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Housing Needs Assessment & 
Housing Tools for Affordability

City of Traverse City



NW Michigan Housing Needs Assessment
• Demographics (people, 

households, income & 

migration patterns)

• Economics (jobs, wages, 

employers, commuting 

patterns & investments)

• Housing Supply 

• Rental Housing Data 

(Apartments, Non-

Conventional)

• For-Sale Housing 

Data (Historical Sales 

and Available 

Inventory)

• Housing Gap Estimates for 

rentals & for-sale housing, by 

income and rent/price

• Conclusions and 

Recommendations
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Housing Gap Analysis showed we need an 31,000
additional units through 2027. 
• 8,813 rental units
• 22,455 homeownership units

These could be newly constructed homes or 
apartments or the repair or conversion of existing 
homes or buildings. 

Across all ten counties, most of the rental need 
is for those making 50% of the AMI or less. 

Most of the home ownership need is for those 
making between 81-120% of the AMI or less



The region is expected 

to experience growth 

among older 

millennials (ages 35-

44) and seniors (ages 

65+); 

The city will see a 

4.9% increase in 

Millennials; a 26% 

increase in ages 65 

and above;

4.9% Decrease in 

households 25

-34

Household Breakdown By Age 



City of TC “Fair-Share” Housing Gap -Broken Down by Area Median Income 

(AMI)

1010 in rental units

1192 in homeownership units

Total of 2202 new units 

These could be newly constructed homes or 

apartments or the repair or conversion of 

existing homes or buildings. 

This is a fair share ratio applied for the Traverse City submarket. This applied the subject market’s 

current portion of the overall county’s renter and owner households to the county’s housing gap 

estimates to derive the local community’s estimated housing gaps. 



City of TC For-Sale Housing Gap -Broken Down by Area Median Income (AMI)

This approach considers demographic characteristics and projections specific to Traverse 

City. 



City of TC For-Sale Housing Gap -Broken Down by Area Median Income (AMI)

1438 in rental units

1819 in homeownership units

Total of 3257 new units 

These could be newly constructed homes or apartments or the repair or conversion of existing homes or buildings. 



Rental units by price point in TC

According to the gap estimates, the majority of the need for rentals is for those making less than $44K/year

Or rents that are less than 1200/month



Traverse City Available Multifamily Rental and For-Sale Housing by Price

• A majority of 

available for 

homes (70.6%) 

are priced at or 

above $400,000

• A majority of 

available for 

homes (70.6%) 

are priced at or 

above $400,000



Overview of TC Housing Data

◼The City has seen significant overall household growth since 2010 and is projected to continue through 

2027.  

◼There is a relatively large and growing base of seniors aged 65 and older, although more moderate 

growth is projected among some younger age cohorts as well.  

◼Notable growth of renter households earning between $30,000 and $39,999 and those earning 

$60,000 or more is projected over the next five years

◼While the overall number of owner households is projected to increase substantially, most of this growth 

will occur within the highest income households (earning $100,000 or more). The preceding 

attributes and trends will influence the area’s housing needs.

◼There is a high share of renter-occupied housing units within the market, although owner-occupied 

units comprise a sizable majority of the total housing inventory.  

◼Seasonal/recreational housing does not appear to represent a large share of housing units in the 

market. 

◼Renter households are slightly more likely to live in a housing cost overburdened situation.  

◼Large multifamily apartments comprise the majority of the rental market in the subject area and 

exhibit high occupancy rates. 

◼There are a limited number of available non-conventional rentals (e.g., houses, duplexes, mobile 

homes, etc.) within the entirety of the county, and as a result there is a low overall inventory of 

available rentals in the market.

◼ONLY 34 homes are available for purchase in the market, this represents a limited available for-



Recommendations

◼ Support efforts to encourage residential development of both rental and 

for-sale housing product. 

◼Support efforts to encourage the preservation of the older existing housing 

stock that is prevalent in this market. 

◼Emphasize and support projects that consider a variety of affordability levels 

and target segments (e.g., seniors, individuals, young families, professionals, 

etc.). 

◼ Identify and reach out to advocates, foundations, developers and investors 

that could be potential residential development partners.

◼ Reach out to and work with housing organizations and professionals that 

can bring expertise and increase the community’s capacity to address 

housing issues.

◼ Consider identifying possible sites for residential development and 

determine if the sites’ appeal could be enhanced with land preparation, pre-

development assistance or infrastructure help. 



Tools for Affordability…..

