition. Some of the attics have, at times, been occupied as
program space, but most have served primarily as mechanical support spaces.

Windows are in moderate disrepair with deteriorating sash and broken glass.
However, the masonry openings housing them appear sound. Replacement or
rehabilitation should be possible within the Secretary of the Interior’s Standards
for the Treatment of Historic Properties.

Cottages

The cottages were constructed between 1890 and 1915, and are designated by the
following building classification system: 21, 23, 25, 27, 28, 29, 30, 32, 34, 36,
and 40. All are heavy timber and massive masonry bearing wall construction and
are structurally in sound condition. Roof structures are generally sound, although
most of the roofing materials will need to be replaced. The towers and spires of
the cottages are particularly impressive, although the roofing and exterior finishes
will require rehabilitating or replacement.

Some of the units were extensively remodeled in the last 20 years to house new
programs. As with Building 50, most finish surfaces, particularly the plaster and
the wood flooring need to be repaired or restored. The mechanical and electrical
systems, will need to be completely overhauled or replaced. With the exception
of a portion of Cottage 36, none of these buildings are currently occupied.

Floor to floor heights range from 9’ to 11’ at the lowest (below grade) floor level
to 12’ to 14’ at the two upper floor levels. The attic spaces of the cottages have
generally not been occupied except for mechanical support functions. They have
good headroom with floor to peak heights ranging from 14’ to 20’ and are
generally open. They show signs of long term occupancy by pigeons, but do not
seem excessively damaged. The existing stairwells extend into the attic spaces.

. Windows are in moderate disrepair, with deteriorating sash and broken glass. The
masonry openings housing them appear sound. Replacement or rehabilitation
should be possible within the Secretary of the Interior’s Standards for the
Treatment of Historic Properties. Generally, all of the cottages have wood sash
except for Buildings 32 and 36 which have aluminum security sash which are out
_ of character. All of the cottages’ exterior walls have been painted at some point
in the past.
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Barns

The barns (Buildings 206 and 204) were constructed in 1900 and 1932,
respectively. General construction is masonry and heavy timber. Each is two
levels with the lower level having a concrete floor structure. The buildings are
connected with a passage at the lower level. The barns are structurally in good
condition with straight ridge lines. The roofing appears to be in reasonable repair.
There does not appear to be evidence of excessive cracking of the masonry walls.

The floor to floor height at the lower level ranges from 8’-6" to 10’. Building
206 has two different floor levels on the upper level and a floor to peak height
of between 31’ and 29°6". The upper level of Building 204 has a floor to peak
height of 30’6". Although originally designed to house and support livestock,
both buildings have been used primarily for storage since the mid-60s.

The barns do not have any mechanical heating or ventilation systems. The
electrical systems are minimal and limited to general lighting and a few outlets.
The existence or absence of a sprinkler system has not been verified.

Post-1920 Service and Storage Buildings

The service and storage buildings were constructed between 1920 and 1956 and
include the following buildings: 53, 56, 57/59, 58, 60, 65 and 67. Buildings 53
and 56 are of brick and reinforced concrete construction, The others have
concrete floors, painted concrete block walls and wood roof joists. All are "flat
top" buildings which do not match the style or siting characteristics of Building
50 and the cottages.

The buildings are structurally sound. They are generally background-character
structures. Window sash are steel (53, 58 and 60) or wood. Mechanical and
electrical systems vary from minimal to fairly extensive depending on the original
use of the building. Building 65 (originally an employee garage) is isolated by
distance from the rest of the buildings and is without any architectural character
or distinguishing detail.

The chief benefit of this group of buildings is that they contain raw square
footage. Most would require major remodeling for anything but shop or storage
use. ,

Pre-1920 Service Buildings

Buildings 61, 62, 63, and 69 were constructed between 1890 and 1917 and
generally include brick masonry bearing walls with heavy timber intermediate
floors and/or roof structures. These buildings are very utilitarian with minimal
utility services. They do not match the style or siting characteristics of the main
buildings, but are generally sound structures in fair condition. All but Building
61 are single story, at-grade structures.

Building 61 is multi-story (one down, two up) with a flat roof and steel window
sash. Its most recent use was as an upholstery shop and storage building,
although it was once used for occupational therapy. Buildings 62 and 63 were
originally root cellars. Most recently they served as general storage buildings.
They have rubble masonry foundation walls, brick exterior walls and heavy
timber framed pitched roofs. They are the oldest of the storage buildings, and
possess the nicest detailing of the group. Building 69 has painted brick masonry
walls. The roof structure has a moderate pitch behind a rectangular (east) facade.

All Faiths Chapel

All Faiths Chapel (Building 43) was constructed in 1963 as a multi-faith chapel.
The walls are load bearing masonry (brick or stone on concrete masonry) with a
laminated timber roof structure. The overall condition of the building is very

- good. It is currently used by a variety of community service agencies.

Pre-1931 Residential Buildings

Residential buildings 79, 80, 82, 84, and 88 are former staff residences which

. were constructed between 1890 and 1931. Most are of frame construction on a

stone masonry foundation, although building 80 has masonry bearing walls. The
condition of the buildings ranges from poor to fair. Most need roof replacement
or repair, window replacement and new mechanical and electrical systems.
Recently, Building 80 was renovated for use by the Women’s Resource Center.

Post-1951 Residential Buildings

Residential buildings 83, 85, 87, and 89 were constructed between 1951 and
1957. All are single story wood frame single family houses. All four are in good
condition. They are representative of the 1950s, and are out of character for their
location at the Eleventh Street entrance to the site.

"Flat Top" Buildings

These buildings which include 33, 35, 37, 37A, 39, and 41 were constructed
between the 1920s and the 1950s. They are generally reinforced concrete
structures with brick enclosure walls, limestone accents and steel sash. Except
for Building 35, all are sound structurally, but with the exception of Buildings
37A and 41, the structural modules are so limited that the buildings cannot be
easily modified. Preliminary studies have found that these buildings are lacking
in their ability to be adapted to new medical uses mainly due to the insufficient
square footage and floor to floor heights. Additionally, Buildings 33, 35, and 37
have plaster damage from roof leaks. All buildings have a large amount of
asbestos containing materials (ACMs).
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Power Plant

This building housed the now defunct steam and electric power plant for the
Grand Traverse Commons complex. Constructed in 1950, the structure is steel
framed with concrete roof and floor slabs. The system was originally coal fired
and served by a railroad siding. Boilers were converted to gas in the early 1970s.
The physical condition of the plant is good.

State Office Building

Originally constructed as a nurse’s residence (dormitory), this building is now
being used as a state office building. It has a reinforced concrete structure with
brick enclosure walls, limestone accents and steel sash. It is in good condition.
The State Office Building property has been augmented by a concrete block
mechanical structure.

Building 46 (Traverse Bay Area Intermediate School District Facility)

Formerly the Arnell Engstrom Children’s Center, this building is owned by the
Traverse Bay Intermediate School District and houses their non-vocational
programs. It was completed in 1970 and is constructed with precast concrete roof
structures bearing on brick and concrete masonry walls. It houses classrooms,
offices, a small gymnasium and a swimming pool. It is generally in excellent
condition.

Miscellaneous Structures

There are additional garages, maintenance and storage buildings scattered over the
site, Most are in fair condition, have concrete floors, concrete masonry walls and
wood framed "flat" roofs. They have minimal mechanical and electrical systems.

D. Topography, Drainage Patterns and Soil Conditions

1.

Topography and Drainage Patterns

The topography-of the Grand Traverse Commons Planned Redevelopment District
site is characteristic of lateral moraines in the Grand Traverse area that were
formed about 12,000 years ago during the Wisconsin Period of Glaciation. The
site occupies part of the eastern slope of the lateral moraine that forms the
western boundary of the West Arm of Grand Traverse Bay and the Boardman
River watershed. Kids Creek, which runs through the site, is a tributary to the
Boardman River and the site lies within the Kids Creek watershed which is a sub-
watershed of the larger Boardman River watershed.

The topography of the Grand Traverse Commons Planned Redevelopment District
generally slopes downward from west to east. The extreme western portion of the
site contains steep slopes which lessen in grade moving eastward. Gentle slopes
characterize the central portion of the site. The eastern portion of the site is quite

flat and contains Kids Creek and its adjacent floodplain and wetlands.

The steeper slopes in the extreme western portion of the site are heavily wooded
and undeveloped. These steep slope areas occupy approximately 40 acres of the
site with grades of about 20% meaning that the terrain slopes at a rate of 20 feet
vertically for every 100 feet horizontally. The central area of the site where the
majority of the existing buildings are located has gently sloping terrain with
grades that are roughly 3% to 5%.

The wetlands occupy approximately the eastern 2,000 feet of the site between
Silver Lake Road and Eleventh Street and approximately the eastern 1,000 feet
of the site between Eleventh Street and Seventh Street. Kids Creek flows through
the middle of the wetlands. Details of the site’s topography are shown on the

topographic map (Figure 6).

The predominate natural drainage facility on the site is Kids Creek which is
located in the easterly portion of the site. Kids Creek is a high quality trout
stream. As previously described, Kids Creek flows through wetlands on the site
and is a tributary to the Boardman River and the West Arm of Grand Traverse
Bay. Kids Creek falls about 10 feet from its point of entry on the site at Silver
Lake Road on the south to where it exits the site on the north at Seventh Street.

The Kids Creek floodplain occupies a significant portion of the wetland on the
eastern portion of the Grand Traverse Commons Planned Redevelopment District.
Both a 100 year and a 500 year floodplain have been computed for Kids Creek
by the U.S. Soil Conservation Service and Fishbeck, Thompson, Carr & Huber.

The U.S. Soil Conservation floodplain delineation was undertaken in 1973
following the flooding of the Kids Creek Basin. At the request of the City of
Traverse City, the floodplain delineation was recalculated by Fishbeck,
Thompson, Carr & Huber in 1991 to take into account stormwater improvements
made since the 1973 evaluation undertaken by the U.S. Soil Conservation, and the
impact of these improvements upon the floodplain boundaries. While the
Fishbeck determination has not been adopted or generally accepted as the
"official" floodplain determination, it is referenced in this District Plan to
highlight the inconclusiveness regarding the current and actual boundaries of the
floodplain.

The precise location of both the 100 year and 500 year floodplains for Kids Creek
is shown on the floodplain map (Figure 7) . The width of the 100 year floodplain
varies from approximately 400 feet to 1,000 feet in the south and central portion
of the wetland area adjacent to the creek. In the northerly portion of the wetland
(north of Eleventh Street), the 100 year floodplain ranges from about 200 to 800
feet wide.

A number of springs and small feeder creeks emanate from the hillside on the
Grand Traverse Commons Planned Redevelopment District. The location of these
springs and feeder creeks is shown on the topographic map (Figure 6). Most of
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these streams and springs flow continuously. A small stream west and slightly
south of Munson Medical Center is routed through a storm drain on Sixth Street
near Munson Medical Center. This storm sewer outlets into an excavated stream
channel adjacent to the main parking lot at Munson Medical Center.

Soil Conditions

Soils on the site were mapped by the Soil Conservation Service (SCS) in 1966
and updated in 1990. The SCS soil mapping has been reproduced on the site
soils map (Figure 8). The specific soils classifications used by SCS are listed on
the soils map.

Soils on the site are diverse and characteristic of the mixture of sands, gravel, silts
and clays that are found in lateral moraines in northwestern Michigan. There are
also muck deposits in the wetland areas and in some of the upland areas of the
site. This condition is unusual in this part of Michigan. The upland mucks are
attributable to the high water table and springs on portions of the westerly
hillside.

The predominate soil types on the site are sandy loams. Loam is an agricultural
term that refers to a mixture of sand, silt and clay. Sandy loam indicates that the
portion of sand in the loam is higher than the silt and clay content.

Six soil borings were made in December, 1993. The borings were made in the
north central portion of the site. One boring was made immediately east of
Elmwood Avenue across from Orange Drive. The other five borings were made
100 to 600 feet west of Elmwood Avenue from the north boundary of the site to
Eleventh Street. The borings were made to obtain preliminary information about
the soil suitability for building foundation construction and stormwater retention
and detention facilities.

The soil borings generally confirmed the SCS soil classification. Soils east of
Elmwood were predominately mucks having a water table within two to three feet
of the ground surface. Soils immediately west of Elmwood Avenue near the
north property boundary had a water table within about three feet of the ground
surface. Soils near the surface were mixtures of sand, silt marl, and muck.

