THE CITY OF

il

Agenda
Brownfield Redevelopment Authority

Board of Directors
City of Kalamazoo

Thursday, May 15, 2025 7:45 AM

CPED Main Conference Room - 245 N. Rose Street, Suite 100

A. CALL TO ORDER/ROLL CALL
B. ADOPTION OF FORMAL AGENDA
C. APPROVAL OF MINUTES
1. Approval of minutes from the BRA meeting on April 17, 2025.
D. PUBLIC COMMENTS
E. DIRECTOR COMMENTS

F. PUBLIC HEARING

1. 1. Public hearing for an Act 381 Brownfield Plan for the Redevelopment Project
at 234 and 238 E Michigan Ave, Kalamazoo MI

e Opening of the Public Hearing
¢ Project Presentation

e Public Comment Period

e Board of Directors Comments
e Closing of the Public Hearing

G. NEW BUSINESS

1. Adoption of a Resolution Approving the Implementation of an Act 381
Brownfield Plan for the Redevelopment Project at 234 and 238 E Michigan
Avenue and Recommending City Commission Adopt the Plan.

(ACTION: Motion to adopt the Resolution approving the implementation of the
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BRA Board Agenda Page 2 of 2 May 15, 2025

act 381 Brownfield Plan for the Redevelopment Project at 234 and 238 E
Michigan Avenue and Recommend the City Commission Adopt the Plan).

2. Adoption of a Resolution Approving the Development and Reimbursement
Agreement Relating to 234 and 238 E Michigan Avenue, in Substantially the
Form Attached, Subject to any Non-Substantive Changes Approved by the
Chairperson and to Form by Legal Counsel conditioned upon City Commission
adoption of the Brownfield Plan and County BRA acceptance of the
Reimbursement Schedule.

(Action: Motion adopting a Resolution approving the Development and
Reimbursement Agreement relating to 234 and 238 E Michigan Avenue, in
substantially the form attached, subject to any non-substantive changes approved
by the chairperson and to form by legal counsel conditioned upon City
Commission adoption of the Brownfield Plan and County BRA acceptance of
the Reimbursement Schedule.)

3. Approval of an Interlocal Agreement with the Downtown Economic Growth
Authority Related to the Project at 234 and 238 East Michigan Avenue, Subject
to any Non-Substantive Changes Approved by the Chairperson and as to Form
by Legal Counsel, and Authorizing the Chair to Sign.

(ACTION: Motion to Approve an Interlocal Agreement with the Downtown
Economic Growth Authority Related to the Project at 234 and 238 East

Michigan Avenue, Subject to any Non-Substantive Changes Approved by the
Chairperson and as to Form by Legal Counsel, and Authorize the Chair to Sign.)

4. Adoption of a Resolution Approving Reimbursement Request #4 from
Kalamazoo Neighborhood Housing Services in the Amount of $22,690.

(ACTION: Motion to adopt a Resolution approving Reimbursement Request #4
from Kalamazoo Neighborhood Housing Services in the amount of $22,690.)

H. UNFINISHED BUSINESS
L. COMMUNICATIONS AND ANNOUNCEMENTS
J. STAFF REPORTS AND UPDATES

1. Q1 Budget Reports (Fund 242 & 243)

K. ADJOURNMENT
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CITY OF KALAMAZOO
BROWNFIELD REDEVELOPMENT AUTHORITY BOARD MEETING
Thursday, April 17, 2025
Community Planning and Economic Development
245 N. Rose Street, Kalamazoo, Ml 49007

MEMBERS PRESENT: Sharon Ferraro; Kevan Hess; Jason Novotny; Kyle Gulau; Andrew Schipper;
Michael Gurnee; Rachel Bair

MEMBERS ABSENT: Nathan Bolton; Lucas Middleton; Alonzo Wilson

CITY COMMISSIONERS/CITY STAFF PRESENT: Jamie McCarthy (Development Manager); Jessica
Wood (Attorney, Dickinson Wright); Logan Mulholland (Fishbeck, Consultant); Jared Chambers (Business
Specialist); Heidi Waffle (Brownfield Project Assistant); Paul Thuringer (Development Administrator); Erin
Hahn (Community Investment Administrative Assistant)

Meeting was called to order at 7:59 AM by Chair Novotny.

MOTION TO EXCUSE ABSENT MEMBERS: Director Gurnee moved to excuse absent members;
seconded by Director Hess. Motion approved by voice vote unanimously.

APPROVAL OF AGENDA: Director Schipper moved the approval of the agenda; seconded by Director
Ferraro. Motion approved by voice vote unanimously.

APPROVAL OF MINUTES: Director Gurnee moved approval of minutes from the meeting of March 20,
2025 as presented; seconded by Director Hess. Motion approved by voice vote unanimously.

PUBLIC COMMENTS
None.
DIRECTOR’S COMMENTS
None.
NEW BUSINESS

1. Adoption of a Resolution Approving the Transfer of 433 Reed Avenue to the City of Kalamazoo and
Authorizing the Chair to Execute All Documents Necessary to Effectuate the Transfer.

Ms. McCarthy shared information, as found in the packet. They are looking to transfer this property to City of
Kalamazoo Public Services for flood plain and stormwater improvements.

Mr. Paul Thuringer shared about the Public Services project and the restoration that will take place on this property.
Director Schipper asked if this will be a permanent use.

Mr. Thuringer shared yes, this property will only be used for this purpose and will never be developed.
Page 1 of 2
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Ms. McCarthy talked about the site constraints of the property.
Director Gulau asked if there is still a plan to put in an educational walking path in that area.

Mr. Thuringer said it was not mentioned in conversation regarding the property, so he does not know the answer to
that.

Director Ferraro moved to adopt a Resolution approving the transfer of 433 Reed Avenue to the City of
Kalamazoo and authorizing the Chair to execute all documents necessary to effectuate the transfer; seconded
by Director Bair.

A roll call vote was taken, and the motion passed unanimously.

2. Closed session under MCL 15.268(1)(h) of the Open Meetings Act to consider material exempt from
discussion or disclosure by state or federal statute — a written legal opinion.

Director Gulau moved the board to go into closed session under MCL 15.268(1)(h) of the Open Meetings Act
to consider material exempt from discussion or disclosure by state or federal statute — a written legal opinion;
seconded by Director Gurnee.
A roll call vote was taken, and the motion passed unanimously.
Closed Session.
Director Ferraro moved to end the closed session; seconded by Director Gurnee.
*Chair Novotny left the meeting at 8:56 AM.
UNFINISHED BUSINESS
None.
COMMUNICATIONS AND ANNOUNCEMENTS

None.

STAFF REPORTS AND UPDATES

1. Brownfield Consultant Contract Renewal — Fishbeck.

Ms. McCarthy shared staff is moving forward with Management Services department to extend the contract with
Fishbeck. It will be a one-year extension.

ADJOURNMENT: The meeting was adjourned at 9:01 A.M. by Chair Gulau.

Heidi Waffle Chair Signature Printed Name/Chair
Recording Clerk

Page 2 of 2
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THE CITY OF

E BRA Board of Directors
/ Staff Report
gy St Rey

City of Kalamazoo

TO: Brownfield Redevelopment Authority Board of Directors

FROM: Antonio Mitchell, Director of Community Planning and Economic Development
Prepared by: Jamie McCarthy, BRA Staff Liaison

DATE: May 15, 2025

SUBJECT: Adoption of a Resolution Approving the Implementation of an Act 381
Brownfield Plan for the Redevelopment Project at 234 and 238 E Michigan
Avenue and Recommending City Commission Adopt the Plan.

(ACTION: Motion to adopt the Resolution approving the implementation of the
act 381 Brownfield Plan for the Redevelopment Project at 234 and 238 E
Michigan Avenue and Recommend the City Commission Adopt the Plan).

RECOMMENDATION:

It is recommended the BRA adopt the Resolution approving the implementation of an Act 381
Brownfield Plan for the redevelopment project at 234 and 238 E Michigan Avenue and
recommend the City Commission adopt the Brownfield Plan.

BACKGROUND:

The proposed redevelopment consists of two parcels totaling 0.073 acres in the City of
Kalamazoo. The project will involve preparing the site for redevelopment to make way for 4
new residential rental units. The development is anticipated to retain an existing first-floor tenant
that will continue commercial operations that is not contemplated in the scope of this project,
while renovating the currently vacant second floor to make way for residential use. The 4
residential units are expected to be one-bedroom, one-bathroom units available for rent. The
units are expected to range between 506-square feet and 598-square feet, with an average of
549-square feet. One unit (25%) is expected to be income restricted to rents at approximately
80% of Area Median Income (“AMI”) for a duration of 10 years. The existing approximately
2,900-square foot structure, built around 1869, is a two-story Italianate building and is a
contributing structure to the Haymarket Historic District. The total capital investment on the
project is expected to be approximately $2.0 million. Construction on the project is planned to
begin in the Spring of 2025 and will be completed by Spring of 2026.

Brownfield Plan Summary:

Community Planning and Economic Development Department | 245 N. Rose Street, Ste 100, Kalamazoo, MI 49007
Voice: (269) 337-8744 | Fax: (269) 337-8513 | www.kalamazoocity.org

Page 5 of 169



BRA Board Agenda Report — Adoption of a Resolution Approving the Implementat
Page 2

e Developer reimbursement for eligible activities, $269,603

e Reimbursement period: 25 years

e Rent and income-restricted units: One 1-bedroom unit (80% rent restricted, 85% AMI
income restricted)

e 10-year affordability period

e MSHDA Work Plan

FISCAL IMPACT:

The Brownfield Plan includes Tax Increment Financing for up to 25 years reimbursement to the
Development not to exceed $269,603 for eligible activities. Administrative costs for the
Authority will be covered by the plan.

Community Planning and Economic Development Department | 245 N. Rose Street, Ste 100, Kalamazoo, MI 49007
Voice: (269) 337-8744 | Fax: (269) 337-8513 | www.kalamazoocity.org
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CITY OF KALAMAZOO
BROWNFIELD REDEVELOPMENT AUTHORITY

A RESOLUTION APPROVING THE IMPLEMENTATION OF
AN ACT 381 BROWNFIELD PLAN FOR
234 AND 238 E MICHIGAN AVE AND
RECOMMENDING ADOPTION BY THE
CITY COMMISSION

Minutes of a regular meeting of the City of Kalamazoo Brownfield Redevelopment Authority
(“BRA”) held on May 15, 2025 at 7:45 a.m., local time at 245 N. Rose Street, Ste. 100 in
Kalamazoo, Michigan.

PRESENT:

ABSENT:

The following resolution was offered by Member and seconded
by Member

RECITALS:

A The City has created the City of Kalamazoo Brownfield Redevelopment Authority
(the “Authority”), under the provisions of Act 381, Public Acts of Michigan, 1996, as
amended (“Act 381”).

B. Under Resolution No. 08-16, the City Commission delegated the public hearing
process to the Authority regarding any future proposed Act 381 Brownfield Plan, including
proposed Act 381 Brownfield Plan for 234 and 238 E Michigan Avenue.

C. A public hearing was held by the Authority on May 15, 2025, on the Brownfield Plan
for 234 and 238 E Michigan Ave, Kalamazoo; notice of the public hearing was given to all
taxing authorities levying ad valorem or specific taxes against any parcels within the
Brownfield Plan, as required by Act 381.

D. Following the public hearing on the 234 and 238 E Michigan Ave Brownfield Plan,
the Authority, in consideration of any comments heard at the public hearing or written
communications received at or prior to the public hearing, determines that the Brownfield
Plan constitutes a public purpose in that:

a. It meets all requirements of Section 13 of Act 381.
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b. The proposed method of financing the costs of eligible activities of the 234 and
238 E Michigan Avenue Brownfield Plan is feasible, and the Authority has the
authority to arrange the necessary financing.

c. The description of eligible activities and their estimated costs are reasonable and
necessary to carry out the purposes of Act 381, and

d. The amount of captured taxable value estimated to result from the 234 and 238 E
Michigan Avenue Brownfield Plan is reasonable.

THEREFORE, IT IS RESOLVED THAT:

The City of Kalamazoo Brownfield Redevelopment Authority approves the implementation
of the Act 381 Brownfield Plan for 234 and 238 E Michigan Avenue in Kalamazoo and
recommends the City Commission adopt a resolution approving this Brownfield Plan.

AYES:

NAYS:

RESOLUTION DECLARED.

CERTIFICATE

The foregoing is a true and complete copy of a resolution adopted by the Brownfield
Redevelopment Authority at a regular meeting held on May 15, 2025. Public notice was
given and the meeting was conducted in full compliance with the Michigan Open Meetings
Act (PA 267, 1976). Minutes of the meeting will be available as required by the Act.

Rachel Bair
Secretary
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2960 Interstate Parkway
I S e ‘ ( Kalamazoo, Michigan 49048

Engineers | Architects | Scientists | Constructors 269.342.1100 | fishbeck.com

234 and 238 EM LLC Project Fact Sheet

Project Overview: The proposed project will facilitate the redevelopment of two parcels totaling 0.073 acres in
the City of Kalamazoo. The existing approximately 2,900-square foot structure, built around 1869, is a two-story
Italianate building and is a contributing structure to the Haymarket Historic District. The development is
anticipated to retain an existing first-floor tenant that will continue commercial operations and is not part of the
eligible activities anticipated to be incurred. The developer plans to renovate the currently vacant second floor
into 4 new residential rental units. The 4 residential units are expected to be one-bedroom, one-bathroom units
available for rent. The units are expected to range between 506 square feet and 598 square feet, with an average
of 549 square feet. One unit (25%) is expected to be income restricted to rents at approximately 80% of Area
Median Income (“AMI”) for 10 years. Construction on the project is planned to begin in the Spring of 2025 and
will be completed by the Spring of 2026.

Parcels Included: 06-15-378-101 and 06-15-378-298.

Overall, this project is set to serve a public purpose to the City of Kalamazoo, expanding the tax base, investing
significant capital into the community, and creating attainable housing.

Eligible Costs

School and Local

= Pre-Approved Activities: A Phase | Environmental Site Assessment and an Asbestos and Hazardous Building
Materials Survey were funded by the Kalamazoo County Brownfield Redevelopment Authority for $8,695.

» Lead and Asbestos Abatement: The cost of abatement, disposal, and monitoring is anticipated to be $28,820.

=  Demolition: Activities include selective site demolition and selective building demolition of an existing
structure. Engineering and design of these activities are also included as eligible activities. The total cost of
these activities is anticipated to be $36,724.

= Infrastructure: It is anticipated that sidewalks, water, electric, and gas utilities will be required to support the
housing units. Engineering and design of these activities are also included as eligible activities. The total cost is
anticipated to be $63,118.

= Site Preparation: Activities include solid waste disposal, staking, temporary facilities, temporary site control,
and associated soft costs (engineering and design) of these activities are also included as eligible activities.
The total cost of site preparation is anticipated to be $19,168.

=  Brownfield Plan/Work Plan Preparation: The total cost of these activities is anticipated to be $15,000.

= Brownfield Plan/Work Plan Implementation: The total cost of these activities is anticipated to be $30,000.

» 15% Contingency: The total contingency cost is anticipated at $22,174.

* Financing Gap: associated with developing housing units priced for income qualified households is included as
an eligible activity. The financing gap is calculated utilizing a control rent as defined by the City of Kalamazoo
Brownfield Redevelopment Authority policy, which is set at 100% of Area Median Income AMI. The total cost
of these activities is anticipated to be $54,600.

Developer Subtotal: 5269,603 KCBRA Subtotal: 58,695
Total: $278,298
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234 and 238 EM LLC Project Fact Sheet
May 12, 2025

Estimated Outcomes:

Z:\ENVIROLOGIC\PROJECTS\PROJECTS_C\CTYKZ\HIEMSTRA OPTICAL BUILDING\FINAL BF PLAN\COK_234 AND 238 EM LLC_ FACT SHEET_2025_0512.DOCX

4 Residential Units Upon Completion
1 Unit will be leased at 80% of AMI
S2M Total Investment

$25,177 Initial Taxable Value
$118,875 Future Taxable Value

30 Years of Brownfield Plan Capture

o 25 Years of Reimbursement to the Developer

o 5 Years of Capture for the Local Brownfield Revolving Fund (LBRF)
$20,450 Authority Administration Fees (10% Local-Only Estimation)
$64,793 Amount to be Deposited in LBRF

Fishbeck | Page 2
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ACT 381 BROWNFIELD PLAN

234/238 EM LLC
234 & 238 East Michigan Avenue
Kalamazoo County, City of Kalamazoo
City of Kalamazoo Brownfield Redevelopment Authority

May 11, 2025

Prepared by
Michigan Growth Advisors
100 W Michigan Avenue
Suite #200
Kalamazoo, M1 49007

Approved by the Brownfield Redevelopment Authority on

Approved by the City of Kalamazoo on
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ACT 381 BROWNFIELD PLAN

1.0 INTRODUCTION

1.1 Proposed Redevelopment and Future Use for Each Eligible Property

The proposed redevelopment consists of two parcels totaling 0.073 acres in the City
of Kalamazoo. The project will involve preparing the site for redevelopment to make
way for 4 new residential rental units. The development is anticipated to retain an
existing first-floor tenant that will continue commercial operations that is not
contemplated in the scope of this project, while renovating the currently vacant
second floor to make way for residential use. The 4 residential units are expected to
be one-bedroom, one-bathroom units available for rent. The units are expected to
range between 506-square feet and 598-square feet, with an average of 549-square
feet. One unit (25%) is expected to be income restricted to rents at approximately
80% of Area Median Income (“AMI") for a duration of 10 years.

The existing approximately 2,900-square foot structure, built around 1869, is a two-
story Italianate building and is a contributing structure to the Haymarket Historic
District.

The total capital investment on the project is expected to be approximately $2.0
million. Construction on the project is planned to begin in the Spring of 2025 and
will be completed by spring of 2026.

1.2 Identification of Housing Need

Specific Housing Need

The Kalamazoo County Housing Plan completed in July 2022 and prepared by the
W.E. Upjohn Institute and the Southcentral Michigan Planning Council identified that
7,750 new units are needed to appropriately house the new households forming or
looking to locate in the county over the next eight years. Of these units needed,
approximately 600 units are required in the urban core, and an additional 1,200 units
are required in the urban center to meet demand.

The Census Tract that this project is located in, 2.01, had a 4.6% population growth
between the period of 2015-2020, which far outpaced the County and State average
growth of 1.9% and 0.74%, respectively. However, the housing unit growth in the
Census Tract, of 0.3% over the same period, did not match the population growth.
As such, there is an acute demand for housing in this area of Kalamazoo County and
as a result, the absorption of new housing units in this area is expected to exceed
County averages.

Job Growth Data
Additionally, Southwest Michigan First, the regional economic development agency
serving Southwest Michigan and Kalamazoo County, have announced 4,666 new

Page 13 of 169



jobs created over 64 new projects in the County. These projects include investments
and job creation by Zoetis, Pfizer, Nissha, Depatie, and others that are within
commuting distance of this project. The creation of housing in the urban center is
vital to ensuring that prospective employees across the region have accessible and
exciting housing opportunities to fill these job openings.

1.3 Eligible Property Information

Basis of Eligibility

Section 2(y)(i) of Public Act 381 of 1996 ("Act 381"), as amended, defines “"Housing
Property” as “A property on which 1 or more units of residential housing are
proposed to be constructed, rehabilitated, or otherwise designated to be used as a
dwelling.” The development proposes 4 housing units between 234 East Michigan
Avenue and 238 East Michigan Avenue, thus these parcels are eligible property
under Act 381. Additionally, the building is a Historic Resource and is identified as a
contributing structure within the Haymarket Historic District, which was listed on the
National Register of Historic Places in May of 1983, with a boundary increase in
March of 2011. The reference number for the Haymarket Historic District on the
National Register of Historic Places is 83000860.

