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NW Michigan Prosperity Region TMA Executive Summary –Grand Traverse County

Executive Summary

T hisExecutiveS um m ary oftheT argetM arketAnalysisforBenzieCounty hasbeenprepared aspart
ofaregionalstudy com pletedfor10 countiescom prisingtheN orthw estM ichiganP rosperity R egion
(R egion2).T hisExecutiveS um m ary hasbeenpreparedtohelpfacilitatediscussionduringaseriesof
publicpresentationsthatarescheduledforN ovem ber12 through14.Afterthepresentations,this
sum m ary w illbeexpanded andused toansw ersom eofthestakeholder’squestions.

T heM arketP otentialand S trategy

 T heS tudy Areas– T hereare36,533 householdsinGrandT raverseCounty asofm onth-end
June2014.O fthese,19.0% arelocatedinT raverseCity,13.0% areinGarfield T ow nship,3.4%
areinEastBay T ow nship,and1.4% areintheVillageofKingsley.Justover41% ofall
householdsinthecounty arelocatedinoneofthe9 com m unities,w iththebalance
scatteredthroughoutthesurroundingruralareas.

 P laceS coresandW alkS cores– Am ongthesix com m unitiesstudiedinGrandT raverse
County,theCity ofT raverseCity isthelargestandalsohasthehighestP laceS core(22 points
outof30 possible)andthehighestW alkS core(98 pointsoutof100 possible).Foritssm all
size,theVillageofFifeL akealsohasagoodP laceS core(10 points)andW alkS core(33
points).T heVillageofKinglsey alsohasagood W alkS core(44 points)relativetoitssm all
size.T hethreetow nships(Garfield,EastBay,andAcm e)allhavelow P laceS cores,but
GarfieldT ow nshipshinesw ithaW alkS coreof72 points.

 P ropensity toM ove– Am ongthe36,533 householdscurrently residinginGrandT raverse
County,988oftheow nerhouseholdsand3,014 oftherenterhouseholdsm ovedinthepast
year.T hesefiguresincludehouseholdsthatm oved w ithinGrand T raverseCounty,plus
householdsthatm oved intothecounty from beyond.

 T heT argetM arkets– T hereare11,829 existinghouseholdsinGrandT raverseCounty that
alignw iththe12 targetm arkets(i.e.,lifestyleclusters),andthey representover30% ofthe
county’stotalhouseholds.Am ongthese12 selectedtargetm arkets,452 oftheow ner
householdsand2,462 oftherenterhouseholdsm oved inthepastyear.

 AggressiveS cenario – T hereisam axim um annualm arketpotentialthroughoutGrand
T raverseCounty for452 new ow ner-occupiedunitsand 2,462 new renter-occupiedunits,for
atotalof2,914 units.Assum ingthem arketpotentialisfully served every yearoverthenext
fiveyears,thisim pliesam arketpotentialfor2,260 ow ner-occupiedunitsand12,310 renter-
occupiedunitsoverthe5-yearterm .Again,theaggressivescenarioincludeshouseholds
m igratingintothecounty,plushouseholdsm ovingw ithinthesam ecounty.
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 M arketP otentialby Com m unity – M ostofthem arketpotentialisinT raverseCity,including
240 ow ner-occupiedunitsand1,302 renter-occupied annually overthenextfiveyears.
Garfield,EastBay,and Acm eT ow nshiparealsow ell-positionedtocom peteforagoodshare
ofthem arket.Ifthesecom m unitiesdonotacttocapturetheirfullm arketpotentialinany
givenyear,thenthesm allercom m unities(includingFifeL ake)couldpursueanaggressive
scenarioandgrabashareofthem arketbeforeitdissipates.

 ConservativeS cenario – T hereisanannualm arketpotentialforatleast219 new ow ner-
occupiedunitsand996 new renter-occupied unitsthroughoutGrandT raverseCounty,fora
totalofatleast1215 units.Assum ingthem arketpotentialisfully m etevery yearoverthe
nextfiveyears,thisim pliesam arketpotentialforatleast6,075 unitsoverthefull5-year
term .Again,theconservativescenarioisbased onin-m igrationonly,anddoesnotinclude
internalm overs.

 O w ner-O ccupiedU nits– U ndertheconservativescenariothereisanannualm arketpotential
foratleast219 new ow ner-occupiedunitsthroughoutGrandT raverseCounty,ora
cum ulativeof1,095 unitsoverthenextfiveyears.T heaggressivescenarioisabouttw iceas
largeasthesefiguresand includesinternalm igrationw ithinthecounty asw ellasin-
m igrationfrom beyond.