Deposits of muck and marl were limited to the upper three to five feet of soil.
The soils in this area may not be suitable for construction of shallow building
foundations. Removal of unsuitable soils or special foundation construction
techniques may be required. Additional soil borings are needed in this area
before design and construction commences. .

The soils typically were more sandy and the water table deeper in the borings that
were made further west of Elmwood Avenue and south of the north property
boundary. A 20-foot deep soil boring made near the Eleventh Street cul-de-sac
revealed predominately sand. Groundwater was not encountered.
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Except for the wetland areas and the small areas of upland mucks, the soils are
amenable to development. Soil deposits in the area will typically support low-rise
buildings on conventional shallow footings. Mid-rise buildings may require deep
foundations. Development on slopes steeper than 10% should receive special
measures for erosion control. Development should be avoided, if possible, on
slopes greater than 15%.

Groundwater on the easterly and westerly portions of the site (on the hillside and
near the wetlands) may restrict the practical depth of basements and new tunnels
or may necessitate dewatering for utility construction. Perimeter drains for
structures and basements -afe-recommended as a rule for any new construction,
Utility construction dewatering will not exceed the normal capabilities of local
contractors.

Natural Systems

The Grand Traverse Commons Planned Redevelopment District has a variety of natural
systems that give it its appealing character and provide a setting for sensitive
development. These natural systems include wetlands, meadows, an arboretum, park-like
open space, and woodlands which are characterized by a variety of vegetation (Figures
9 and 9a). They are connected by underground and overground water systems.

1.

Wetlands

The wetlands are contiguous along the entire eastern portion of the Commons
Planned Redevelopment District, between Elmwood Avenue and Division Street.
Kids Creek runs the full length of the wetlands, and indicator plants such as
Black Willow, Eastern Cottonwood, Poplars, Redtwig Dogwood, and Cattails are
prominent. The soil type in the wetlands area is Edwards Muck on Post-Glacial
sediment. Much of the wetlands area adjacent to Kids Creek was used as
agricultural fields when the State Hospital was in operation,

Upstream development has created an increase in the amount of water flowing
through Kids Creek, and the resultant sand erosion to the edge and bottom
conditions of Kids Creek. The most obvious problem with water quality on the
Commons Planned Redevelopment District is sand erosion and the infiltration of
oils and salts from parking lots into the natural system.

Forested wetlands form pocket environments at the top of the bluffs along the
western side of the Commons Planned Redevelopment District. These areas are
sensitive to development and provide a home for a wide variety of wildlife. A
sampling of the animals seen in these areas include White Tail Deer, Eastern
Cottontail, Ruffed Grouse, Downy Woodpecker, Great Horned Owl, and Red
Squirrel.

Meadows

Up from the wetlands the land changes to either natural meadow or a developed,
park-like landscape. The natural meadow extends from the wetlands to the base
of the bluffs along the south side of the Commons Planned Redevelopment
District. It encompasses the Traverse Bay Area Intermediate School District
property and the barns area and is the most dominant land type viewed from
Silver Lake Road. The meadow contains pockets of cattail marsh indicating
underground seeps. The natural meadow is as important as the wetlands as a
natural setting and peripheral buffer for the site.

Park-Like Open Space and Arboretum

The developed, park-like landscape consists of the maintained open lawn adjacent
to all of the primary buildings on the Grand Traverse Commons Planned
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Redevelopment District. This area includes the historic front lawn of Building

50 which contains one of the most extensive collections of northern hardy tree

species in Michigan,
4, Woodlands

The wooded bluffs provide a backdrop along the entire western edge of the site
and are characterized by mixed hardwood species including Sugar Maple, White
Ash, Ironwood, American Beech, and mature Eastern Hemlock which indicates
that succession here is at an advanced climax phase.

The topsoil layer is thin in the wooded bluffs and the underlying soil is Kalkaska
Sand. The steep slopes are highly erodible and undevelopable, except for passive
recreation use.

5. Vegetation

The vegetation on the Grand Traverse Commons Planned Redevelopment District
closely relates to the landform of the site. The plant communities found are
easily defined in terms of land characteristics such as wetlands, meadows,
woodlands, and the maintained lawn area (Figure 9). Many studies and plant
surveys have been completed describing the plant communities such as Steve
Redman’s The Flora of the State Hospital Grounds at Traverse City, Michigan.
The fact that this site contains such a wide variety of plant communities and a
large number of species of northern hardy trees in the central lawn area puts the
Grand Traverse Commons Planned Redevelopment District in a unique position
to function as a major arboretum in northern Michigan.

The Commons Planned Redevelopment District contains over 100 tree types
within the tree families of Cherry, Ash, Oak, Maple, Apple, Elm, Hawthorn,
Beech, Chestnut, Sycamore, Walnut, Aspen, Poplar, Birch, and Willow. The
preservation and enhancement of the existing arboretum is a primary goal in the
redevelopment of the Commons Planned Redevelopment District.  The
management of such an arboretum should provide central control of grounds
maintenance, interpretive programs, plant propagation, complete plant cataloging,
and control of theme collections and arboreta expansion within a master
management plan,

Future plans specific to each subarea of the Grand Traverse Commons Planned
Redevelopment District shall explore ways to enhance the existing plant
communities.

Infrastructure and Utilities

The location of the existing utilities, including storm sewer, sanitary sewer, water electric,
and natural gas, are reflected on Figures 10 and 11. Figure 10 shows the location and
size of the sanitary sewer, storm sewer and water mains. Natural gas, telephone, electric
and cable TV locations are depicted on Figure 11.

Water and sewer treatment is supplied by the City of Traverse City’s municipal systems.
Natural gas is available on the site from Michigan Consolidated Gas Company. Electrical
service is available from two sources which include Traverse City Light & Power and
Consumers Power Company.

1.

Utility Substation

In an effort to enhance the capacity of the Traverse City Light & Power (TCLP)
utility corporation and achieve its long term goals, TCLP has requested a location
on the Grand Traverse Commons Planned Redevelopment District for the
placement of an electrical substation. The Grand Traverse Commons Planned
Redevelopment District may afford a location for the proposed utility substation
provided that the property and its future development is not negatively impacted,
Concerns relating to the location of a substation within the Grand Traverse
Commons Planned Redevelopment District include the following: 1) conditions
and protection of the environment; 2) the context of the substation within the
historic district; 3) safety of the general public accessing the site; 4) the aesthetic
impact on the Commons Planned Redevelopment District and the adjacent
neighborhoods; 5) the ability to bury utility lines; and 6) the financial constraints
of TCLP with regard to alternative locations. Alternative locations within the
Grand Traverse Commons Planned Redevelopment District and design restrictions
will be discussed with TCLP. Development of a utility substation will be subject
to the Planned Redevelopment District zoning process for the Grand Traverse
Commons,

Water system

The existing water system consists of a complex network of four, six, eight, and
ten inch water mains. The City of Traverse City system is currently connected to
the site at two locations. A ten inch main connects at the intersection of
Elmwood Avenue at Seventh Street. A second eight inch main runs from
Division Street to Elmwood Avenue, south of the State Office Building (Building
42), and connects to a six inch main which currently services Building 50a (the
central canteen).

The primary water system consists of a ten inch main running from the Farm
buildings (Buildings 204 through 228) in the southerly portion of the site, west
of Building 50, to the east of building 29 on the extreme northern portion of the
site. An additional six inch main is employed to form a looped system. The
resulting cross connections are commonly made through the basements of existing
buildings, and occasionally employ the tunnel system. Additional detailed
investigation on a building-by building basis should be done to confirm the
location of abandoned mains.

Sanitary Sewer System

The site contains an extensive network of sanitary sewers and sanitary sewer
services to individual buildings. The sanitary sewers are eight, ten, and twelve
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inches in diameter. Manhole spacing is less than 300 feet. All buildings on the
site are served by sanitary sewer except for the barn complex (Buildings 204 to
228) at the south end of the site. Waste water is discharged into the Traverse
City sewage collection system at Seventh Street. The entire sanitary sewer system
flows by gravity. There are no sewage pumping stations on the site. The sewers
are buried in individual trenches. Because leaking sewers can be a health hazard
and can release explosive concentrations of methane gas, no sewers are
constructed in the tunnel system,

Water and Sewer Conditions

Most of the utility systems have been constructed or reconstructed within the last
40 to 60 years. The condition of the various utilities varies with the type and
location of the particular systems. An in-depth study about the condition of the
water and sewer system was not conducted as part of this initial planning effort.
However, no notable problems about the sewer condition were discovered during
the research and mapping phase of the planning.

In general, the water and sewer systems are typical of any comparable municipal
area of similar age. That is, there are no known problems with the condition of
the water and sewer system that would limit new development on the site or make
it prohibitively expensive. However, the water supply to portions of the site is
somewhat limited. Munson Medical Center currently experiences occasional low
water flow. The cause of the low water flow is the limited size of the water pipes
that supply the Commons site and adjacent property from Traverse City’s
distribution system. While the site contains some ten inch diameter mains, it is
supplied by six inch mains in the City.

The City is aware of this problem and plans to construct a twelve inch water main
along and near the east side of the Grand Traverse Commons Planned
Redevelopment District. A portion of the project will be constructed in Elmwood
Avenue from Eleventh Street to Munson Medical Center. According to
representatives of the City’s Engineering Department, construction is planned for
1994.  Construction of this water main will substantially improve water
distribution and pressure.

The precise capacity of the individual utility systems was not determined in this
phase of the planning effort. However, the utility systems on this site served a
hospital population of approximately 3,000 and a full staff when the Traverse City
State Hospital was operated as a regional psychiatric hospital. Any proposed
development of the site that does not exceed a similarly sized load should be
adequately served by the existing sewer system. The capacity of the water system
should be generally adequate except as previously noted. However, the capacity
and location of the existing utilities should be given a site specific evaluation as
each phase of any proposed development is designed. In particular, construction
of new buildings in the medical campus will probably necessitate relocation of
1,500 to 2,000 feet of sanitary sewers.

Natural Gas

The natural gas system serving the Commons site is owned by Michigan
Consolidated Gas Company (MichCon). The location of the distribution network
is shown on Figure 11. The site is served by a six inch gas main from Silver
Lake Road on the south, and two inch and four inch gas mains from the
intersection of Elmwood Avenue and Seventh Street. The buildings on the site
that are currently in use are typically served with natural gas for heat. The
natural gas system replaced the central steam heating system that was in use when
the Traverse City State Hospital was in operation.

MichCon reports that the natural gas system may require some additional
distribution piping to serve new construction. However, the supply lines feeding
the site will be adequate for the proposed development.

Electrical

The site is served by two electrical utilities. They are Traverse City Light &
Power and Consumers Power Company. The location and the capacity of the
various electrical cables on the site are shown on Figure 11. Electrical power
from these utilities serves all of the buildings on the site. Like the natural gas
system, the electrical distribution network may require modifications to
accommodate individual phases or portions of the project. Additionally, the
Adaptive Reuse Plan recommends that all utility lines be buried. In order to
serve the campus, a district-wide infrastructure program will be established for the
purpose of selecting the most efficient manner for providing electrical service to
the Grand Traverse Commons Planned Redevelopment District.

Storm Sewer System

The site has a limited storm sewer system (Figure 10). The majority of the storm
sewer system is in the northern portion of the developed area. The storm sewers
in this area range in size from six inches to 36 inches. The smaller diameter
pipes serve the northwestern portion of the site and function as individual storm
sewer leads to catch basins. As shown on Figure 10, the pipe diameters get
progressively larger to the east where they discharge to the wetlands adjacent to
Kids Creek.

Storm sewers in the vicinity of Green Drive drain to the north central portion of
the site in addition to the wetlands adjacent to Kids Creek. These storm sewers
range in size of between six and 15 inches.

Other locations that have storm sewers are the Silver Drive area and the Traverse
Bay Area Intermediate School District area. These storm sewers drain to the east
and the wetlands adjacent to Kids Creek.

All of the existing storm sewers within the Grand Traverse Commons Planned
Redevelopment District eventually discharge into the flood plain and wetlands
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adjacent to Kids Creek. Currently, there are not any stormwater retention,
detention, and sedimentation basins on the Commons property. In view of current
stormwater management planning, proper stormwater improvements shall be
applied to the stormwater discharge before it enters Kids Creek, the flood plain,
and/or the wetlands.

The capacity of the system is unknown but it seems to adequately serve the

existing development. Except for road culverts, storm sewers only exist in areas -

of the site that are developed. Construction of new storm sewers and stormwater
retention/detention facilities to serve any new development shall be included as
part of the overall redevelopment project.