Location and Legal Description
238 East Michigan Ave Parcel ID: 06-15-378-101 0.036 Acres
Kalamazoo, M| 49007

Legal Description:

304 ORIGINAL PLAT OF THE TOWN (NOW CITY) OF KALAMAZOO, Liber 6 of Plats Page 8;
That part of the Northeasterly 18.25ft of the Southwesterly 35.6ft of Lot 101 lying North of
Bates Alley.

234 East Michigan Ave Parcel ID: 06-15-378-298 0.037 Acres
Kalamazoo, M1 49007

Legal Description:

302 ORIGINAL PLAT OF THE TOWN (NOW CITY) OF KALAMAZOO, Liber 6 of Plats Page 8;
THAT PART OF NELY 1.25FT OF LOT 99 N OF BATES ALLEY. THAT PART OF SWLY 17.75FT OF
LOT 101 N OF BATES ALLEY. CFT 8785015

2.0 Information Required by Section 13(2) of the Statute

2.1 Description of Costs to Be Paid for With Tax Increment Revenues
Tax increment revenues will be used to reimburse 234/238 EM, LLC ("Developer”) for
the cost of eligible activities as authorized by Act 381. Michigan State Housing
Development Authority (‘“MSHDA") approved non-environmental eligible activities
and statutorily approved EGLE environmental eligible activities will be reimbursed with
local and school tax increment revenues (“TIR").
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2.2

The total cost of eligible activities including contingency are anticipated to be
$278,298. Eligible activities incurred by the Developer are anticipated to be $269,603.
Eligible activities incurred by the Kalamazoo County Brownfield Redevelopment
Authority are anticipated to be $8,695. Funding to the State Brownfield
Redevelopment Fund is anticipated to be $12,841. Capture to the Local Brownfield
Revolving Fund is anticipated to be $64,793. The estimated cost of all eligible activities
under this plan are summarized in Table 1.

Environmental Activities
A Phase | Environmental Site Assessment (ESA) and a Hazardous Materials Inspection
are included in this Plan.

Non-Environmental Activities

Because the basis of property eligibility is “Housing Property” under Public Act 381,
additional non-environmental costs can be reimbursed through a brownfield plan.
This plan provides for reimbursement of eligible "housing development activities”
including reimbursement provided to the developer to fill a financing gap associated
with the development of housing units priced for income qualified households, and
site preparation and infrastructure activities that are necessary for new housing
development for income qualified households on eligible property.

Summary of Eligible Activities

2.2.1 Pre-Approved EGLE Eligible Activities
A Phase | Environmental Site Assessment (ESA) and a Hazardous
Materials Inspection are included as eligible activities. Pre-approved
EGLE Eligible Activities were incurred by the Kalamazoo County
Brownfield Redevelopment Authority (KCBRA). The total cost of these
activities is anticipated to be $8,695. This is a cost statutorily approved
for reimbursement with school taxes.

2.2.2 Demolition
Demolition activities will include selective site demolition and selective
building demolition of an existing structure. Engineering and design
of these activities are also included as eligible activities. The total cost
of these demolition activities is anticipated to be $36,724.

2.2.3 Lead, Asbestos, Mold Abatement
Lead and mold abatement are included as an eligible activity.
Engineering and design of these activities are also included as eligible

activities. The total cost of lead and mold abatement is anticipated to
be $28,820.
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2.2.4 |Infrastructure
Infrastructure activities are also included as an eligible activity.
Infrastructure activities will include sidewalks, and water, electric and
gas utilities for housing units. Engineering and design of these
activities are also included as eligible activities. The total cost of
infrastructure is anticipated to be $63,118.

2.2.5 Site Preparation
Site preparation activities will include solid waste disposal, staking,
temporary facilities, and temporary site control. Engineering and
design of these activities are also included as eligible activities. The
total cost of these site preparation activities is anticipated to be
$19,168.

2.2.6 Contingency
A 15% contingency on demolition, abatement, infrastructure, and site

preparation activities is included as an eligible activity. The
contingency is estimated to be $22,174.

2.2.7 Financing Gap
Housing development activities, related to reimbursement provided

to the developer to fill a financing gap associated with the
development of housing units priced for income qualified
households’ units, are included as eligible activities. The financing
gap is calculated utilizing a control rent as defined by the City of
Kalamazoo Brownfield Redevelopment Authority policy, which is set
at 100% of Area Median Income (“AMI"). The financing gap is
anticipated to be $5,460 in year one of the Plan. The MSHDA control
rent for a one-bedroom, as well as the project rent, rent loss, and
number of qualified units is delineated in the table below. There is
anticipated to be 1 income qualified unit as a part of this
development that will be income restricted for a duration of 10 years.

Type BRA Project | Rent Income Annual Total Loss
Control | Rent Loss Qualified | Loss
Rent Units

1-bd $1,797 $1,342 $5,460 1 $5,460 $54,600

2.2.8 Brownfield Plan and Act 381 Work Preparation
The cost to prepare the Brownfield Plan and Act 381 Work Plan is
anticipated to be $15,000.

2.2.9 Brownfield Plan Implementation
The cost of implementing the Brownfield Plan is anticipated to be
$30,000.
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2.3

2.4

2.5

2.6

2.7

2.8

2.2..10 Local Brownfield Revolving Fund
Capture to the Local Brownfield Revolving Fund is estimated to be
$64,793.

Estimate of Captured Taxable Value and Tax Increment Revenues

An estimate of the captured taxable value for this redevelopment by year is depicted
in Table 2. This plan captures all available TIR, including real and personal property
TIR.

Method of Financing and Description of Advances Made by the Municipality
The eligible activities will be financed by the developer and reimbursed as outlined
in this plan and accompanying development agreement. No advances from the City
or County are anticipated at this time.

Maximum Amount of Note or Bonded Indebtedness
No note or bonded indebtedness for this project is anticipated at this time. Therefore,
this section is not applicable.

Duration of Brownfield Plan

The duration of this plan is estimated to be 25 years to the Developer and a total of
30 years inclusive of LBRF Capture. It is estimated that the redevelopment of the
property will be completed in 2026 and that full recapture of eligible costs, eligible
administrative costs of the authority, and capture to the Local Brownfield Revolving
Fund will continue until 2055. Capture of TIR is expected to begin in 2026, however
could be delayed for up to 5 years after the approval of this plan as permitted by Act
381. In no event shall capture extend beyond 30 years as required by Act 381. An
analysis showing the reimbursement schedule is attached as Table 3.

Estimated Impact of Tax Increment Financing on Revenues of Taxing
Jurisdictions

An estimate of the impact of tax increment financing on the revenues of all taxing
jurisdictions is illustrated in detail within Table 2.

Legal Description, Property Map, Statement of Qualifying Characteristics and
Personal Property

The property consists of two parcels which totals 0.073 acres in size and is located at
234 and 238 East Michigan Avenue in the City of Kalamazoo, Kalamazoo County
(respective Parcel Identification Numbers: 06-15-378-298, and 06-15-378-101). A
legal description of the properties along with a scaled map showing eligible property
dimensions, is attached as Figure 1.

The parcels are considered “eligible property” due to the development of residential
housing units on the property, as defined within the definition of “Housing Property”
in Section 2(y) of Public Act 381 of 1996, as amended.
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Taxable personal property, if any, is included in this plan.

2.9 Estimates of Residents and Displacement of Individuals/Families
No persons reside at the property therefore this section is not applicable.

2.10 Plan for Relocation of Displaced Persons
No persons reside at the property thus none will be displaced. Therefore, this section
is not applicable.

2.11 Provisions for Relocation Costs
No persons reside at the property thus none will be displaced. Therefore, this section
is not applicable.

2.12 Strategy for Compliance with Michigan’s Relocation Assistance Law
No persons reside at the property thus none will be displaced. Therefore, this section
is not applicable.

2.13 Other Material that the Authority or Governing Body Considers Pertinent
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Figure 1

Legal Description and Eligible Property Map

238 East Michigan Avenue 06-15-378-101 0.036 Acres
Kalamazoo, MI 49007

Legal Description
304 ORIGINAL PLAT OF THE TOWN (NOW CITY) OF KALAMAZQQ, Liber 6 of Plats Page 8; That part of the Northeasterly
18.25ft of the Southwesterly 35.6ft of Lot 101 lying North of Bates Alley.

234 East Michigan Avenue 06-15-378-298 0.037 Acres
Kalamazoo, MI 49007

Legal Description
302 ORIGINAL PLAT OF THE TOWN (NOW CITY) OF KALAMAZOQO, Liber 6 of Plats Page 8; THAT PART OF NELY 1.25FT
OF LOT 99 N OF BATES ALLEY. THAT PART OF SWLY 17.75FT OF LOT 101 N OF BATES ALLEY. CFT 8785015
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Table 1

Eligible Activity Costs
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Eligible Activities Table
234/238 EM LLC
234 and 238 East Michigan Ave
Kalamazoo, Michigan
May 2025

EGLE Eligible Activities Costs and Schedule

Cost incurred b Cost incurred b Completion
EGLE Eligible Activities ined Y thed Y Total Cost incurred .
Developr KCBRA Season/Year
Department Specific Activities Sub-Total S - 1S 8,695 |$ 8,695 Spring 2025
Phase | ESA S - 1s 3,000 | $ 3,000
Hazardous Materials Inspection S - 1s 5,695 | $ 5,695
EGLE Eligible Activities Sub-Total| $ - 18 8,695 | $ 8,695
MSDHA Housing Development Activities Costs and Schedule
Cost incurred b Cost incurred b Completion
MSHDA Eligible Activities fneu g ineu g Total Cost incurred ;
Developr KCBRA Season/Year
Demolition Sub-Total S 36,724 | $ - 1s 36,724 Summer 2025
Site Demolition S 2,135 S 2,135
Selective Building Demolition S 31,250 S 31,250
Engineering and design of the above S 3,339 S 3,339
Lead, Asbestos, Mold Abatement Sub-Total S 28,8201$ -1s 28,820 Summer 2025
Lead and Mold Abatement S 26,200 S 26,200
Engineering and design of the above S 2,620 S 2,620
Infrastructure Sub-Total S 63,118 1S - 1s 63,118 Summer 2025
Sidewalks S 2,380 S 2,380
Water, Electric, and Gas Utilities S 55,000 S 55,000
Engineering and design of the above S 5,738 S 5,738
Site Preparation Sub-Total S 19,168 | $ - 1S 19,168 Summer 2025
Solid waste disposal S 6,500 S 6,500
Staking S 2,950 S 2,950
Temporary Facilities S 5,975 S 5,975
Temporary Site Control S 2,000 S 2,000
Engineering and Design of the Above S 1,743 S 1,743
Affordable Housing Financing Gap S 54,600 | $ -1 54,600
Brownfield Plan/Act 381 Work Plan S 15,000 | $ - 1S 15,000 Spring 2025
Brownfield Plan Implementation S 30,000 | $ - 1S 30,000
MSHDA Eligible Activities Sub-Total] $ 247,429 S - 1S 247,429
Contingency (15%) S 22,174 | $ - 15 22,174
Interest $ - 1s - 18 -
Total Brownfield Eligible Activities| $ 269,603 | $ 8,695 | S 278,298
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Tax Capture Schedule
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Tax Increment Financing Estimate
Residential Capture
234/238 EM LLC
234 and 238 East Michigan Ave
Kalamazoo, Michigan

May 2025
Estimated Taxable Value (TV) Increase Rate: 7oz
Plan Year 1 | 2 \| 3 | 4 | 5 \| 6 | 7 | 8 | 9 | 10 | 11 | 12 13
Calendar Year 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038
*Base Taxable Value $ 25,177 & 25177 $ 25177 $ 25177 & 25177 S 25177 $ 25177 ¢ 25177 S 25177 $ 25177 $ 25177 S 25177 $ 25177
Estimated New TV S 118,875 S 121,253 $ 123,678 $ 126,151 S 128674 S 131,248 S 133,873 S 136550 S 139,281 S 142,067 S 144908 S 147,806 S 150,762
Incremental Difference (New TV - Base TV) $ 93,698 $ 96,076 $ 98,501 $ 100,974 $ 103,497 $ 106,071 $ 108,696 S 111,373 § 114,104 $ 116,890 $ 119,731 §$ 122,629 $ 125,585
NEZ Period

School Capture Millage Rate
State Education Tax (SET) 6.0000 S 754
School Operating Tax 17.6757 S 2,220
School Total 23.6757 S - S - S - S - S - S - S - S - S - S - S - S - S 2,973

Local Capture Millage Rate
County Public Safety 1.4344 S 180
County 911 0.6442 S 81
County Housing 0.7434 S 93
County Seniors 0.3462 S 43
County Veteran 0.0997 S 13
KRESA CTE 0.9882 S 124
KRESA Operating 3.0026 S 377
KRESA Enhancement 1.4968 S 188
KRESA Special Ed 1.4909 S 187
Kal Public Library 3.8893 S 488
City Operating 12.0000 S 942
City Solid Waste 1.8000 S 226
Cen Cnty Transit 0.8933 S 112
County Operating 4.6202 S 363
County Transit 0.3102 S 39
KVCC 2.7729 S 348
Kalamazoo DDA 1.9638 S 247
Local Total 38.4961 $ - $ - S - $ - S - 3 - S - S - S - S - S - S - S 4,052

Non-Capturable Millages Millage Rate
County Debt 0.1176 S 15
School Debt 8.2000 S 1,030
Total Non-Capturable Taxes 8.3176 S - S - S - S - S - S - S - S - S - S - S - S - S 1,045

70.4894
Total Tax Increment Revenue (TIR) Available for Capture S - S - S - S - S - S - S - S - S - S - S - S - S 7,025
Footnotes:

Assumes 10% escalation from 2023 SEV Value
Assumes 2025 Taxable as Base TV

Assumes 2% inflation
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Tax Increment Financing Estimate
Residential Capture

234/238 EM LLC

234 and 238 East Michigan Ave

Kalamazoo, Michigan

May 2025
14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30 TOTAL
2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055

$ 25177 $ 25177 S 25177 $ 25177 $ 25177 $ 25177 $ 25177 S 25177 $ 25177 $ 25177 S 25177 $ 25177 S 25177 S 25177 $ 25177 S 25177 $ 25,177

$ 153,778 $ 156,853 $ 159,990 $ 163,190 $ 166454 $ 169,783 $ 173,179 $ 176642 $ 180,175 $ 183,779 S 187,454 $ 191,203 $ 195027 S 198,928 $ 202,906 $ 206,964 S 211,104

$ 128601 $ 131,676 $ 134,813 $ 138013 $ 141,277 $ 144,606 $ 148,002 $ 151,465 $ 154,998 $ 158,602 $ 162,277 $ 166,026 $ 169,850 $ 173,751 $ 177,729 $ 181,787 $ 185,927

$ 772 $ 790 $ 809 $ 828 $ 848 $ 868 $ 883 $ 909 $ 930 $ 952 $ 974 $ 996 $ 1,019 $ 1,043 $ 1,066 $ 1,091 $ 1,116 | $ 16,650
$ 2,273 S 2,327 S 2,383 ¢ 2,439 S 2,497 $ 2,556 $ 2,616 S 2,677 S 2,740 $ 2,803 $ 2,868 $ 2,935 $ 3,002 $ 3,071 ¢ 3,141 ¢ 3213 ¢ 3,286 | $ 49,050
$ 3,005 $ 3,118 $ 3,192 $ 3,268 $ 3,345 $ 3,424 $ 3,504 $ 3,586 $ 3,670 $ 3,755 $ 3,842 $ 3,931 $ 4,021 $ 4,114 $ 4,208 $ 4304 $ 4,402 | $ 65,700
$ 184 S 189 $ 193 $ 198 $ 203 $ 207 $ 212 $ 217 $ 222 $ 227 $ 233 $ 238 $ 244 $ 249 $ 255 $ 261 $ 267 | $ 3,980
$ 83 $ 85 $ 87 ¢ 89 $ 91 $ 93 $ 95 $ 98 ¢ 100 $ 102 $ 105 $ 107 S 109 $ 112 ¢ 114 S 117 ¢ 120 $ 1,788
$ % $ 98 $ 100 $ 103 ¢ 105 $ 108 $ 110 $ 113 ¢ 115 ¢ 118 ¢ 121 $ 123 $ 126 $ 129 $ 132 $ 135 $ 138 $ 2,063
$ 45 $ 46 S 47 S 48 $ 49 S 50 $ 51 $ 52 $ 54 $ 55 $ 56 $ 57 $ 59 $ 60 $ 62 $ 63 $ 64| $ 961
$ 13 $ 13 $ 13 ¢ 14 $ 14 $ 14 $ 15 $ 15 ¢ 15 $ 16 $ 16 $ 17 $ 17 $ 17 $ 18 $ 18 $ 193 277
$ 127 ¢ 130 ¢ 133 ¢ 136 ¢ 140 $ 143 ¢ 146 S 150 $ 153 ¢ 157 S 160 $ 164 S 168 $ 172 $ 176 $ 180 ¢ 184 | $ 2,742
$ 386 S 395 ¢ 405 $ 414 $ 4024 S 434 $ 444 S 455 $ 465 $ 476 $ 487 $ 499 $ 510 $ 522 534 ¢ 546 S 558 | $ 8,332
$ 192 ¢ 197 S 202 $ 207 $ 211 $ 216 $ 222 $ 227 $ 232 $ 237 $ 243 $ 249 $ 254 $ 260 $ 266 $ 272 S 278 | $ 4,154
$ 192 ¢ 196 $ 201 $ 206 $ 211 ¢ 216 $ 21 S 226 $ 231 ¢ 236 S 242 S 248 S 253 ¢ 259 $ 265 S 271 S 277 | $ 4,137
$ 500 $ 512 ¢ 524 S 537 ¢ 549 S 562 $ 576 S 589 $ 603 $ 617 S 631 $ 646 S 661 S 676 $ 691 $ 707 $ 723 | ¢ 10,793
$ 1,157 $ 1,383 $ 1,618 $ 1,656 $ 1,695 $ 1,735 $ 1,776 $ 1,818 $ 1,860 $ 1,903 $ 1,947 $ 1,992 $ 2,038 $ 2,085 $ 2,133 ¢ 2,181 ¢ 2,231 | $ 32,151
$ 231 $ 237 $ 243 $ 248 $ 254 $ 260 $ 266 $ 273 279 ¢ 285 S 292 299 ¢ 306 $ 313 $ 320 ¢ 327 $ 335 ¢ 4,995
$ 115 ¢ 118 ¢ 120 ¢ 123 ¢ 126 $ 129 ¢ 132 ¢ 135 ¢ 138 ¢ 142 S 145 $ 148 S 152 $ 155 $ 159 ¢ 162 $ 166 | $ 2,479
$ 446 S 532 ¢ 623 $ 638 $ 653 S 668 $ 684 700 $ 716 $ 733 ¢ 750 $ 767 S 785 S 803 $ 821 $ 840 $ 859 | $ 12,379
$ 40 $ 41 S 42 3 43 S 44 S 45 $ 46 S 47 48 S 49 S 50 $ 52 $ 53 $ 54 $ 55 $ 56 $ 58| 861
$ 357 $ 365 S 374 383 ¢ 392 ¢ 401 $ 410 $ 420 $ 430 $ 440 $ 450 $ 460 $ 471 $ 482 $ 493 $ 504 $ 516 | $ 7,695
$ 253 $ 259 $ 265 $ 271 $ 277 $ 284 $ 291 $ 297 $ 304 $ 311 ¢ 319 $ 326 S 334 ¢ 341 349 ¢ 357 $ 365 5,450
$ 4,416 $ 4,795 $ 5190 $ 5313 $ 5439 $ 5,567 $ 5,697 $ 5831 $ 5967 $ 6,106 $ 6,247 $ 6,391 $ 6,539 $ 6,689 $ 6,842 $ 6,998 $ 7,157 | $ 105,236
$ 15 $ 15 $ 16 $ 16 $ 17 $ 17 $ 17 $ 18 ¢ 18 $ 19 $ 19 $ 20 $ 20 ¢ 20 $ 21 ¢ 21 ¢ 213 326
$ 1,055 $ 1,080 $ 1,105 $ 1,132 $ 1,158 $ 1,186 $ 1,214 $ 1,242 $ 1,271 $ 1,301 $ 1,331 $ 1,361 $ 1,393 $ 1,425 $ 1,457 $ 1,491 $ 1,525 | $ 22,755
$ 1,070 $ 1,095 $ 1,121 $ 1,148 $ 1,175 $ 1,203 $ 1,231 $ 1,260 $ 1,289 $ 1,319 $ 1,350 $ 1,381 $ 1,413 $ 1,445 $ 1,478 $ 1,512 $ 1,546 | $ 23,081
$ 7,461 $ 7,913 $ 8382 $ 8581 $ 8783 $ 8,990 $ 9,202 $ 9,417 $ 9,637 $ 9,861 $ 10,089 $ 10,322 $ 10,560 $ 10,802 $ 11,050 $ 11,302 $ 11,559 | $ 170,935
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Tax Increment Financing Estimate
Land and Commercial Capture
234/238 EM LLC
234 and 238 East Michigan Ave
Kalamazoo, Michigan