 O w ner-O ccupiedValues– M ostofthetargetm arketsw illseekhom evaluesof$250,000 or
lessin2012 dollars,w hichw illbecloserto$260,000 by 2015,andw illapproach$275,000 by
theyear2020.

 R enter-O ccupiedU nits– T heconservativescenariogeneratesam arketpotentialfornearly
1,000 renter-occupiedunitsthroughoutGrandT raverseCounty eachyear,oracum ulative
totalofnearly 5,000 unitsoverthe5-yearterm (assum ingthatthepotentialisfully captured
ineachconsecutiveyear).T heaggressivescenariois2.5 tim eslargerand includesinternal
m igrationasw ellasin-m igration.

 R enter-O ccupiedP rices– M ostoftheothertargetm arketsw illseekm onthly contractrents
of$900 orlessin2012 dollars,andthesepricesw illbecloserto$985 by 2015,and $1,140 by
theyear2020.N early 15% w illseekm onthly contractrentsof$500 orlessin2012 dollars,or
$545 orlessby 2015,and $635 orlessby theyear2020.Justover7% ofthenew renter
householdsw illhaveatoleranceform onthly contractrentsofhigherthan$900 in2012
dollars.

 HU D Affordability S tandards– Based ontheHU D incom elim itsandannualm arketpotential
by contractrentbracket,65% (646 units)ofthe996 new rentalunitsshould bepriced
affordably orbelow m arketrates,and45% (450 units)canbepricedatm arketratesor
higher.
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 DetachedBuildingForm ats– Am ongthecounty’sannualm arketpotentialof1,215 ow ner-
occupiedand renter-occupiedunits,about43% ofthenew householdsw illseekdetached
houses.Am ongnew -builds,detachedhousesm ay includecottagesw ithsm allfootprintsand
lots,perhapsarranged around ashared courtyard.Detachedhousescouldalsobere-
introducedby rehabilitatingsom eoftheexistingstockw ithintheurbanneighborhoods.

 L uxury M arketforHouses– GrandT raverse’sM iddleP eninsulaisanexceptionw here
detachedhousesinruralareasarelikely tocontinuebeingsustainable.S econdhom ebuyers
seekingvistaview sofGrandT raverseBay andsurroundingvineyardsw illcontinuetodrive
thedem andfordetached housesinthatnichem arket.

 AttachedBuildingForm ats– About57% ofthetargetm arketsm ovingintoGrandT raverse
County w illseekattached units(i.e.,notdetached houses)inarangeofbuildingsizes.U nder
theconservativescenario,thereisacounty-w idem arketpotentialforatleast695 attached
unitsannually,oracum ulativeof3,475 attachedunitsoverthe5-yearterm (assum ingthe
potentialism etineachconsecutiveyear).

 A FocusonP roductT ypes– S trategy recom m endationsby producttypeshouldberefinedby
thedevelopersandbuildersasneededforlocalcontextandplace,w iththeurbantransectas
ageneralguide. Attached unitsm ay includeam ix ofduplexes,triplexes,quads,condosor
row houses(nom orethan6 unitsinarow ,w ithprivateentrances),and stacked flatsorlofts
(nom orethan6 unitsalongthesideofany givenbuilding,w ithsharedentrances).

 Dow ntow nForm ats– U nitsabovestreet-frontretailand/orlocatedindow ntow ndistricts
w illbew ell-receivedby thetargetm arkets.Intransitionalareasaroundthedow ntow ns,
low -risebuildingsandrow housesm ightbem oreappropriate.Detached houses,duplexes,
andtriplexescouldbeused asinfillw ithinthesurroundingneighborhoods.

 U nitS izesandAm enities– Intheindividualunits,som eofthefloorareacanbetradedfor
uniqueam enities,quality construction,and m oderninteriortreatm ents.How ever,every
bedroom m usthaveafullprivatebath,and2-bedroom unitsm usthavea½ bathnearthe
entrance.Ideally,kitchensw illbecentrally located andfacingoutw ardontoanopenfloor
plan,w ithbedroom sonoppositeends(i.e.,notsharingcom m onw alls.)Allunitsshouldhave
balconiesorpatiosthatcanaccom m odateatleasttw ochairs.

