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Agenda — Third Meeting

1. Meeting Notes from November 20, 2014
2. JHTF Summary Report — To Date
3. Discussion ltems:

a. Leveraging Incentives and Tools

b. Use of Payment of Lieu of Taxes (PILOT)
Zoning Barriers to Housing

Definitions of Affordable

Public-Private Partnerships
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Marketing Community for Affordable Housing

4. Public Comment

5. Next Meeting — Adjournment




JOINT HOUSING TASK FORCE

SUBJECT: Agenda Review
FROM: John Sych, AICP, Director, Planning & Development
FOR MEETING DATE; January 15, 2015

For the first two meetings, meetings were in a presentation format. For the December meeting,
we will be changing to a roundtable format which will allow for better discussion.

The draft JHTF Summary Report is an ongoing collection of the items discussed at the Task
Force meetings. We'll we add to it as the Task Force continues to meet. Please let me know if
you have any questions, changes, or additions.

At the November meeting, there were many items presented to the Task Force, but not much
time for in-depth discussion. The Task Force needs to provide some direction on these issues.
The December meeting will be covering the following items:

» Leveraging Incentives and Tools. How can these incentives and tools be leveraged so
as to better achieve community goals? Is there agreement on how they can be applied?

* Use of Payment of Lieu of Taxes (PILOT). PILOTs are essentially abatements that need
fo be applied strategically along with effort to ensure they are working as approved.
Does a common policy and/or ordinance make sense?

 Zoning Barriers to Housing. In 2007, the Northwest Michigan Council of Governments
published a report, “Regulatory Barriers to Affordable Homeownership: An analysis of
master plans and zoning ordinances for townships and municipalities in Grand Traverse
County and Elmwood Township (Leelanau County), MI." An update report or discussion
with local units of government would help to measure any changes and/or improvements
to local zoning. It is advised that this discussion be separate from the Task Force given
the extent of such effort.

 Definition of Affordable. There is no single definition of affordable in relation to housing.
Variables in creating a defection may be requirements of the funder, determining the
ability of a targeted workforce, or a definition based on local conditions. We will present
some definitions for discussion.

o Public-Private Partnerships. Public-private partnerships are one way to get the
affordable housing mixed in with market rate housing. But what is a public-private
partnership and is this community ready to do more such partnerships?

e Marketing Community for Affordable Housing. With the tools, incentives, and certainly
demand for housing, is there willingness to market the community to developers and
non-profits to develop the housing needed? This effort may include marketing to out-of-
town developers.

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

November 20, 2014

Chair Wheelock called the meeting to order at 4:05 p.m. in the Commission Chambers located
in the Governmental Center, 400 Boardman Avenue, Traverse City, Michigan.

Members Present:  Sue Courtade, East Bay Charter Township
Michael Estes, City of Traverse City
Gary Howe, City of Traverse City
Jeane Blood Law, Garfield Charter Township
Herb Lemcool, Grand Traverse County
Andy Smits, Traverse City Housing Commission
Sonny Wheelock, Grand Traverse County

Staff Present: Marcia Carmoney, Grand Traverse County
Leslie Couturier, East Bay Charter Township
lean Perenzy, Grand Traverse County
Rob Larrea, Garfield Charter Township
Jered Ottenwess, City of Traverse City
Russ Soyring, City of Traverse City
John Sych, Grand Traverse County

Meeting Notes from October 23, 2014
Moved by Estes, seconded by Courtade to approve the October 23, 2014 minutes as presented.
Motion carried.

Meeting Summary

Sych provided an overview of different housing options and needs, and reviewed some
examples of developments that have successfully blended market rate housing with affordable
housing, i.e. Midtown Development in Traverse City and the Dwelling Place in Grand Rapids.
Discussion: Individuals who earn $10 to $12 per hour cannot afford an $800 rent payment.

Soyring reported on the City’s housing incentives, regulations and potential development sites.
No applications for accessory dwelling units have been filed.

Discussion: The area in which accessory dwelling units are permitted may not be affordable for
its residents. Q - What is the definition of “affordable” in affordable unit bonus? A - 60% of
median income.

Larrea distributed an updated map of Garfield Charter Township’s active development projects
and potential development/redevelopment sites. Currently they have 17 pilot programs, and
are trying to get more development closer to the core.