8. Tunnel System

The types of tunnels existing on the Commons property vary from location to
location. The tunnel systems accommodate utility networks which connect most
of the historically significant structures on the site. The services now abandoned,
consisted of steam, domestic water, electrical and data cables.

The tunnel system also supported a comprehensive movement system which
allowed the circulation of both pedestrian and materials from building to building,
There are three types of tunnels which are identified on Figure 12 which include
crawl tunnels, walking tunnels, and combined tunnels. The crawl tunnels were
constructed to house utilities. The combined tunnel is located between the former
power plant (building 52) and Building 50. There are walking tunnels between
the following buildings: 50, 53, 58, 50, 37, 33, 41, and between 21, 23, 39 and
25, 27, 29 which, at one time, connected to Munson Hospital. There are crawl
tunnels between buildings 50, 53, 58, 50, 37, 28, 32, 34, 36, 84, 80, 43 and 42.
Most of the tunnels surveyed appeared to be reusable for both pedestrian
circulation and new utility service required by the development,

From a development standpoint, the existing tunnels can provide an excellent
means of pedestrian circulation, particularly during poor weather. The
incorporation of the tunnel system into the movement system will involve
modifications in order to meet applicable regulations as well as the planning
objectives of this District Plan.

Vehicular Access

The Grand Traverse Commons Planned Redevelopment District is bordered by state
highway US-31/M-37 on the east, West Silver Lake Road on the south, and North Long
Lake Road on a portion of the west boundary (Figure 13). Access to the site is
principally from US-31/M-37, a major, four-lane state highway which is one of the most
heavily travelled roads in the Traverse City area,

Access to the site from the east is via Eleventh Street. Eleventh Street has a paved width that is

adequate for two traffic lanes and one lane of parking.

&%mwpmﬁde&mMemcﬁo@ev&a&&ee%&emﬂW

that-isadequate for two traffic lanes-and-one-lane-of —parking.

Traffic can access the site from the north via Elmwood Avenue. The City of Traverse
City maintains a right-of-way easement for Elmwood Avenue. The paved width of
Elmwood Avenue north of Eleventh Street includes two traffic and two parking lanes.
This northern access requires vehicles to travel through residential areas and allows traffic
to traverse the Grand Traverse Commons Planned Redevelopment District.

West Silver Lake Road is owned and maintained by the Grand Traverse County Road
Commission. It is also a major highway in the area and is four lanes wide. Many years
ago a gravel road to the site was constructed from Silver Lake Road through the wetlands
in the southeast portion of the site and aligned with Elmwood Avenue. The road is
unusable for a portion every year. Its condition is poor and the City of Traverse City
closes it periodically. Removal of this road is recommended.

There is no access to the site from North Long Lake Road. Construction of a road from

the site to North Long Lake Road is proposed. This road would help to alleviate existing
traffic problems associated with Munson Medical Center in the residential areas
surrounding the site. Additionally, there is no southern access from Silver Lake Road.
Construction of a south access is proposed to service the Traverse Bay Area Intermediate
School District facility. As part of the transfer of the property to the Grand Traverse
Commons Redevelopment Corporation, the State of Michigan required an easement for
this soutliern access.

Other roads on the site are paved and are typically two lanes wide. They are part of the
site’s access roads and are not maintained by the City of Traverse City. Pavement

* condition is generally fair. New development will require the construction of roads and

parking to serve the new facilities from the existing on-site network of roads. Portions
of the existing roads will be resurfaced as part of the road and parking lot construction
associated with new construction. A more detailed analysis of existing conditions is
included in the Traffic Study in the Appendix. In addition to the road network, the Grand
Traverse Commons Planned Redevelopment District contains a system of pedestrian
sidewalks connecting the site buildings and trail paths through the natural areas.
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DISTRICT PLAN

This District Plan for the Grand Traverse Commons Planned Redevelopment District reflects the
goals and objectives of the Adaptive Reuse Feasibility Plan for the Traverse City State Hospital
and the development guidelines of the Grand Traverse Commons Public Act 250 Development
Plan Amendment (DP-93-1). This District Plan is the realization of the control mechanism
initiated in DP-93-1 which is being implemented through the planned development zoning process
to ensure that redevelopment is undertaken in a coordinated and comprehensive manner given the
complexity and scale of the redevelopment project and its location within two municipal
jurisdictions. The approval of this District Plan and accompanying planned development
application will result in the rezoning of the Grand Traverse Commons property as a Planned
Redevelopment District.

Consistent with the goals of the Adaptive Reuse Plan and DP-93-1, this District Plan
comprehensively addresses preservation of the historic character of the Grand Traverse Commons,
preservation and rehabilitation of the significant historic structures on the Grand Traverse
Commons, conservation and enhancement of open space, conversion of the vacated State of
Michigan mental health institution into a senior retirement community, development of a medical
campus, retention of a community services area, development of a community recreation area,
roadway and circulation systems, utility and infrastructure systems, district-wide traffic mitigation,
district-wide stormwater management, interim site uses, and long-term uses. This rehabilitation
will preserve the historical character and function of the site while addressing the larger
community concerns of accessibility to and conservation of open space, and minimizing the
redevelopment impact in adjacent neighborhoods through the development of comprehensive
traffic management plans and stormwater controls. In this regard, this District Plan addresses the
fundamental principles of the Adaptive Reuse Plan and DP-93-1.

This District Plan represents a multi-phase redevelopment project with a 20-year life span which
will be implemented in integrated segments. Market demand and community-based needs will
dictate the progress of development. This District Plan contemplates not only long-term uses but
also interim uses to promote the active use of buildings in an effort to preserve the structures until
the development of end uses is achieved.

A, Future Comprehensive Site Development

The overall purpose of this District Plan is to restore the original vision of the Traverse
City State Hospital which achieved a pastoral harmony of buildings and landscape while
fostering the therapeutic value of nature in the treatment of the infirm, for modern uses
appropriate for the area, and to ensure that the pastoral setting is preserved. In support
of this purpose, this District Plan focuses on the rehabilitation and conversion of the
significant historic structures on the Grand Traverse Commons, in combination with new
construction, into a senior residential environment arranged in a park-like setting
encompassing the natural systems, the arboretum, and the front lawn. The residential
environment anticipated to be developed is based on the concept of a continuum of care
which includes the provision of a variety of living options ranging from independent
living to complete care,

Overview of New Development

This District Plan supports the primary concepts outlined in the Adaptive Reuse
Plan and the policy statements and development guidelines reflected in DP-93-1,
The following is a list of the primary goals of the Adaptive Reuse Plan.

a. The "campus-like" pastoral and historical character of the site shall be
maintained.

b. The existing [historic] structures shall be reused whenever economically
and physically possible.

C. New development shall be located such that minimum impact will occur

on the visual character and environmentally sensitive areas of the site.
d. The proposed land uses shall be compatible with the adjacent land uses.

e. The proposed uses must be economically viable and meet the market
demands of the community.

These concepts are reinforced as policy statements and development guidelines
in DP-93-1. The new development proposed in this District Plan is in
conformance with these restrictions.

Primary Concept 1

The "campus-like" pastoral and historical character of the site shall be
maintained.

This goal of the Adaptive Reuse Plan is reflected in the policy statements of DP-
93-1 which emphasize the preservation and enhancement of the Grand Traverse
Commons’ natural environment and historic setting. The development guidelines
reflected in DP-93-1 dictate that redevelopment of the Commons should enhance
open spaces, the historic front lawn, and the arboretum; and maintain the historic
integrity of the site in accordance with the Secretary of the Interior’s Standards
for Rehabilitation. (Refer to Figure 16 for location of front lawn.)
Redevelopment should emphasize the preservation and restoration of the historic
district structures. The development guidelines in DP-93-1 also stress the removal
of structures which do not contribute to the site’s historic or architectural
character or are in conflict with the enhancement of the lawn area and the
preservation of the conservation areas.

This District Plan addresses these goals, policies, and guidelines in the following
manner:

o control of new development growth in relation to the front lawn,

J demolition of existing structures placed in the front lawn in order to
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return the area to green space,

] rehabilitation of the significant historic structures: Building 50, the north
and south cottages, the barns (Buildings 204 and 206), and Building 88,

o development of a continuous open space/trail system which connects all
outdoor spaces with minimum interruption from vehicular traffic, and

o implementation of a traffic management plan that routes the majority of
traffic to a system of destination spokes throughout the Commons
Planned Redevelopment District that prevents traffic from crossing
through the campus, and enhances the pedestrian experience.

Primary Concept 2

The existing [historic] structures shall be reused whenever economically
and physically possible.

DP-93-1 reinforces this goal of the Adaptive Reuse Plan by emphasizing the
preservation and restoration of the Commons historic district. The development
guidelines of DP-93-1 stress that redevelopment should center on the
rehabilitation and renovation of the Commons historic district. Further emphasis
is placed on the rehabilitation of the historic district structures, unless
. rehabilitation of a specific structure is economically infeasible, which include the
following: 1) the rehabilitation of northern cottages (21, 23, 25, 27, and 29) in
compliance with the goals of the medical campus, and 2) the rehabilitation of
Building 50 and the areas surrounding Building 50 into a continuing care
retirement community.

This District Plan addresses these goals, policies, and guidelines, and supports the
recommendation of the Michigan Bureau of History to expand the boundaries of
the existing historic district. A comprehensive retirement community is proposed
for the Grand Traverse Commons Planned Redevelopment District through the
rehabilitation of the existing historic structures. This includes Building 50 and
the south cottages 28, 30, 32, 34, and 36. An important planning component of
this retirement community is the development of a village center to the west of
Building 50 which will include activity areas as well as housing for independent
living. The cottages located north of Building 50, which include Buildings 21,
23, 25, 27, and 29 are reserved for rehabilitation for medical and medical related
functions.

Primary Concept 3

New development shall be located such that minimum impact will occur
on the visual character and environmentally sensitive areas of the site.

DP-93-1 reflects this Adaptive Reuse Plan goal by prescribing the enhancement
of the visual character and the protection of environmentally sensitive areas to

ensure that they are not compromised through redevelopment. DP-93-1 further
emphasizes that redevelopment must not negatively impact open spaces, the
arboretum, and natural areas; and recommends the concentration of higher density
development in the northern portion of the Commons with limitations on total
density based on present and historical density.

These goals, policies, and guidelines are addressed in'this District Plan in the
following manner:

° limitations on the total impervious surface area allowable within the
Grand Traverse Commons Planned Redevelopment District,

o concentration of intensity of development in the northern portion of the
Grand Traverse Commons Planned Redevelopment District in the medical
campus, north of the defined edges of the front lawn,

e concentration of new development to areas that have had building or
development which has changed the character of the original site,

] preservation of over 300 acres of conservation area beyond the area
preserved as the front lawn, and

o development and implementation of a conservation and stormwater
management plan.

Primary Concept 4

The proposed land uses shall be compatible with the adjacent
land uses.

This goal of the Adaptive Reuse Plan is reflected in DP-93-1 which dictates that
redevelopment of the Commons be compatible with the adjacent areas. DP-93-1
specifically calls for the northern portion of the Commons to be used as a medical
campus that is responsive to the expansion needs of Munson Medical Center and
the Grand Traverse Medical Care Facility.

These goals, policies, and guidelines are addressed in this District Plan in the
following manner:

® development of a medical campus which allows for the expansion of
Munson Medical Center as well as the Grand Traverse Medical Care
Facility,

o conservation of open space and natural areas that are open to the

community, and are protected from segmentation by vehicular traffic,

o retention of existing community and educational services provided within
the Commons Planned Redevelopment District, and
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° development of a recreation and activity center which is open for
community use.

Primary Concept 5

The proposed uses must be economically viable and meet the
market demands of the community.

This goal of the Adaptive Reuse Plan is addressed in DP-93-1 through the
establishment of a means to support and financially assist in rehabilitation of
historic structures and conservation of open areas through a development rights
transfer formula by concentrating density within the Commons to create a critical
mass for the attraction of investment capital.

The continuing care retirement community consisting of Building 50, the south
cottages, and the village center creates a critical mass for a financially sound
retirement community. The adjacent medical campus development which is
anticipated to include a skilled nursing care facility and ancillary uses with the
possibility of direct connection via the tunnels to the CCRC strengthens the
market for the overall retirement community. Adjacency to Munson Medical
Center, the primary regional hospital in the northern lower peninsula of Michigan,
and the conservation areas also supports this market.

This District Plan for the Grand Traverse Commons Planned Redevelopment
District is organized into eight subareas that will be comprised of similar uses in
each subarea that are compatible with the uses in the district as a whole. The
Commons Planned Redevelopment District shall be planned and implemented
accordingly.