 ConstructionCosts– DetachedhousesbuiltinGrandT raverseCounty since2006 hasinvolved
aper-unitinvestm entofinthegeneralrangeof$180,000 to$205,000.Ingeneral,the
averageper-unitinvestm entinGrand T raverseCounty hasgrow nslow erthanany other
county intheP rosperity R egion.T heassessm entofconstructioncostsreinforcestheneed to
a)build sm allerhouses(suchascottages)w ithsm allfootprintsaspartofurbaninfill;
b)build attachedunits(likelofts,flats,condos,and row houses);and c)rehabilitatethe
existinghousingstock.
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Placemaking

Introduction – T hisT argetM arketAnalysisforGrandT raverseCounty ispartofaregionalstudy
com pletedfor10 countiescom prisingtheN orthw estM ichiganP rosperity R egion(R egion2).T his
reporthasbeenprepared inadvanceofpublicpresentationsthatarescheduledforN ovem ber12
through14.Afterthepresentations,thisnarrativereportw illbeexpandedandusedtoansw er
som eofthestakeholder’squestions.

S um m ary ofP lacem akingCriteria– P lacem akingisaddressedatthebeginningofthissum m ary
becauseitisakey ingredienttoim plem entingtheoptim alm arketstrategy andachievingthetarget
m arketpotential.W eevaluatedexistingP lacem akinginGrandT raverseCounty by scoringeachof
six (6)com m unitiesbased on30 possibleattributes,and alsocom paredeachcom m unity’sW alk
S core.R esultsinT able1 below includeneighboringL eelanau County forcom parisonpurposes.

T able1
S um m ary ofP laceS coresandW alkS cores

GrandT raverseand L eelanau Counties,M ichigan

GrandT raverseCo.,M ichigan 2010 P laceS core W alkS core
S m alland L argeU rbanP laces P opulation (30 points) (100 points)

T heCity ofT raverseCity 14,482 22 98
Garfield T ow nship 16,256 10 72
EastBay T ow nship 10,663 8 10
Acm eT ow nship 4,375 8 10
T heVillageofKingsley 1,480 12 44
T heVillageofFifeL ake 443 10 33

L eelanau County,M ichigan 2010 P laceS core W alkS core
S m alland L argeU rbanP laces P opulation (30 points) (100 points)

T heVillageofS uttonsBay 618 17 54
T heVillageofN orthport 526 10 52
Greilickville(unincorp.) 1,530 4 10
T heVillageofEm pire 375 12 32
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S um m ary ofP lacem akingCriteria– T hedetailedP laceS coresforGrand T raverseCounty are
provided inattachedExhibitB.6 and ExhibitB.7,andthecriteriaincludethefollow ingcategories:

P laceS coreCriteria(30 pointspossible)

 L ocalP lanningDocum ents– Availability ofm asterplansandzoningordinance,w ithextra
creditforconsideringaform -based code.(3 pointspossible)

 Dow ntow nP lanningDocum ents– EvidenceofanestablishedDow ntow nDevelopm ent
Authority (DDA),subareasplans,streetscapeandtransportationim provem entplans,retail
andresidentialm arketstrategies,T ax Increm entFinancing(T IF)plans,and façade
im provem entprogram s.(7 pointspossible)

 Dow ntow nO rganizationandM arketing – AccreditationasaM ichiganCoolCity oractive
participationintheM ichiganM ainS treetprogram ,and extracreditforany com m unities
follow ingtheN ationalM ainS treetCenter’s4-pointapproach(evenifthey arenotM ain
S treetm em bers).(3 pointspossible)

 O nlineL istingsofM erchantsandAm enities– Creditforactively prom otingbusinesslistings
onvariousw ebsites,suchasthecity orvillage’sm ainw ebsite,DDA/BID w ebsite,and
Cham berofCom m erceorConventionandVisitor’sBureau (CVB)w ebsite,w ithextracredit
forFacebookpages.(4 pointspossible)

 U niqueDow ntow nAm enities– Evidenceofdow ntow ncinem as,theaters,playhouses,
w aterfrontaccess,establishedfarm ers’ m arkets,sum m erm usicinthepark,andnationalor
otherm ajorfestivals.(5pointspossible)

 Dow ntow nS treetandEnvironm ent– Creditforany evidenceofangleparkinginfrontof
storefronts,ahigherthanaverageW alkS core,freeoff-streetparking,balanceddow ntow n
scalew ith2-levelbuildingsonbothsidesofthestreet,pedestriancrossw alksthatare
m arked and signaled,and tw o-w ay trafficflow .(8pointspossible)