May 2025
Estimated Taxable Value (TV) Increase Rate: 7oz
Plan Year 1 2 3 4 5 6 7 8 9 10 11 12 13
Calendar Year 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038

*Base Taxable Value S 226593 S 226,593 S 226,593 S 226,593 S 226,593 S 226,593 S 226,593 $ 2265593 S 226,593 S 226,593 S 226,593 S 226,593 S 226,593
Estimated New TV S 231,125 S 235,747 S 240,462 $ 245,272 S 250,177 S 255,181 S§ 260,284 S 265490 S 270,800 $ 276,216 S 281,740 S 287,375 § 293,122
Incremental Difference (New TV - Base TV) $ 4,532 $ 9,154 $ 13,869 $ 18,679 $ 23,584 $ 28,588 § 33,691 $ 38,897 §$ 44,207 S 49,623 S 55,147 §$ 60,782 $ 66,529

School Capture Millage Rate
State Education Tax (SET) 6.0000 S 27 S 55 S 83 § 112 S 142 S 172§ 202 S 233 S 265 S 298 S 331 S 365 S 399
School Operating Tax 17.6757 S 80 S 162 S 245 S 330 S 417 S 505 S 596 $ 688 S 781 S 877 S 975 S 1,074 S 1,176
School Total 23.6757 S 107 $ 217 $ 328 $ 442 $ 558 $ 677 S 798 $ 921 $ 1,047 $ 1,175 $ 1,306 S 1,439 $ 1,575

Local Capture Millage Rate
County Public Safety 1.4344 S 7 S 13§ 20 §$ 27 S 34 S 41 S 48 S 56 S 63 S 71 S 79 S 87 S 95
County 911 0.6442 S 3 S 6 S 9 § 12 S 15 § 18 S 22 S 25§ 28 S 32 S 36 S 39 S 43
County Housing 0.7434 $ 3 4 7 S 10 $ 14 $ 18 $ 21 ¢ 25 S 29 $ 33 ¢ 37 S 41 $ 45 $ 49
County Seniors 0.3462 S 2 S 3 S 5 8 S 8 S 10 S 12 S 13§ 15 S 17 S 19 S 21 S 23
County Veteran 0.0997 S 0 S 1S 1S S 2 S 3 S 3 S 4 S 4 S 5§ 5 S 6 S 7
KRESA CTE 0.9882 S 4 S 9 S 14 S 18 S 23§ 28 S 33 § 38 S 44 S 49 S 54 S 60 S 66
KRESA Operating 3.0026 S 14 S 27§ 42 S 56 S 71§ 8 S 101 S 117 S 133 S 149 S 166 S 183 $ 200
KRESA Enhancement 1.4968 S 7 S 14 S 21§ 28 S 35 § 43 S 50 $ 58 §$ 66 S 74 S 83 S 91 S 100
KRESA Special Ed 1.4909 S 7 S 14 S 21 S 28 S 35 § 43 S 50 S 58 S 66 S 74 S 82 S 91 § 99
Kal Public Library 3.8893 S 18 S 36 S 54 § 73 S 92 $ 111 S 131 S 151 S 172 S 193 S 214 S 236 S 259
City Operating 12.0000 S 54 S 110 S 166 S 224 S 283 S 343 S 404 S 467 S 530 S 595 §$ 662 S 729 § 798
City Solid Waste 1.8000 S 8 S 16 S 25§ 34 S 42 S 51 S 61 S 70 S 80 S 89 §$ 99 S 109 $ 120
Cen Cnty Transit 0.8933 S 4 S 8 § 12§ 17 S 21 S 26 S 30 § 35 § 39 S 44 S 49 S 54 § 59
County Operating 4.6202 S 21§ 42 S 64 S 86 § 109 S 132§ 156 S 180 S 204 S 229 § 255 § 281 § 307
County Transit 0.3102 S 1 S 3 S 4 S 6 S 7 S 9 § 10 S 12 S 14 S 15 § 17 S 19 § 21
KVCC 2.7729 S 13 S 25 § 38 §$ 52 S 65 S 79 S 93 § 108 S 123 S 138 S 153 S 169 S 184
Kalamazoo DDA 1.9638 S 9 S 18 S 27 S 37 S 46 S 56 S 66 S 76 S 87 S 97 S 108 S 119 S 131
Local Total 38.4961 S 174 $ 352 $ 534 $ 719 $ 908 $ 1,101 S 1,297 $ 1,497 S 1,702 $ 1,910 $ 2,123 $ 2,340 $ 2,561

Non-Capturable Millages Millage Rate
County Debt 0.1176 S 1S 1S 2 S 2 S 3 S 3 S 4 S 5 8§ 5 8§ 6 $ 6 S 7 S 8
School Debt 8.2000 S 37 S 75 S 114 S 153 S 193 $ 234 S 276 S 319 S 362 S 407 S 452 S 498 S 546
Total Non-Capturable Taxes 8.3176 S 38 S 76 $ 115 $ 155 $ 19 $ 238 §$ 280 $ 324§ 368 $ 413 $ 459 $ 506 $ 553
Total Tax Increment Revenue (TIR) Available for Capture S 282 S 569 S 862 S 1,161 S 1,466 §$ 1,777 $ 2,095 § 2,418 S 2,748 S 3,085 S 3429 S 3,779 S 4,136

Footnotes:

Assumes 10% escalation from 2023 SEV Value
Assumes 2025 Taxable as Base TV

Assumes 2% inflation
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Tax Increment Financing Estimate
Land and Commercial Capture
234/238 EM LLC
234 and 238 East Michigan Ave
Kalamazoo, Michigan

May 2025
14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30 TOTAL
2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055

S 2265593 $§ 226593 S 226,593 S 226,593 S 226,593 S 226,593 S 226,593 S 226,593 S 226,593 S 226,593 S 226,593 S 226,593 S 226,593 S 226,593 S 226,593 S 226,593 S 226,593

S 298985 S 304964 S 311,064 S 317,285 S 323631 S 330,103 S 336,705 S 343,439 S 350,308 S 357,314 S 364,461 S 371,750 S 379,185 S 386,769 S 394,504 S 402,394 S 410,442

S 72,392 S 78,371 $ 84,471 S 90,692 $ 97,038 S 103,510 $ 110,112 $ 116,846 $ 123,715 $ 130,721 $ 137,868 $ 145,157 $ 152,592 $ 160,176 $ 167,911 $ 175,801 $ 183,849

S 434 S 470 S 507 S 544 S 582 S 621 S 661 S 701 S 742 S 784 S 827 S 871 S 916 S 961 S 1,007 S 1,055 S 1,103 | $ 15,471
S 1,280 S 1,385 S 1,493 S 1,603 S 1,715 S 1,830 S 1,946 S 2,065 S 2,187 S 2,311 S 2,437 S 2,566 S 2,697 S 2,831 S 2,968 S 3,107 S 3,250 | $ 45,577
S 1,714 S 1,855 $ 2,000 $ 2,147 $ 2,297 $ 2,451 $ 2,607 $ 2,766 $ 2,929 $ 3,005 $ 3,264 $ 3,437 $ 3,613 $ 3,792 $ 3,975 $ 4,162 $ 4,353 | $ 61,048
S 104 S 112 S 121 S 130 $ 139 S 148 S 158 S 168 $ 177 S 188 S 198 S 208 S 219 S 230 S 241 S 252 S 264 | S 3,699
S 47 S 50 S 54 S 58 S 63 S 67 S 71 S 75 S 80 S 84 S 89 S 94 S 98 S 103 S 108 S 113 S 118 | S 1,661
S 54 S 58 S 63 S 67 S 72 S 77 S 82 S 87 S 92 S 97 S 102 S 108 $ 113 S 119 $ 125 S 131 $ 137 $ 1,917
S 25 S 27 S 29 S 31 S 34 S 36 S 38 S 40 S 43 S 45 S 48 S 50 S 53 S 55 S 58 S 61 S 64 ]S 893
S 7 S 8 S 8 S 9 § 10 S 10 S 11 S 12 $ 12 S 13 S 14 S 14 S 15 S 16 S 17 S 18 S 18]S 257
S 72 S 77 S 83 S 90 S 9% S 102 S 109 S 115 $ 122§ 129 S 136 S 143 S 151 S 158 S 166 S 174 S 182 ]S 2,548
S 217 S 235 S 254 S 272 S 291 S 311 S 331 S 351 S 371 S 393 S 414 S 436 S 458 S 481 S 504 S 528 S 552 | S 7,742
S 108 $ 117 S 126 S 136 S 145 S 155 $ 165 $ 175 $ 185 $ 196 S 206 S 217 S 228 S 240 S 251 S 263 S 2751 S 3,860
S 108 S 117 S 126 S 135 $ 145 S 154 S 164 S 174 S 184 S 195 S 206 S 216 S 227 S 239 S 250 S 262 S 274 | S 3,844
S 282 S 305 S 329 S 353 S 377 S 403 S 428 S 454 S 481 S 508 S 536 S 565 S 593 S 623 S 653 S 684 S 715 | S 10,029
S 869 S 940 S 1,014 S 1,088 S 1,164 S 1,242 S 1,321 S 1,402 S 1,485 S 1,569 S 1,654 S 1,742 S 1,831 S 1,922 S 2,015 S 2,110 $ 2,206 | S 30,942
S 130 $ 141 S 152 $ 163 S 175 S 186 $ 198 S 210 S 223 S 235 S 248 S 261 S 275 S 288 S 302 S 316 S 331]$S 4,641
S 65 S 70 S 75 S 81 S 87 S 92 S 98 S 104 S 111§ 117 S 123 S 130 S 136 S 143 S 150 S 157 S 164 | S 2,303
S 334 S 362 S 390 S 419 S 448 S 478 S 509 S 540 S 572 S 604 S 637 S 671 S 705 S 740 S 776 S 812 S 84915 11,913
S 22 S 24 S 26 S 28 S 30 S 32 S 34 S 36 S 38 S 41 S 43 S 45 S 47 S 50 S 52 S 55 S 57 1S 800
S 201 S 217 S 234 S 251 S 269 S 287 S 305 S 324 S 343 S 362 S 382 S 403 S 423 S 444 S 466 S 487 S 510 | S 7,150
S 142 S 154 S 166 $ 178 $ 191 S 203 S 216 S 229 S 243 S 257 S 271 S 285 S 300 S 315 $ 330 S 345 S 361 ]S 5,064
S 2,787 S 3,017 S 3,252 $ 3,491 $ 3,736 $ 3,985 $ 4,239 $ 4,498 $ 4,763 $ 5,032 $ 5307 $ 5,588 $ 5874 $ 6,166 $ 6,464 S 6,768 $ 7,077 | $ 99,262
S 9 § 9 § 10 $ 11 S 11 S 12 S 13 S 14 S 15 S 15 S 16 S 17 S 18 S 19 S 20 $ 21 S 221 303
S 594 S 643 S 693 S 744 S 796 S 849 S 903 S 958 S 1,014 S 1,072 S 1,131 S 1,190 S 1,251 S 1,313 S 1,377 S 1,442 S 1,508 | S 21,144
S 602 $ 652 S 703 $ 754 $ 807 $ 861 $ 916 $ 972 $ 1,029 $ 1,087 $ 1,147 $ 1,207 $ 1,269 $ 1,332 $ 1,397 $ 1,462 $ 1,529 | $ 21,447
S 4,501 S 4872 S 5252 $ 5638 $ 6,033 S 6,435 S 6,846 S 7,265 S 7,692 S 8,127 S 8,571 $ 9,025 $ 9,487 $ 9,958 $ 10,439 S 10,930 S 11,430 | $ 160,310
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Tax Increment Financing Estimate
Summary Capture
234/238 EM LLC
234 and 238 East Michigan Ave
Kalamazoo, Michigan

May 2025
Estimated Taxable Value (TV) Increase Rate: 5oz
Plan Year 1 2 3 4 5 6 7 8 9 10 11 12 13
Calendar Year 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038
*Base Taxable Value S$ 251,770 $§ 251,770 § 251,770 S 251,770 $ 251,770 § 251,770 S 251,770 $ 251,770 § 251,770 S 251,770 $ 251,770 $ 251,770 S 251,770
Estimated New TV $ 350,000 § 357,000 § 364,140 S 371,423 S 378,851 S 386,428 S 394,157 S 402,040 $ 410,081 S 418282 S 426,648 S 435181 S 443,885
Incremental Difference (New TV - Base TV) $ 98,230 $ 105,230 $ 112,370 $ 119,653 S 127,081 $ 134,658 $ 142,387 S 150,270 $ 158,311 S 166,512 $ 174,878 $ 183,411 S 192,115
Millages subject to DEGA Capture
School Capture Millage Rate NEZ Tax Abatement Period
State Education Tax (SET) 6.0000 S 27 S 55 S 83 § 112 S 142 S 172§ 202 S 233 S 265 §$ 298 §$ 331 S 365 S 1,153
School Operating Tax 17.6757 S 80 S 162 S 245 S 330 S 417 S 505 S 596 $ 688 S 781 S 877 S 975 S 1,074 S 3,396
School Total 23.6757 S 107 $ 217 $ 328 $ 442 $ 558 $ 677 S 798 $ 921 $ 1,047 $ 1,175 $ 1,306 S 1,439 $ 4,548
Local Capture Millage Rate
County Public Safety 1.4344 S 7 S 13§ 20 §$ 27 S 34 S 41 S 48 S 56 S 63 S 71 S 79 S 87 S 276
County 911 0.6442 S 3 S 6 S 9 S 12 S 15 § 18 S 22 S 25 S 28 S 32§ 36 S 39 § 124
County Housing 0.7434 S 3 S 7 S 10 S 14 S 18 $ 21 S 25 S 29 S 33 S 37 S 41 S 45 § 143
County Seniors 0.3462 S 2 S 3 S 5 S 6 S 8 S 10 S 12 S 13§ 15 S 17 S 19 S 21 S 67
County Veteran 0.0997 S 0 S 1S 1S 2 S 2 S 3 S 3 S 4 S 4 S 5 S 5 S 6 S 19
KRESA CTE 0.9882 S 4 S 9 S 14 S 18 S 23§ 28 S 33 § 38 S 44 S 49 S 54 S 60 S 190
KRESA Operating 3.0026 S 14 S 27 S 42 S 56 S 71 S 86 $ 101 S 117 S 133 S 149 S 166 S 183 S 577
KRESA Enhancement 1.4968 S 7 S 14 S 21 S 28 S 35 § 43 S 50 § 58 § 66 S 74 S 83 § 91 $ 288
KRESA Special Ed 1.4909 S 7 S 14 S 21§ 28 S 35 § 43 S 50 $ 58 §$ 66 S 74 S 82 S 91 S 286
Kal Public Library 3.8893 S 18 $ 36 S 54 § 73 S 92 S 111 S 131 S 151 S 172 S 193 S 214 S 236 S 747
City Operating 12.0000 S 54 S 110 S 166 S 224 S 283 S 343 S 404 S 467 S 530 S 595 §$ 662 S 729 S 1,740
City Solid Waste 1.8000 S 8 S 16 S 25 S 34 S 42 S 51 § 61 S 70 S 80 S 89 §$ 99 S 109 $ 346
Cen Cnty Transit 0.8933 S 4 S 8 S 12§ 17 $ 21 S 26 S 30 $ 35 S 39 § 44 S 49 S 54 S 172
County Operating 4.6202 S 21 S 42 S 64 S 86 S 109 $ 132 S 156 S 180 $ 204 S 229 S 255 S 281 S 670
County Transit 0.3102 S 1 S 3 S 4 S 6 S 7 S 9 S 10 S 12 S 14 S 15 S 17 S 19 S 60
KVvCC 2.7729 S 13 §$ 25 S 38 S 52 S 65 S 79 S 93 S 108 S 123 §$ 138 S 153 S 169 S 533
Kalamazoo DDA 1.9638 S 9 § 18 S 27 S 37 S 46 S 56 S 66 S 76 S 87 S 97 § 108 S 119 S 377
Local Total 38.4961 S 174 S 352 $ 534 $ 719 $ 908 $ 1,101 S 1,297 $ 1,497 S 1,702 $ 1,910 $ 2,123 $ 2,340 $ 6,613
Non-Capturable Millages Millage Rate
County Debt 0.1176 S 1S 1S 2 S 2 S 3 S 3 S 4 S 5 8§ 5 8§ 6 $ 6 S 7 S 23
School Debt 8.2000 S 37 S 75 S 114 S 153 S 193 $ 234 S 276 S 319 S 362 S 407 S 452 S 498 S 1,575
Total Non-Capturable Taxes 8.3176 S 38 S 76 $ 115 $ 155 $ 19 $ 238 §$ 280 $ 324§ 368 $ 413 $ 459 $ 506 $ 1,598
70.4894
Total Tax Increment Revenue (TIR) Available for Capture S 282§ 569 S 862 S 1,161 $ 1,466 S 1,777 S 2,095 $ 2,418 § 2,748 S 3,085 S 3429 S 3,779 $ 11,161
Footnotes:

Assumes 10% escalation from 2023 SEV Value

Assumes 2025 Taxable as Base TV

Assumes 2% inflation
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Tax Increment Financing Estimate
Summary Capture
234/238 EM LLC
234 and 238 East Michigan Ave
Kalamazoo, Michigan

May 2025
14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30 TOTAL
2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055

$ 251,770 $ 251,770 $ 251,770 $ 251,770 $ 251,770 $ 251,770 $ 251,770 $ 251,770 $ 251,770 $ 251,770 $ 251,770 $ 251,770 $ 251,770 $ 251,770 $ 251,770 $ 251,770 $ 251,770

$ 452,762 $ 461,818 $ 471,054 $ 480,475 S 490,084 S 499,88 $ 509,884 $ 520,082 $ 530,483 $ 541,093 $ 551,915 $ 562,953 $ 574212 $ 585696 $ 597,410 $ 609,358 $ 621,546

$ 200,992 $ 210,048 $ 219,284 $ 228705 $ 238314 $ 248,116 $ 258,114 $ 268312 $ 278713 $ 289,323 $ 300,145 $ 311,183 $ 322,442 $ 333,926 $ 345640 $ 357,588 $ 369,776