Subarea Descriptions

Redevelopment of the Grand Traverse Commons Planned Redevelopment District
is functionally divided into the following eight integrated subareas. The
boundaries of these subareas are depicted in Figure 15.

Subarea 1: Medical Campus

The Medical Campus Subarea is located on approximately 50 acres in the
northern portion of the Grand Traverse Commons Planned Redevelopment
District, adjacent to the Grand Traverse Medical Care Facility and Munson
Medical Center property to the north. The development plan for the Medical
Campus calls for new construction, the rehabilitation of the northern cottages
(Buildings 21, 23, 25, 27, and 29), and the rehabilitation and enhancement of the
front lawn while reincorporating the front lawn into a care-giving environment.
Accommodation of this development program requires the removal of the existing
buildings which are not functionally or economically feasible for rehabilitation for
medical-oriented uses. These structures include 33, 35, 37, 37a, 39, and 41.
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Three development parcels comprise the areas in which new development will be
allowed within the Medical Campus. Two of the development parcels are planned
directly north and south of a redesigned Orange Drive. The parcel north of the
new Orange Drive will accommodate new construction of medical office and
associated parking. The area south of the new Orange Drive is reserved for
medical and/or medically related facilities including a skilled nursing care
facility, a daycare center, a research and treatment center, and associated
parking.

A new west access serving the Medical Campus from North Long Lake Road will
become the primary ingress and egress for the Medical Campus as well as employee
parking areas serving Munson Medical Center. The third development parcel is
situated parallel to the west access road generally in the area currently known
as "Lot K", and is planned to accommodate new construction consisting of medical
offices and parking. The threat development parcel is geographically larger than
the area comprising Lot K. In addition, there is some developable area along the
westerly portion of the West Access Road parcel. District Plan Amendment #1,
February 10, 1996.

The rationale supporting the construction of a west access road is based on the
long-standing desire of the adjacent communities to redirect Munson's employee
traffic away from the adjacent neighborhoods. The redevelopment of the Grand
Traverse Commons Planned Redevelopment District makes this a possible solution
given the availability of suitable land to accommodate the necessary right-of-way
dimensions.

In addition to new construction, the historic cottages 27 and 29 are planned for
rehabilitation for medically related uses while cottages 21, 23, and 25 are
planned for rehabilitation for both medically related and assisted living uses,
provided that rehabilitation is economically feasible.

The major steps in rehabilitating the historic front lawn are the demolition and
removal of Buildings 37 and 37a and their associated roadwork and parking lots,
and the reincorporation of the lawn’s original purpose: providing access to open
space to the residents in need of care.

Subarea 2: Continuing Care Retirement Community (CCRC)

Subarea 2 encompasses approximately 35 acres of the Grand Traverse Commons
Planned Redevelopment District. It represents the center piece of the entire
redevelopment project through the rehabilitation of the former Traverse City
State Hospital (Building 50) and its associated south cottages (Buildings 24, 26,
28, 30, 32, and 40) into a continuing care retirement center.

In order to support the level of capital improvements necessary to implement the
redevelopment of the Grand Traverse Commons Planned Redevelopment District. new
independent housing is anticipated to be developed within this subarea as well
as ancillary commercial uses. As contemplated, new development will complement
Building 50 and the south cottages, fostering a village-type environment which
has as its center piece the traditional "town square" design (Figure 17).
Ancillary commercial uses including lodging and hospitality house
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uses will be encouraged.

The historic lawn in front of Building 50 as well as the opens space areas in front
of the south cottages will be preserved and enhanced. Critical to the
rehabilitation of Building 50 and the south cottages is the demolition of the
former power plant (Building 52) and the development of a stormwater retention
area in its place which will be designed to enhance the natural landscape.

Subarea 3: Residential/Activity Center

This subarea, which encompasses approximately 26 acres, is located directly
behind the CCRC in the area of the former support buildings for the Traverse
City State Hospital which include Buildings 53, 56, 57, 58, 59, 60, 61, 62, 63, 65,
66, 67, and 69. The placement of these support buildings disrupted the original
land condition. Where economically feasible support buildings with historic
significance will be retained, rehabilitated, and incorporated into the new uses.

In order to support the level of capital improvements necessary to implement the
redevelopment of the Grand Traverse Commons Planned Redevelopment District,
the development of new independent senior housing, a community activity center,
and ancillary commercial development, including lodging and hospitality house
uses, for the convenience of the site users as well as those community residents
who are using the adjacent open space trails is contemplated for this subarea.

New development will conform and respect the topographic features within this
subarea. The development parcels planned for this subarea are divided by large
areas of open space. A central open space corridor will integrate the development
parcels and enhance the existing stream.

‘Subarea 4: Community Services Center

This subarea, which includes approximately 15 acres, will retain its present
function as a community services center. Existing community services located
within All Faiths Chapel, the Women’s Resource Center (Building 80), and the
State Office Building and its contingent parking lots will continue as part of the
redevelopment project. It is contemplated that Buildings 82 and 88 will be
rehabilitated to house community and site support services.

New development within this subarea will be limited to the construction and
reorganization of existing parking areas. It is anticipated that parking for these
users will be reorganized.

This subarea provides one point of community access to the adjacent open space
areas which include the historic front lawn and arboretum as well as the wetlands
conservation area. Ultimately, to enhance the open space connections between
the adjacent subareas, the parking lot located north of the State Office Building
should be moved south as part of the reconfiguration of the State’s parking areas.
This will allow for the complete closure of Elmwood Avenue in the vicinity of

the State Office Building’s northern parking lot resultihg in a continuous green

connection between the Medical Campus, Community Services, and Wetlands .

Conservation Subareas.
Subarea 5: Traverse Bay Area Intermediate School District Property

The Traverse Bay Area Intermediate School District will remain in this location
and continue its present education-oriented functions. New development will
consist of the continued renovation of the existing facility to construct a
conference center, and the reorganization of parking.

Access to this subarea will be provided by a new south access off of Silver Lake
Road which will be located in the vicinity of Franke Road. A traffic control
circle will be provided at the northern parking lot entrance to limit traffic through
the Grand Traverse Commons Planned Redevelopment District. Landscape
screening is planned in and along the edges of this subarea reminiscent of the
historic agrarian character which dominated the landscape of the original Traverse
City State Hospital property.

Subarea 6: Recreation/Activity Center

This subarea, which constitutes nearly 24 acres, is located in the historic farm
area. Of the historic farm buildings, the barns (Buildings 204 and 206) are
significant and will remain. New uses for this area will include recreational
activities in the form of trail system access, group outdoor assembly, and outdoor
recreation support. Other uses such as low-intensity administration offices and
community programs are also contemplated.

In order to support the level of capital improvements necessary to implement the
redevelopment of the Grand Traverse Commons Planned Redevelopment District
and community-based programs, new development accommodating the previously
described uses for this subarea is envisioned. New development will conform and
respect the topographic and natural features within this subarea.

To support these activities, this subarea will be served by the new south access
off of Silver Lake Road, and new roadways into this subarea will be constructed
which will include traffic loops for the controlled dispersion of traffic.

Subarea 7: Woodlands Conservation Area

This subarea encompasses the wooded hills and bluffs which dominate the
western portion of the Grand Traverse Commons Planned Redevelopment District,
and includes approximately 169 acres. Passive recreational uses which include
a network of trails, interpretive facilities, educational activities, community garden
plots, and picnic areas will be developed or enhanced, and allowed within this
subarea. To support these activities, a trail head located off of Long Lake Road
may be developed. To avoid vehicular conflicts with the trail system by
separating pedestrian and vehicular movements, land bridges may connect this
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subarea with the Wetlands Conservation Subarea along the northern and southern
borders of the Traverse Bay Area Intermediate School District Subarea.

Subarea 8: Wetlands Conservation Area

This subarea forms the lower elevation of the Grand Traverse Commons Planned
Redevelopment District and encompasses approximately 133 acres. The character
of this subarea is a result of the Kids Creek watercourse and the associated
wetlands.

The programmed uses for this subarea are similar to the uses planned for Subarea
7. These include recreational activities associated with the trail network, bicycle
paths, and picnic areas. A trail head located at the intersection of Silver Lake
Road and Elmwood Avenue is planned to service this subarea. In addition to
recreational uses, an electrical substation may be an allowed use within this
subarea on high ground in a location adjacent to Division Street near the corner
of Silver Lake Road and Fourteenth Street.

Landscaping will enhance and protect the wetlands systems as provide edge
screening recalling the historic agrarian character of this subarea.

Overview of Open Space Development

The open space development concept for the Grand Traverse Commons Planned
Redevelopment District is one that preserves the character of the existing natural
systems, maintaining an interconnection between various types of spaces and
rehabilitating the historic essence of the landscape. The interconnection is
achieved by layering the landscape concepts of lawn, arboretum, agrarian fields
and picturesque natural landscape which recall the historic development of this
property. It was the combination of these images that contributed to making the
Traverse City State Hospital development unique and part of the culture of its
time, the late 19th Century.

In developing the open space system for the Grand Traverse Commons, an
important principle is the physical connection between areas to avoid conflicts
between pedestrians and automobiles. To this end, this District Plan discontinues
Elmwood Avenue as a through vehicular route between the Medical Campus and
the Community Services Subarea while allowing for emergency access. Land
bridges are contemplated north and south of Subarea 5 (Traverse Bay Area
Intermediate School District Subarea) which will connect the wetlands
conservation area with the woodlands conservation area. Additionally, passage
for the public shall be allowed through the central axis of the Continuing Care
Retirement Center (Building 50) village behind and into the woodland area
beyond.

Although the Grand Traverse Commons Planned Redevelopment District is
organized into subareas for planning purposes, the open space will appear as a
unified system which will transcend the subarea boundaries. Open space within

Page 39

e will be revised to correspond to the stormwater management




the Grand Traverse Commons Planned Redevelopment District will be organized
into zones.

Medical Campus Landscape Zones

The Medical Campus includes a variety of open space and landscape zones, but
generally reflects the extension of the historic landscape of broad lawns and large
trees as typified by the open space areas surrounding Building 50 (Figure 18).
The landscape areas within the Medical Campus decrease in scale and become
more detailed as they relate more closely to the buildings and roadways. The
open space and landscape zones within the Medical Campus include the
following: Building Landscape Zone, Landscape Transition Zone, and Circulation

: 0 Corridor Landscape Zone.
o}
g\,} o S G o Building Landscape Zone
&> o N
o , The Building Landscape Zone is the immediate setting of
= individual buildings, and includes building entrances, front
= { S1U o treatments, side yards, gardens, and courtyards. Plantings within
S ‘ this zone can be quite detailed. Shrubs and flowers are important
[t pe— to this zone.
é b T A QY
. (o 'ﬁ'" ‘i‘ Y - 2? ‘ I
. IR TN = NN Fh) o Landscape Transition Zone
N ScopppoRr ) 4 :
CANPSCAPE 22 The Landscape Transition Zone is the space between the
“ R ?é“ buildings and the historic front lawn where the change from the
%% , 1 m@:v & building landscapes to the broad park character is accomplished.
18

o WP mep/cac

TaA/L . CARE
Access L______

The goal for the treatment of this zone is appropriate furnishing
of the building settings while simplifying the landscape as it
progresses back to the historic landscape.

s o " s . "__.‘,,‘U/L}/.;‘Y;...“ L . Circulation Corridor Landscape Zone
TUANDSGARE -
‘ I——\\//f\ ) ZGLE;;,}{ The Circulation Corridor Landscape Zone continues the treatment
: L RN A § & et ] of the main roads throughout the Grand Traverse Commons
T T— ‘ “GAaoevs | Planned Redevelopment District along the Medical Campus
, o /’—% \ 0 //‘Ef‘)rr:"m”'_;‘y roadways. Treatment will include large trees, lights, walks, and

other standard elements. Parking buffer treatments will be used
along all parking edges with large plantings serving as buffers.
The historic Lovers Lane is a special situation which serves as an
| be revised to correspond to the stormwater management organizing element for new development within the Medical
Campus.

FIGURE No.18

Note: In the final document, this figure wil
diagram reflected on Page 56, Sheet 1.1.