O nlineEffectiveness– IftheP lacem akingcriteriaarenotreadily evidentoravailableonline,thenw e
consideredthem tobelesseffectiveandm oredifficulttodiscoverby visitorsandhouseholdsonthe
m ove.S o,they arenotgivenapointorcredittow ardthetotalscore.Forexam ple,ifacom m unity
com pletedaretailm arketstrategy butw ecouldn’tfindthereportonline,thencreditw asnotgiven
forthatcriteria.T heanalysisisim perfect,and any errorsorom issionsareunintentional.
S takeholderrequestsforcorrectionsw illbeverified andthenincorporated intothefinalreport.
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P laceS corev.M arketS ize– Am ongallcom m unitiesw ithintheN orthw estM ichiganP rosperity
R egion,thereisacorrelationbetw eenthescoresandthem arketsize.Ifthescoresareadjustedfor
them arketsize(orcalculatedbased onthescoreper1,000 residents),thentheresultsrevealan
inverselogarithm icrelationship.S m allerm arketsm ay havelow erscores,buttheirpointsper1,000
residentstendtobehigher.L argerm arketshavehigherscores,buttheirpointsper1,000 residents
tendtobelow er.T heserelationshipsarealsoshow nonExhibitB.8 (P laceS core)andExhibitB.9
(W alkS core).

S um m ary oftheP laceS cores– Am ongthesix com m unitiesstudiedinGrandT raverseCounty,the
City ofT raverseCity isthelargestand alsohasthehighestP laceS core(22 pointsoutof30 possible)
andthehighestW alkS core(98pointsoutof100 possible).Foritssm allsize,theVillageofFifeL ake
alsohasagoodP laceS core(10 points)andW alkS core(33 points).T heVillageofKinglsey alsohasa
good W alkS core(44 points)relativetoitssm allsize.T hethreetow nships(Garfield,EastBay,and
Acm e)allhavelow P laceS cores,butGarfieldT ow nshipshinesw ithaW alkS coreof72 points.

T heCity ofT raverseCity – BecausetheCity ofT raverseCity isthecounty’slargestcity/village,w e
alsoconducted anassessm entoftheirm arketS trengthsand O pportunities,w ithresultssum m arized
inExhibitB.1 and ExhibitB.2.Assessm entsarealsoprovided fortheGarfield T ow nshipinExhibits
B.3 and B.4 (i.e.,thelargestofthe3 tow nships),andtheVillageofKingsley inExhibitB.5 (thelargest
village).T heassessm entsdescribethem arkets’ relationshipsw ithM ichigan’sBlueEconom y,its
regionalsettingrelativetonaturalresources,thedow ntow nbusinessm ix,anchorinstitutionsaskey
econom icdrivers,educationalfacilities,andpublictransit.

The Market Potential

Introduction – T hebalanceofthisreportfocusesontheoptim alm arketstrategy andannualm arket
potentialforurbanhousingform atsoverthenext5 years(assum ingground-breakingonthefirst
projectin2015;afirstfullyearof2016;andfifthfullyearof2020).W econductedthem arket
analysisfor9 com m unitiesinGrandT raverseCounty,w hichareshow nontheattached ExhibitA.1
m apandlisted inExhibitA.2.

CurrentHouseholds– Based onananalysisoflifestyleclusters,thereare36,533 householdsin
GrandT raverseCounty asofm onth-end June2014.O fthese,19.0% arelocated inT raverseCity,
13.0% areinGarfield T ow nship,3.4% areinEastBay T ow nship,and 1.4% areintheVillageof
Kingsley.Justover41% ofallhouseholdsinthecounty arelocated inoneofthe9 com m unities,w ith
thebalancescatteredthroughoutthesurroundingruralareas.
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P ropensity toM ove– Am ongthe36,533 householdscurrently residinginGrandT raverseCounty,
988oftheow nerhouseholdsand3,014 oftherenterhouseholdsm oved inthepastyear.Am ong12
selectedtargetm arkets(i.e.,household lifestyleclusters),452 oftheow nerhouseholdsand2,462
oftherenterhouseholdsm ovedinthepastyear.T hesefiguresincludehouseholdsthatm oved
w ithinGrandT raverseCounty,plushouseholdsthatm ovedintothecounty from beyond.T hey are
alsobased onthem overshipratesam onghouseholdsineachofthe12 targetm arkets,and
w eightedby theirprevalencew ithinGrand T raverseCounty.

CriteriafortheT argetM arkets– T hetargetm arketsandasubsetof71 lifestyleclustersacrossthe
nation,andw erecarefully selectedbasedonthefollow ingcriteria:

T argetM arketCriteria

 T hehouseholdshaveaprovenpropensity forchoosingtolivew ithintheP rosperity R egion.
S om eofthetargetm arketsm ightnotyetbeprevalentinGrand T raverseCounty,butw hen
they m ovew ithintheregion,they becom egoodtargetsfordevelopers.

 T hehouseholdshavesom epropensity tochoosetoliveinurbanplaces.Forsom eofthe
targetm arkets,alm ostallofthehouseholdshaveapropensity toliveinurbanplaces.