• Deed restriction for year-round housing

• Brownfield/TIF for housing

• New Housing Tools and Expansion of Tools
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Deed Restriction Program for 
Year- Round housing

Modelled after the Vail-Indeed 
program

Launched in Charlevoix County in 
partnership with the City of Charlevoix

 38% of residents live in the city year 
round

Goal is to increase this to 50%

Housing North holds #8 year round 
Deed Restrictions

Expanded to Petoskey in 2021

14

We have example Deed Restrictions and 
can expand this program to other communities
pending support from the Unit of Government
(i.e. it is a goal of the community) and funding
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Brownfield/TIF 
for Housing

Amends Act 381 to 
support Workforce 
Housing (120% AMI)

Adds “Housing 
Property” as 
Brownfield Eligible 
Property.

Does NOT need to 
contaminated, 
blighted, functionally 
obsolete, historically 
designated or 
owned by a Land 
Bank.

Adds “Housing 
Development 
Activities” as 
Brownfield Eligible 
Activities 

Can be reimbursed over 
time through 
capture of tax 
increment revenues 
generated by 
additional private 
development
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◼MHSDA has trainings 

planned for early 

October 2 , October 6 

and October 9

◼MSHDA Housing Tax 

Increment Financing 

(TIF) Program 

(michigan.gov)

◼Michigan Legislature - Senate 
Bill 0129 (2023).

Brownfield TIF for Housing

https://www.michigan.gov/mshda/developers/tax-increment-financing-tif
http://www.legislature.mi.gov/(S(s3kmeykgztyuni5fn4s1fpuv))/mileg.aspx?page=getObject&objectName=2023-SB-0129
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New Tools

Residential 
Facilities

Attainable 
Housing

Expansion of 
Existing Tools

Payment in 
Lieu of Taxes 

(PILOT)

Neighborhood 
Enterprise 
Zone (NEZ)

Brownfield/TIF 
for housing

Links to Fact Sheets

NEZ

Attainable housing

Residential Housing Exemption

PILOT

Tool Summary available 

@ housingnorth.org

Housing Michigan Coalition Updates

@ https://housingmichigan.weebly.com/

https://static1.squarespace.com/static/61768dc8a236c639b8fe44ec/t/64b9e17a3917242426126155/1689903482368/Info+Sheet+-+Neighborhood+Enterprise+Zones.pdf
https://static1.squarespace.com/static/61768dc8a236c639b8fe44ec/t/64b9e1525b95bd54c600970f/1689903442873/Info+Sheet+-+Attainable+Housing+District.pdf
https://static1.squarespace.com/static/61768dc8a236c639b8fe44ec/t/64b9e1d62d4ca11f211218be/1689903575209/Info+Sheet+-+Residential+Facilities+Act.pdf
https://static1.squarespace.com/static/61768dc8a236c639b8fe44ec/t/64b9e19cdf0f725b99f643cd/1689903516897/Info+Sheet+-+PILOTs.pdf
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New in PA 239 of 2022: Municipalities may now provide a PILOT 

for “workforce housing” without being linked to Federal low-

income housing programs

◼Eligible new or rehabilitated housing must be affordable to 

and occupied by households of up to 120% area median 

income (AMI)

◼Municipality must have an ordinance or resolution concerning 

the selection of eligible developments.

◼PILOT may not run longer than 15 years.

Calculation of service charge:

◼New construction: The greater of the tax on the property for 

the tax year preceding date on which construction is 

commenced or 10% of the annual shelter rents obtained from 

the project.

◼Rehabilitation project: The lesser of the tax on the property 

on which the project is located for the tax year preceding the 

date on which rehabilitation is commenced or 10% of the 

annual shelter rents obtained from the project.

◼In both cases: Service charge must not exceed the ad 

valorum tax bill and must be paid in full for units not provided 

to income qualifying households

Payment-in-lieu-of-taxes (PILOT)
◼Local government may designate one or more 

areas as an NEZ (totaling not more than 15% of 

acreage in municipality)

◼New or rehabbed owner-occupied homes (1-

unit, duplex, or condo) in the district may apply 

for NEZ certificate:

• New homes: pay ½ the average statewide 

homestead millage on structure value, 

Rehabbed homes: current local total millage 

rate on pre-rehab structure value, Land 

continues to be taxed ad valorem, Certificate 

may run up to 15 years.

◼Newly eligible local units may designate an 

NEZ only if the project encourages compact 

development (minimum of 5 dwelling units per 

acre), is adjacent to existing development and 

can utilize existing infrastructure.

◼NEZ tax only applies while the dwelling is 

occupied by a household at < 120% AMI. 