Historic Landscape Zone

NOTE: This figure is conceptual

The Historic Landscape Zone generally encompasses the historic front lawn,
only. See sheets <Subarea #>.1 for

Building 50, and the south cottages (Figure 20). The landscape quality in this
more specific information. (Amended : zone shall adhere to the original Victorian character of the broad open lawns and
February 10, 1996) '
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FIGURE No.22

large trees. The park-like setting of the front lawn and arboretum is the main
image landscape of the entire redevelopment project, and serves as the front
setting for all of the major historic buildings. Elaboration of the landscape theme
shall occur only in the immediate area of the buildings, where the lawn evolves
into specific settings of building entrances, gardens, courtyards, and other outdoor
uses. Landscape detail and the richness of planting increases with the decrease
in the size of landscape space and intensity of use. Connections to other
landscape zones within the Grand Traverse Commons Planned Redevelopment
District are important and may be realized through such devices as controlled
lines of view into natural areas and long prospects out to the community and the
Grand Traverse Bay. Other linkages may be accommodated in the form of
pedestrian routes and the judicious placement of special landscape features such
as garden shelters, gazebos, and gathering places.

Wetland Landscape Zone

The wetlands occupy most of the eastern portion of the Grand Traverse Commons
Planned Redevelopment District, and are traversed by Kids Creek which meanders
through the wooded wetlands in the north and across broad open spaces in the
south (Figure 22). Several landscape treatments are proposed for this zone with
the goal of restoring degraded areas to more natural conditions. Removal of fill
may occur in several places to eliminate sections of existing roadway and filled
wetlands edges. Areas may be excavated and reshaped to create limited zones of
open water for stormwater retention and wildlife habitat. Revegetation along the
wetlands perimeter is important, and can be accomplished both through
management practices and installation of new planting. Removal of non-native
plant species in the main area of the wetlands may be part of the management
program, and existing zones of old nursery trees on the eastern property edge may
be modified to incorporate the area into the pedestrian trail system. Selective
thinning in certain areas may be undertaken to enhance views from the
development areas into the natural areas, and the views from the Main Building
will open out onto broad expanses of the wetlands.

Recreation, TBA, and Woodlands Landscape Zones

The Recreation, School District, and Woodlands Landscape Zones correspond to
the Recreation/Activity, Traverse Bay Area Intermediate School District, and
Woodlands Conservation Subareas (Figure 24). These areas abut each other at
the southern end of the Grand Traverse Commons Planned Redevelopment
District, and are flanked by wooded hills to the west and low wetlands to the east.
The farm image will be retained within the Recreation Landscape Zone, and will
be reflected in the treatment of the south access to the Commons using such
elements as farm fencing and orchard plantings. Visitor parking areas, new
structures, enclosures and plantings will enhance the farm image. All buildings
and landscape treatments will be simple, and scaled to express an agricultural
setting.
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Adjacent areas in the Woodlands Landscape Zone will be designated for either
revegetation or maintenance as open meadow with the latter serving as a
transition between the Recreation/Activity Subarea and the natural areas of the
site.

The TBA Landscape Zone generally addresses perimeter issues such as screening
and adjustments to vehicular circulation, The existing stream at the south end of
this zone should be protected and upgraded as an important link in the natural
surface drainage system between the woodlands and the wetlands. Plantings of
native species may be reintroduced to the area to serve as visual buffers and
enrich the native vegetation.

Site Circulation

Circulation within the Grand Traverse Commons Planned Redevelopment District
addresses vehicular, pedestrian, and bicycle movement systems.

Vehicular Circulation

The vehicular circulation plan addresses the internal circulation and access needs
of Grand Traverse Commons Planned Redevelopment District users while
preventing traffic from crossing through the site. The vehicular circulation plan
also mitigates the impact, on surrounding communities, of existing traffic volume
generated by adjacent land uses while addressing the impact of increased traffic
volume to be generated by redevelopment on the Commons as it affects the
surrounding neighborhoods.

Currently, the Commons site as well as the adjacent neighborhoods are impacted
by traffic flow generated by Munson Medical Center. This District Plan
minimizes the impact of traffic flow through the Commons Planned
Redevelopment District and the adjacent neighborhoods while addressing the
circulation needs of Munson Medical Center. Particular attention has been
focussed on employee shift traffic as it relates to ingress and egress through the
site and the adjacent neighborhoods.

The vehicular circulation plan is based on a concept of multiple access points
terminating in a "loop" system servicing each principal area of activity (Figure
26). Any public roadway proposed for removal as part of this vehicular
circulation plan shall be subject to the normal vacation process of the City of
Traverse City or Garfield Township prior to the removal of the applicable public
right-of-way.

The vehicular plan presented in this District Plan will encourage low velocity
traffic and public transportation usage. Intrusion from one loop system to another
will not be possible based on the implementation of traffic control mechanisms
throughout the site that may consist of security guard points, "no through traffic"
or "no outlet" signage, movable or immovable physical barriers, etc. The design
and execution of this system will prevent the circulation of cross-through traffic

while maintaining a system for emergency and service vehicle access throughout
the property. The concept maintains the integrity of the site and the continuity
of the open space areas. Implementation of the proposed system will lessen the
traffic impact on non-arterial roads in the surrounding community by providing
several access points into the property, and directing heavy traffic flow away from
the adjacent neighborhoods. In particular, the vehicular circulation plan calls for
parking areas for high volume employee traffic which would be reached only
through site access points intersecting major arterial roadways.

Non-Medical Campus Subareas. The access road to the Community Service,
Continuing Care Retirement Community, and Residential/Activity Subareas will
be Eleventh Street. Eleventh Street is anticipated to remain in its current
configuration.

A new access road is also proposed in the southern portion of the Grand Traverse
Commons Planned Redevelopment District to connect Eleventh Street to Silver
Lake Road, parallel and to the west of existing EiImwood Avenue. The proposed
point of intersection on Silver Lake Road is in the general area of Franke Road.
This vehicular loop would provide access to the Recreation/Activity and Traverse
Bay Area Intermediate School District Subareas. The south access will allow
users of the open space areas to enter the site without having to circulate through
it. The south access will also act as the primary entry point for users of the
Traverse Bay Area Intermediate School District facility. The new linkages to
existing perimeter roadways should employ "smart" traffic lights at the proposed
intersections.

Medical Campus Subarea. As part of the proposed vehicular circulation plan, a
new west access road provides entry to the site for the Medical Campus and
employee parking areas servicing Munson Medical Center. Additionally, this
access road will provide service entry to Medical Campus users. It is suggested
that the proposed roadway intersect Long Lake Road to the north of Cedar Run
Road. The rationale supporting this recommendation is based on the long-
standing desire of the adjacent communities to redirect Munson’s employee traffic
away from the adjacent neighborhoods. The redevelopment of the Grand
Traverse Commons Planned Redevelopment District makes this a possible
solution given the availability of suitable land to accommodate the necessary
right-of-way dimensions. '

Under the proposed vehicular circulation plan, principal visitor traffic to Munson
Medical Center would access the site via Madison Street with the ability to
circulate around the perimeter of the hospital’s property via a "ring" road.
Employee access to the ring road will be restricted in order to discourage its use
as an east-west "shortcut" through the site and the adjacent neighborhoods.
Emergency traffic will continue to circulate in the existing pattern through the
adjacent neighborhoods.

Non-Vehicular Circulation
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Non-vehicular circulation access paths connect the Grand Traverse Commons
Planned Redevelopment District to the community for bike and foot traffic, and
tie together the different elements within the site itself (Figure 27). There are
several different types of paths depending on location and use. Hard surfaced
paths are planned for the primary foot/bike pathways in the developed portions
of the site and along the perimeter of the property. In areas like the "front lawn",
the path system that encircles the lawn will accommodate emergency vehicles.
Vehicular and pedestrian traffic are separated wherever possible. Crushed
limestone paths or paths of similar materials are planned to carry lower volumes
of traffic around the edges of the central campus and within the preserve areas.
The lowest intensity pathway will be the wood chip path. It will be used
primarily for low volume foot traffic and in the most sensitive areas of the
preserves. Paths will avoid alignments that increase the risk of erosion in the
hillside areas. Another form of pathway is the boardwalk which will be used for
providing careful and sensitive access to the wetland areas. Siting of the
boardwalk will be done to minimize any impact on the wetlands while still
providing access.

Stormwater Management

The protection and enhancement of water quality has been increasingly
established as the dominant conditional element for developing real estate in the
Grand Traverse Bay region of northern Michigan. As identified in the 1990
Adaptive Reuse Plan, and reinforced through the subsequent adoption of
stormwater management ordinances by Grand Traverse County and Traverse City,
stormwater management plays an important part in the redevelopment of the
Grand Traverse Commons Planned Redevelopment District.

This District Plan recognizes that there is a continuum of thought in the methods
for achieving "best management practices” (BMPs). Regional stormwater
management studies initiated by the local units of government and the U.S. Soil
conservation Service in the 1970s and continuing to the present have addressed
the Kids Creek Watershed in particular. Kids Creek traverses the Grand Traverse
Commons Planned Redevelopment District with multiple tributaries feeding it
from the woodlands through the built areas of the site. This condition
complicates solving the complete lack of stormwater control for the project site.

In order to adequately address stormwater management this District Plan
recognizes that Grand Traverse County’s stormwater management ordinance has
jurisdiction over the Grand Traverse Commons Planned Redevelopment District.
The studies for the Kids Creek Watershed and prevailing BMPs will be used to
determine the stormwater management system for the Grand Traverse Commons
Planned Redevelopment District. The Grand Traverse Commons Redevelopment
Corporation along with its Master Developer will continue to work in concert
with local advocacy agencies and local government to reach consensus on the best
management practices for the Grand Traverse Commons Planned Redevelopment
District.

The following generalized stormwater BMPs will be implemented for the
Grand Traverse commons Planned Redevelopment District.

M

)

©)

@

Infiltration of stormwater will be accomplished wherever possible
and discharges to Kids Creek will be minimized.

Direct discharges to Kids Creek without stormwater retention and
sedimentation control will be eliminated, and efforts will be
undertaken to ensure that the controlled discharge does not affect
the temperature of Kids Creek.

Vegetated buffer strips shall be used between impervious surfaces
and the stream or wetlands.

Landscape design shall be incorporated into stormwater control
facilities such as retention ponds to encourage vegetative
diversity and wildlife habitat and site aesthetics.

The specific stormwater BMPs for the project are listed below. A
drawing showing the location of the planned improvements is included
as Figure 28.

¢y
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A sediment trap will be installed in Kids Creek north of Silver
Lake Road in accordance with the recommendations of the Kids
Creek Watershed Management Plan.

A sedimentation basin will be constructed at the outlet of the
existing storm sewer from the Traverse Bay Area Intermediate
School District property. This will improve the stormwater
runoff quality before it is discharged into the wetlands.

A sedimentation basin will be constructed at the outlet of the
storm sewer near the Women’s Resource Center. This will
improve the water quality from runoff generated near the former
power plant before it enters the wetlands. This facility may be
incorporated with efforts to enhance and diversify the wetlands.

A sedimentation basin will be constructed at the outlet of the
storm sewer east of the parking lot that is north of the present
State Office Building (Building 42). The size and location of any
sedimentation basin will be dependent on wetlands permitting
requirements. This basin may displace the State Office Building
parking area and be built as a wet detention pond.

A stormwater sedimentation basin and a detention zone serving
the proposed development within the Medical Campus Subarea
and including portions of the west access, will be constructed east

-of Elmwood Avenue and north of the State Office Building
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Infrastructure and Utilities

New development may require extensions and modifications of the existing utility
systems. Any required modifications are not anticipated to be major and would
not typically affect the feasibility of development. The capacity of the natural gas
utility, the electrical utilities serving the site, and the Traverse City wastewater
system are adequate to serve an equivalent population of several thousand. The
City’s planned water main improvement project in Elmwood Avenue to Munson
Medical Center and the implementation of the following improvements will
increase the water system capacity. To augment the water pressure, flows, and
fire flows, construction of the following water mains are anticipated.

A new twelve inch primary water main, a portion of which will run west on
Eleventh Street to Elmwood Avenue, north on Elmwood Avenue to the Grand
Traverse Commons property line, and will continue north and west of Munson
Medical Center to Madison Street, connecting to a section of six inch main
currently owned by Munson Medical Center, is scheduled to be installed by the
City of Traverse City during calendar year 1994. An additional connection of
approximately 20 feet will be made between the Munson system and the north
Commons system in the area of Red Drive.

A series of water line cuts, capping and fire hydrant removals will result in the
removal of all unoccupied structures, as well as all antiquated or inadequate water
lines, from the existing primary ten inch north/south main.