 T hehouseholdshaveapropensity tochoosetoliveinattachedhousingunitslikelofts,flats,
row houses,duplexes,and condom inium s(i.e.,notdetachedhouses).Forsom eofthetarget
m arkets,alm ostallofthehouseholdshaveapropensity toliveinattached housingunits.
T hey m ay includeam ixofbothrentersandow ners.

T heT argetM arkets– T hereare11,829 existinghouseholdsinGrandT raverseCounty thatalignw ith
the12 targetm arkets,andthey representover30% ofthecounty’stotalhouseholds.ExhibitA.3
introducesthe12 targetm arketssortedby theirlifestyleclustercode.T heexhibitalsoshow stheir
prevalenceineachofGrandT raverseCounty’s9 com m unities.

W iththeexceptionofC12 GolfcartsandGourm ets(w hichisthem ostaffluenttargetm arket),every
othertargetm arketisprevalentinGarfieldT ow nship.W iththeexceptionofS 68 S m allT ow n
S hallow P ocketsand S 70 T ightM oney,alloftheothertargetm arketsarealsoprevalentinT raverse
City.T heO 51 DigitalDependentstargetm arketisprevalentinjustaboutevery m arketexceptFife
L ake.Acm eT ow nshipism ostrepresentedby theL 41 Boom ingandConsum ing,O 51 Digital
Dependents,and Q 62 R eapingR ew ardstargetm arkets.T heC12 Golfcartsand Gourm etstarget
m arketappearsm ainly inT raverseCity,andtoalesserdegreeinAcm eT ow nship.
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IntroductiontoT w oS cenarios– W ehaveprepared tw oscenariosintheT argetM arketAnalysisfor
theN orthw estM ichiganP rosperity R egion,includingaconservative(m inim um )and aggressive
(m axim um )scenario.Derivationofthesetw oscenariosisalsoexplained inm oredetailbelow .In
general,theaggressivescenariotendstobeaboutthreetim esaslargeastheconservativescenario.
Itisalsopossibletoestim ateam id-pointbetw eentheconservativeandaggressivescenarios,w hich
w ould generally representa“ progressive” or“ proactive” scenario.

S um m ary ofS cenarios M arketP otential Basis(m arketparam eter)
“ Conservative” M inim um In-M igrationO nly
“ P rogressive” M id-P oint -average-
“ Aggressive” M axim um P lusM igrationW ithin

AggressiveS cenario – ExhibitA.4 and ExhibitA.5 presentanaggressivescenarioforthem arket
potentialam ongresidentialunits.T heurbanplacesarelisted alphabetically andspanthetotalof2
pages.T hem arketpotentialisalsobroken-dow nforow ner-occupiedhouseholds,and renter-
occupiedhouseholds.Finally,them arketpotentialisshow nforeachofthe12 targetm arketsand
forall12 com bined.

T heaggressivescenariorepresentsam axim um annualthresholdbasedoncurrentm igration
patternsbothw ithin,and intoGrand T raverseCounty.Itassum esthatevery household m ovinginto
and w ithinthecounty couldtradeupintoanew orrefurbished residentialunitratherthansim ply
occupyingapre-existingunit.

T heaggressivescenarioalsorepresentsabest-casescenarioornot-to-exceed m axim um ,andcanbe
achievedonly ifallim pedim entstodevelopm entarerem oved orovercom e.Forexam ple,it
assum esthatany im pedim entstosecuringloans,approvingperm its,sellingandbuyingrealestate,
payingforconstructionm aterialsand labor,andallotherrelateddevelopm entchallengesareeasily
resolved.

R esultsoftheaggressivescenario(seeExhibitA.4)suggestthatthereisam axim um annualm arket
potentialthroughoutGrandT raverseCounty for452 new ow ner-occupied unitsand 2,462 new
renter-occupiedunits,foratotalof2,914 units.Assum ingthem arketpotentialisfully served every
yearoverthenextfiveyears,thisim pliesam arketpotentialfor2,260 ow ner-occupied unitsand
12,310 renter-occupiedunitsoverthe5-yearterm .

M arketP otentialby Com m unity – S om eofthecom m unitiesinGrandT raverseCounty w illcontinue
tobechallengedby theirsm allersize,m akingitdifficulttocom peteforprojectsthatm ight
otherw isegravitatetow ard T raverseCity and itssurroundingtow nships.How ever,w itham ixof
aggressivem arketing,P lacem aking,andplanning,thesm allercom m unitiescouldstilldiverta
m odestam ountofthecounty-w idem arketpotential.
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M ostofthem arketpotentialisinT raverseCity,including240 ow ner-occupiedunitsand1,302
renter-occupiedannually overthenextfiveyears.Garfield,EastBay,andAcm eT ow nshiparealso
w ell-positionedtocom peteforagood shareofthem arket.T heannualm arketpotentialby
com m unity issum m arized inT able2 below ,forbothow ner-occupied andrenter-occupiedunits,
andforboththeaggressiveandconservativescenarios.

