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Agenda - Fifth Meeting

1. Meeting Notes from February 19, 2015
2. Discussion ltems:
a. Filling the Gaps in Local Development Capacity
i. Creating Public - Private Partnerships
ii. Partnering with the Housing Commission and HomeStretch
ii. Considering a Partnership Memorandum of Understanding (MOU)
b. Marketing Community for Housing
i. Target Market Analysis
ii. Map of Potential Housing Sites
iii. Nlustrations of Desired Building Types
c. Reporting Out
i. Presenting a Summary Report
3. Public Comment

4. Conclusion of Task Force




JOINT HOUSING TASK FORCE

SUBJECT: Agenda Review
FROM: John Sych, AICP, Director, Planning & Development
FOR MEETING DATE: April 16, 2015

For the April meeting, we will be covering the following items:

1. Filling the Gaps in Local Development Capacity. Presently, our community lacks a
strong non-profit housing developer to address local housing needs. Most communities
employ partnerships with such entities to accomplish mutually agreeable housing goals.
Also, working with private developers is essential to achieving community goals.
Typically, a nonprofit housing developer is involved to represent the community needs in
such partnership making it a three party agreement. In order to improve the capacity in
local housing development, we recommend the following:

a. Creating public - private partnerships between the local community, private
developer, and a nonprofit housing developer.

b. Partnering with the Housing Commission and HomeStretch.

¢. Consider a memorandum of understanding (MOU) between local communities
and the nonprofit housing developers. This sets the table to work with a
cooperative spirit and in tandem to get the right projects done correctly.

2. Marketing Community for Housing. Marketing our community to private housing
developers is important. However, it's more than just saying we are open for business.
The opportunities and desired type of development need to be presented as part of any
invitation or incentives. The marketing package should include the target market
analysis, map of potential housing sites, and illustrations of desired building types.

Samples of draft marketing materials will be presented at the meeting on April 16.

3. Reporting Qut. This meeting should be the last meeting of the task force. The primary
purpose of this task force was to establish collective leadership among the townships,
county, and city. A summary report has been drafted to pinpoint a common direction
needed to make the desired housing development accur in our community.

As always, information about the Task Force is posted here: www.grandtraverse.org/planning
{Click on "Joint Housing Task Force” on the left)



JOINT HOUSING TASK FORCE (JHTF)

February 19, 2015

Sych called the meeting to order at 4:12 p.m. in the Cafeteria located in the Governmental Center,
400 Boardman Avenue, Traverse City, Michigan.

Members Present: Sue Courtade, East Bay Charter Township
Gary Howe, City of Traverse City
Jeane Blood Law, Garfield Charter Township
Christine Maxbauer, Grand Traverse County
Andy Smits, Traverse City Housing Commission

Staff Present: Marcia Carmoney, Grand Traverse County
Leslie Couturier, East Bay Charter Township
Jean Derenzy, Grand Traverse County
Penny Hill, City of Traverse City
Rob Larrea, Garfield Charter Township
John Sych, Grand Traverse County

Grand Traverse County Target Market Analysis (TMA).

Sych provided an overview of the 2014 Target Market Analysis developed by LandUseUSA. A summary
of the TMA showed the projected market demand for Grand Traverse County, based on a conservative
scenario, to be 1,215 units annually.

Public-Private Partnerships.

Derenzy and Smits gave a presentation on the public-private partnership and reviewed both aspects of a
development. Derenzy provided examples of pro forma balance sheets of three actual projects showing
the housing and commercial components. Discussion on next steps included having the tocal
jurisdictions decide where they would like to see development, and bringing this information to the local
boards.

Next Meeting
Due to scheduling conflicts, the March meeting is cancelled. The next JHTF meeting will take place on

April 16, 2015 at 4:00 p.m. in the Training Room of the Governmental Center.

Public Comment
None

Adjournment
Meeting adjourned at 5:58 p.m.