A new twelve inch main is proposed to run west on Silver Drive from Elmwood
Avenue at Eleventh Street, around the south end of Building 50, and to connect
to the primary north/south main currently in place. This new main will complete
the master loop system as proposed. '

A new twelve inch feeder main is anticipated to connect to the new Elmwood
line, and run west in the vicinity of Orange Drive. This line will service new
construction which will occur in the Medical Campus Subarea. The completion
of the new Elmwood Avenue main and the connection to the Munson Medical
Center system at Red Drive, will be adequate to serve new development on the
northern portion of the Grand Traverse Commons Planned Redevelopment
District. Therefore, it should not be necessary to perform costly system wide
upgrades before new development can take place.

An additional section of new twelve inch water main will be required at the
Traverse Bay Area (TBA) Intermediate School District facility. - This new main
will replace the section of main servicing the barns area which currently runs
through the basement the TBA facility.

The completion of these improvements will result in a comprehensive looped
water system which will adequately service the Grand Traverse Commons
Planned Redevelopment District, as well as provide system redundancy.
Reconnection to the system after the rehabilitation of a historic structure, as well

as appropriate service for new development will be readily available throughout
the Grand Traverse Commons Planned Redevelopment District. It is anticipated .
that the City of Traverse City will accept ownership of the water distribution
system on the Grand Traverse Commons Campus.

Individual phases of the development and their effect on the infrastructure system
will continue to be evaluated on a site specific basis within the context of the
overall Grand Traverse Commons Planned Redevelopment District during the next
stage of planning to identify the economics of utility extensions or modifications.

Utility and other infrastructure that serve the existing structures will be reviewed
on a building-by-building basis. The former and proposed use of the building
will affect the need to improve utilities and infrastructure. For example, a
building that was formerly used for hospital or residential purposes may only
require minor utility modifications. However, a building that might have been
used for office or storage purposes which will now be used for more intensive
purposes may require enlarged water, electrical and perhaps natural gas services.

The tunnel system can be utilized for the construction of some utilities where
practical and beneficial. It is not anticipated that storm sewer and sanitary sewer
facilities be placed in the tunnels. Since gravity flow is necessary for these
utilities and leaks could be hazardous, planning for the tunnel system use will
exclude these facilities.

Because the overall utility system and infrastructure serving the site is adequate,
utility modifications should not be difficult or unusually expensive to accomplish
when compared to the overall project cost. MichCon reports that the natural gas
system may require some additional distribution piping to serve new construction.
However, the supply lines feeding the site will be adequate for the proposed
development. Like the natural gas system, the electrical distribution network may
require modifications to accommodate individual phases or portions of the project.
In order to serve the campus, a site-wide infrastructure program will be
established for the purpose of selecting the most efficient manner for providing
electrical service to the Grand Traverse Commons Planned Redevelopment
District.

Development Capacity and Controls

The total development capacity for new development within the Grand Traverse
Commons Planned Redevelopment District consists of impervious surface capacity
and building volume capacity. New development within the Grand Traverse
Commons Planned Redevelopment District shall be limited to the extent that the
total of all new impervious surface and existing impervious surface to be retained
may not exceed the amount of impervious surface currently existing within the
Grand Traverse Commons. The amount of impervious surface currently on the
Grand Traverse Commons is set forth in Table A below.

Page 51



TABLE A

EXISTING IMPERVIOUS SURFACE

/Note: The definition of impervious surface for the District reflects the definition of impervious surface used by the Grand Traverse County Prain
i Commissioner as per the Soil Erosion and Stormwater Runoff Control Ordinance, Consequently, gravel (Hardpacked Impervious) contributes

(District Wide)

to the district-wide existing impervious surface.

Buildings 566,331
Roads 522,457
Parking 504,212
Sidewalks 143,049
Shoulders 42,973
Gravel (Hardpacked Impervious) 612,409
Other (footings, pads, etc.) 68,235

TOTAL 2,459,666

New Impervious Surface Capacity
(

The total amount of new impervious surface development within the
Grand Traverse Commons Planned Redevelopment District shall not
exceed the total amount of existing impervious surface demolished and
removed from within the Grand Traverse Commons Planned
Redevelopment District. The amount of existing impervious surface to
be removed from the Grand Traverse Commons Planned Redevelopment
District is set forth in Table B below.

, TABLE B
IMPERVIOUS SURFACE TO BE REMOVED
(District Wide)
Buildings 232,819
Roads 522,457
Parking 504,212
Sidewalks 143,049
Shoulders 42,973
Gravel (Hardpacked Impervious) 612,409
Other (footings, pads, etc.) 68,235

TOTAL 2,126,154

New impervious surface development allocated to new building and
parking construction within the Grand Traverse Commons Planned
Redevelopment District shall be limited to a total of 1,077,419 square
feet. Table C below allocates this total of new impervious surface
capacity by subarea.

TABLE C
MAXIMUM NEW BUILDING

IMPERVIOUS SURFACE CAPACITY

(By Subarea)

Subarea 1 (Medical Campus) 493,658
Subarea 2 (CCRC) 183,840
Subarea 3 (Residential/Activity) 285,732
Subarea 4 (Community Services) 1,200
Subarea 5 (TBA) 800
Subarea 6 (Recreation/Activity) 21,713
Subarea 7 (Woodlands Conservation) 10,000
Subarea 8 (Wetlands Conservation) 80,477

TOTAL 1,077,419

The total of all new impervious surface and retained impervious surface
may not exceed 2,459,666 square feet. As currently configured, this
District Plan contemplates that the total of all new and existing
impervious surface to be retained within the Grand Traverse Commons:
Planned Redevelopment District shall be allocated to the subareas as set

forth below in Table D.

'TABLE D

TOTAL IMPERVIOUS SURFACE CAPACITY

T, (Retained & New)
'Subarea 1 (Medical Campus) 615,253
Subarea 2 (CCRC) 419,871
'Subarea 3 (Residential/Activity) 296,243
'Subarea 4 (Community Services) 128,196
~Subarea 5 (TBA) 142,300
‘Subarea 6 (Recreation/Activity) 72,070
Subarea 7 (Woodlands Conservation) 10,000
Subarea 8 (Wetlands Conservation) 84,972
New Roads (all subareas combined) 594,642
‘Reserve 96,119

TOTAL 2,459,666

fNote: With the exception of roadways, the total impervious surface for each subarea is capped as reflected in this Table D. The total impervious

surface for roadways is capped for the district as a whole. This is to allow for flexibility in refining the actual impervious surface that will be
installed as the project proceeds from design development to construction drawings. The "Reserve"” line item represents the difference between
the full development as proposed in this District Plan, including roadways, and the existing impervious surface cap for the District. The total
new and retained impervious surface for the district (Table D) equals the existing impervious surface within the District (Table A).

b.

Building Volume Capacity

New Building Volume Capacity within the Grand Traverse Commons
Planned Redevelopment District shall be limited to a total of 2,036,197
square feet. The allocation of new Building Volume Capacity between
subareas within the Grand Traverse Commons Planned Redevelopment
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District is set forth in Table E below.

TABLE E

MAXIMUM NEW BUILDING VOLUME CAPACITY

(By Subarea)

Subarea 1 (Medical Campus) 1,204,454
Subarea 2 (CCRC) 278,714
Subarea 3 (Residential/Activity) 489,059
Subarea 4 (Community Services) 0
Subarea 5 (TBA) 0
Subarea 6 (Recreation/Activity) 11,112
Subarea 7 (Woodlands Conservation) 0
Subarea 8 (Wetlands Conservation) 52,858

(©)

TOTAL 2,036,197

The location of New Building Volume within each subarea within the
Grand Traverse Commons Planned Redevelopment District is governed
by application of the design guidelines of DP-93-1 and this District Plan.
The guidelines provide that the allowable volume of any new building
within the Grand Traverse Commons Planned Redevelopment District
decreases in direct relation to its proximity to sensitive open areas and
historic structures. This system of volume control guidelines is reduced
to a series of volume tables in the Appendix to this District Plan.

Transfer of Development Capacities

Existing impervious surface within the Grand Traverse Commons Planned

Redevelopment District is currently located in areas inconsistent with the!

allocations set forth in Tables C and D of this Development Capacity and
Controls section of the District Plan. Accordingly, impervious surface
capacities will be transferred from one subarea to another. In no case,
however, shall the transfer of development capacities from one subarea
in the Grand Traverse Commons Planned Redevelopment District to
another subarea cause the development capacity of any subarea to exceed
the amounts allocated in Tables C and D of this section.

) Subject to compliance with the relevant sections of the Planned
Redevelopment District Section of the Traverse City and Garfield
Township zoning ordinances, development capacity shall be
transferable between subareas comprising the Grand Traverse
Commons Planned Redevelopment District.

@

Subject to compliance with the relevant provisions of the Planned
Redevelopment District Section of the Traverse City and Garfield
Township zoning ordinances, development capacity shall be
transferable from one subarea within the Grand Traverse
Commons Planned Redevelopment District to an area contiguous
to, but outside, the Grand Traverse Commons Planned
Redevelopment District provided that the area outside the PRD
has been designated by the City of Traverse City and/or Garfield
Township, as appropriate, as eligible to receive development
capacity pursuant to the following requirements:

i) the existing and proposed uses within such area outside
of the PRD must be compatible with the uses in the
PRD, and an Act 250 Development Plan, as amended,
adopted for the designated PRD District,

ii) such transfer of development capacity outside of the PRD
must further the purpose of the PRD and enhance
redevelopment of the PRD District, and

iii) such transfer of development capacity into an area
outside of the PRD shall not affect the underlying zoning
of the area outside the PRD except to allow for the
transfer of development capacity.

@ Development Capacity Controls

M

@

3

Upon approval of this Grand Traverse Commons Planned
Redevelopment District, the Master Developer shall cause to be
recorded with the Recorder of Deeds for Grand Traverse County
a certificate evidencing the appropriate fee ownership of new
building and parking development capacities within the Grand
Traverse Commons Planned Redevelopment District in the total
amount set forth in Table B.

Upon the approval of any subarea development plan within the
Grand Traverse Commons Planned Redevelopment District, the
Master Developer shall cause to be recorded with the Recorder
of Deeds for Grand Traverse County, a certificate and deed
evidencing the transfer of such amount of development capacity
{as shall at that time be allocated, sold or transferred to suchwe
subarea, provided that in no event shall the amount of
development capacity exceed the amount of development capacity
set forth for such subarea in Tables D and E above.

Concurrent with the transfer of any development capacities

between the subareas within the Grand Traverse Commons
Planned Redevelopment District or from any subarea within the

fage 53



@

Grand Traverse Commons Planned Redevelopment District to an
area outside of the Grand Traverse Commons Planned
Redevelopment District, the Master Developer shall cause to be
recorded with the Recorder of Deeds for Grand Traverse County
a certificate and deed evidencing such transfer,

In the event of any transfer of development capacity as set forth
in subparagraphs (a), (b), and (c) above, the Grand Traverse
Commons Redevelopment Corporation shall cause to be filed
with the Code Enforcement Officer of Garfield Township and the
Planning Director of the City of Traverse City a certificate
evidencing such transfer in compliance with the relevant
provisions of the Planned Redevelopment District Section of the
Traverse City and Garfield Township zoning ordinances.

8.

Subarea Plans
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Interim Uses

The Grand Traverse Commons Planned Redevelopment District contains over 60
structures which were used by the State of Michigan, Department of Mental Health to
service the mission of the former Traverse City State Hospital (TCSH). The different
types and uses of the buildings include residential, single and multi-family; institutional,
hospital in bed, out-patient, psychiatric care, and schools; medical office and office;
industrial and service workshop; storage active, inactive and cold storage; agricultural
process and storage; and power generating facilities. In addition the site has been used for
parking, construction staging, storage, water supply and storage, snow collection,
stormwater management, agriculture, pastureland, arboretum and recreation.

A noted and historically recognized feature of the former TCSH was its self-sufficiency
as an institution. This aspect of the TCSH played an important role in its service mission.
In order to address the complexities of a phased Planned Redevelopment District,
consideration must be given to interim uses of those structures and areas within the Grand
Traverse Commons Planned Redevelopment District which can effectively be used in their
present state and condition or with minor modification provide an interim use.

An Interim Use Plan for the Grand Traverse Commons Property (Revised) (dated June 2,
1993) was devised to codify the potential for interim use of the site, and has been
appropriately modified for inclusion in the Appendix of this District Plan, The Interim
Use Plan established policy regarding the use of the site on an interim basis. The Interim
Use Plan provides for:

o continued interim use of buildings which are already occupied;

° emphasis on interim uses in buildings requiring the least amount of capital
improvements;

o promotion of interim uses which generate a minimal amount of traffic and parking
demands; )

o interim uses which promote security and underwrite maintenance costs for the

Grand Traverse Commons Planned Redevelopment District;

o interim uses which do not conflict with or in any way negatively impact the
redevelopment of the Grand Traverse Commons Planned Redevelopment District;
and ~

e interim uses whick help to preserve historic structures until rehabilitation and

restoration proceeds.