T able2
AnnualM arketP otentialby T enureand S cenario

S electedCom m unitiesinGrandT raverseCounty,M ichigan

AggressiveS cenario ConservativeS cenario
Com m unity O w ner R enter T otal O w ner R enterT otal

T raverseCity 240 1,302 1,542 116 524 640
GarfieldT w p. 178 972 1,150 88 394 482
EastBay T w p. 10 74 84 4 28 32
Acm eT w p. 8 48 56 2 22 24

Graw n 2 18 20 2 8 10
Chum sCorner 2 14 16 0 4 4
Kingley 2 12 14 0 4 4
Interlochen 2 10 12 0 2 2

GrandT raverseCo. 452 2,462 2,914 219 996 1,215

N ote:Duetorounding,thefiguresabovem ightnotexactly m atchthefiguresinExhibitsA.4 – A.7.

Ifthesecom m unitiesdonotacttocapturetheirfullm arketpotentialinany givenyear,thenthe
sm allercom m unities(includingFifeL ake)couldpursueanaggressivescenarioand grab ashareof
them arketbeforeitdissipates.S m allcom m unitiesshouldfocusonappropriately scaled sm all
projectsinincrem entsof2,3,4,and 6 attachedunitsperyear.R ecom m endedbuildingsizesforall
ofthecom m unitiesareaddressed againlaterinthisreport.

ConservativeS cenario – ExhibitA.6 andExhibitA.7 presentthem arketpotentialundera
conservativescenariothatisbasedonin-m igrationonly,orhouseholdsm ovingintoGrand T raverse
County from beyond.Again,theurbanplacesarelisted alphabetically andspanthetotalof2 pages.
T hem arketpotentialisalsodetailedforow nerand renterhouseholds.Finally,them arketpotential
isshow nforeachofthe12 targetm arkets,w ithatotalforall12 com bined.
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T heconservativescenarioprovidesanattainablegoalw ithlow riskofover-buildinginthem arket.It
assum esthatm ostofhouseholdsalready livinginGrandT raverseCounty w illshuffleam ongexisting
housingchoices,andthattheunitsthey vacatew illbeoccupiedby otherresidenthouseholdsalso
onthem ovew ithinthatsam ecounty.T hispragm aticapproachalsoassum es“ businessasusual”
andthatexistingm asterplans,zoningordinances,realestateprices,property ow nershipand
availability,lendingpractices,P lacem akinginitiatives,andoverallbusinessdevelopm entclim ateall
rem ainas-is.

R esultsoftheconservativescenario(seeT able2 above,andExhibitA.6,attached)revealanannual
m arketpotentialforatleast219 new ow ner-occupiedunitsand996 new renter-occupiedunits
throughoutGrandT raverseCounty,foratotalofatleast1215 units.Assum ingthem arketpotential
isfully m etevery yearoverthenextfiveyears,thisim pliesam arketpotentialforatleast6,075 units
overthefull5-yearterm .

T hefigureforthefive-yearbuild-outassum esthattheannualpotentialisfully captured ineachyear
throughnew -builds,conversions,orrehabilitationofexistingunits.Ifthem arketpotentialisnot
captured ineachyear,thenthebalancedoesnotroll-overtothenextyear.Instead,itdissipates
intotheruralareasorisinterceptedby m orecom m unitiesinthesurroundingcounties.Itis
assum edthatthefirstprojectsaligningw iththeT M A recom m endationsw ouldbreakgroundas
early as2015,w ithafirstfullyearof2016 andfifthfullyearof2020.

O w ner-O ccupiedValues– U ndertheconservativescenariothereisanannualm arketpotentialforat
least219 new ow ner-occupiedunitsthroughoutGrandT raverseCounty,oracum ulativeof1,095
unitsoverthenextfiveyears.ExhibitA.8show show theseunitsshouldbepricedinGrand T raverse
County,w ithvariationsby targetm arket.T hem arketpotentialby targetm arketisbasedontheir
know npropensity tochoosehom esw ithinthegivenpricebrackets.Adjustm entshavealsobeen
appliedtoreflectvariancesam ongincom eprofilesforGrand T raverseCounty relativetoother
countiesintheregion.