Memorandum of Understanding

In order to foster public-private partnerships, the following memorandum of understating (MOU) has
been drafted to bring together interested parties from the public sector and the nonprofit sector to
address common housing goals.

MEMORANDUM OF UNDERSTANDING
(hereinafter referred to as 'MOU')

BETWEEN

(Insert names of the communities)
(hereinafter referred to as 'communities')

AND

(Insert names of the non-profit housing organizations)
(hereinafter referred to as 'nonprofit housing organizations')

WHEREAS

1) Partnering communities and nonprofit housing organizations wish to improve access to
housing that meets the needs of residents in our communities.

2) Partnering communities and nonprofit housing organizations share a mutual interest in
maximizing limited resources for the development of housing.

3) Partnering communities and nonprofit housing organizations have developed this
memorandum of understanding for the purposes of greater collaboration, coordination,
and success in the development of housing.

NOW IT IS HEREBY AGREED AS FOLLOWS:

The communities and nonprofit housing organizations agree to the following goals and
objectives in order to meet community housing goals:

1) Maintain lines of communication on housing issues and on shared housing efforts;
2) Identify opportunities to work together;

3) Partner on projects where there is mutual benefit;

4) Leverage resources when feasible; and,

5) Improve and coordinate processes that move projects forward to completion.

Memorandum of Understanding
1



DURATION

This MOU is at-will and may be modified by mutual consent of authorized officials from the
communities and the nonprofit housing organizations. This MOU shall become effective upon
signature by the authorized officials from the communities and the nonprofit housing
organizations and will remain in effect until modified or terminated by any one of the partners
by mutual consent. In the absence of mutual agreement by the authorized officials from the
communities and the nonprofit housing organizations, this MOU shall end on {end date of
partnership).

LEGAL STATUS

Nothing in this MOU shall be construed as creating any legal relationship between the parties.
This MOU is a statement of intent to foster genuine and mutually beneficial cooperation.

POINTS OF CONTACT

For each contact:
Partner name
Partner representative
Position
Address
Telephone
E-mail

SIGNATORIES

For each signatory:
Date:
{Partner signature) _ _
(Partner name, organization, position)

Memorandum of Understanding
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JOINT HOUSING TASK FORCE REPORT

(To Date DRAFT)
April 16, 2015

Grand Traverse County ® City of Traverse City
Garfield Charter Township ® East Bay Charter Township



Joint Housing Task Force

East Bay Charter Township
Sue Courtade, Clerk
Garfield Charter Township
Jeane Blood Law, Treasurer
City of Traverse City
Michael Estes, Mayor
Gary Howe, Commissioner
Grand Traverse County
Christine Maxbauer, Chairperson
Sonny Wheelock, Commissioner
Traverse City Housing Commission
Andy Smits, Chairperson

Staff

Grand Traverse County
John Sych
Jean Derenzy

City of Traverse City
Jered Ottenwess
Penny Hill
Russ Soyring

Garfield Charter Township
Rob Larrea

East Bay Charter Township
Leslie Couturier
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Four Key Actions

» Market Development Opportunities

Locations throughout the communities have been identified for housing development by
each community. All of the communities have a host of planning and zoning incentives
for housing development and will be making these readily available to developers. An
array of building types are desired for development including duplexes, triplexes,
fourplexes, cottage courts, townhomes, live/work units, courtyard apartments, and mid-
rise apartments.

P Partner with Non-Profit and Private Developers

Together, communities in the region have recognized the value of working
collaboratively and should continue in this effort. Taking their collaboration to the next
level, the best opportunity for action is for communities to partner with local non-profit
developers and private developers. HomeStretch and Traverse City Housing Commission
are two potential non-profit developers capable of providing resources to build projects
that meet community goals. To be successful, non-profits need to recognize
communities as true partners in projects while communities need to shepherd projects
through review and approval processes. Private developers bring the much needed
investment to the project. Three party partnerships are the ideal scenario for success by
engaging a private developer, non-profit developer and a community.