Discussion: Concern about putting density away from services and the dependence on personal
transportation. Mixed-use development should be encouraged. Low number of developments
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due to developer requirements, i.e. traffic studies, utilities, etc. Smart road guidelines for
LaFranier project. Q — Developers for PUD’s: are they local or out of county? A — Mixed; larger
developments are by downstate developers; Cherry Festival attracts developers. Need to
communicate our challenges to out of county developers who may have experience with these
issues. Look at ways to increase grant funding to assist developers. Should the City participate
in the Housing Trust Fund?

Couturier reported that East Bay Charter Township is in the midst of revamping their Master
Plan, and that current zoning does not address affordable housing. Potential redevelopment
sites include: Old Ball World; northwest corner of Vanderlip and Hammond; The Avenues;
10-acre ridge east of ice rink; Clous property on Three Mile Road. Couturier provided a
handout from Planner, Jay Kilpatrick which outlines some alternative approaches to housing
development they are considering.

Discussion: Not many jurisdictions have incentives to encourage affordable housing. Need to
talk to local Planners to see what barricades, restrictions are in the zoning ordinances.

Derenzy provided an overview of the County’s housing incentive tools, i.e. Land Bank Authority,
Brownfield Redevelopment Authority and the Housing Trust Fund. The public, private
partnership needs to be developed to complete projects. items to consider: assign a developer
fee or percentage to be put towards the Housing Trust Fund; submit a Request For Proposal
(RFP) for developments; look at pro forma, how a project can be put together, and partner or
market our area for some projects.

Discussion: Building 50 is a good example of public, private partnership. Developer is able to
apply for funding not available to a governmental agency.

Smits provided an overview of the Traverse City Housing Commission (TCHC) and its Housing
Choice Voucher Program. The average voucher pays $442 towards rent. The Commission is
going through a reorganization process, and hope to have a quorum at their monthly meetings
with the recent appointment of some new board members. They are currently looking to fill
the position of executive director. TCHC meetings are held the third Tuesday at 8:00 a.m. at
Riverview Terrace, 150 Pine Street, Traverse City.

Public Comment
Betsy Coffia asked the members to consider pushing back the start time of the meeting to
accommodate more public attendance.

Task Review/Next Agenda
Target Market Analysis

Adjournment
Meeting adjourned at 5:55 p.m. The next meeting will be held December 18, 2014 at 4:00 p m.

at the Governmental Center, 400 Boardman Avenue, Traverse City.
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e Elements of a successful community include jobs, housing choices, marketplace, a variety of
ways to travel, gathering places, municipal services, public safety, and 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.

e Key takeaways from the studies include:
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Renters make up 23.3% of all households

98% occupancy rate for rentals

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

800 homes in the county are in “poor” condition

e Key strategy goals include:
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Expand location and energy-efficient housing choices

Target housing activities toward existing communities

Develop greater financial and programmatic capacities to support and enhance housing
efforts of existing nonprofits

Coordinate planning and zoning policies that encourage greater housing choices

Raise awareness and support of affordable housing among the public

Current Housing Development Trends

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

» Garfield Township has mapped active housing development projects. All levels of income are
represented in the projects. Projects include new apartments, some MSHDA funded, single
family, mixed-use commerecial, duplexes and residential.
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Garfield Township