$ 1,206 $ 1,260 $ 1,316 $ 1,372 ¢ 1,430 $ 1,489 $ 1,549 $ 1,610 $ 1,672 $ 1,736 $ 1,801 $ 1,867 $ 1,935 $ 2,004 $ 2,074 $ 2,146 $ 2,219 $ 32,121
$ 3,553 ¢ 3,713 ¢ 3,876 S 4,043 S 4212 S 438 S 4562 $ 4,743 $ 4,926 $ 5114 $ 5,305 $ 5500 $ 5699 $ 5902 $ 6,109 $ 6,321 $ 6,536 | $ 94,627
$ 4,759 $ 4,973 $ 5192 $ 5415 $ 5642 $ 5874 $ 6111 $ 6,352 $ 6,599 $ 6,850 $ 7,106 $ 7,367 $ 7,634 $ 7,906 $ 8,183 $ 8,466 $ 8,755 | $ 126,748
$ 288 $ 301 $ 315 328 ¢ 342 ¢ 356 $ 370 ¢ 385 $ 400 $ 415 $ 431 $ 446 S 463 $ 479 $ 49 $ 513 $ 530 | $ 7,679
$ 129 ¢ 135 ¢ 141 ¢ 147 S 154 $ 160 $ 166 S 173 ¢ 180 ¢ 186 S 193 ¢ 200 $ 208 S 215 $ 223 ¢ 230 $ 238 ¢ 3,449
$ 149 $ 156 $ 163 $ 170 $ 177 $ 184 $ 192 $ 199 $ 207 $ 215 $ 223 $ 231 $ 240 $ 248 S 257 S 266 $ 275 | $ 3,980
$ 70 $ 73 $ 76 $ 79 $ 83 $ 86 $ 89 $ 93 ¢ % $ 100 $ 104 $ 108 $ 112 $ 116 S 120 S 124 ¢ 128 | ¢ 1,853
$ 20 $ 21 $ 2 S 23 ¢ 24 S 25 S 26 S 27 S 28 S 29 ¢ 30 $ 31 $ 32 % 33 $ 34 $ 36 $ 371 534
$ 199 ¢ 208 $ 217 S 226 S 236 S 245 S 255 ¢ 265 $ 275 S 286 S 297 $ 308 $ 319 ¢ 330 ¢ 342 ¢ 353 ¢ 365 5,290
$ 603 $ 631 S 658 $ 687 $ 716 $ 745 S 775 S 806 $ 837 $ 869 $ 901 $ 934 $ 9%68 $ 1,003 $ 1,038 $ 1,074 $ 1,110 | $ 16,074
$ 301 $ 314 ¢ 328 $ 342 S 357 ¢ 371 S 386 S 402 $ 417 $ 433 $ 449 $ 466 $ 483 $ 500 $ 517 S 535 S 553 | ¢ 8,013
$ 300 $ 313 ¢ 327 $ 341 355 370 $ 385 400 $ 416 $ 431 $ 447 $ 464 $ 481 $ 498 $ 515 533 $ 551 | $ 7,982
$ 782 $ 817 $ 853 $ 890 $ 927 ¢ %5 $ 1,004 $ 1,044 $ 1,084 $ 1,125 $ 1,167 $ 1,210 $ 1,254 $ 1,299 $ 1,344 $ 1,391 $ 1,438 | $ 20,821
$ 2,026 $ 2,323 ¢ 2,631 $ 2,744 $ 2,860 $ 2,977 S 3,097 $ 3,220 $ 3,345 ¢ 3472 S 3,602 $ 3,734 $ 3,869 $ 4,007 $ 4,148 $ 4291 $ 4,437 | $ 63,093
$ 362 $ 378 $ 395 $ 412 $ 429 $ 447 $ 465 $ 483 $ 502 $ 521 ¢ 540 $ 560 $ 580 $ 601 $ 622 S 644 $ 666 | $ 9,636
$ 180 $ 188 S 196 $ 204 S 213 ¢ 222§ 231 ¢ 240 $ 249 S 258 S 268 $ 278 S 288 S 298 $ 309 S 319 $ 330 ¢ 4,782
$ 780 $ 894 $ 1,013 $ 1,057 $ 1,101 ¢ 1,146 $ 1,193 ¢ 1,240 $ 1,288 $ 1,337 $ 1,387 $ 1,438 $ 1,490 $ 1,543 $ 1,597 $ 1,652 $ 1,708 | $ 24,292
$ 62 $ 65 $ 68 $ 71 $ 74 $ 77 $ 80 $ 83 ¢ 86 $ 90 $ 93 $ 97 $ 100 $ 104 $ 107 S 111 ¢ 115 | $ 1,661
$ 557 $ 582 $ 608 $ 634 S 661 S 688 $ 716 $ 744 S 773 $ 802 $ 832 $ 863 $ 894 926 $ 958 $ 992 $ 1,025 | $ 14,845
$ 395 $ 412 $ 431 $ 449 $ 468 $ 487 $ 507 $ 527 $ 547 S 568 S 589 $ 611 S 633 S 656 $ 679 S 702 $ 726 | $ 10,513
$ 7,203 $ 7,812 $ 8,442 $ 8,804 $ 9,174 $ 9,552 $ 9936 $ 10329 ¢ 10,729 $ 11,138 $ 11,554 $ 11,979 $ 12,413 $ 12,855 $ 13,306 $ 13,766 $  14,235|$ 204,498
$ 24 S 25 ¢ 26 S 27 S 28 ¢ 29 S 30 $ 32 % 33 $ 34 $ 35 $ 37 $ 38 $ 39 $ 41 S 42 3 43¢ 630
$ 1,648 $ 1,722 $ 1,798 $ 1,875 $ 1,954 $ 2,035 $ 2,117 S 2,200 $ 2,285 $ 2,372 S 2,461 S 2,552 $ 2,644 S 2,738 ¢ 2,834 S 2,932 ¢ 3,032 | ¢$ 43,899
$ 1,672 $ 1,747 $ 1,824 $ 1,902 $ 1,982 $ 2,060 $ 2,147 $ 2,232 $ 2,318 $ 2,406 $ 2,49 $ 2,588 $ 2,682 $ 2,777 $ 2,875 $ 2,974 $ 3,076 | $ 44,528
$ 11,962 $ 12,785 $ 13,633 $ 14219 $ 14,816 $ 15,426 $ 16,047 $ 16,681 $ 17,328 ¢ 17,988 $ 18,661 $ 19347 ¢ 20047 $ 20,761 $ 21,489 $ 22232 ¢ 22990|% 331,245
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Tax Increment Fi

f <chedul

234/238 EM LLC
234 and 238 East Michigan Ave
Kalamazoo, Michigan

May 2025
Developer
) ) . School & Local | Local-Only
Maximum Proportionality Taxes Taxes Total )
Reimbursement Estimated Capture $ 305,841
State 32.5% S 88,502 $ 88,502 Estimated Total Administrative Fees $ 20,450
Local 67.5% $ 184,048 $ 184,048 Years of Plan: State Brownfield Redevelopment Fund S 12,841
TOTAL Local Brownfield Revolving Fund S 64,793
MSHDA 96.9% S 269,603 S 269,603
EGLE 3.1% S 8,695 S 8,695
Year of Plan 1 2 3 4 5 6 7 8 9 10 11 12 13 14
2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039
Total State Incremental Revenue S 107 $ 217 S 328 S 442 S 558 S 677 S 798 S 921 $ 1,047 S 1,175 S 1,306 S 1,439 $ 4,548 S 4,759
State Brownfield Redevelopment Fund (50% of SET) S (14) S (27) S (42) S (56) S (71) S (86) S (101) S (117) S (133) S (149) S (165) S (182) S (576) S (603)
State TIR Available for Reimbursement $ 94 $ 189 $ 287 $ 386 $ 488 $ 591 $ 697 $ 804 $ 914 $ 1,026 $ 1,140 $ 1,257 $ 3,972 $ 4,156
Total Local Incremental Revenue S 174 $ 352 S 534 S 719 S 908 $ 1,101 $ 1,297 $ 1,497 $ 1,702 $ 1,910 $ 2,123 S 2,340 S 6,613 S 7,203
BRA Administrative Fee (10%) S (17) $ (35) $ (53) $ (72) $ (91) $ (110) $ (130) $ (150) $ (170) $ (191) $ (212) S (234) $ (661) $ (720)
Local TIR Available for Reimbursement $ 157 $ 317 $ 481 $ 647 $ 817 $ 990 $ 1,167 $ 1,348 $ 1,532 $ 1,719 $ 1,911 $ 2,106 $ 5952 $ 6,483
Total State & Local TIR Available $ 251 $ 506 $ 767 $ 1,033 $ 1,305 $ 1,582 $ 1,864 $ 2,152 $ 2,446 S 2,745 $ 3,051 $ 3363 S 9,924 $ 10,638
Beginning
DEVELOPER Balance
DEVELOPER Reimbursement Balance 269,603 | $ 269,353 | $ 268,846 | $ 268,079 | $ 267,046 | $ 265,741 | $ 264,159 | S 262,295 | $ 260,144 | S 257,698 | $ 254,953 | S 251,902 | S 248539 $ 238616 | $ 227,977 |
KCBRA Reimbursement Balance 8695 S 8695 S 8695 S 8695 S 8695 S 8695 S 8695 S 8695 S 8695 S 8695 S 8695 S 8695 S 8695 S 8695 S 8,695
Housing Financing Gap Non-Environmental Costs 54,600 | § 5,460 | S 5460 | S 5,460 | S 5460 | S 5460 | S 5460 | 5460 | 5460 | S 5460 | S 5460 | S -1s -1s -1s - ‘
State Tax Reimbursement S 94 | S 189 | $ 287 | $ 386 | S 488 | $ 591 $ 697 | $ 804 | $ 914 |$ 1,026 | $ 1,140 | $ 1,257 | $ 3,972 | $ 4,156
Local Tax Reimbursement S 157 | $ 317 | $ 481 | $ 647 | S 817 | $ 990 |$ 1,167 |S 1,348|S$ 1532|$S 1,719|$S 1,911 | $ 2,106 | S 5952 |$ 6,483
Total Financing Gap Reimbursement Balance S 5209 | S 10,163 | S 14,856 | $ 19,282 |S 23438|S 27316 |S 30912 |S 34220|S 37235|S5 39949 |5 36,899 | S 33,536 | S 23,612 |S 12,974 ‘
MSHDA Housing Development Costs 215,003 ‘
State Tax Reimbursement S - S - S - S - S - S - S - S - S - S - S - S - S - S -
Local Tax Reimbursement $ - s - s - s - s - s - s - s - s - 13 - 13 - 13 - 13 - s -
Total MSHDA sement Balance S 215,003 | S 215,003 | § 215,003 | S 215,003 | § 215,003 | S 215003 | S 215003 | S 215003 |S 215003 |S 215003 |5 215,003 | § 215003 | S 215,003 | § 215,003 ‘
KCBRA Costs 8,695 |
StateTax Reimbursement $ - s - s - s - s - s - s - s - s - 13 - 13 - 13 - 13 - s -
Local Tax Reimbursement $ - S - $ - S - S - S - S - S - S - S - S - S - S - S -
Total KCBRA Reimbursement Balance S 8,695 | S 8,695 |5 8,695 | S 8,695 | S 8,695 | S 8,695 | S 8,695 | S 8,695 |5 8,695 | S 8,695 |5 8,695 | S 8,695 | S 8,695 | S 8,695 ‘
Total Annual Developer Reimbursement ‘ S 251 | S 506 ‘ 5 767 | 5 1,033 ‘ S 1,305 ‘ S 1,582 ‘ S 1,864 ‘ S 2,152 ‘ S 2,446 ‘ S 2,745 ‘ S 3,051 ‘ S 3,363 | 5 9,924 ‘ S 10,638 ‘
Total Annual KCBRA Reimbursement 5 - S - S - S - S - S - S - S -8 - S - S - S - S - S -
LOCAL BROWNFIELD REVOLVING FUND
LBRF Deposits * $ -3 - S -8 - S - S - S - S - S - S - S - S -8 - S -
State Tax Capture -
Local Tax Capture
Total LBRF Capture s - s = |3 = |3 = |8 = |8 = |8 = |8 = |8 = |3 = |8 = |8 = |3 = |3 e

* Up to five years of capture for LBRF Deposits after eligible activities are reimbursed. May be taken from EGLE & Local TIR only.

Footnotes:
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Tax Increment Fi

<chedul

234/238 EM LLC
234 and 238 East Michigan Ave
Kalamazoo, Michigan

May 2025
15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30
2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055 TOTAL
$ 4973 $ 5192 $ 5415 $ 5642 S 5874 $ 6111 $ 6352 S 6599 S 6850 S 7,106 $ 7,367 $ 7,634 $ 7,906 $ 101,343
$ (630) $ (658) $ (686) $ (715) $ (744) $ (774) $ (805) $  (836) $ (868) $ (900) $ (934) $ (967) $  (1,002) S (12,841)
$ 4343 $ 453 $ 4729 $§ 4927 $ 5130 $ 5337 $ 5548 $ 5763 $ 5982 $ 6206 $ 6434 $ 6667 $ 6904 $ -8 -8 -|$ 88502
$ 7812 $ 8442 $ 8804 S 9174 S 9552 $ 9936 $ 10329 $ 10,729 $ 11,138 $ 11,554 $ 11,979 $ 12,413 $ 12,855 $ 13,306 $ 13,766 S 14,235|S 204,498
$ (781) $ (844) $ (880) $ (917) $ (955) $ (994) $ (1,033) $ (1,073) $  (L,114) $  (1,155) $  (1,198) $  (1,241) $ (1,285 $  (1,331) $  (1,377) $  (1,423)|$  (20,450)
$ 7081 $ 7597 $ 7924 $ 8257 $ 8596 $ 8943 $ 9,296 $ 9656 $ 10024 $ 10,399 $ 10,781 $ 11,171 $ 11,569 $ 11,975 $ 12,389 $ 12,811 |$ 184,048
$ 11,374 $ 12,131 $ 12,652 $ 13,184 $ 13,726 $ 14279 $ 14,844 $ 15419 $ 16006 $ 16,605 $ 17,215 $ 17,838 $ 18474 $ 11,975 $ 12,389 $ 12,811 |$ 272,550
[ 216,603 $ 204,472 [$ 191,819 [ S 178,635 $ 164,909 | s 150,630 | $§ 135,786 | $ 120,367 | S 104,361|S 87,756 | $ 70,541 |$ 70,541 |5 70,541 ]S 70,541|$ 70,541 $ 70,541
$ 8695 $§ 8695 S 8695 S 8695 $ 8695 S 8695 S 8695 S 8695 S 8695 $ 8695 $ 8695 S 2,028 S -8 -8 - -
S =8 =8 =8 =8 =8 =8 =8 =8 =8 =8 =8 -1s =8 -1s =8 -|s -]
S 4343|$ 519 | $ - s - s - s - s - s - |$ - $ 20,862
$ 7031|$ 1080 $ - $ - $ - $ - $ - $ - $ - $ 33738
$ 1,600 % -5 -1s -1s -1 -1s -1s -1s -1s -8 -1 -8 -1s -8 -8 s 54600]
s -]

$ - |S 40148 4729|$ 4927|$ 5130|$ 5337|$ 5548|$ 5763|S 5982 |$ 6206|$ 6434 $ 54,069
S - |S 6517|$ 7924 |$ 8257 |$ 859 |S 8943 |$ 9,29 |$ 9656 |S$ 10,024 |$ 10,399 |$ 10,781 $ 90,394
S 215003 s 204472 S 191,819 178635 |5 164,909 S 150,630 |s 135786 |$ 120367 |$ 104361|S 87,756 | S  70541S 70541[S  70541|S 70541]Ss  70541]s  70541|S 144462

| [ | [ | s -
$ - 13 - 13 - 13 - 13 - 13 - 13 - 13 - s - 13 - 18 - $ 6667 $ 2,028 $ 8,695
$ - 15 - 15 - 15 - 15 - 15 - |5 - 15 -5 - |5 -5 - & - 5 - s -
S 8695|5 8695|S 8695|S 8695|S 8695|S 8695|5 8695|S 8695|S  8695|S  8695|s  8695|Ss  2028]$ -Is -Is -Is Is s695]
|$ 11,374|$ 12,131|$ 12,652|$ 13,184|$ 13,726|$ 14,279|$ 14,844|$ 15,419 ‘ $ 16,006|$ 16,605 ‘ $ 17,215|$ - ‘ $ -|$ - ‘ $ -|$ -|$ 199,062
S =8 S S S S S S = 8 = 8 = 8 $ 6667 $ 2028 § -5 =8 -8 8,695
$ -

S - S 487 s 4,876 |

S 11,171 s 11,569 § 11,975 $ 12389 $ 12811|S 59,917 |
s [s - Ts - Is -Ts -TJs -TIs -1s - 1s - s - I3 - |s 11171]s 164458 11,9753 12389|3 12811|s 64793
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GENERAL NOTES

1. EXISTING BUILDING TO REMAIN ON THE EXISTING SITE
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Introduction



Creating This Plan

The Upjohn Institute was asked by the Kalamazoo County Board of
Commissioners to complete a housing plan for Kalamazoo County.
This plan includes a housing needs assessment, market demands,
results from the county-wide housing survey, goals and objectives,
and strategies to move forward. Community and committee
engagement helped guide the direction and focus.

Executive Summary

A healthy housing continuum provides homes for those in a range
of incomes or in different life situations. Kalamazoo County has

a shortage of housing units at multiple price points. Low rates of
construction, high construction costs, increased demand from a
growing population, and housing costs that are increasing faster
than wages have contributed to the shortage and affordability
issues. Fortunately, many strategies are available to help alleviate
some of the housing concerns found in the county. These strategies
are most effective when community partners band together and
implement them as a cohesive unit.

The housing concerns in Kalamazoo County are not small. Rising
costs have put most moderate- and low-income earners into
situations where they are paying more in rent or ownership costs
than what is financially sustainable. This increases the chances
for displacement, especially for those with fixed incomes, such as
seniors, individuals with disabilities, or people trying to rebuild
after homelessness. There are over 15,000 overburdened renting
households in Kalamazoo County. Of those households, 13,000
have annual gross incomes below $35,000; that level of income
only allows for monthly housing expenses to be at or below $875.
These numbers are further discussed on page 67.

Kalamazoo County Housing Plan: Introduction

Housing situations exist on a continuum from homelessness

to securely affording a market-rate home. An example of

this housing continuum is shown on the next page. A healthy
housing market has options for any situation. People can
move throughout the continuum as needs change in their lives.
Kalamazoo County needs additional housing units in all types
and price points, but there is a greater need for homes that
are consistently affordable for those making moderate to low
incomes. The addition of income-qualified units could provide
sustained housing at price points that allow occupants to
achieve financial stability and potentially move to a more secure
form of housing.

Affordability is defined by a household
paying 30% or less of their total gross annual
income on housing. This is an inclusive
definition is used for market-rate or subsidized
housing. Conversely, income-qualified units are
intended only for low- and moderate-income
households.
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Housing Continuum

The housing continuum demonstrates the range of housing types options along this continuum in order to allow residents to not only
in which individuals may live during their lifetimes. A healthy stay in their community through each stage, but, more importantly,
housing market has options for any stage. Individuals can move in to thrive through economic stability.

any direction at any point in their lives. A healthy community has
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These are a few examples of how people might move within the housing continuum.
Source: Housing Continuum Image Courtesy

of United Way of Halifax (Canada)
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Partners

No single group or solution will solve the housing crisis in
Kalamazoo County. As such, many individuals and organizations
were asked to contribute to the creation of this housing plan,
including municipal leaders, realtors, developers, employers,
nonprofit agencies, and residents. A Steering Committee was
created to provide critical direction and innovative ideas to the
planning process, which in turn guided the goals and objectives
of this plan. Stakeholder input on these strategies is vital, as their
knowledge of local conditions and politics helps determine which
are likely to succeed. Several public meetings were held to collect
feedback on preliminary results, and survey responses were
collected from around 3,000 county residents. The participation
showed the level of concern and passion people have for housing
solutions in Kalamazoo County.