Neighborhood Enterprise Zones (NEZ) 
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Case Study- Neighborhood Enterprise Zone

Example of a larger NEZ as a goal of the Housing Action 
Plan. In the process of designating the area ( 190 acres) 
and bringing to the City Council in August 2023

Example: City of Traverse City
10 Platted parcels in a downtown area 
for revitalization



NEZ resources

◼What communities have created and use NEZ’s as a tool (689 page document with list)

◼Cadillac- Cadillac Lofts

◼Muskegon

◼Grand Rapids

◼City of Dearborn

◼City of Alpena

◼City of Detroit
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Muskegon- NEZ Example

https://drive.google.com/file/d/1rs1Z3P2YcqYefXpcSmYW-j2mc1JyFDin/view?usp=share_link
https://www.cadillac-mi.net/168/Economic-Development-Incentives
https://muskegon-mi.gov/city-services/development-services/economic-development/tax-incentives/
https://growgr.grandrapidsmi.gov/Incentives/Neighborhood-Enterprise-Zones
https://cityofdearborn.org/documents/city-departments/economic-and-community-development/7029-dearborn-guide-to-development-2022/file
https://www.alpena.mi.us/business/economic_development/index.php
https://detroitmi.gov/departments/office-chief-financial-officer/ocfo-divisions/office-assessor/nez-homestead
https://muskegon-mi.gov/cresources/2022/06/2017_Form_4775__October_2017.pdf
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Temporary tax abatement on qualified new 
housing development districts established 
by local units of government

Supports both renovation and expansion 
of aging residential units and as well as the 
construction of new residential units in 
these districts. 

Qualified new housing developments
• Must be one acre in size
• Multifamily or single-family homes 
• Targeted toward populations earning 

<120% of area median income
• Assurances that the units are occupied 

as a principal residence (year-round) to 
eligible households 

*developments of five or more units and a 
minimum investment of $50,000.

https://www.michigan.gov/taxes/property/e
xemptions/residential-housing-exemption

Residential Facilities Exemption Act

◼Local governments can create an “attainable 

housing district” 

◼Property owners can apply for partial tax 

exemptions

• reducing real property taxes by 50% of the 

statewide commercial, industrial, utility average 

for up to 12 years

• Can only be used for 4 units or less

◼Criteria 

• provides units <120% of county-wide median income

threshold for at least 30% of units in a multi-unit 

development. 

• Local governments have the flexibility to negotiate 

at or above that 30% to align with their goals. 

• Local governments can negotiate the # of units 

and affordability requirements up to 120% AMI. 

◼*4 or less rental units and a minimum of $5,000 

investment is required. 

Attainable Housing Facilities Act

https://www.michigan.gov/taxes/property/exemptions/residential-housing-exemption


Case Study- Attainable Housing District 
Traverse City
◼Becky, a new property owner, purchased a duplex in 
Petoskey, but needs about $3000/month in rent from 
both unit on her investment to justify the price of her 
purchase. The adoption of the Attainable Housing District 
gives her an opportunity to partner with the City of 
Traverse City to reduce the rent on at least one of the 
units.

◼Petoskey can now offer Becky a 50% property tax 
abatement in exchange for offering one unit at no greater 
than 100% of the Area Median income (AMI)and one at no 
greater than 80% of the AMI. She must also invest in new 
siding and windows to improve the visual quality and 
energy efficiency of the duplexes and annually certify the 
income of the households. This adds up to over $20,000 
($5000 required investment). 

◼Becky agrees and with the savings from the Tax 
abatement, she is able to offer one units at $1400 and the 
second unit at $1600. This partnership allows Ben and 
Susan and their family to move into the affordable 3 
bedroom unit with rent that is 30% of their income. And 
Jeff and Alice to move into he 2 Bedroom unit for 
$1400/month.
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Summary-When to use what tool?

Can be used with 
Brownfield/TIF*

NEZ

Attainable 
Housing

Residential 
Facilities

Housing North 202323

Multi 
Family

NEZ, PILOT

Residential 
Facilities

Less than 4 
units

Attainable 
Housing

NEZ

* Depending on the project and the Unit of Government, once the 15yrs of the NEZ is over, then the TIF 
kicks in



So why are these tools so important?

❑ Economic and community sustainability is all about future workforce
❑ Success is dependent on attracting and retaining young workers and families
❑ Housing is the biggest barrier to attracting & retaining our working-age population
❑ Our housing needs span the spectrum from small ADU apartments to larger homes

0%

5%

10%

15%

20%

25%

30%

35%

40%

45%

50%

Staffing Attainable 

Housing

Inflation Interest Rates Access to 

Capital

Child Care Supply Chain

WHAT IS THE SINGLE-
BIGGEST BARRIER TO 
GROWING YOUR 
BUSINESS?



