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Leveraging Incentives and Tools 
 

 County 
o Land Bank Authority 
o Brownfield Redevelopment Authority 
o Affordable Housing Trust Fund 

 TC Housing Commission 
o Housing Choice Voucher Program 
o Public Housing (Riverview Terrace, Orchardview)  
o TCHC Powers: “To purchase, lease, sell, exchange, transfer, assign and mortgage 

any property, real or personal, or any interest therein, or acquire the same by 
gift, bequest or under the power of eminent domain; to own, hold, clear and 
improve property; to engage in or to contract for the design and construction, 
reconstruction, alteration, improvement, extension, and/or repair of any housing 
project or projects or parts thereof; to lease and/or operate any housing project 
or projects;” 

 City 
o Accessory Dwelling Units (ADU) 
o Neighborhood Enterprise Zone (NEZ) 
o Affordable Housing Density Bonus 
o No minimum dwelling size 
o Narrower lots (35 feet wide) 
o Smaller lots (4,000 to 5,000 square feet) 
o Height bonus (extra floor if residential is incorporated in a mixed use building) 
o Low Parking Requirements (1 per dwelling, none for dwellings over commercial 

or downtown) 
o PILOT 

 Garfield 
o Planned Unit Development 

 Flexible Design 
o PILOT 

 East Bay 

  



Use of Payment in Lieu of Taxes (PILOT) 
 
Low Income/PILOT projects by municipality: 
 

Traverse City:  15 
Garfield Township: 12 
East Bay Township: 0 

  



Source: Polly Cairns, Traverse City Assessor 
 
 
 
City of Traverse City Low Income/PILOT Projects 

 
 
Description 

 
 
 
Parcel No 

 
 
 
Address 

Low Income 

  

Bay Hill #1 28-51-110-045-00 600 Bay Hill Dr 

Bay Hill #2 28-51-110-041-10 1640 Veterans Dr 

TradeWinds Terrace    28-51-109-002-00 851 Fitzhugh Dr 

Foundation for Mental Health 28-51-018-001-50 4121 N Three Mile Rd 

Bay Oaks Townhouses  28-51-018-001-20 2893 Aero Park Dr 

Northwest Michigan Supportive Housing 28-51-510-001-00 927 Woodmere Ave 

      aka Woodmere Ridge Housing Assoc LP 
  

TC COMMONS I LTD DVD HOUSING ASSOC 28-51-360-006-00 630 Cottageview 

      TC Commons (630 Lofts) 
  

   
Mental or Physical Handicap 

  
Twelfth Street Non-Profit Housing 28-51-830-010-00 318 W Twelfth St 

Kelley Street Living Inc 28-51-474-023-00 924 Kelley St 

Fern St Living Center #1 28-51-111-111-10 803 Fern St 

Fern St Living Center #2 28-51-111-111-20 809 Fern St 

GT Area Community Living Center  28-51-111-032-00 935 Barlow St 

   
Traverse City Housing Commission 

  
Orchard View (Traverse City City of) 45-51-033-038-20 10200 E Carter Rd 

Riverview Terrace (Traverse City City of) 28-51-794-001-10 150 Pine St 

   
      

Reimbursed by State of Michigan 211.7d 
  

GT Area Independent Housing 28-51-111-011-30 920 Grant St 

(2008 Millages rates charged) 
  

 



Source: Jeane Blood, Garfield Township Treasurer 

  



Definitions of Affordable 
 
Area Median Income (AMI): The median income for a region (i.e., a county), as determined annually 
by the US Department of Housing and Urban Development (HUD).  A low-income household is a 
household earning 80% or less of area median income.  A very low-income household is a household 
earning 50% or less of area median income.   
 

 
 
Grand Traverse County 2012 Housing Inventory: 
 
Income + Transportation + Energy 
 
Income.  A housing unit is considered affordable to a household if housing costs total 30% or less of that 
household’s income—with “costs” referring either to rent, or, for ownership units, mortgage interest 
and principal, taxes, and insurance.  When households pay more than 30% of their income for housing, 
they are considered cost overburdened, a financial strain that creates a higher risk of foreclosure or 
homelessness. 
 
Income+Transportation.  A housing unit is considered affordable to a household if housing and 
transportation costs total 45% or less of that household’s income. 
 
Income+Transportation+Energy.   Home energy costs, including electricity and heating costs, can 
account for 20% or more of a household’s budget.  Low income households spend a greater percentage 
of their income on energy costs, and are more likely to experience housing instability due to energy 
costs. 
 
The typical household in Grand Traverse County spends 57% of their income on housing and 
transportation costs combined. In rural areas, home to the County’s more “affordable” housing, 
combined housing and transportation costs total well over 60% of a typical household budget.  



 



 

  



 
 
  



Public/Private Partnerships 
 

 May include non-profit/philanthropic organizations 
 

 A partnership is a process not a product.  Successful navigation through the process results in 
net benefits for all parties. 

 

 Public sector entities can leverage and maximize public assets, increase their control over the 
development process, and create a vibrant built environment.   

 

 Private sector entities are given greater access to land and infill sites and receive more support 
throughout the development process.  Many developers earn a market niche as a reliable 
partner with the public sector and are presented with an opportunity to create public goods. 
 

 Ten Principles of a Public/Private Partnership 
 

1. Prepare Properly for Public/Private Partnerships 
 
2. Create a Shared Vision 
 
3. Understand Your Partners and Key Players 
 
4. Be Clear on the Risks and Rewards 
 
5. Establish a Clear and Rational Decision-Making Process 
 
6. Make Sure All Parties Do Their Homework 
 
7. Secure Consistent and Coordinated Leadership 
 
8. Communicate Early and Often 

 
9. Negotiate a Fair Deal 
 
10. Build Trust as a Core 
  



Marketing Community for Affordable Housing 
 

 Clearly identify and illustrate the housing types desired by the community and its willingness to 
support/approve such housing projects (i.e., good design, variety in types, mixed use). 

 

 Understand/agree that we will need to market outside of the area to developers who have the 
financial resources and know how to do the types of projects desired by the community. 