The housing plan was made possible by the financial contributions
from Kalamazoo County Board of Commissioners, Local Initiatives
Support Corporation (LISC), the city of Portage, Kalamazoo
County Continuum of Care, and an anonymous donor. Additional
support was contributed by Oshtemo Township and volunteers

at shelters and nonprofits to help distribute the unhoused survey.
These shelters and nonprofits included the Disability Network,
Cope/Kalamazoo Homeless Coalition, Ministry with Community,
Open Doors, Kalamazoo Gospel Mission, Recovery Institute,
South County Community Services, Vine Neighborhood, YWCA,
Integrated Services of Kalamazoo, and Housing Resources Inc.
We are very grateful for the collaboration and partnerships that
were created throughout this process.

KAI.AMAZOO o% A Natural Place to Move

continuum
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Housing Assessment

This plan uses a number of indicators to assess the condition of the
housing continuum. The indicators examined include the current
and projected population, the existing housing stock, and the needs
and desires of the current population. Population indicators are
needed to understand the current and future demand for housing in
the county. An examination of the existing housing stock is needed
in order to grasp what problems currently exist and which housing
types are needed going forward. Assessing the needs and desires
of the existing population helps guide decision-making around
how resources are utilized to provide the greatest benefit to county
residents.

The population of Kalamazoo County has increased over the

past few years and is expected to increase through 2030. The
rate of growth in the county exceeded that of the state; likewise,
Kalamazoo County has a higher proportion of those aged 18-24
than the state. This population increase has led to a higher number
of households as well. Unfortunately, the number of housing units
produced since the Great Recession did not keep pace with the
population growth. This underproduction of housing has caused
housing shortages and price increases, which in turn have caused
more households to pay more than 30% of their income toward
housing expenses. This phenomenon was not experienced
equally across all parts of the county with both urban and rural
areas (Northside Neighborhood and Prairie Ronde and Pavilion
Townships, respectively) seeing higher than average levels of
overburdened renters.

Many homes in Kalamazoo County have issues that require
repairs. This is exacerbated by the fact that much of the housing

Kalamazoo County Housing Plan: Introduction

stock is older than 50 years. There are also multiple historic
districts requiring specific standards for updates, adding cost

or complication for owners, many who have low to moderate
incomes. Those who responded to the housing survey stated that
structural issues, mold, electrical, pests, and lead were the top
concerns with their house or apartment; structural issues were the
most frequent concern. Residents are also concerned about poor
insulation and leaky windows, which was brought up regularly
by survey respondents in different questions. Addressing the
immediate and long-term issues with existing homes may, in some
cases, cost more than the value of the house; this often leads to
delays in addressing these concerns and impacts the quality of
housing throughout the county.

The top four housing concerns of those responding to the survey
were affordable housing for low income, unhoused, and vulnerable
families; supportive services (mental health, financial literacy, etc.);
and more units; followed closely by more transitional or temporary
housing for those currently unhoused. Addressing all of these
priorities would add options to the housing continuum for the most
vulnerable and overburdened populations in the county. It is also
important to note that survey respondents were from all income
levels and from all parts of the county.

The survey results show many people preferring to live in more rural
parts of the county. This corresponds with the amenities individuals
look for when buying a new home. The top seven included safety,
cost, features of the dwelling, location, proximity to work, sense

of community, and connection to nature through trails and parks.
Many of these needs can be met in different urban and rural
settings by increasing access to nature through connected trails and
improving public transportation.
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Supply and Demand Unhoused

Over 15,000 households are in homes that do not meet their Forty percent of the respondents to the unhoused survey identified
budget, while others are in types of housing they do not prefer. as Black, while just over 10% of the county’s population does,
Meanwhile, the population in the county is growing, and housing calling attention to racial equity concerns. Feedback from
construction is not keeping pace; it is anticipated that 7,750 new community meetings and survey responses focused on concern
units are needed to appropriately house the new households about the impact of longstanding institutionalized racism, which
forming or looking to locate in the county. These two factors have is preventing individuals from generating wealth. This further
created housing shortages in several segments of the housing establishes that the impacts of race-based lending practices,
market. Therefore, higher rates of construction are essential to redlining, and fair housing issues with renting remain an issue
address both the current pent-up demand as well as the future despite recent attention.

demand. Local leaders will need to implement various strategies to

enable and incentivize that increase in the supply of housing. Over one-third (38.5%) of the unhoused individuals surveyed

indicated that children under the age of 16 are part of their
household. Respondents listed the top reason (42.4%) they

moved to Kalamazoo County as family connections, and the least
frequently cited (less than 4%) was for the emergency shelters in the
county.

Prior to becoming unhoused, half of the individuals surveyed
rented their homes, some of which included renting individual
rooms. Another quarter stayed with friends or relatives. Half of the
individuals surveyed considered where they lived before becoming
unhoused as unaffordable. To further that point, the respondents
also chose the price of rent being too high as the top factor
contributing to their unhoused condition.

The survey also asked what additional programs or supports
individuals needed to become rehoused. The greatest number of
respondents marked rental financial assistance as a need, followed
by pre-rental programs to improve the likelihood of landlord
acceptance of their applications.

Kalamazoo County Housing Plan: Introduction 9
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Vision The Charge

Create an equitable, sustainable, and inclusive community that To provide quality, affordable, accessible, and sustainable

offers quality, healthy, safe, decent, and affordable homes for all. housing. To transform the lives of those who face affordable
housing challenges by providing support through education and
opportunity.

Mission

Improve residents’ quality of life and sense of belonging, invigorate
neighborhoods, and improve the economic future of our residents.
Housing and other service providers will collaborate to leverage
resources and build healthy residential communities throughout the
county while promoting an atmosphere of pride, sustainability, and
responsibility.

Kalamazoo County Housing Plan: Introduction 10
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Core Values

Professionalism: (Excellence, Financial Integrity,
Accountability) To ensure financial integrity and be good stewards
of our community’s investment. To achieve excellence in programs,
services, and products.

Transparency: To be transparent throughout all steps of the
millage implementation.

Equity: To dismantle systemic racism and commit to work toward
an equitable and inclusive future for all residents.

Respect: To communicate in ways that promote open dialogue
and respect. To respond to people with integrity, dignity,
compassion, and fairness.

Collaboration: To build strong partnerships and demonstrate a
collaborative spirit. To enhance our community by advocating for
creative and equitable solutions to housing issues across all systems
and services.

Innovation: To foster innovative and creative solutions that
develop diverse county-wide housing solutions

Kalamazoo County Housing Plan: Introduction

Goals

5.

6.
7.

Increase Rental Opportunities
Ensure Housing Supply Is Built to Meet Demand

Remove Barriers to Acquiring and Keeping
Homes

Rehab Existing Housing Stock

Embrace Housing as a Workforce Development
Strategy

Increase and Coordinate Supportive Services

Advocate for Housing for All
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Housed Survey Methodology

The intent of this survey was to document the housing characteristics
and preferences of housed residents of Kalamazoo County.

Survey questions were focused on demand for specific housing
types, location preferences, clarifying housing challenges,

getting feedback on housing priorities, and determining how
different demographic groups are impacted by the housing crises.
Information gathered from this survey was used to inform content in
the Kalamazoo County Housing Plan.

The target population for the survey was housed residents living in
Kalamazoo County. For the purposes of this survey, all adults living
in the household were asked to respond. As of 2020, Kalamazoo
County has a population of 264,322, American Community Survey
5 year estimates. There are 207,218, individuals aged 18 and over
residing in Kalamazoo County as of 2020, American Community
Survey 5 year estimates. Additionally, there are 104,278 occupied
housing units as of 2020, Kalamazoo County Continuum of Care

Annual Report.

A sample of residential addresses was obtained from the
Kalamazoo County government. Because the county government
utilizes the address list for emergency services, apartment units
are not specified. This lack of information was accounted for by
identifying multifamily residents in the address list and verifying
the number of units at the address from voting records. Addresses
to be mailed survey prompts were randomly selected from the
augmented list. Moreover, the survey was also shared on social

Kalamazoo County Housing Plan: Methodology

media by cities, townships, villages, neighborhood groups, and
nonprofits throughout Kalamazoo County.

The survey instrument was implemented via Survey Monkey on
March 1, 2022, and concluded on May 22, 2022. A total of
35,500 survey prompts were mailed to homes in Kalamazoo
County. Resource limitations led to the selection of a multifaceted
approach to advertising the survey among housed residents of
Kalamazoo County. Moreover, this approach would attempt to
account for the errors that could occur from administering a survey
prompts only via a mailer.

From the 35,500 survey prompts that were mailed, 3,000
responses were received. Of the total population, the survey
received a response rate of 1.4%. As the survey results were not
a random sample of the county, the responses were weighted

to reflect county demographics. The responses were more
concentrated in homeowners and white individuals than the
county’s population. For example, according to the U.S. Census
American Community Survey, about 35% of households are
renters. In the survey responses, about 15% were renters. Iterative
proportional fitting (raking) was used to weight the results by both
renters or owners, and race/ethnicity. Reweighting the survey
responses brought the results closer to a representative sample of
the county and helped reduce the possibility of response bias.
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Unhoused Survey Methodology

The intent of this survey was to document the housing characteristics
and preferences of unhoused residents of Kalamazoo County.
Survey questions focused on the impacts of programs and services,
needs that are not being met, clarifying past and present housing
challenges, getting feedback on housing priorities, and determining
how different demographic groups are impacted by the housing
crises. Information gathered from this survey was used to inform
content in the Kalamazoo County Housing Plan.

The target population for the survey was unhoused residents living
in Kalamazoo County. For the purposes of this survey, unhoused
individuals were self-identified. As of 2020, Kalamazoo County
had a population of 264,322, according the the American
Community Survey 5 year estimates. At least 2,112 individuals
experienced homelessness in Kalamazoo County in 2020,
Kalamazoo County Continuum of Care Annual Report. The
unhoused survey received 169 responses.

The Continuum of Care worked with multiple different organizations
to reach those who are experiencing homelessness. The target
population was category one: literal homeless. This is defined as

an individual or family who lacks a fixed, regular, and adequate
nighttime residence, meaning: (i) Has a primary nighttime residence
that is a public or private place not meant for human habitation;

(ii) Is living in a publicly or privately operated shelter designated

to provide temporary living arrangements (including congregate
shelters, transitional housing, and hotels and motels paid for by

Kalamazoo County Housing Plan: Methodology

charitable organizations or by federal, state, and local government
programs); or (iii) Is exiting an institution where (s)he has resided
for 90 days or less and who resided in an emergency shelter or
place not meant for human habitation immediately before entering
that institution. An individual or family has to meet only one of the
above criteria to qualify as literal homeless. Partner organizations
volunteered their time and energy to administer the survey through
computers, phones, and tablets. The organizations serve or work
with those who are unhoused in different capacities, including
street outreach, case management, shelters, and transitional
housing. These organizations included the Disability Network,
Cope/Kalamazoo Homeless Coalition, Ministry with Community,
Open Doors, Kalamazoo Gospel Mission, Recovery Institute,
South County Community Services, Vine Neighborhood, YWCA,
Integrated Service of Kalamazoo, and Housing Resources Inc.

The survey instrument was implemented via Survey Monkey

on March 20, 2022 and concluded on May 31, 2022. The
compensation for unhoused individuals’ time to complete the survey
was a $10 gift card.

Of the total unhoused population from the 2020 annual report, the
survey received a response rate of 8%.
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About the Data

Most of the data gathered for this report comes from the 2020 five-
year estimates and the 2015 five-year estimates—of the American
Community Survey, which is a product of U.S. Census Bureau.
Census data is collected through a self-reported survey; as such,

it is possible that respondents did not provide entirely accurate
responses. Nonetheless, the U.S. Census Bureau remains a reliable
data source for subjects covered in this report. Not all variables
identified in this report were available on the county subdivision
level; therefore, data was pulled on the census tract level.

Data Limitations

Census tracts are generally drawn to contain a population
size between 1,200 and 8,000 people, with an optimum
size of 4,000 people. Some of the municipalities in
Kalamazoo County do not meet the population threshold
to have their own census tract individually; therefore,
some census tracts often contain multiple municipalities.
Furthermore, several municipalities are split across multiple
census fracts. Please reference the county subdivision to
census tract tables and the county subdivision by census
tract maps (Maps 1 and 2 on the following two pages)
for a visual representation of the census tract and county
subdivision boundaries.

The U.S. Census Bureau updates the boundaries of
census tracts every 10 years; therefore, the 2020 five-

Kalamazoo County Housing Plan: Housing Assessment

year estimates and the 2015 five-year estimates census
tract boundaries are not the same. Moreover, the 2020
five-year estimates correspond to the 2020 census tract
boundaries, while the 2015 five-year estimates correspond
to the 2010 census tract boundaries. The U.S. Census
Bureau either splits or merges census tracts, depending
on population change (split for population increases and
merges for population decreases). In Kalamazoo County,
between 2010 and 2020, 10 census tracts were split into
new tracts (see Table 2). This discrepancy between the
two years means that metrics that require calculating the
percent change between the 2020 five-year estimates
and the 2015 five-year estimates are associated with the
2010 census tract boundaries, as the tracts that were split

in 2020 can be aggregated together to sum to the value of
the 2010 tracts.

The U.S. Census Bureau worked with university group
quarter administrators to include students who would
normally be on campus April 1, 2020, but who were not
present due to temporary university shutdowns associated
with the Covid-19 pandemic in the overall population
measure.
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Map 1: Kalamazoo Subdivision by Census Tract, 2010 Tracts
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Map 2: Kalamazoo Subdivision by Census Tract, 2020 Tracts
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Geography Survey Responses

Kalamazoo County is located south of Grand Rapids, southwest What were your main reasons for moving to

of Ijonsmg and west of Detroit. Kalomgzoo Co.urT’ry comprises the Kalamazoo County? (general survey)
entire Kalamazoo-Portage, Metropolitan Statistical Area. U.S

Route 131 and Interstate 94 intersect near the center of the county. “Kalamazoo offers many amenities of a big city, while still
Kalamazoo County consists of four cities (of which the city of feeling like a small community. Also, low cost of living, lots of
Kalamazoo is the county seat), five villages, and 15 Townships. green space, and low fraffic.”

Kalamazoo County consists of 68 census tracts, as of the most
recent census boundaries.

Kalamazoo County Housing Plan: Housing Assessment 18
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Table 1: Census Tract to County Subdivision

Tract County Subdivision Tract County Subdivision Tract County Subdivision

1 City of Kalamazoo 19.05 City of Portage 30.07 Texas Township
2.01 City of Kalamazoo 19.06 City of Portage 30.08 Texas Township
2.02 City of Kalamazoo 19.07 City of Portage 33.02 Pavilion Township

3 City of Kalamazoo 20.02 City of Portage Wakeshma Township,

5 City of Kalamazoo 20.03 City of Portage 34 Climax Township
6.01 City of Kalamazoo 20.04 City of Portage 35 City of Portage

9 City of Kalamazoo 20.05 City of Portage City of Kalamazoo,
10.01 City of Kalamazoo 21.02 City of Portage =S SRR T2 ST
10.02 City of Kalamazoo 21.03 City of Portage >5.02 Kalamazoo Township

11 City of Kalamazoo 21.04 City of Portage S0 Sel el i ol
12 City of Kalamazoo 22.01 Comstock Township 61.03 Schoolcraft Township
13 Parchment Township 22.03 Comstock Township SIS0 Scliooldaii sl
15.01 Kalamazoo Township 22.04 Comstock Township Cha.rleston Township,
67.01 City of Galesburg
15.02 Kalamazoo Township 26.01 Ross Township .
Comstock Township,
15.03 Kalamazoo Township 27.01 Richland Township 67.02 City of Galesburg
15.04 City of Kalamazoo 27.02 Richland Township
15.08 City of Kalamazoo 28.01 Cooper Township
15.09 City of Kalamazoo 28.02 Cooper Township
15.1 City of Kalamazoo 29.01 Alamo Township
15.11 City of Kalamazoo 29.06 Oshtemo Township
16.01 City of Kalamazoo 29.07 Oshtemo Township
16.03 City of Kalamazoo 29.08 Oshtemo Township
16.04 City of Kalamazoo 29.09 Oshtemo Township
17.01 City of Kalamazoo 29.1 Oshtemo Township
17.02 City of Kalamazoo 29.11 Oshtemo Township
18.01 City of Kalamazoo 30.02 Prairie Ronde Township
18.02 City of Kalamazoo 30.05 Texas Township
18.03 Kalamazoo Township 30.06 Texas Township

Source: U.S. Census Bureau
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Population and Households Survey Responses

In order to design an effective housing plan, one must consider Wh . f .
the unique demographics of a community and how the current at were your main reasons for moving fo

housing supply may or may not serve the community’s needs. Such Kalamazoo County? (general survey)

background information helps identify opportunities to better match
“Cheaper, less crowded, and less developed than the south-

housing supply to housing need.
9 S0PPY 9 east part of the state.”

In 2020, the population of Kalamazoo County stood at 261,670.
It grew 1.9% during the preceding five years, a higher growth

rate than that of the state overall, which was 0.74% during the
same period. From 2015 to 2020, 19 census tracts experienced

a population decrease within Kalamazoo County. The largest
decreases occurred within the city of Kalamazoo, between

—-15% and =25.05%, in tracts 1 (Eastside Neighborhood),

2.02 (Northside Neighborhood), 12 (Oakland/Winchell and
Westnedge Hill Neighborhoods), and 15.04 (WMU). Conversely,
38 census tracts experienced a population increase. The largest
increases occurred within Oshtemo Township, Charleston Township,
and the city of Kalamazoo; between 15.01 and 26.68 percent.
Tracts that saw the largest increases include tract 15.06 (Arcadia
Neighborhood), 16.03 (Oakwood Neighborhood), 29.03
(Eastern Oshtemo Township) and 67.01 (Charleston Township
and eastern portion of the city of Galesburg). While specific tracts
in Kalamazoo County saw increases or decreases in population
between 2015 and 2020, Kalamazoo County’s population
increased by over 7,000 individuals between those years.