» Unite Housing Resources

By uniting resources, communities will see greater results that match their goals.
Developing a common policy for PILOT projects will provide consistency and recognize
the value that communities afford to projects. The Affordable Housing Trust Fund
provides a great mechanism to provide a leveraged, primary resource for projects.

P Maintain Awareness

Community leadership is essential to make housing projects happen. Informing the
public and supporting viable, well-designed projects will result in increasing success to

achieving community goals.
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Summary

Elements of a Successful Community

lobs

Housing choices
Marketplace

A variety of ways to travel
Gathering places
Municipal services

Public safety

Community character

Local Housing Studies and Strategies

Local studies and strategies focused on housing include the 1996 Grand Traverse County
Housing Needs Study, the 2003 and 2009 Grand Traverse County Housing Needs Assessments,
the 2008 Regulatory Framework for Workforce Housing in Traverse City, the 2012 Grand
Traverse County Housing Inventory, the 2013 Grand Traverse County Housing Strategy, and the
2014 Framework for Housing Choices in Northwest Michigan.
Key takeaways from the studies include:

o Renters make up 23.3% of all households

o 98% occupancy rate for rentals

o Nearly half of all rental households live in unaffordable housing, including 80% of those
earning $20,000 or less
Housing appreciation is rising faster than income appreciation
32% of renter households suffer from overburden
Shortages of accessible housing, small rental units
40% of owner-occupied households are “low income”
Average household spends 57% of income on combined housing and transportation —
over 60% in rural areas

o 800 homes in the county are in “poor” condition
Key strategy goals include:

o Expand location and energy-efficient housing choices

o Target housing activities toward existing communities

o Develop greater financial and programmatic capacities to support and enhance housing

efforts of existing nonprofits
o Coordinate planning and zoning policies that encourage greater housing choices
o Raise awareness and support of affordable housing among the public

A0 ey O
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* What is Affordable?

o 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.

o 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.

o 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.

o The typical household in Grand Traverse_Co'onty 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. '

Current Housing Development Trends

e ity of Traverse City has several ho_'uéihg units under construction, but most of them are high-
end developments. Accessory dwelling units are now allowed.

s [East Bay Township is working on changing its ”growth boundary” area by looking to increase
density within it; however, most of the development is happenmg outside the boundary line.
There are two new apartment complexes and another one recently approved.

e Garfield Townshlp has mapped active housmg development projects. All levels of income are
represented in the projects. Projects include new apartments, some MSHDA funded, single
family, m|xed -use commerc;al dupiexes and resnden'mal
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Defining Housing Types and Building Types

e The housing continuum illustrates the variation of housing types in our community:

1 Emergency } Transitional, { Subsidized
1 Shelters & ‘ Interim, & __ independent
Temporary | Supportive \ Housing
| Housing | Haousing |
\ )
7 i A i’ j\
Faith Based Faith Based Groups, Charitable
Groups, Non-Profit Organizations, Care and Treatmant
Organizations, Agencies, Government Agencies
Hotel/Motel
Vouchers
+ Goodwill Inn N. Michigan Supportive Housing

Safe Harbor
Northwest Michigan
Community Action
Agency
Department of
Human Services
Women's Resource
Center

Local charitable
organizations

« 4 e = =

Housing Commission
Commuity Mental Health
NMCAA

Goodwill Industries of NW
Michigan

+ MSHDA

NWM Council of
Governments/Prisoner Re-entry
Program

Veterans Administration

Area Agency on Aging

Northem Healthcare Management

« Alcohol Treatment Services

Women's Resource Center
Dann's Place

]
|
J

Affordable
Housing
(Puhlicly Incentivized)

Market Rate
Rentals

Home
Ownership

A

A

Development
Authorities, Land
Banks, Brown Field
Development

Home Stretch

Habitat for Humanity
Commons

MSHDA

Brickways

Goodwill Industries of
NW Michigan

GT County Government

Public Policy Influence

(i.e, denisty bonuses, parking
requirements, short-term rental
allowances, ADUs)

» Loaljurisdictions
« State and Federal programs

e The variety of building types for housing need to expand to meet market demand. These often

missing building types are called the “missing middle.”