T heow ner-occupiedhom evaluesarestatedin2012 constantdollarsbutcanbeforecastbased on
them edianhom evaluesovertim e.M ostofthetargetm arketsw illseekhom evaluesof$250,000 or
lessin2012 dollars,w hichw illbecloserto$260,000 by 2015,andw illapproach$275,000 by the
year2020.

T heallocationisbased onthetolerancelevelofeachtargetm arketforprices,andhasnotbeen
adjustedforHU D’saffordability standards.L ow erincom etargetm arkets(particularly S 70 T ight
M oney,S 68S m allT ow nS hallow P ockets,and Q 65 S eniorDiscounts)arem ostlikely tobeover-
burdenedby m arket-rateprices,and arem orelikely tobespendingm orethan35% oftheirincom e
ongrosshousingcosts,includingutilitiesandassociatedfees.
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R enter-O ccupiedU nits– Asshow ninExhibitA.9,theconservativescenariogeneratesam arket
potentialfornearly 1,000 renter-occupiedunitsthroughoutGrandT raverseCounty eachyear,ora
cum ulativetotalofnearly 5,000 unitsoverthe5-yearterm (assum ingthatthepotentialisfully
captured ineachconsecutiveyear).

R enter-O ccupiedP rices– M ostoftheothertargetm arketsw illseekm onthly contractrentsof$900
orlessin2012 dollars,andthesepricesw illbecloserto$985 by 2015,and $1,140 by theyear2020.
N early 15% w illneedm onthly contractrentsof$500 orlessin2012 dollars,or$545 orlessby 2015;
and$635 orlessperm onthby theyear2020.

Justover7% ofthenew renterhouseholdsw illhaveatoleranceform onthly contractrentsofhigher
than$900 in2012 dollars.A few unitscouldbetested w ithevenhigherprices,butonly ifthey offer
exceptionalvistaview sofGrandT raverseBay,vineyards(predom inantly ontheM iddleP eninsula),
and/ordow ntow nT raverseCity.

DetachedBuildingForm ats– ExhibitA.10 show show them arketpotentialisallocatedbasedon
eachtargetm arket’spropensity tochoosedetachedhousesand attachedunitsinvariousbuilding
sizes.Am ongthecounty’sannualm arketpotentialof1,215 ow ner-occupied and renter-occupied
units,about43% ofthenew householdsw illseekdetachedhouses.Am ongnew -builds,detached
housesm ay includecottagesw ithsm allfootprintsandlots,perhapsarranged around ashared
courtyard.Detachedhousescouldalsobere-introducedby rehabilitatingsom eoftheexistingstock
w ithintheurbanneighborhoods.

GrandT raverse’sM iddleP eninsulaisoneexceptionw heredetachedhousesinruralareasarelikely
tobesustainable.S econd hom ebuyersseekingvistaview sofGrandT raverseBay,and surrounding
vineyardsw illcontinuetodrivetheupscalem arketam ongdetached houses.

AttachedBuildingForm ats– Asshow nintheattached ExhibitA.10,57% ofthetargetm arkets
m ovingintoGrand T raverseCounty arelikely toseekattachedunits(i.e.,notdetachedhouses)ina
rangeofbuildingsizes.U ndertheconservativescenario,thereisacounty-w idem arketpotentialfor
atleast695 attached unitsannually,oracum ulativeof3,475 attachedunitsoverthe5-yearterm
(assum ingthepotentialism etineachconsecutiveyear).T heseresultsarealsoshow ninT able3 on
thefollow ingpage,forboththeconservative(m inim um )andaggressive(m axim um )scenarios.
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T able3
Annualand Cum ulativeM arketP otentialby S cenario
Attached U nitsinGrandT raverseCounty,M ichigan

Conservative Aggressive
(m inim um ) (m axim um )

Annual 5-Years Annual 5-Year
T argetM arkets # U nits # U nits # U nits # U nits

K40 Bohem ianGroove 384 1,920 950 4,750
O 55 Fam ily T roopers 127 635 314 1,570
Q 65 S eniorDiscounts 85 425 210 1,050
S 70 T ightM oney 49 245 120 600
O 51 DigitalDependents 40 200 100 500

O therT argets 10 50 24 120
S ubtotal 695 3,475 1,718 8,590

N ote:Duetorounding,thefiguresshow nabovedonotperfectly m atchExhibitA.10.
Annualunitsm ay notberolled-overtosubsequentyears.T he5-yeartotalsassum ethat
them arketpotentialisfully capturedineachconsecutiveyear. O therw ise,thepotential
m ay beinterceptedby othercountiesintheP rosperity R egion.