Active Developient Projects &
Potential Development / Redevelopment Sites

Garfield Charter Township

3848 Velerans Drive N
Traverse Cily, Ml 49684

Fhone: 231.841.1520

Fax: 231.947,1608

wnwe garfield-twp com

NOT A

Gerficld Tewnshin Planning Dept. 11/20/2014

Active Development

Greenfield Development

l Redevelopment

I__:: Township Boundary

Humber[ Project lame Num Approved Res Units Hum Constructed Res Units Comment PILT
1 lncochee 102 SFR G SFR High Incoeme L
2 Stonefied 22 SFR i 11 SFR loderate Income [
2 Hits af Vysstorook 1 SFR 21 SFR - Moderate fo Kigh lncome ]
4 | Grayhawk 4Z SFR 22 SFR High Income; Steady Permitting 0l
S LoneTres PUD | £6 SFR, 58 duplex unis (38 structures) 51SFR. 25 cupiex unis (18 struc! Ifoderate Income: Steady permiting | 1l
5| EBrockside Commens PUG | 72 apl. units - Hone | Under permiing. 1'SHOA funded £
7 Copper Rdge PUD | 52 SFR units, 25 townhouss unis 17 SFR units Iiocerate ncome o H
@ | Caglehursl Estates | 25 SFR 2SFR Needs municpal ssrvices N |
3 | The Crown PUD 300 sfunits, 45 apl unils {Green Meadows) 150 sfunis. 26 apt units (Green Weadows) Woderate ncems; Steady permiting | 1 |
10 | Soardman Lake Apte 112 apt unte 112 aptL. units - - SHDA Redzvelopment ¥
11 | Premier Place PUD 180 unis in 18 bidgs, 72 uni apt okig 111 attached units in 11 buidings A to N |
12 | Kensington Park FURD 326 spl units, 62 duplex units (21 structures) 35 duplex units (1€ structures) WSHEA Funded N Y-
2 | Terrace Estates 25 Duplex Struciures (52 Units} 21 Duplex Structures ‘Moderate Income; Steady permitting | N
LaFrane és_:sﬁa, 20 tovenhomes. 120 apt unis Buit Out excapt for S duglex struclure (ii unis} 1ISHDA Funced i
| 15 | Chelaca 32€ various unkts | €6 condo unds - Woderate Income: New Activity N
| 18 | 4rbors of Travarse "'488 apt. unts | 20 eptunis Final units under permitiing il |
17 | Ashland Park PUD | 217 SFR, 108 duplex units, 152 g units | 20 SFR. & dupkex unils (2 structures) Mo recent activity [{] L

&
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e City of Traverse City has several housing units under construction, but most of them are high-
end developments. Accessory dwelling units have been allowed, but no applications have been
received.

Housing Types and Building Types

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

Emergency Trans!liunal, Subsidized Affordable K
?helters & Intenm,_& 1 | Independent | Housing Mzgei[lailtjle Ov::::lsehi
Emparary SUPPD!‘“VE Housing (Publicly Incentivized) P
Housing Housing !
J
e A — 7 A B AL .
Faith Based Faith Based Groups, Charitable Development Public Policy Influence
Groups, Non-Profit Organizations, Care and Treatment Authorities, Land y : Ui
Organizations, Agencies, Gavernment Agencies Banks, Brown Fiald (e " denisty bonuses, parking
HotelMotel Development requirements, shori-term rental
\BlicHere allowances, ADUs)
* Goodwill Inn + N. Michigan Supportive Housing + Home Stretch = Loal jurisdictions
» Sa'e Harbor + Housing Commission + Habitat for Humanity = State and Federal programs
* Northwest Michigan + Commuity Mental Heaith + Commons
Community Action * NMCAA * MSHDA
Agency + Goodwill Industries of NW + Brickways
+ Department of Michigan + Goodwill Industries of
Human Services « MSHDA NW Michigan

Women's Resource NWM Council of GT County Government

Center Governments/Prisoner Re-entry
= Local charitable Program
organizalions + Veterans Administration

Area Agency on Aging

Northern Healthcare Management
Alcohol Treatment Services
Women's Resource Center
Dann's Place

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.”

Mid-Rise

Live/ wﬁrkcour‘tyard

Townhouse Apartment
Bungalow Court

Triplex & Fourplex

es
: using TYP
Single Unit Missing widdle HO
Detached
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* 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
Marketability
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* 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 non-profit housing developer that has been often seen as a model
(www.dwellingplacegr.org).

Housing Incentives and Tools

* 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)

Smalier lots {4,000 to 5,000 square feet)

Height bonus (extra floor if residential is incorporated in a mixed use building)

Low Parking Requirements {1 per dwelling, none for dwellings over commercial or

downtown)

¢ Garfield Charter Township currently has 17? pilot programs, and is trying to get more
development closer to the urban core. The Township uses planned unit development (PUD) to
allow for flexibility in development.

s East Bay Charter Township is in the midst of revamping its master plan. Current zoning does not
address affordable housing. Potential redevelopment sites in the township include: Old 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 the Land Bank Authority, the
Brownfield Redevelopment Authority, and 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 be 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 (TCHC) manages a Housing Choice Voucher Program.
The average voucher pays 5442 towards rent. TCHC manages two public housing developments:
Riverview Terrace and Orchardview. The TCHC is going through a recrganization process and is
currently seeking to fill the position of Executive Director. TCHC meetings are held the third
Tuesday at 8:00 a.m. at Riverview Terrace, 150 Pine Street, Traverse City.
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