Bungalow Court

Townhouse

LivefWorkCourtyand
Apartment

P4 Triplex & Fourplex
e Duplex s-mgTVPes =
g Middie Ho¥
Single Unit Missing
Detached
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s Key elements that make successful “middle missing” housing areas include:
o Medium density development but good design makes it feel like lower density
Small footprint and blended densities
Smaller, well-designed units
Off-street parking does not drive the site plan
Simple construction
Creating community
o Marketability
s There are many developments that have successfully blended market rate housing with
affordable housing, i.e. Midtown development in Traverse City. A strong non-profit housing
developer is often needed to make such developments work. The Dwelling Place in Grand
Rapids is a model for a non-profit housing developer (www.dwellingplacegr.org).

o ¢ 0090

Available Housing Incentives and Tools

e Traverse City’s housing incentives and flexible regulations include:
o Accessory Dwelling Units (ADU)
Neighborhood Enterprise Zone (NEZ)
Affordable Housing Density Bonus
No minimum dwelling size .
Narrower lots (35 feet wide) -.
Smaller lots (4,000 to 5,000 square feet)
Height bonus (extra floor if residential is mcorporated in a mixed use building)
o Low Parking Requurements (1 per dwelling, 0 for dwel[mgs over commercial/downtown)
o Garfield Charter Township’s housing incentives and flexible regulations include:
o Permits PILOT projects throughout the Township
o Encouraging more development closer to the urban core
o Planned Unit Development (PUD) to aElow for flexibility in development
o EastBay Charter TOWnShIp
.o New master planis underway
o Potential redevelopment sites mclude "0ld Ball World site; northwest corner of
Vanderlip and Hammond; the Avenues area; 10-acre ridge east of ice rink; the Clous
property on Three Mile Road. The township is interested in alternative approaches to
housing development, including cottage housing development.
e Grand Traverse County’s housing incentive tools include:
o The Land Bank Authority
o The Brownfield Redevelopment Authority
o The Affordable Housing Trust Fund. Public-private partnerships need to be improved to
complete projects. Items to consider: assign a developer fee or percentage to he put
towards the Housing Trust Fund; issue a request for proposal (RFP) for developments;
and, market our area for housing projects with these tools as incentives.
¢ The Traverse City Housing Commission
o Housing Choice Youcher Program
o TCHC offers public housing developments: Riverview Terrace and Orchardview
o The TCHCis in a reorganization process and is currently seeking to fill the position of
Executive Director

O 0 ¢C 000
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Recommended Improvements to Housing incentives and Tools

e Establish criteria to determine when affordable housing projects receive public incentives
o Tie to affordable housing trust fund
s Continue to explore use of Accessory Dwelling Units
* Establish common PILOT policy, unified criteria, and ordinance
o Including provision for emergency services
¢ Continue to reduce zoning barriers by providing greater flexibility for housing developments

Target Market Analysis

e In 2014, 10 target market analyses were developed by LandUseUSA of Lansing and funded by
Michigan State Housing Development Authority (MSHDA) and Networks Northwest as part of
the Regional Prosperity Initiative. There is one target market analysns (TMA) for each county in
Northwest Michigan. :

e What is the difference between a traditional housmg market study and a target market analysis?