City Housing Solutions

25

Traverse City Housing – Immediate Action Plan Draft 8.1.2023

ACTION STEPS

Comprehensive Communications 

Plan to support City of TC in 

Workforce Housing Initiatives, such 

as current proposed zoning changes

Identification of City of TC Districts 

where housing tools can best be 

deployed and utilized

Re-engage Regional Joint 

Housing Taskforce (Met on 

9/5/23)

Responsible 

Organization/Group

HN and Connect to coordinate 

communication plan and resources. 

City of TC through MP Process

Support from HN, Connect, etc.

Coordinated by Housing North 

(first meeting

Include other planners

Resources Needed

• Consider joint communications work 

group of HN, Connect, TCT, Aspire 

North, other partners. 

• Engaged industry leaders and 

employees to show up in support

• Examples of success and testimonials 

from other cities.

• Potential mapping support: LIAA, NN, 

HN, TVC (for FAA)

• Identify projects and focus on areas 

where housing growth is less 

controversial and/or outlined in 

previous planning efforts.

• Identify taskforce  

facilitator/coordinator

• Utilize MML and HMC as 

additional resources

• Example work groups from 

other regions?

Progress Milestones

Reiterate progress/positive developments in 

housing that have been achieved thus far.

Subcommittee meetings to identify tools 

(PILOT, NEZs, etc.) for used in target 

districts and developments.

Regular meeting and 

collaboration on projects.

Action Item

Full communications plan with talking 

points, training, material, social and print 

strategy, etc. 

Boiler plate documents to show how to 

use the tools and where. Materials 

produced for each tool.

Develop taskforce charter 

document with clear action items.

Resulting Improvement

Public support for housing initiatives, zoning 

changes, YIMBYISM, etc. that addresses 

the housing needs and goals for Traverse 

City.

City map with documentation of districts 

ready for development, how to deploy new 

tools, and road map for how to implement.

• Housing growth plan for 

City/Region/GT County

• Resources/Examples for 

smaller Township



Park Place Hotel, Traverse City Link to website with more information

Registration Now Open
Registration Link: https://mailchi.mp/housingnorth/julynews2-16842404?e=f47e2b10da

https://www.housingnorth.org/nwm-housing-summit
https://mailchi.mp/housingnorth/julynews2-16842404?e=f47e2b10da


Housing North’s Programs & Resources

Housing Ready 
Program

○Housing Ready Checklist
○Communications Toolkit

Deed Restriction 
Program for year-

round housing

Accessory Dwelling 
Unit Program

Rental Preservation 
Program 

New Pilot Project

Michigan Statewide 
Housing Plan 

Northwest Housing 
Partnership Lead for 

Region D

Advocacy Trainings
Educational 

Webinars and Events
Close to Home, June 8

Housing Innovation 
Council

Policy & Advocacy 
Housing Michigan Coalition 

bills

Annual NW Michigan 
Housing Summit 

October 25-27, Park Place 
Hotel, Traverse City

https://www.housingnorth.org/new-housing-ready-program
https://static1.squarespace.com/static/61768dc8a236c639b8fe44ec/t/619cb8eb76321f1f39cfd710/1637660920725/housing-ready-checklist.pdf
https://static1.squarespace.com/static/61768dc8a236c639b8fe44ec/t/6182a217b32b1821f3afe45f/1635951135069/Communications+Toolkit.pdf
https://www.housingnorth.org/deed-restriction-program
https://www.housingnorth.org/accessory-dwelling-units-program-adus
https://docs.google.com/document/d/1J41ihAr3mdGc-TyzEWs3IPnRN7WVaXGlSktUMgcFS1A/edit?usp=sharing
https://www.michigan.gov/mshda/developers/statewide-housing-plan
https://www.housingnorth.org/resources-for-affordable-housing-advocacy
https://www.housingnorth.org/upcomingevents-1
https://eleoonline.net/Pages/WebForms/Mobile/ShowFormMobile.aspx?id=677cd4a0-a1be-43f7-a084-ef072d78ce51&linkto=1294
https://www.housingnorth.org/housinginnovcouncil
https://www.housingnorth.org/advocacy
https://housingmichigan.weebly.com/legislation.html
https://www.housingnorth.org/nwm-housing-summit


Thank you! Any questions?

Yarrow Brown, Executive Director
yarrow@housingnorth.org

Kent Wood, Policy Advisor
kent@borealisstrategic.org

Tracy Davis, Manistee County Housing Ready Program Coordinator
tracy@housingnorth.org

Warren Call, Traverse Connect
warren.call@traverseconnect.com

Data and resources available at:
www.housingnorth.org
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