Kalamazoo County Housing Plan: Housing Assessment 20
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Table 2: Kalamazoo County Population Kalamazoo County Population

2010 Tract 2015 2020Tract 2020 Change 2010 Tract 2 2020 Tract 2020 i
Population Population Population Population

1 3,035 1 2,502 -17.6% 18.02 4,658 18.02 4,335 -6.9%
2.01 2,123 2.01 2,221 4.6% 18.03 2,200 18.03 2,076 -5.6%
2.02 1,018 2.02 763 -25.0% 19.05 6,024 19.05 5,550 -7.9%

3 4,223 3 4,492 6.4% 19.06 4,510 19.06 4,607 2.2%

5 4,020 5 4,010 -0.2% 19.07 4,210 19.07 4,776 13.4%

6 4,478 6.01 4,738 5.8% 20.02 3,697 20.02 4,084 10.5%

9 1,132 9 1,049 -7.3% 20.03 5,592 20.03 6,127 9.6%

10 5,597 10.01 2,423 20.04 4,052 20.04 3,838 -5.3%

10 5,597 10.02 3,890 12.8% 20.05 4,155 20.05 4,306 3.6%

1 1,91 1 1,988 4.0% 21.01 8,057 21.03 2,932

12 3,082 12 2,570 -16.6% 21.01 8,057 21.04 2,039 -38.3%

13 2,016 13 1,887 -6.4% 21.02 2,927 21.02 6,216 112.4%
15.01 4,436 15.01 4,987 12.4% 22.01 2,416 22.01 2,635 9.1%
15.02 4,571 15.02 4,426 -3.2% 22.02 7,885 22.03 3,466
15.03 4,801 15.03 4,821 0.4% 22.02 7,885 22.04 4,512 1.2%
15.04 5,431 15.04 4,531 -16.6% 26.01 4,784 26.01 4,940 3.3%
15.06 7,308 15.08 3,439 27 7,852 27.01 2,842
15.06 7,308 15.09 5,819 26.7% 27 7,852 27.02 5,466 5.8%
15.07 6,869 15.1 4,621 28.01 4,130 28.01 4,619 11.8%
15.07 6,869 15.11 1,384 -12.6% 28.02 6,235 28.02 6,401 2.7%
16.01 2,538 16.01 2,804 10.5% 29.01 3,838 29.01 3,941 2.7%
16.03 1,397 16.03 1,731 23.9% 29.03 4,691 29.06 1,759
16.04 1,846 16.04 1,659 -10.1% 29.03 4,691 29.07 4,123 25.4%
17.01 3,687 17.01 3,482 -5.6% 29.04 9,885 29.08 4,841
17.02 4,188 17.02 3,707 -11.5% 29.04 9,885 29.09 3,753 -13.1%
18.01 3,922 18.01 4,339 10.6%

Source: 2020 ACS, 5 yr Estimates
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Kalamazoo County Population

2010Tract 5 200 2020 Tract 2020 Change Survey Responses
Population Population

29.05 7718 291 4,539 What were your main reasons for moving to
29.05 7718 29.11 4,103 12.0% Kalamazoo County? (general survey)
30.02 2,378 30.02 2,306 -3.0%
30.03 8,314 30.05 5,746 “Living in a manageable small town.”
30.03 8,314 30.06 3,149 7.0%
30.04 7,482 30.07 6,512
30.04 7,482 30.08 1,698 9.7%
33.02 6,309 33.02 6,431 1.9%
34 3,849 34 3,840 -0.2%
35 4,272 35 4,749 1.2%
55.01 3,861 55.01 4,153 7.6%
55.02 5,517 55.02 5,809 5.3%
61.02 3,607 61.02 3,626 0.5%
61.03 4,901 61.03 5,395 10.1%
66.01 4,393 66.01 4,535 3.2%
67.01 2,606 67.01 3,064 17.6%
67.02 6,118 67.02 6,200 1.3%

Source: 2020 ACS, 5 yr Estimates
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In 2020, Kalamazoo County had 104,278 households. The total
number of households in Kalamazoo County increased by nearly
4,000 between 2015 and 2020—an increase of 3.9%, which is

a higher growth rate than that of the population. The proportion of
one-person households remained the same, while the proportion of
two- or three-person households decreased and the proportion of
households with more than four persons increased.

Table 3: Tenure by Household Size, Kalamazoo County

Household 2015 2015 2020 2020
Owner Renter

Owner Renter
Occupied Occupied

size

Occupied Occupied

Htgs;:;?d 14,558 14.5% 15,487 15.4% 15311 14.7% 15,871 15.2%
Hz(;sfgic:;d 25,224 25.1% 10,604 10.6% 26,052 25.0% 9,885 9.5%
Hsoﬁfgic:l‘ | 9692 97% 5239 52% 9669 9.3% 5077 4.9%
Htﬁ:;‘:fd 9,514 9.5% 3,048 3.0% 9,990 9.6% 3,795 3.6%
HSOEZEZT 3581 36% 855  09% 4070 39% 1718 16%
HGOE:;‘;T | 1104 11% 535 05% 1507 14% 566 0.5%
;JUZZLS;:; 629 06% 271 03% 656 06% 111  0.1%

All Sizes 64,302 64.1% 36,039 359% 67,255 64.5% 37,023 35.5%

Source: 2020 ACS, 5 yr Estimates

Kalamazoo County Housing Plan: Housing Assessment

The majority (79.8%) of Kalamazoo County’s residents identify

as White; however, the county is becoming more diverse. The
proportions of those identifying as Two or More Races, Some Other
Race, or ethnically Hispanic increased between 2015 and 2020.
The proportion of those identifying as Black or African American
remained steady at 11%.

Table 4: Race 2015-2020, Kalamazoo County

Race Population 2015 Population 2020

White 209,590 81.6% 210,967 79.8%

28,169  11.0% 29156 11.0%

Black or African American

Hispanic Ethnicity

*Of any race

11,603 4.5% 13,573 51%

10,359  4.0% 14,598  5.5%

Two or More Races
Some Other Race 8,634 3.4% 9,601 3.6%

Total Population 256,752 100% 264,322 100%

Note: Differences in the 2020 total population count listed in the population section and
that of this table stem from differences in the 2020 American Community Survey one-year
estimate and the 2020 American Community Survey five-year estimate.

Source: 2020 ACS, 5-yr estimates.
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Race, cont.
Survey Responses

Within Kalamazoo County, 20.8% of White Non-Hispanic

residents earn less than $30,000 annually, increasing the Which of the following are your top three

likelihood they are housing burdened. Twenty-five-point seven priorities for supporting housing? (general

percent of Hispanic residents, 25.8% of residents who identify as survey)

Some Other Race, 37.9% of residents who identify as Two or More

Races and 44.7% of Black or African Americans earn less than “We are a Black couple and | want to be sure that our

$30,000 annually. The proportion of Black or African American neighborhood welcomes us.”

residents earning less than $30,000 annually is twice that of

White Non-Hispanic residents, drawing attention to racial equity What were your main reasons for moving to

concerns. Kalamazoo County? (general survey)
“More progressive and diverse than where | came from.”

Chart 1: Kalamazoo County Income by Race, 2020
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Table 5: Kalamazoo County Income By Race, 2020

Income White Black or Hispanic Two or Some Other
Non-Hispanic African American  Ethnicity More Races Race

;e]sglg‘gg 4.63% 13.60% 7.96% 8.10% 11.10%
%‘%ggg' 6.88% 18.30% 8.13% 13.00% 8.80%
%é%}%%%‘ 9.26% 12.80% 9.64% 16.80% 5.90%
?3%222‘ 9.43% 1.60% 14.52%  9.60% 5.50%
%‘Z%ggg' 8.40% 1110% 14.49% 9.10% 8.50%
$$55%g%%‘ 8.61% 8.40% 8.61% 6.50% 3.00%
%‘ﬁggg' 9.67% 6.30% 9.56% 5.10% 9.20%
i@g%%' 13.26% 9.30% 8.07% 7.00% 11.20%
$$1]c;a,ggg- 10.01% 2.90% 6.99% 11.20% 12.50%

el VI 1.10% 2.57% 4.70% 11.60%

more

Source: 2020 ACS, 5 yr Estimates
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Map 3: Kalamazoo Population Percent Change, 2015-2020

Population, 2015 to 2020

Percent Change, by Census Tract
I -25.05% to -15%
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Source: 2020 ACS 5yr Estimates and 2015
5yr Estimates
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Age Chart 2: Michigan Population Pyramid, 2020
Michigan 2020

In 2020, 78.4% of Kalamazoo

H 1 85 years and over
County residents were adults, a ratio S y——
. L I
similar to that of Michigan’s. However, 751078 years .
. . 701074 yers .o I -
the median age in Kalamazoo County 65065 yeors Ny
(34.5 years) is lower than that of the - y ———————— .
state overall (39.8 years). In the same 50 t0.54 years o I S -
year, 15.5% of Kalamazoo County’s L 0t04s years v I e
: 351039 years o, I N
population was between the ages s0t034 e . S N
of 18 and 24’ which is signiﬁcqnﬂy zz:"zjvea“ »» [ e, ;-
higher than the state proportion of 15 to 19 years so [ R -
o . ) 101014 yeors By —————
9.6% or the national proportion 5to 9years - ___B
of 9.3%. This is potentially due to snersy
K | C 1' b . h f 6.5% 4.5% 2.5% 0.5% 1.5% 3.5% 5.5%
alamazoo County being home to a bopulation

state university, a liberal arts college, Source: 2020 ACS, 5 yr Estimates
and a community college. A university

presence within a county infroduces Chart 3: Kalamazoo Population Pyramid, 2020

unique housing needs: those of a Kalamazoo County 2020
rotating population of residents that 85 years and over o I
N N T 80 to 84 years 0.7% -_ 10%
often live in a communlf?/ for only s -
a few years, and potentially only 70107 years .y
during academic semesters. In 2020, N 2o« [ R
Kalamazoo County reported 5,217 - I N, -
persons living in College/University g Stods e o R
Student Housing, with 4,418 persons < ::to::years 2o« [ R -
associated with Western Michigan 30t03years e
University (tracts 15.04 and 15.10) vl ,
and 744 associated with Kalamazoo 15t0 19 years = [ I e, -~
College (tract 5). Western Michigan y @
University reports that in fall 2021, Under S years o« (I N -
Clpproximafely One-third Of the 6.5% 4.5% 2.5% OE% - 1.5% 3.5% 5.5%
. opulation
15,309 undergraduate students lived Source: 2020 ACS, 5 yr Estimates
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in college-owned, -operated, or -affiliated housing and the rest

lived off campus. Western Michigan University Common Data Set SUI"VG)’ Responses

2021-2022. This count does not include graduate students and .
is lower than years prior to the Covid-19 pandemic. Of the total Why do you feel your housing expenses are
population in Kalamazoo County, 15% is composed of senior- unaffordable? (general survey)

aged individuals, those 65 years or older. This is lower than the
17.2% of all Michiganders who fall within that age group. In
Kalamazoo County, 79.7% of seniors own the homes they live
in. Thirty-five percent of those homes are mortgaged, which is a

“Aging in one’s home is becoming harder for many folks due
to the rising cost of utilities and taxes.”

“l own my home, if | didn't, | couldn't live here. Kalamazoo is
trying to tax seniors out of here.”

Chart 4: Seniors In Kalamazoo, 2020
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https://wmich.edu/sites/default/files/attachments/u965/2022/WMU_CDS_2021-22.pdf
https://wmich.edu/sites/default/files/attachments/u965/2022/WMU_CDS_2021-22.pdf

little lower than the national rate of 37% for the same category.
Just under half of all seniors in the county have either a rent or
mortgage payment. The cost of rent varies significantly within

the county, but the annual median cost of rent is $10,152. Of the
senior population in Kalamazoo County, 28.5% have incomes

less than $30,000, indicating potential difficulty for some groups
of seniors to afford rent without being cost burdened. Issues that
may especially affect senior residents include aging housing stock
with the associated costly repairs and limited availability of smaller

Chart 5: Kalamazoo Income by Age, 2020
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housing units for seniors who wish to downsize. Additionally,
several survey respondents noted property taxes as a burden for
Kalamazoo County seniors, who may have fixed incomes.

Survey Responses

Which of the following are your top three
priorities for supporting housing? (general
survey)

“Lower taxes for over 65-year-olds”
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Tenure

Overall, the number of owner-occupied housing units increased
by over 2,000 from 2015 to 2020 in Kalamazoo County.
However, there was a decline in homeownership in 24 census
tracts. The largest decline of homeownership, =15% to —34.44%,
can be observed in tracts 2.02 (Northside Neighborhood) and
5 (West Douglas, West Main Hill, and Stuart Neighborhoods).
Thirty-three census tracts saw an increase in the number of
owner-occupied housing units between 2015 and 2020. The
largest increase in owner-occupied housing units, 15.01% to
37.43%, can be observed in tracts 6 (Vine Neighborhood), 10
(Edison Neighborhood), 15.06 (Arcadia Neighborhood), 16.03
(Oakwood Neighborhood), 17.02 (Westnedge Hill /South
Westnedge Neighborhoods), 20.03 (northwest City of Portage),
27 (Richland), 61.03 (eastern portion of Schoolcraft Township),
and 66.01 (Brady Township).

Kalamazoo County Housing Plan: Housing Assessment 30
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Map 4: Kalamazoo Homeownership Percent Change, 2015-2020

Homeownership, 2015 to
2020

Percent Change, by Census
Tract
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Table 6: Kalamazoo County Homeownership Kalamazoo County Homeownership

2010 Tract % Ho?:e]jwner 2020 Tract % Hozn?ezgwner Chapllg;::tisn @ 2010 Tract % Ho?r?::wner 2020 Tract % Ho2rr?:3wner Chapr;g;:rln %
1 59.2% 1 59.6% 0.4 18.02 49.7% 18.02 48.7% -1
2.01 6.6% 2.01 8.9% 2.3 18.03 61.6% 18.03 73.6% 12
2.02 50.7% 2.02 43.9% -6.8 19.05 56.1% 19.05 57.3% 1.2
3 46.0% 3 43.5% -2.5 19.06 39.0% 19.06 39.6% 0.6
5 36.3% 5 23.8% -12.5 19.07 53.3% 19.07 51.6% -1.7
6 17.8% 6.01 22.5% 4.7 20.02 59.9% 20.02 52.5% -7.4
9 50.1% 9 65.2% 15.1 20.03 63.1% 20.03 74.1% 1
10 471% 10.01 72.5% 33 20.04 81.0% 20.04 80.2% -0.8
10 47.1% 10.02 38.1% 3.3 20.05 68.7% 20.05 66.9% -1.8
11 471% 11 65.4% 13.9 21.01 87.0% 21.03 85.1% -3.4
12 83.7% 12 83.4% -0.3 21.01 87.0% 21.04 81.3% -3.4
13 55.4% 13 59.3% 3.9 21.02 91.8% 21.02 90.7% -1.1
15.01 80.0% 15.01 78.8% -1.2 22.01 74.7% 22.01 79.0% 4.3
15.02 47.0% 15.02 50.9% 39 22.02 60.8% 22.03 94.6% -3.4
15.03 65.9% 15.03 62.5% -34 22.02 60.8% 22.04 37.5% -3.4
15.04 14.6% 15.04 21.9% 7.3 26.01 85.4% 26.01 86.2% 0.8
15.06 29.6% 15.08 41.0% -3.4 27 77.5% 27.01 771% 8.3
15.06 29.6% 15.09 13.4% -3.4 27 77.5% 27.02 90.8% 8.3
15.07 10.0% 15.1 5.6% 1.1 28.01 91.4% 28.01 84.1% -7.3
15.07 10.0% 15.11 25.4% 1.1 28.02 71.2% 28.02 73.4% 2.2
16.01 73.1% 16.01 69.9% -3.2 29.01 94.0% 29.01 94.5% 0.5
16.03 65.5% 16.03 69.3% 3.8 29.03 14.0% 29.06 8.5% -1.4
16.04 62.4% 16.04 58.5% -3.9 29.03 14.0% 29.07 14.6% -1.4
17.01 53.1% 17.01 59.6% 6.5 29.04 73.3% 29.08 95.7% 7.4
17.02 41.2% 17.02 48.4% 7.2 29.04 73.3% 29.09 63.1% 7.4
18.01 70.0% 18.01 54.7% -15.3
Source: 2020 ACS, 5 yr Estimates
Kalamazoo County Housing Plan: Housing Assessment 32
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Kalamazoo County Homeownership

2010 Tract % Ho::()-:]oswners 2020 Tract % Hoﬁ:azogvners Chapnogi:risn -
29.05 58.1% 29.1 67.7% -1.1
29.05 58.1% 29.11 47.0% -1.1
30.02 96.7% 30.02 97.6% 0.9
30.03 94.8% 30.05 91.2% -2.5
30.03 94.8% 30.06 94.2% -2.5
30.04 94.9% 30.07 94.4% 0.6
30.04 94.9% 30.08 100.0% 0.6
33.02 94.0% 33.02 88.3% -5.7

34 90.7% 34 87.7% -3
35 82.5% 35 82.5% 0
55.01 74.8% 55.01 67.0% -7.8
55.02 57.6% 55.02 53.3% -4.3
61.02 73.4% 61.02 79.2% 5.8
61.03 82.2% 61.03 87.0% 4.8
66.01 84.2% 66.01 90.6% 6.4
67.01 86.7% 67.01 83.6% -3.1

67.02 84.3% 67.02 85.3% 1

Source: 2020 ACS, 5 yr Estimates

Kalamazoo County Housing Plan: Housing Assessment
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Income to Afford Rent Survey Responses

The tracts in Kalamazoo County with the highest yearly incomes
needed to afford median rent, $40,001 —$48,280, are in the
city of Kalamazoo and the city of Portage. Moreover, those
tracts are 15.03 (Westwood Neighborhood), 15.08 (Westwood
Neighborhood), 18.01 (Milwood Neighborhood), 19.07 (north
central city of Portage), 20.03 (northwest City of Portage), 21.04
(central City of Portage), and 35 (northern City of Portage).

What were your main reasons for moving to
Kalamazoo County? (general survey)

“Opportunity for low-income home ownership.”

Chart 6: Kalamazoo Owner vs. Renter Chart 7: Kalamazoo Homeownership by Age
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Map 5: Kalamazoo Income Needed to Afford Median Rent, 2020

Income Needed to Afford
Median Rent 2020

Yearly Income, by Census Tract
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Cost Burden Survey Responses

A household (owning or renting) is cost burdened when it is
spending more than 30% of household income for housing (rent or
mortgage plus utilities, taxes, insurance, etc.). Severe cost burden
is when a household is spending more than 50% of household
income for housing.

Why do you feel your housing expenses are
unaffordable? (general survey)

“Increases in non-house related expenses such as high
medical costs, lack of affordable day care, transportation

t .II
Cost-Burdened Homeowners costs

The largest percent of cost-burdened homeowners (with a
mortgage) in Kalamazoo County, 40.01%-55.88%, are in tracts
2.01 (Northside Neighborhood), 2.02 (Northside Neighborhood),
and 3 (Central Business District). It should be noted that these tracts
generally have a low number of homeowners.

Cost-Burdened Renters

The largest percent of cost-burdened renters in Kalamazoo County,
60.01%-100%, are in tracts 1 (Eastside Neighborhood), 2.02
(Northside Neighborhood), 11 (Westnedge Hill Neighborhood),
15.04 (WMU), 15.08 (Westwood Neighborhood), 15.09
(Arcadia Neighborhood), 15.10 (Knollwood Neighborhood), 15.11
(Knollwood Neighborhood), 16.03 (Oakwood Neighborhood),
20.05 (west central City of Portage), 29.11 (southeast portion of
Oshtemo Township), 30.02 (Prairie Ronde Township), and 33.02
(Pavilion Township). It should be noted that tract 30.02, which is
listed as 100% cost-burdened renters, has only 10 renters listed in
the 2020 census data.