o Traditional Housing Market Study. Supply and demand based on the housing choices
that existing residents have already made the local market. This abproach is limited
because it a) refies on the behavior of residents 'Wh"o might not be on the move; and b)
fails to consider that demographlc groups wotild make other choices if they had the
option. It can also contribute to redundancy in the housmg market, and blandness in
neighborhoods and communities,

o Target Market Analysis (TMA}. A study of populat:ons that are migrating or moving, and
that also have a clear preference for city living and urban housing formats (rather than
rural living and suburban formats). A study of their lifestyle preferences and of the types
of housmg formats that they are choosmg in other markets throughout the Upper
Midwest.

e Whati is a Ilfestyle cluster? :

o ForaTMA, consumers are deflned by demographacs buying preferences, and other
= factors mto a cluster. LandUseUSA utilized the privately developed MOSAIC Lifestyle

- database. The MOSAIC Lifestyle database is a geodemographic segmentation system

" developed by Experian and AGS consisting of 71 Lifestyle Clusters.

o For Northwest Michigan, 12 of the 71 clusters were targeted for the purpose of each
TMA These 12 target clusters were identified as they are the lifestyle clusters primarily
interested in higher density areas and tend to be interested more in attached residential
units (i.e., apartmé_nt complexes, duplexes, townhomes, etc.).

What are the results of the TMA?

o The conservative scenario for the 12 targeted clusters in Grand Traverse County
indicates there is an annual demand through the year 2020 for 1,215 housing units
(219 owner units and 996 rental units).
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Utilizing Private/Public Partnerships

Why farm a public/private partnership? A partnership...
Reduces risk
Draws on each other’s strengths
Provides additional financial resources
Increases access to market based information
o Encourages private developers to build affordable housing
What is the role of local government
o Identify expectations (i.e. duration of participation)
o ldentify incentives available (i.e. Housing Trust Fund, TIF, Brownfield, Land Bank, PILOT)
o Identify process (Who does the developer work with? What committee(s)? What
approvals are needed meaning duration?) ..~
Why would a private developer partner with local government?
o Provides for alternative investments
o Lowersrisk
o Offers reward
o Affords personal gratification
Project pro formas identify opportunitles and mclude
o Sources and uses :
o Duration of project
© Returnon investment
How do you encourage partnership
Identify gap funding sources
Identify process BT
Work with what Committee — If you m'eét % of units approval
Identify obstacles :
Start ldentifying potenual private partners
Tls there agreement/understandlng on Boards that public is not going to solve housing
: crisis — partnerships w1th private can assist
How do you reach success?
o  Every partner and every funding source in this community effort — public, private, and
nonprofit— is an essential piece of the puzzle

O 0 0 o0
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Additional Information available at:
www.grandtraverse.org/planning (Click on “Joint Housing Task Force” on the left)

¢ JHTF Meeting Agenda Packets and Minutes
* Housing Studies and Reports

o]
o}
(o]
O
o

1996 Housing Study for Grand Traverse County

2008 A Regulatory Framework for Traverse City

2009 Housing Needs Assessment

2012 Housing Inventory & 2013 Housing Strategy

2014 Northwest Michigan Regional Prosperity Plan A Framework for Housing Choices

* [Meeting Presentations and Handouts

C

o O 0

o 0O 0O C

Public Private Partnership PowerPoint Presentatlon

Garfield Charter Township Active Deveiopment Pro;ect Map UPDATED

November 20, 2014 JHTF Meeting PowerPoint Presentatlon

Traverse City Housing Incentives and Regulatlons/Potentlai Housmg Sites PowerPoint
Presentation
Housing Incentives in Grand Trave se: County PowerPoint Presentaﬂon
Traverse City Housing Commission Pow: Point Presentation
Housing Innovations Memorandum from East Bayi'l'.ownshlp
October 23, 2014 JHTF Meetin i sentation
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e PuBLIC
PUBLIC PUBLIC
e PRIVATE INVESTMENT I % RETURN

e NON-PROFIT
® PHILANTHROPIC

A partnership is a not a product.

Successful navigation through the process results in net

1. Prepare Properly for 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