Interim uses permitted within the Grand Traverse Commons Planned Redevelopment
include:

. ~ non-active storage/warehouse uses;
o seasonal recreational uses;

. club/workshop uses;

o community/education-related uses;

o temporary medical-related and/or governmental uses;
o temporary surface parking; and

] construction staging,

Interim uses shall be consistent with the staging and intended end uses of the subareas of
the Grand Traverse Commons Planned Redevelopment District.
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REVISIONS

SITE DEVELOPMENT GUIDELINES

Subarea 1 Building Heights

A. PROGRAMMED USES
D ; tC . Table Development Allowed Proposed 1. Skilled Nursing Care Facility &
evelopmen apaClty ; Zone Height Ground Fir. S rt Facilities
O/A Adjustment factor| 0.72 upplo .
Subarea 1 (as amended) 2. Medica! Center/Hospital Support
a b c d e f g h i j k 3. General Medical Related Uses
Zone Building | Imper. | lmper. Bldg Bldg Density | Maximum | Open Total Acreage i1 690 615
Envelope |Surface| Surface | Coverage | Coverage | Factor | Density | Area Lot . 1.2 650 s08|l ! B. PROPOSED DEVELOPMENT
Factor Factor Factor SF
1. Skilled Nursing Care Facility
4] 71,737 0095| 68,150 085| 64,800] 6.00| 388,800| 5.71| 409,654 9.40 111 655 629 2 Freestanding Alzheimer's Facili
1.2 31,193 0.90 28,074 0.69 19,250 2.25 43,313 277 86,477 1.99 .2 670 617 3' Inter Ueneragtional Day Care 24
. - _D
A 225,463 0.54, 121,186 "0.86 104,232 1.30 135,502 1.95 439,585 10.09 .3 630 617 4. Medical Offices/Parking Facility
li.2 132,015 0.80 50,747 0.87 44,347 1.15 50,999 2.04 269,445 6.19 5. Medically Related Uses
N3] 24301 080] 4620 080 4145] 100|  4145| 1.95| 47,374 1.09 ! 5 Parking Facilities
1.1 738 654 ’ RN
mA| 15,000 05| 18,050 0.90| 16.245] 600| 97,470| 567| 107,801 247 2 720 654 7. Storm Water Management Facilities | o
.2 78,378 0.91 71,000 0.92 65,600 6.00 393,600| 5.66 460,198 10.56 8. North Medical Campus Vehicular Loop =N
N.3] 43,000 0.88| 38,000 1.00] 38,000| _0.00 0.00| 1.36| 58,544 1.34 .3 688 674 5. Trail Head Parking -
.4 57,000 0.91] 52,000 1.00 52,000 0.00 0.00| 1.38 78,782 1.81 .4 705 691 10. Assisted Living =
111.5 18,400 0.95 17,480 0.69 12,000 2.00 24,000 2.63 48,362 1.11 e
) : .S 720 691 o4
Sub-total 700,487 469,307 420,619 1,137,828 2,006,233  46.06 : C. LANDSCAPE PROVISIONS i
Historic Buildings| _ 48,513 _ 1.00] 48,513 1.00] __48,513] 000 0.00] 1.45] 70,128 1.61 ' 1 Restore the front lawn and arboreturn as|
Hist. Parking 97,433 1.00 97,433 1.00 97,433 0.00 0.00 1.45 140,843 3.23 the focal point of the Commons :Vt"t
Sub-total 145,946 145,946 145,946 . 210,971 4.84 2. Control Elmwood to create continuity =
) ’ of open space but allow for emergency E
O New Roads ] [ 0.00] 182,160] 0.00] 0.00] _0.00] 0.00] 0.00] 0.00] _ 0.00] access. ' P
Mod. Campus Total 846,433 797,413 566,565 1,137,828 2,217,204 50.90 3. Rehabilitate drainage channel to %
e : emphasize connection to natural &
TRU_DEV.WK4 System. 3
- 4, Sculpt stormwater management <
structures into land forms and basins as | Z
visual amenities. 5
: 5. Expand the Historic Front Lawn. Q-
S u b a Fu e a 1 1 6. Wetland mitigation for stormwater G
i impacts on wetlands and West Access =
Medical Campus 1 fond insion z
1 W
! D. HISTORIC PROVISIONS a
il e
s m o o o = = ] : 8 1. Restore the Lawn. "
; Al 2. Renovate Cottages 21, 23,25, 27, and |8
[ Q
q,_~\ i : 29. by
s /:/- i J 3. Demolish non-contributing structures.
5 : : 1 4, Maintain fereground for Building 50. { v \
/ A‘| Ll e 5. Maintain setting and image of the Front Aé
e L -5 | ] Lawn. MUNSON
e W ' ' | ENGINEERING
l'l’ifs""-'.;;"' ﬁ &DESIGN
HET BASIN (ca)
° ® TEETm @ I @ zalnj
, e ——
é.—-m-m-m-m-m-m- — BOUNDARY ORAWN BY
0 50 100 200 500
ggm JOB NO.
N FILE NAME
@ . SCALE
SHEET TITLE SHEET NO.
DEVELOPMENT PLAN 1.1
Page 356




SUBAREA 1 PLAN

Medical Campus

BUILDING KEY DESCRIPTION e e

LECEBITICTUARIPLAMKINGII AT EIa] BRO(GH

21. Cottage — Unoccupied

= Cottages 21, 23, 25, 27, & 29 Are Part Of
23. Cottage — Unoccupied 5 The Historic District.

>

. <

25. Cottage — Unoccupied a Buildings 33, 35, 37, 37a, 39, & 41 Were
27. Cottage - Unoccupied 8 Constructed Between The 1920's and 1960's

; . In The Contemporary Style Of Their Period,
29. Cottage — Unoccupied = Ranging From International Style To Modern (K @ﬁwg
33. Offices — Unoccupied ! art Deco.
35. Offices ) — Unoccupied l » Elmwood Avenue [s A High—Use North / South D&%@Aéﬂm
37. Administration — Unoccupied . Connector Street Which Carries Through Traffic

And Serves As A Major Feeder To Munson Medical

Center.

Red Drive Is An Internal North / South Connecting
Road Serving The Commons Site And Munson
Medical Center.

Orange & Green Drives Are Minor Access Roads
Serving The Site Which Feed Into Parking Areas 1
Currently Being Used By Munson Medical Center

_ . 3 )2
37a.Administration — Unoccupied . For Temporary Staff Parking. !
[
39. Dining Hall - Unoccupied ' | 7 ] b
5
41. Geriatric Bidg. - Uncccupied
8
DISTRICT KEY PLAN
NORTH A
S " EXISTING BUILDINGS AND ROADS
NOTE: The boundary of the subarea shown © 1994 Mains /voa
on this sheet is approximate. See Sheet E:EZ:EEYBY ;

No. 1.1 for the actual subarea boundary. APPROVED BY -

(Amended February 10, 1996) DATE
PROJECT NO. :
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EXISTING LANDSCAPE AND NATURAL FEATURES

SUBAREA 1 PLAN

Medical Campus

LANDSCAPE KEY

@ Individual Tree

Tree Mass

Meadow

Lawn

DESCRIPTION

"The Western Portion Of This Subarea Exists
In A Relatively Natural State Consisting Of
Meadows And Stands Of Mixed Deciduous
And Evergreen Trees.

The Eastern Portion Exists In Maintained
Landscape Condition Including Notable Features
Such As Tree Rows Forming Alle's.

The Southern Edge Of This Area Includes A
Portion Of The Historic Lawn And Arboretum.

The Eastern Edge Contains Native Wetland And
Planted Vegetation.

T VU™ wOCae A
T 100
| QCA00, LUMOM 80804~ raey §
(317) 3341 am
A1 (317} 334=1411

ABCHITICTURRIPLARAINA{IRTERIOE piglan

D JAKIC L LAVED
ARCHITECTURE

DISTRICT KEY PLAN

NOTE: The boundary of the subarea shown
on this sheet is approximate. See Sheet

No. 1.1 for the actual subarea boundary.
(Amended February 10, 1996)

© 994 Mainstream / VOA

ORAWN BY
CHECKED BY :
APPRQVED BY :
DATE

PROJECT NO. :
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Subarea 1
Medical Campus

D

A,

KEY

TOPOGRAPHIC CONTOURS
AT 2'-0" INTERVALS

£ WETLAND BOUNDARY

%———}-—% NATURAL STREAM

Jpp— — DRAINAGE COURSE

RIPTION

This Area Contains Diverse Topographic Features Sloping
Generally To The North And East.

The Steep Bluffs On The Western Portion Of The Site Are
Wooded And Offer Dramatic Scenic Points From The Higher
Elevations.

A Portion Of The West Half Is Covered By Approximately 2.8
Acres Of A Larger Wetland Which Extends To The Property
North Of This Subarea.

The Eastern Portion Of The Area Is Adjacent To And Mostly
Covered By Wetlands.

REVISIONS

DISTRICT PLAN AMENDMENT #1 - FEB. 10, 1996

PROJECT TITLE
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vgg\
—AE———
MUNSON
ENGINEERING

&DESIGN

oare 2-10-96

DRAWN BY

JGB NO.

FILE NAME

SCALE

SHEET TITLE

THFFT NO.
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BUILDING KEY

21. Cottage
23. Cottage
25. Cottage
27. Cottage
28. Cottage
33. Offices
35. Offices

37. Administration

J7a.Administration
38. Dining Hall
41. Geriatric Bldg.

NORTH
[} 200° 400"

N

S s 7

EXISTING ROADS, BUILDINGS AN
TO BE DEMOLISHED

et S DRIVE

7 ”““"""g I )

TTTTTTTTTTTT ELMWOOD AVENUE

7 AL
VR
[

D PARKING LOTS

SUBAREA 1 PLA

Medical Campus ‘

KEY

/////4 TglsBénI%errS:v:d_ r Buildings
Z 2 Building Envelope

NOTE: The boundary of the subarea shown
on this sheet is approximate. See Sheet

No. 1.1 for the actual subarea boundary.
(Amended February 10, 1996)
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D JHEFO & LIYES
ARCHITECTURE

DISTRICT KEY PLAN

© 1994 Mainstream / VOA
ORAWN BY
CHECKED 8Y :
APPRQVED BY :
DATE
PROJECT NO. :
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REVISIONS

CIRCULATION KEY

%nm-m MAJOR ACCESS

------ STAFF ACCESS
¢ $ &&$ SERVCE

® ® © © ® LFE SAFETY ACCESS

PP b b AMBULANCE
coooooooo PEDESTRIAN

VEHICULAR CONTROL PONT

@@ <% FUTURE BATA BUS ROUTE

NOTE: MAJOR ACCESS MEANS MAJOR ACCESS
TO A PORTION OF THE PROPERTY, AND DOES NOT

CONSTITUTE AN ACCESS POINT FOR CROSS-THROUGH
TRAFFIC

- ELMWOOD AVE.

SEVENTH ST.

TO MMC

Subarea 1
Medical Campus

DISTRICT PLAN AMENDMENT #1 - FEB. 10, 1996

o T
o !
of 11

1|

o ':‘..}
..._.Eé__"l:“ )
29065805 8

PROJECT TITLE

l!'!\
MUNSON
ENGINEERING

&DESIGN

)O
r. o
£

o 2-10-96

DRAWN BY

JQB NQ.

FILE NAME

SCALE

SHEET TITLE

CIRCULATION PLAN

SHEET NO.

Page 61

1.6




NORTH

T BUILDING VOLUME ENVELOPE

SUBAREA 1 PLAN

Medical Campus

KEY

ma (1T) B4-is11

AICIITICTUIIIFLAIIllﬂlllflll.l bastaepm

&l Allowable Height of Envelope Measured to

2 Building Cornice

=

>

<

Q

S @ 630.0° (The Sub Development Zone Designation
- ; corresponds with the Site Identification Column
= of Development Capacity Table 2 in Appendix

655.0" C)

Base elevation ‘equals sea level. The Ja

Note:
. . vvv-ovo'o"o’o': 7 lowest point within the District is approximately ARC
e AR D % 670.0° elevation +600.0°. Elevation of the first floor of
(RSN l ion +600 : first
LK ”3‘:‘:‘3‘:‘:‘3‘302‘2‘:‘ . i1 Building 50 is approximately +650.0°. The
:’:’:::.:"%.".”‘ it elevation limit is at the height above sea level
T //// 690.0° indicated. The elevation lirniF isa plam? p:arallel
. y to the floor plate of Building 50 within the
I boundaries of a sub-development zone.
l ¥
I 738.0° (In the final document, base elevations on this
sheet will be better highlighted.)
J.:-| Open Space \ 3

Development At Grade

Sub Development Zone.Designation

GBKE

& LIV
CTURE

Lt

1

DISTRICT KEY PLAN

Note: In the final document, Sheet 1.7 will be
modified to reflect a change in the configuration
of the western development parcel to avoid the

recently documented wetlands area in that
vicinity.