Kalamazoo County Housing Plan: Housing Assessment 36
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Housing Assessment

Map 6: Kalamazoo Cost-Burdened Homeowners, 2020

Cost-Burdened Homeowners

With a Mortgage, by Census
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Map 7: Kalamazoo Cost-Burdened Renters, 2020
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Housing Units

The number of housing units in Kalamazoo County decreased in
22 census tracts between 2015 and 2020. Tracts with the largest
decreases, —10% to —=26.76%, were within the city of Kalamazoo.
They include tracts 2.02 (Northside Neighborhood), 15.04
(WMU), and 18.02 (Millwood Neighborhood). The number of
housing units increased in 35 census fracts. Tracts experiencing the
largest increases, 10.01%-28.16%, include census tract 9 (Edison

Neighborhood), 15.01 (Kalamazoo Township), 15.03 (Westwood

Kalamazoo County Housing Plan: Housing Assessment

Neighborhood), 15.06 (Arcadia Neighborhood), 20.03
(northwest City of Portage), 29.01 (Alamo Township), and 66.01
(Brady Township). The total number of housing units for the entirety
of Kalamazoo County increased by over 2,000 units between
2015 and 2020. In comparison the total number of households in

Kalamazoo County increased by nearly 4,000 between 2015 and
2020.
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Table 7: Kalamazoo County Housing Units Kalamazoo County Housing Units

2010 Tract D 2020 Tract 2020 Change 2010 Tract D 2020 Tract 2020 Change
Housing Units Housing Units Housing Units Housing Units
1 966 1 989 2.4% 18.02 2,153 18.02 1,923 -10.7%
2.01 1,120 2.01 1,123 0.3% 18.03 924 18.03 853 -7.7%
2.02 468 2.02 403 -13.9% 19.05 2,478 19.05 2,507 1.2%
3 1,801 3 1,745 -3.1% 19.06 2,366 19.06 2,343 -1.0%
5 1,917 5 1,930 0.7% 19.07 1,951 19.07 2,073 6.3%
6 2,339 6.01 2,358 0.8% 20.02 1,762 20.02 1,903 8.0%
% 469 % 553 17.9% 20.03 2,375 20.03 2,634 10.9%
10 2,648 10.01 880 -1.6% 20.04 1,656 20.04 1,691 21%
10 2,648 10.02 1,726 -1.6% 20.05 1,599 20.05 1,650 3.2%
11 935 11 892 -4.6% 21.01 3,161 21.03 812 4.6%
12 1,327 12 1,310 -1.3% 21.01 3,161 21.04 2,494 4.6%
13 893 13 918 2.8% 21.02 1,210 21.02 1,203 -0.6%
15.01 1,907 15.01 2,236 17.3% 22.01 921 22.01 944 2.5%
15.02 2,300 15.02 2,248 -2.3% 22.02 3,769 22.03 1,401 -1.2%
15.03 2,186 15.03 2,441 N.7% 22.02 3,769 22.04 2,322 -1.2%
15.04 411 15.04 301 -26.8% 26.01 2,243 26.01 2,255 0.5%
15.06 3,509 15.08 2,050 28.2% 27 3,291 27.01 1,216 0.9%
15.06 3,509 15.09 2,447 28.2% 27 3,291 27.02 2,103 0.9%
15.07 2,649 15.1 1,769 -8.8% 28.01 1,713 28.01 1,682 -1.8%
15.07 2,649 15.11 647 -8.8% 28.02 2,547 28.02 2,660 4.4%
16.01 1,245 16.01 1,194 -41% 29.01 1,509 29.01 1,712 13.5%
16.03 757 16.03 810 7.0% 29.03 3,206 29.06 990 4.2%
16.04 930 16.04 853 -8.3% 29.03 3,206 29.07 2,352 4.2%
17.01 1,817 17.01 1,655 -8.9% 29.04 3,920 29.08 1,889 -6.9%
17.02 1,767 17.02 1,770 0.2% 29.04 3,920 29.09 1,761 -6.9%
18.01 1,623 18.01 1,744 7.5%

Source: 2020 ACS, 5 yr Estimates
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Kalamazoo County Housing Units

2010 Tract Houszi::fUnits 2020 Tract Hou:i(r:;oUnits Change
29.05 3,763 29.1 1,837 4.3%
29.05 3,763 29.11 2,089 4.3%
30.02 882 30.02 836 -5.2%
30.03 317 30.05 1,986 0.3%
30.03 317 30.06 1,140 0.3%
30.04 2,611 30.07 2,282 9.5%
30.04 2,611 30.08 576 9.5%
33.02 2,553 33.02 2,580 1.1%

34 1,578 34 1,541 -2.3%

35 1,833 35 2,013 9.8%
55.01 1,722 55.01 1,555 -9.7%
55.02 2,593 55.02 2,634 1.6%
61.02 1,494 61.02 1,513 1.3%
61.03 1,977 61.03 2,151 8.8%
66.01 1,758 66.01 1,987 13.0%
67.01 1,131 67.01 1,178 4.2%
67.02 2,446 67.02 2,322 -5.1%

Source: 2020 ACS, 5 yr Estimates

Kalamazoo County Housing Plan: Housing Assessment
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Aging Housing Stock Survey Responses

Even with proper maintenance, buildings break down over time. Which of the following are your top three

As such, ossessmen’rs of housing availability must consider unit priorities for supporting housing? (general
age. Structures in Kalamazoo County are, on average, newer
survey)

than those in the state overall, with a median structure age of 48
years compared to 51 years. However, over 40% of structures in

“Assistance for homeowners living in the historic district as cost
Kalamazoo County are more than 50 years old and therefore may

of repairs continue to increase making it hard to keep property

require more intensive maintenance or repairs to remain tenable. up to historic district’s requirement.”

The city of Kalamazoo has eight historic districts listed on the
National Register of Historic Places, some of which include
residential areas. Homes in these districts must meet the standards
and guidelines set forth by the Kalamazoo Historic District
Commission when making external repairs or renovations.

Table 8: Year Structure Was Built, Kalamazoo County

Year Built Michigan Kalamazoo
Median Year 1971 1974
2014 or later 1.8% 3.0%
2010 to 2013 1.2% 21%
2000 to 2009 9.9% 11.3%
1990 to 1999 13.3% 12.9%
1980 to 1989 9.9% 11.4%
1970 to 1979 15.4% 15.0%
1960 to 1969 11.8% 11.4%
1950 to 1959 14.7% 12.5%
1940 to 1949 7.5% 6.0%
1939 or earlier 14.6% 14.4%

Source: 2020 ACS, 5 yr Estimates
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Map 8: Kalamazoo Housing Units Percent Change, 2015-2020

Housing Units, 2015 to 2020
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Housing Building Permits

New construction of housing units significantly reduced during

the Great Recession and unit creation in the last few years is not
significantly higher than rates during the Great Recession. The lack
of building permits shows we are not creating new housing units
even though the population has increased, and unit creation is

behind demand.

Chart 8: Permit Units by Year
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Price and Wages

Housing prices in Kalamazoo County have risen steadily since
2011. The prices started to increase drastically in 2021, while
wages have not kept pace. The higher prices exacerbate
affordability issues.

Chart 9: FHFA Price Index and Average Weekly Wage Index
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Sale Price and Housing Inventory

The inventory of homes remains low as prices continue to rise. The
lack of housing supply continues to push the prices of available
homes up. This makes it very difficult for those looking to buy a new
home to find what they are looking for at a price their family can

afford.

Chart 10: Inventory and Average Sale Price
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3

General Survey Results



About the Data

A total of 35,500 surveys were mailed to homes in Kalamazoo response, more units. Down payment assistance and support for the
County. Addresses were randomly selected. The survey was also disabled received the lowest number of responses.
shared on social media by cities, townships, villages, neighborhood

groups, and nonprofits throughout Kalamazoo County. The results SUI'VG)’ Responses
of the survey are below.

Which of the following are your top three

S dent ked, “Which of the followi o ey . .
urvey respondents were aske ich of the following are your priorities for supporting housing? (general

top three priorities for supporting housing2” and were presented
with a list of options from which to choose. Those results are shown survey)
in Chart 10. The top two selections were affordable housing for
low-income and vulnerable individuals and support services
(mental health, financial literacy). Moreover, those two choices
received at least 500 more responses than the third most frequent

“Relocation for people living next to Graphic Packaging.”

“None. You are taking away the country, township feel and
replacing with suburb.”

Chart 11: Top Three Priorities for Supporting Housing
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Respondents were asked, “Which of the following do you worry
about in your home or apartmente” and were presented with a list
of options from which to choose. Chart 11 and 12 display these
results. Structure received the highest volume of responses—over
400 more than the second highest response, which was none.

In descending order, the following choices received the highest
number of responses following none: mold, electrical, pests,

lead, asbestos, don't know, water quality, plumbing, radon, and
flooding.

Chart 12 specifically shows the breakdown of respondents answer
to, “Which of the following do you worry about in your home or
apartment?” by renter and owner. While structure still received the
largest number of responses, there is a discrepancy between what
concerns renters and owners. Moreover, renters are generally more
concerned with nearly every option presented on the survey; with
33.5% of owners and 17.9% of renters answering “none.” Renters
were nearly twice as concerned with lead, electrical, mold, and
pests than owners.

Chart 12: Which of the Following Do You Worry About in Your Home or Apartment
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Chart 13: Which of the Following Do You Worry About in Your Home or Apartment: Renter vs Owner
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Survey respondents were asked, “What five factors are most S R
important to you when choosing your home?” and were presented urvéy Responses

with a list of options from which to choose. Chart 13 displays

the results. The top three choices— safety, cost, and features of What were your main reasons for moving to
dwelling—received at least 500 more responses than the fourth Kalamazoo County? (general survey)

most popular choice, setting (town, country, etc.). Taxes received

the lowest number of responses. Chart 20 shows more information “Kalamazoo is an amazing place fo live. I'm so proud to

live here. | frequent WMU & K College, local night life,

on housing location preference. Itis worth noting that choices
music programs, theatre, upscale dining with entertainment,

referring to proximity (such as setting, proximity to work, close
to parks, trails, etc.) would make up most responses if they were affordable, close to church.
combined into a single category.

Chart 14: What Five Factors Are Most Important to You When Choosing a Home
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Respondents to the survey were prompted with the following the household is housing burdened; respondents to this survey are

questions: “About what percent of your take-home income goes no exception. The percent of cost-burdened households by income
to housing expenses2” and “What was the income for your entire are as follows: 76.3% of households making less than $25,000;
household in the past 12 months2” From these questions, Chart 14 63.4% of households making more than $25,000 and less than
shows, by income level, the respondents’ percent of income that $50,000; 37% of households making more than $50,000 and
goes toward housing expenses. A household (owning or renting) is less than $100,000; 17.6% of households making more than

cost burdened when it spends more than 30% of household gross $100,000 and less than $150,000; and 12.2% of households
income for housing (rent or mortgage plus utilities, taxes, insurance, making more than $150,000.

etc.). Generally, the more money a household makes, the less likely

Chart 15: Percent of Income That Goes to Housmg Expenses by Income Level (in Thousands)
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Respondents to the survey were asked the following questions:
“What was the income for your entire household in the past 12
monthse” and “Which of the following describes the area in which
you live2” — The responses to these questions were synthesized to
create Chart 15. Of respondents that identified as living in a rural
area, the majority (36%) said they make between $50,000 and
$99,999. Those living in a suburban area typically have higher
incomes; specifically 33% make between $50,000 and $99,999,
25% make between $100,000 and $149,999 and 21% make

Chart 16: Income by Location
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$50,000 to $99,999

$150,000 or more. The majority of respondents living in a general
urban area make $25,000 to $49,999 (33%) or $50,000 to
$99,999 (also 33%). Those living in an urban center are generally
on the lower end of the income spectrum; less than $25,000
(32%), $25,000 to $49,999 (27%), and $50,000 to $99,999
(30%). Lastly, those living in an urban core are mostly split between
the highest and lowest income levels; with 40% making $150,000
or more, and 21% making less than $25,000.

$100,000 to $149,999 $150,000 or more

® Urban Center ® Urban Core
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Respondents were prompted with the following questions: The least cost-burdened zones are as follows: rural 32.3%,

“About what percent of your take-home income goes to housing suburban 29.5%, general urban 51.5%, urban core 51.6%, and
expensese” and “Which of the following describes the area in urban center 58.7%. This distribution matches the Cost-Burdened
which you live2” Chart 16, which shows the percent of income Renters and Cost-Burdened Homeowners map in the “Housing
that goes to housing expenses by location, is derived from these Assessment” section on page 37 and 38. Moreover, homeowners
questions. Survey takers from zones other than rural or suburban and renters in the urban center and urban core are more cost-

are more cost burdened than those in rural or suburban zones, burdened than other zones in Kalamazoo County. However, it
with each urban zone having 50% or more of respondents cost should be noted that respondents to this survey are self-identifying
burdened. what zone they live in.

Chart 17: Percent of Income That Goes to Housing Expenses, by Location
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Survey respondents were prompted with the following questions:
“About what percent of your take-home income goes to housing
expenses?” and “Do you own or rent your current home?2” From
these questions, Chart 17 depicts the percent of income that goes
to housing for renters and owners who responded to the survey. The
results show that 68.4% of renters are cost burdened, while 28.2%
of owners are cost burdened. Additionally, only 9.2% of renters
pay less than 20% of household income to housing expenses, while
37.2% of homeowners pay less than 20% of household income

to housing expenses. This cost-burden divide between renters and
homeowners is shown on the Cost-Burdened Renters and Cost-
Burdened Homeowners maps on page 37 and 38, where the
distribution of cost-burdened renters is wider across Kalamazoo
County and the percent of cost-burdened renters is higher across
the county.

Survey Responses

What factors do you feel contributed to your
unhoused condition? (unhoused survey)

“Credit score, plus lack of large amount of funds to move in
anywhere even if | somehow were approved, plus having a
pet has made it even more difficult. Prices to rent even a room
seem out of reach.”

Chart 18: Percent of Income That Goes to Housing Expenses, Renter vs Owner
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Respondents were asked the following questions: “Do you own

or rent your current home2” and “Do you feel your housing

is affordable?” Chart 18 is derived from the answers to these
questions. Of the respondents that rent, 62.1% said their housing
is not affordable, while 15.3% of respondents that own said their
housing is not affordable. Chart 16 and Chart 17 show that there
is a more than 10% gap between the percent of homeowners that
are cost burdened and the percent of homeowners who think their
housing is unaffordable, and a 6% gap between the percent of
renters that are cost burdened and the percent of renters who think
their housing is unaffordable. Furthermore, homeowner and renter
respondents were both underestimating their housing affordability,
but homeowners were underestimating to a greater degree.

Survey Responses

Why do you feel your housing expenses are
unaffordable? (general survey)

“Mainly because | am working limited hours at a minimum
wage job, so | don't have much money to begin with, and
needing to live close to campus made rent prices more
expensive than other areas.”

Chart 19: Do You Feel Your Housing is Affordable, Renter vs. Owner
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Respondents were asked the following questions: “Do you feel your
housing is affordable2” and “Which of the following describes urvey Responses

the area in which you live2” From these questions, the percent of f .
respondents who believe their housing is affordable by location Why do you feel your housing expenses are

is displayed in Chart 19. Respondents who identified themselves unaffordable? (general survey)

as living in rural or suburban zones perceive their housing to be
more affordable than respondents who identified themselves as
living in general urban, urban center, or urban core zones. These
responses generally align with the information in Chart 16, where
survey takers from zones other than rural or suburban are more
cost burdened than those in rural or suburban zones. Similar to the
information in Chart 18, respondents generally underestimated their
housing affordability.

“When | moved from West Douglas to Westwood
neighborhood my property taxes increased considerably.
Because my housing costs are 50% of my take home pay, it
makes it difficult to save for the maintenance of my house. We
will need a new roof and furnace soon and | don’t want to
have to take out a loan to do so.”

Chart 20: Do You Feel Your Housing is Affordable, by Location
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The following questions were posed in the survey: “Which of the
following describes the area in which you live2” and “Where
would you most like to live2” Respondents used the location
types shown in Figure 2 to answer the questions, and current and
preferred housing locations are displayed in Chart 20. More than
half of respondents prefer to live in rural (26.4%) or suburban
(37.9%) zones. In fact, the preference to live in a rural or suburban
zone is higher than all other zone preferences combined (general
urban 24%, urban center 9.5%, and urban core 2.2%).

While these results show a strong preference to live in rural or
suburban areas, most zones have less than a 1% difference
between current zone and preferred zone. Furthermore, the large
disparities in current and preferred zones exist in rural and central
urban zones. Specifically, the zoning preferences are as follows:
rural (10.8% current, 26.4% preferred), suburban (37.8% current,
37.9% preferred), general urban (41% current, 24% preferred),

Chart 21: Housing Location, Current vs. Preferred
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Image 2: Urban Transect

Urban transect definitions can be found on page 110.

urban center (9.2% current, 9.5% preferred), urban core (1.3%
current, 2.2% preferred). These results suggest that the current and
preferred housing locations for most zones are in harmony, apart
from more people preferring to live in a rural zone and fewer
people preferring to live in a general urban zone.

Urban Core
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4

Unhoused Survey Results



About the Data

The Upjohn Institute worked with the Continuum of Care and
community partners to survey the unhoused population within
Kalamazoo County. One-hundred and sixty-nine unhoused

individuals provided feedback.

The maijority of those surveyed are evenly distributed within the

ages of 25 and 54 years. The survey suggests that the proportion of
55-to-64-year-olds within the unhoused population is greater than
the proportion within the population of Kalamazoo County overall.
In contrast, the group of unhoused 18-to-24-year-old respondents
is proportionally less than that age group for the county.

Nearly half of the unhoused individuals surveyed identify as
White. Although individuals identifying as White are the majority
in both the unhoused population and that of Kalamazoo County

Chart 22: Age of Unhoused Individual
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65-74 years 2.5%

Source: Kalamazoo County Unhoused Survey
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16.5%

overall, the scale is skewed as approximately 80% of the county’s
population identifies as White. Meanwhile, close to 40% of the
unhoused individuals surveyed identify as Black, while just over
10% of the county’s population does, calling attention to racial
equity concerns.

Table 9: Kalamazoo County Unhoused Survey, Race

Race Survey 2022

White 47.5%

Black or African American 38%
Two or More Races 11.4%
Some Other Race 3.2%

Source: Kalamazoo County Unhoused Survey

22.8%

22.8%

23.4%
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Over one-third (38.5%) of the unhoused individuals surveyed
indicated that children under the age of 16 regularly live in their
household. In nearly 10% of households surveyed, there were three
or more children.

Approximately 5% percent of unhoused individuals surveyed in

Kalamazoo County have a history of military service.

Chart 23: Children Under 16 Years of Age Who Regularly Live in
Household
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Table 10: Kalamazoo County Unhoused Population, Veteran Status

Military Service History

Veterans 4.9%

Non-Veterans 95.1%

Source: Kalamazoo County Unhoused Survey

Survey Responses

Which of the following are your top three
priorities for supporting housing? (general
survey)

“In combination with transitional services, we need to
decriminalize homelessness. There should be public land
allotted for unhoused residents to stay and come and go as
they please. | envision communal gardens and maybe mobile
units can visit on a monthly basis to provide services like
medical and dental care or social workers...”
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The survey instrument measures income from employment and other
sources, such as child support, retirement income, Social Security
Disability Insurance, Supplemental Security Income, Temporary
Assistance for Needy Families or Unemployment Insurance. The

Chart 24: Income of Unhoused Individual During the Past 12 Months
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largest group of respondents (37.3%) made no income or less
than $1,000 over the past 12 months. Two-thirds of unhoused
individuals surveyed took in less than $10,000, and 12% made
more than $20,000.

Respondents approximated what portion of their take-home
income goes toward housing or shelter expenses each month (e.g.,
hotel /motel expenses, tents or other supplies, heating cost, etc.). A
traditional definition of being housing burdened is when a person
spends more than 30% of their income on housing costs. While the
various types of living situations unhoused individuals experience
exceed being “housing burdened,” many are still spending more
than 30% of their income on housing or shelter expenses. Within
the different income categories, the portion of those spending more
than 30% of their income on housing expenses ranges from 38% to
62%. Individuals making $5,000-$10,000 are the most likely to
be spending more than half of their income on housing.

Chart 25: Percent of Income Going to Housing or Shelter Each Month by Income
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The survey instrument asked how respondents felt about their safety
throughout the past 30 days. Approximately 32% of the unhoused
individuals surveyed expressed negative feelings toward their
safety over the past month; 42% expressed positive sentiments, and

27% were mixed.