NOTE: The boundary of the subarea shown
on this sheet is approximate. See Sheet

No. 1.1 for the actual subarea boundary.
(Amended February 10, 1996)

NOTE: The allowable heights listed on this
sheet are superseded by the "Subarea 1
Building Heights" table on Sheet No. 1.1.
(Amended February 10, 1996)

(In the final document, this line, which was
drawn in error, will be removed.)

O 1994 Mainstream / VOA

(The boundaries of the area in which building  (In the final document, the building envelope for Zi:::EgYm :
can occur will be subject to minor modifications  the historic cottages will reflect the "development APPROVED v+
resulting from the progression through Schematic  at grade" designation to accommodare parking DATE
Design to Design Development.) " associated with the rehabilitated cottages. PROJECT NO. :
§] Page62
5 SHEET NO. :j~ . ’7
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0 Wi : Note: In the final document, Sheet 1.81 will be
: : modified to reflect a change in the configuration
of the western development parcel to avoid the
recently documented wetlands area in that
vicinity.
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CHECKED BY
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Aerial View - District 1 I —
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SUBAREA 2 PLAN
The Village

BUILDING KEY

SITE DEVELOPMENT GUIDELINES

5. North Wing

9. South Wing

19. Cottage A. PROGRAMMED USES:

20. Colltage 1. Village Center

22. Collage 2. Mix of Uses

28. Cottage 3. Village Plaza

30. Collage Note: Allowed uses are listed in Exhibit 8.

32. Coltage B. PROPOSED DEVELOPMENT

34. Collage 1. Rehabilitation and Adaptation of Building 50
36. Coltage to mixed use infill development

40. Cottage 2. Rehabilitation and Adaptation of Cottages for

44. Green House mixed or single uses
3. Village Plaza connecting Subareas 2 and 3
4. Yellow Brick Road and Emegency Vehicle Access rE

5. Storm Water management C—

50. Main Building

52. Power Plant

84. House
6. Possible re-creation of Willow Pond on Front Lawn _

7. Conversion or Reuse of Power Plant
8. Trailhead Plaza and Brew Pub 8

C. LANDSCAPE PROVISIONS

ﬁﬁ Tree Grouping

1. Preserve and Enhance Front Lawn and Arboretum

2. Integrate parking with pastoral landscape

DISTRICT KEY PLAN

D. HISTORIC PROVISIONS
NORTH 1. Rehabilitate and Adapt Building 50 and South Cottages
preserving the original intent of the Kirkbride design
\" B . 2. Preserve the original intent of the Front Lawn and AMENDED _/ /| _
R DEVELOPMENT PLAN Arboretum,
05/22/2003
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BUILDING KEY

5. North Wing -
9. South Wing -
19. Cottage -
20. Cottage -
22. Cottage -
28. Cottage -
30. Cottage -
32. Cottage -
34. Cottage -
36. Cottage -
40. Cottage -
44. Green House -
50. Main Building -
52. Power Plant -
84. House -

NORTH

0’ 200’ 400°

Unoccupied
Unoccupied
Unoccupied
Unoccupied
Unoccupied
Unoccupied
Unoccupied
Unoccupied
Unoccupied
Occupied

Unoccupied

Unoccupied

Partially Occupied

Unoccupied

Unoccupied

=
>
—
adl
n
a
=
[ad

EXISTING BUILDINGS AND ROADS

/yfFORMER RAILROAD SPUR

SUBAREA 2 PLAN

CCRC Center

DESCRIPTION

With The Exception Of The Greenhouse &
Minor Connecting Pieces, All Structures,
Are Part Of The Historic District.

Red Drive Is An Internal Connecting Road
Running North / South Through The Area.

Silver Road Has Served As The Primary
Access Road From Eleventh Street To This
Subarea.

A Drop-off And Turnaround Exists In A Similar
Alignment To The Original Hospital Plan.

PLOT BATE:

224 SOUTH MICHICAN AVENUE

400
| CHICAGO, WLLINOIS 50604-2595 |
{312) 534-1400
FAX (312) 554-1412

ARCHITECTURE|PLANKINGQIINTERIOR DERIGN

GBKE

[l IHIJO ds LINEC
ARCHITECTURE

(W)l

1]

DISTRICT KEY PLAN

© 1994 Mainstream / VOA
DRAWN BY
CHECKED BY :
APPROVED BY :
DATE
PROJECT NO., :
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NORTH

200

400’

SUBAREA 2 PLAN

CCRC Center

LANDSCAPE KEY

@ Individual Tree

Tree Mass

Lawn

DESCRIPTION

The Northeast Portion Of This Subarea
Contains The Historic Lawn Space Which
Served As The Foreground For The State
Hospital. It Also Contains Specimens Of
Various Tree Species Imported By The
Hospital's First Director, Dr. Munson.

The Balance Of The Subarea Is Generally
Landscaped In An Informal Manner and
Maintained.

There Are No Undisturbed Natural Features
In This Subarea.

EXISTING LANDSCAPE AND NATURAL FEATURES

PLOT DaTE:

224 SOUTH MICHIGAN AVENUE
St 400

1
| CHICAGO, {LLINGIS 60604-2593 |
(312) 584—1400
FAX {312} 5841412

ARCHITECTURE{PLANNINGIINTERIOR DREBION

GBIE

G4 de LIVED
ARC CTURE

bl

1]

DISTRICT KEY PLAN

© 1994 Mainstream / VOA
DRAWN BY
CHECKED BY :
APPROVED BY :
DATE
PROJECT NO, :
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NORTH

200

400"

SUBAREA 2 PLAN

CCRC Center

KREY

Topographic Contours @
» 2'—0" Intervals

/\ Natural Stream

-’ N Drainage Tendency

W Steep Slopes

EXISTING TOPOGRAPHY AND DRAINAGE PATTERNS

224 SOUTH MICHIGAN AVENUE
SUMTE 1400
| CHICAGO, KLINOIS 80604-259% |
(312) 534-1400
FAX (312) 384-1412
ARCHITRCTURE|PLANNINGIINTERIOR DEN[ON

GBKE

I, oo LINEC
ARC CTURE

"
1]
1
" 4
-3
8
v 5
6

DISTRICT KEY PLAN

© 1994 Mainstream / VOA

DRAWN BY
CHECKED BY :
APPROVED BY :
DATE
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e Village
BUILDING KEY KEY
5. North Wing — Unoccupied B  Existing structure to be either retained or removed
9. Soulh Wing — Unoccupied [] Existing structure to remain
19. Cottage — Unoccupied
20. Cottage — Unoccupied Structures targeted:
22. Cottage — Unoccupied 1. Link to Hall 19
28. Cottage — Unoccupied 2. Link to Hall 20
30. Cottage - Unoccupied 3. Former Staff Garage # 64
32. Cotlage — Unoccupied
NOTE:
34. Cottage — Unoccupied
Targeted structures can be either removed or retained
36. Coltage — Occupied
All demolition to be approved by S.H.P.O.
40. Cottage — Unoccupied
44. Green House ~ Unoccupied Stair and elevator core for Hall 20 FE ¥
50. Main Building — Occupied to be erected on part of link footprint 4 =
52. Power Plant — Unoccupied | - L
' 4
84. House - Unoccupied V—FORMER RAILROAD 3
8
4 5
8
U DISTRICT KEY PLAN
-
NORTH &
[
a
[
m .
| EXISTING STRUCTURES TARGETED AMENDED __/__/__
oo p——
o w0 a0 FOR POSSIBLE DEMOLITION
06/03/2003
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SUBAREAS 2 & 3
The Village

CIRCULATION KEY

ooooo Life Safety / Yellow Brick Road
sas000sn Yellow Brick Road Promenade & trails
emme= Motorized Vehicle Local

e®eee Motorized Vehicle circulation
Bata Bus Stop

NOTE:

Whole Site to be declared Pedestrian Zone

Motor Vehicles to Yield at All Times and on all Streets

to Pedestrians, Animals and Non Motorized Vehicles
Speed limit on Site 25 mph

Bicycles authorized on sidewalks at speeds under 10 mph

CIRCULATION PLAN

[El:‘l
1

DISTRICT KEY PLAN

AMENDED _/__/

Page 68

05/27/2003

2.6




ST w—

N
\
\\E‘ Wa
N\\'\\\.\\\\g N /
AN X
AR d

ATAMANLNY
\‘_‘\;\\\\\\\}‘

SRTARARA

§

AR

BUILDING VOLUME ENVELOPE

SUBAREA 2 PLAN
The Village

KEY

Allowable Height of Envelope Measured to
Building Cornice

Height Above Sea Level / Above First Floor of Building 50

750.0' / 100.0°

/////% 700.0° / 50.0°

/] ess.0° / 35.0°

Development at Grade

Open Space Improvement at Grade

Note: Base elevation equals sea level. The
lowest point within the District is approximately
elevation +600.0°. Elevation of the first floor of
Building S0 is approximately +650.0’. The
elevation limit is at the height above sea level
indicated. The elevation limit is a plane parallel
to the floor plate of Building 50 within the
boundaries of a sub-development zone. ‘

DISTRICT KEY PLAN

AMENDED __/ [

05/27/2003
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SITE PLAN

SUBAREA 2 PLAN
The Village

COLOR KEY

B  Sloped Roof Buildings
Flat Roof Buildings
Yellow Brick Road

Parking Area

DISTRICT KEY PLAN

AMENDED __/__/__

2.8
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a.
g

DISTRICT KEY PLAN

AMENDED __/__/__

06/03/2003

3.1

Page 71

ibit 8.
in Subarea 2

18

creation of Building 64

d use infill development
2. Preservation and Enhancement of Wooded Hills

mixe

Storm Water management

Possible re-
1. Rehabilitate and Adapt All Contributing Buildings

1. Rehabilitation and Adaptation of Buildings
3. Village Plaza connecting Subareas 2 and 3

4. Yellow Brick Road and Trails

1. Recreation
2. Mix of Uses

to

Note: Allowed uses are listed in E
5.
6.

3. Village Plaza

HISTORIC AND LANDSCAPE PROVISIONS

B. PROPOSED DEVELOPMENT
C

7
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n
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SUBAREA 3 PLAN

The Village
SITE DEVELOPMENT GUIDELINES
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Fire House

BUILDING KEY
53. Laundry Building
56. Carpenter Shop
57. Maintainence Shop
58. Warehouse

59. Maintainence Shop
§60. Shop

61. General Services
62. Root Cellar

63. Rool Cellar

65. Garage

67. Garage

69. Garage

71. Waler Reservoir

G6.

al intent of the Kirkbride design

rigin

2. Preserve the o

3. Integrate parking with pastoral landscape

4. Existing Wetlands will be Identified and Preserved

NORTH

DEVELOPMENT PLAN

400°

200'




SUBAREA 3 PLAN
The Village

BUILDING KEY DESCRIPTION

53. Laundry Building Subarea 3 is the service side of the former Asylum.

It links the site’s centerpiece to the therapeutic wooded

56. Carpenter Shop
P hills protecting it from prevailing winds

57. Maintainence Shop

The Improved Portions Of This Subarea Have
Historically Served As Support To The State
Hospital.

58. Warehouse

59. Maintainence Shop

60. Shop
FORLLI{?E(:)RD Buildings 58, 81, 62, 63 & 69 Date Back
RAILROA To The Original Hospital Campus.

Those buildings are contributing to the
historic significance of the site

61. General Services
62. Root Cellar
63. Root Cellar

No Structures In This Subarea Contain The }
Historically Significant Architectural Style Of
Building 50 And The Coltages.

65. Garage

G66. Fire Fouse

67. Garage FE
Yellow And Gray Drive Are Minor Service Roads. N WETL
69. Garage : |
74. Water Reservoir !
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SUBAREA 3 PLAN

The Village

LANDSCAPE KEY
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