The largest group of respondents (38%) were unhoused for longer
than one year. One-quarter were unhoused within the past three
months.

Chart 26: Time Passed Since Becoming Unhoused

40%
35%
30%
25%
20%
15%
10%

5%

0%

10.1%

Less than 1
month

15.1%

1-3 months

20.1%

3-6 months

Source: Kalamazoo County Unhoused Survey

37.7%

17.0%

6 months to 1 More than a
year year

Kalamazoo County Housing Plan: Unhoused Survey Results

Survey Responses

U.S. currently”

What barriers do you believe keep you from
securing housing? (unhoused survey)

“Immigration status and not being able to legally work in the

Chart 27: Feelings Regarding Safety Over the Past 30 Days
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Prior to becoming unhoused, half of the individuals surveyed rented Chart 29: Living Situation Prior to Becoming Unhoused
their home, some of which included renting individual rooms.

Another quarter stayed with friends or relatives. Of note, several of

the open-ended responses to survey questions mentioned domestic
violence, breakups, or other similar situations as factors in why the
individual is no longer housed. Examples of institutional settings the

survey asked about include residential medical facilities, jail, prison, 277%
juvenile detention facilities, and foster care or group homes. Within

the “other” category, several respondents indicated that they were
unhoused for years; a few mentioned previously having jobs where

they traveled that included accommodation.

7.5% 4.4%

B Owned home

W Rented home

M Resided in a hotel or motel

M Resided in an institutional setting
Stayed with a friend or relative
Other

50.9%

Chart 28: Responses to “What Barriers Do You Believe Keep

You From Securing Housing?”
Source: Kalamazoo County Unhoused Survey

Responses to “What barriers do you believe keep you from securing housing?”

Lack of affordable housing | - The two barriers to securing housing most identified by respondents
include a lack of affordable housing and insufficient income.
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/ 4 “Having to make three times the rent to be considered then the

rent going up each year”
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The survey instrument asked what additional programs or support S R
individuals and their households would need to become rehoused. urvey Responses

The greatest number of respondents marked rental financial

assistance as a need, followed by pre-rental programs to improve What barriers do you believe keep you from

the likelihood of landlord acceptance of their applications. securing housing? (unhoused survey)
Shorter-term supports were also emphasized; more than 20%
of respondents highlighted emergency shelters and transitional
housing, along with resources to meet basic needs as necessary
assistance in becoming rehoused. Within the “other” category, “Lack of knowledge of the area”

respondents wrote in transportation, specifically mentioning

“Lack funds to start”

reduced bus fares, help filing taxes, assistance with the mortgage
process, and peer supports.

Chart 30: Additional Support Needed to Become Rehoused
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Housing Supply and Demand



Current Demand

In order to determine housing needs, we must first examine the
current state of supply and demand. It is important to understand
both the current and future demand so that housing strategies can
account for pent-up demand as well as demand stemming from
future residents (discussed later in this chapter). To account for the
current pent-up demand, we will show three different elements

of the housing market in order to better demonstrate the current
needs. First, we will show housing cost-burden levels for renters and
owners. Next, we will look at housing preference types. Finally, we
will look at household formation levels and how those compare to
past building trends.
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Cost Burden

Tables11and 12 show the total households in the area by income
and housing cost burden. According to the Housing and Urban
Development (HUD) standard, households are considered
overburdened when they are paying more than 30% of their
income toward housing costs. Charts 31 and 32 further separate
the overburdened, showing the “heavily burdened” as those
paying 50% or more toward housing. Overburdened households
need more appropriate housing, demonstrating a need for
additional housing units that meets their budget. The survey showed
that 62% of renters and 15% of owners considered their housing

to be “not affordable.” These results are not necessarily tied to the
HUD standard of 30% of income, as some respondents paying
more considered their housing affordable and some paying less did
not.

There are over 15,000 overburdened renting households in
Kalamazoo County. As shown in Chart 31, these households are
concentrated on the lower end of the income spectrum, most below
$35,000 per year. These households would need rental units
below $875 per month in order to not be burdened by housing
expenses. Table 11 shows the number of units needed by price in
order to relieve housing burden. While it is unrealistic to expect that
any area can completely eliminate housing burden, it is important
to understand the magnitude of need.

Chart 31 shows that a smaller number (and proportion) of
homeowners are overburdened. Over 65% of the county owns
their home, and over 12,000 are overburdened. Overburdened

homeowners are spread through more income ranges than renters.
Over 1,100 homeowner households are overburdened at $35,000

Kalamazoo County Housing Plan: Housing Supply and Demand

to $49,999 per year; these households would need a home price
of between $108,000 and $143,000 (depending on property
taxes and loan parameters) to afford payments of $875 to $1,275
per month.

Table 11: Affordable Units to Alleviate Overburdened Renters,

Estimate 2021
Annual Income Units Rent Per Month ($)
<$20,000 7,877 <$500

$20,000 to 34,999 4,986 500 to 874
$35,000 to 49,999 1,620 875t0 1,249
$50,000 to 74,999 573 1,250to 1,874
$75,000 to 99,999 274 1,875 to 2,499
$100,000 or more 0 2,500 and higher

Source: U.S. Census American Community Survey, 2015-2019 average, and Claritas.

Table 12: Affordable Units to Alleviate Overburdened
Homeowners, Estimate 2021

Household

Payment Per  Estimated Home

Annual Income Units Month ($) Price ($)*
<$20,000 3,678 <$500 Less than 75,000

$20,000 to 34,999 2,968 500 to 874 75,000 to 132,000

$35,000 to 49,999 2,286 875to0 1,249 133,000 to 187,000

$50,000 to 74,999 1,474
$75,000 to 99,999 426 1,875t0 2,499 284,000 to 377,000
$100,000 or more 354 2,500 and higher 378,000 and higher

*Purchase price with 5% down, 4.3% interest, 30 year fixed, PMI, and property taxes.
Source: U.S. Census American Community Survey, 2015-2019 average, and Claritas.

1,250t0 1,874 188,000 to 283,000
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Housing Preferences

The types of homes preferred are different than existing homes.
The housing survey suggests that the primary demand is for single-
family homes. A closer look reveals that there is more interest in
tiny homes, accessory dwelling units, cottage courts, and live/
workspaces than the current housing stock supplies. Furthermore,
national surveys point to a higher share of respondents preferring
housing types other than detached single-family homes.

Constructing higher-density housing may offer a solution to
improving affordability while also meeting preferences for a
variety of housing types. As demonstrated in Charts 31 and 32,
there are thousands of households occupying homes they cannot

afford. The development of mid-density housing types would create

more affordability than single-family detached and more quality
than mobile homes. Most respondents to the survey indicated a
preference for single-family homes, followed by a preference

for cottage courts, townhomes, live/workspaces, and accessory
dwelling units. Developers and local leaders should also keep in
mind the negative impacts of concentrating low-income residents;

higher-density development should aim to mix incomes and ages to

maximize the benefits of income diversity. Additionally, accessory
dwelling units and scattered townhomes or duplexes allow for an
increase in density while preserving the existing character of a
neighborhood.

Kalamazoo County Housing Plan: Housing Supply and Demand

Chart 31: 2021 Income and Housing Burden for Renters
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Chart 32: 2021 Income and Housing Burden for Owners
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The preferences of those surveyed in the county are different than
those nationally. These preferences are important to understand
because local leaders, employers, and developers want to provide

a housing product that will attract and retain those who may

move to the county; Kalamazoo County is competing with other
communities around the country for talent and having housing

Chart 33: Housing Preferences and Existing Housing Stock

80
70

60

(%)
o

Percent of Age Group
w B
o o

20

10

0

sing\® Far¥ Tiny HO™E ADUDup\ex or TP\

Source: Kalamazoo County Housing Survey

Kalamazoo County Housing Plan: Housing Supply and Demand

s
Cottag® Cout
Tow

types that appeal to those looking to relocate is essential to prevail
in this competition. Those surveyed nationally tend to prefer smaller
condos, low-rise units, townhomes, and duplexes—they prefer

these over the single-family units that those surveyed locally prefer.
Therefore, more of these types of housing are needed than the local

survey may suggest.

ed.\\.)m

W Current Home M Preferred Home

al

\arge

L’Ne/\"'ork

69
Page 107 of 169



Impacts of Great Recession

The Great Recession continues to impact the housing market in slowed the rate of household formation, that is, the rate that people
several ways. First, the overproduction of housing prior to the Great create new households by existing households.

Recession led to very limited construction after; lenders were less

enthusiastic about new construction, homebuilders were left with In order to determine if there is a gap in housing production,
many unsold homes or lots, and fewer people were looking to we used the pace of new unit construction and compared it to
purchase homes. Consequently, annual home construction remains an estimate of new households had the rates prior to the Great
below the pre-bubble level. Second, those in the construction Recession continued. Using 2020 data, the estimated need for
trades sought work in other markets or occupations. Third, many new units in Kalamazoo County is 12,000, or an additional 11
homes fell into disrepair and were demolished; many of these percent of the existing housing units. These are rough estimates of
homes would have been targets for investment as the market how many new households would exist if the rate of household
strengthened. Finally, the disruption to employment in 2008-2010 formation had not slowed following the Great Recession.

Chart 34: National Housing Preference
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Future Demand

The future demand for housing in Kalamazoo County will come
from existing and newly formed households moving within the
county and from households moving to the county. The population
in Kalamazoo County is anticipated to grow through 2030, and
as such, more housing units are needed to accommodate those
new residents. The preferences of those who are likely to form
households and those moving to the area are different than those
who already rent or own in the county; they prefer more amenities
near their home and smaller sized diverse types of housing than
the existing residents. Decision-makers in the county will need to
accommodate these preferences and encourage the construction of
diverse types of housing to attract new residents to the area.

According to State of Michigan population projections, Kalamazoo
County is expected to grow by 8.3% between 2020 and

2030; this will result in the formation of an estimated 8,655 new
households. Developers will need to build an average of 866
new units each year to keep pace with demand from household
growth. The number of units permitted in 2020 and 2021 were 496
and 419, respectively—far less than what is needed. Each year
that developers do not build enough units to meet demand, the
housing deficit grows. Chart 35 shows how the number of units in
the county grew faster than population before the Great Recession
and caused a housing bubble to form. The chart also shows

how population growth has exceeded the development housing
units since the Great Recession, causing a housing shortage (the
Covid-19 pandemic has caused a dip in population in 2020 and
2021, but this is likely temporary).

Chart 35: Kalamazoo County Housing Units and Population Change: 2000 to 2021

120,000

115,000

110,000

105,000

100,000

95,000

90,000

270,000

265,000

260,000

255,000

250,000

245,000

240,000

235,000

230,000

225,000

2000 2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

—Housing Units ——Population

Source: U.S. Census Intercensal Estimates

Kalamazoo County Housing Plan: Housing Supply and Demand

Page 109 of 169

71



According to Claritas, the newly formed households generally are
going to have higher incomes, $100,000 per year or more. The
lack of housing at lower price points will constrain the formation

of households among current residents; many of those living with
friends or family will not move into their own unit and form their
own household if they cannot find a home that fits into their budget.
Nonetheless, increasing the supply at higher price points can have
the effect of opening units at the lower end of the market, according
to Upjohn Institute research. (https://research.upjohn.org/up_
workingpapers/307/)

Additionally, Kalamazoo County has roughly 36,000 households
paying rent. The survey results indicate nearly 28 percent of those
renters are looking to buy a home in the next three years, which
equates to roughly 10,000 owner-occupied units. Chart 35 shows
most of the interest in buying comes from those ages 25-34 and

35-44.

Given the anticipated household growth through 2030, and using
the preferences expressed in the county-wide survey and in a
national housing preference survey, the following number of units
by type and location are needed in the county (Table 13).

This projection still anticipates a large number of single-family
homes in rural and suburban locations, while also anticipating

a shift towards attached and accessory units. The attached and
accessory units are typically much more economical than detached
single-family houses and better match the preference of newly
formed households and folks moving to the county. Unfortunately,
some of these housing types are not allowed or are heavily
restricted under current zoning schemes.

Kalamazoo County Housing Plan: Housing Supply and Demand

Examples of single-family attached housing could include scattered

duplexes and townhouse or condo developments with less than 5
units; this includes both rented and owned units. Mid-sized multi-
family developments have more than 5 units but less than 26; these
are typically rented but may included owner-occupied units. Low-
and mid-rise apartments are rental-focused developments that
incude more than 25 units.

Chart 36: Renters Planning on Buying a House in the Next Three
Years by Age
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Table 13: Units Needed to Meet Demand from Growth Over the Next Eight Years

Single Familiy Single Familiy Mid-Sized Low and Mid Accessory
Detached Attached Multi Family  Rise Apartments Dwelling Units
1 Unit 2-4 Units 5-25 Units 25+ Units +1 Unit Total

Rural/Small
Town 600 125 100 50 125 1,000
m 2300 275 250 200 50 3,075
General Urban
700 350 425 300 100 1,875
Urban Center
300 200 300 250 150 1,200
Urban Core
0 25 150 400 25 600
Total
3,900 975 1,225 1,200 450 7,750

Estimated Cost
to Build per Unit ($) 350,000 200,000 175,000 150,000 75,000

Location

Total Cost
By Type ($) 1,365,000,000 195,000,000 214,375,000 180,000,000 33,750,000 1,988,125,000

Developers will need to invest a great deal of resources in the County to meet the future demand for housing. To understand
the scale of this investment, Institute staff collected construction costs from local developers and state and national reports.
The results of this work indicate that construction costs for single-family homes range between $300,000 and $500,000,
duplexes are in a similar range but offer two housing units per building, midsized multifamily projects are slightly less
expensive at approximately $150,000-$250,000 per unit, and low- and midrise apartments are even more cost-effective
at $125,000-$200,000 per unit. The cost to add an accessory dwelling unit can vary widely, depending on the relationship
to an existing home (utilizing the existing house envelope and infrastructure is far less expensive than building a stand-alone
building on the same property), square footages, and the quality of the finishes. This report estimates an average cost of
$75,000 per accessory dwelling unit. Multiplying the average cost of each unit by the number of units needed reveals a total
investment needed of nearly $2 billion to meet the future housing demands in the County. Table 13 outlines these calculations
along with the number of units needed by location.

Kalamazoo County Housing Plan: Housing Supply and Demand 73
Page 111 of 169



6

Goals, Obijectives,
and Strategies



Collaboration

No single group or strategy can solve the housing crisis; a problem
this large requires coordinated action among those who provide
and fund services. As such, many individuals and organizations
were asked to contribute to the creation of this housing plan,
including local landlords, realtors, developers, employers,
municipalities, nonprofit agencies, university and school staff,

and residents. Partners and stakeholders have contributed critical
direction and innovative ideas to the planning process, which has,
in turn, shaped the strategies of this plan. Stakeholder input on
these strategies is vital as their knowledge of local conditions and
politics helps determine which are likely to succeed.
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Goal 1: Increase Rental
Opportunities

Increase the number of affordable rental units through
support of profit and nonprofit developers.

* Decrease housing evictions
Assist renters with cash flow issues
- Time-limited and broad reaching rental subsidies
- 200 families and individuals a year
Coordinate with financial literacy programs and federal and
state housing assistance programs
- Right to council for low-income residents in housing
related eviction proceedings
- Expand fair housing protections across the county

* Support for landlords
- Improve access to rental units for those with barriers
(criminal history)
- Support for new, local, and smaller landlords

- Provide additional incentives or supports for accepting all

types of housing vouchers

* Explore zoning opportunities for increasing housing stock and
rental opportunities (e.g., accessory dwelling units, smaller
homes and lots), and develop model ordinances and phased
implementation strategy

Kalamazoo County Housing Plan: Goals Objectives and Strategies

Survey Responses

Of the following, what three factors are most
important to you when choosing your home?
(unhoused survey)

“Transitioning to affordable housing for those coming from
prison.”

Page 114 of 169



Goal 2: Ensure Housing Supply Is
Built to Meet Demand

Increase housing type and diversity Increase supply of housing for people with disabilities

* Housing types such as duplexes, cottage courts, accessory * Increase barrier free (Universal Design), condos, townhomes,
dwelling units, tiny homes, townhomes, affordable condos, and other types of units
efc. * Develop more options with little or no maintenance which is

* Build 7,750 units by 2030 close to services and amenities

* Create 700 permanent new affordable housing units at 80%
of the area median income or below, with 25% (175 units) Support projects utilizing multiple funding sources
targeting households making below $35,000 and 35% (245 * Time funding incentive to work well with other local state and
units) targeted for homeownership federal programs (Community Revitalization Program and

Low-Income Housing Tax Credits)
Ensure housing is available at all price points * Create a regionally accepted definition of area median

* Incentivize inclusionary housing and mixed income housing income (AMI)
projects * Encourage streamlining the underwriting criteria and metrics

* Increase attainable (middle income) for local state and federal funding sources

* Increase low income, specifically for annual income below * Update zoning so that lenders recognize the ability to build
$35,000 various types of units

* Increase supportive housing

* Incentivize construction in existing neighborhood and areas Explore zoning opportunities for increasing housing stock (e.g.,
close to transit to allow for reductions in other household accessory dwelling units), and develop model ordinances and
expenses phased implementation strategy

Increase supply of housing for aging populations
* Increase barrier free (Universal Design), condos, townhomes,
and other types of units
* Develop more options with little or no maintenance which is
close to services and amenities
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Goal 3: Remove Barriers to
Acquiring and Keeping Homes

Decrease housing foreclosures
* Help low-income homeowners pay their mortgage
- Coordinate with financial literacy programs
- Coordinate with nonprofit partners
- Coordinate with lending institutions
* Help low-income homeowners pay their bills
- Coordinate with financial literacy programs
- Coordinate with nonprofit partners
- Coordinate with county treasurer
- Create programs to lower tax bills on a sliding scale
based on income
- Coordinate with utility companies
* Understand and minimize the impacts of gentrification
- Tax subsidies for low to moderate income to allow those
living in neighborhoods to stay
- Incentivize inclusionary and mixed income housing
projects that offer units to match the income of the
community
- Support women-owned and minority-owned business
enterprises (WMBE) businesses developers

Create a pathway to homeownership for renters
* Increase capital access (down payment and mortgage)
* Coordinate with financial literacy programs
* Incentivize landlords to sell homes to renters
* Look to purchase existing rental inventory and convert it into
home ownership opportunities

Kalamazoo County Housing Plan: Goals Objectives and Strategies

Decrease racial homeownership disparity
* Increase capital access (down payment and mortgage)
* Ensure access to all neighborhoods
* Coordinate with financial literacy programs
* Ensure fair appraisals by bankers and assessors
* Provide legal services to support generational wealth through
home inheritance

Expand fair housing protections across the county

Explore zoning opportunities for increasing housing stock

of smaller more affordable homes (e.g., accessory dwelling
units, tiny homes), and develop model ordinances and phased
implementation strategy

Survey Responses

Which of the following is your top priority for
supporting housing? (unhoused survey)

“More programs to help people become homeowners and
stay homeowners”
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Goal 4: Rehab Existing Survey Responses

Housmg Stock Which of the following are your top three

priorities for supporting housing? (general

Help homeowners maintain and improve their homes
survey)

* Increase resources for home maintenance
- Grants and low interest loans regardless of credit score
* Incentivize homeowners to maintain and beautify their homes
* Creation of a tool lending library for home repair
1. Libraries, neighborhood associations and

“Assistance for low-income families to make energy efficient
improvements that will save them money and cut carbon
emissions”

nonprofit partnership

Address health and safety concerns in homes
* Grants and loans for structural, electrical, mold, pests,
insulation, and accessibility issues
- Expand capacity of nonprofit partners
* P