A FocusonP roductT ypes– S trategy recom m endationsby producttypeshouldberefinedby the
developersandbuildersasneededforlocalcontextand place,w iththeurbantransectasageneral
guide. Attachedunitsm ay includeam ix ofduplexes,triplexes,quads,condosorrow houses(no
m orethan6 unitsinarow ,w ithprivateentrances),and stackedflatsorlofts(nom orethan6 units
alongthesideofany givenbuilding,w ithsharedentrances).

Dow ntow nForm ats– U nitsabovestreet-frontretailand/orlocatedindow ntow ndistrictsw illbe
w ell-receivedby thetargetm arkets.Intransitionalareasaroundthedow ntow ns,low -risebuildings
androw housesm ightbem oreappropriate.Detachedhouses,duplexes,andtriplexescouldbeused
asinfillw ithinthesurroundingneighborhoods.

Attachedproductsm ay includeacom binationofhardlofts(w ithexposedductw ork,etc.)andsoft
loftsthatarerelatively m orefinished.U nitsshould includeeither1 or2 bedroom s,anticipatingthat
them arketsarelikely toincludeyoungrenters,includingsingles,couples,and/orhaveunrelated
room m ates.
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U nitS izesandAm enities– Intheindividualunits,som eofthefloorareacanbetradedforunique
am enities,quality construction,and m oderninteriortreatm ents.How ever,every bedroom m ust
haveafullprivatebath,and2-bedroom unitsm usthavea½ bathneartheentrance.Ideally,
kitchensw illbecentrally locatedandfacingoutw ard ontoanopenfloorplan,w ithbedroom son
oppositeends(i.e.,notsharingcom m onw alls.)Allunitsshouldhavebalconiesorpatiosthatcan
accom m odateatleasttw ochairs.

ContractR entv.GrossR ent– ExhibitA.11 show sthatonaverage,grossrentsinGrandT raverse
County representabout31% ofthearea’sm edianhouseholdincom e.Based ontheAm erican
Com m unity S urvey’s(ACS )5-yearestim atesfor2008through2012,them edianm onthly grossrent
w as$833 in2012 andthem edianm onthly contractrentis$712.T hedifferenceof$121 canbe
generally attributedtoutilitiescostspaidby thetenant,deposits,andotherfeesforpets,cleaning,
security,parking,storageunits,m eals,on-callnurses,party room s,fitnesscenters,andother
m em berships. T hesefeesrepresentabout15% ofthecounty’sm ediangrossrent.

HU D Affordability S tandards– ExhibitA.12 providesdocum entationontheU S Departm entand
HousingandU rbanDevelopm ent’s2014 incom elim itsand affordability levels.Householdsm ost
likely tobecandidatesform arket-ratepriceshaveincom esatorabove80% ofthecounty’sArea
M edianIncom e(AM I).O naverage,1-personhouseholdsinGrand T raverseCounty shouldhavean
incom eofatleast$33,400;a2-personhousehold shouldhaveanincom eofatleast$38,200;anda
3-personhousehold shouldhaveanincom eofatleast$42,950.

R enterAffordability L im its– Inorderfornew housingunitstobeclassifiedby M S HDA as“ m arket
rate” and w ithoutaddingtoshelterburden,grossrentsshouldnotexceed 35% ofAM Iforthelocal
m arket.ForGrand T raverseCounty,thisim pliesthefollow ingrentsby affordability bracket(see
T able4,below ):

T able4
2014 HU D Incom eL im itsandAffordableR ents

GrandT raverseCounty,M ichigan

1-P erson 2-P erson 3-P erson
Incom eL im its Household Household Household

80% ofAM I $33,400 $38,200 $42,950
100% ofAM I $41,700 $47,700 $53,700

AffordableR entL im it(35% ofincom e)
GrossR ent $ 975 $ 1,115 $ 1,250
O therFees -$ 145 -$ 165 -$ 190
ContractR ent $ 830 $ 950 $ 1,060
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Based ontheHU D incom elim its(ExhibitA.12)and annualm arketpotentialby contractrentbracket
(ExhibitA.9),65% (646 units)ofthe996 new rentalunitsshouldbepricedaffordably orbelow
m arketrates,and45% (450 units)canbepricedatm arketratesorhigher.

ConstructionCosts– T hislastsectionofthereportfortheGrand T raverseCounty T M A providesa
com parisonofaverageconstructioncostsovertim e,w ithcom parisonsbetw eendetached(single-
fam ily)and attached (m ulti-fam ily)buildings.Asshow ninExhibitA.13,detachedhousesbuiltin
GrandT raverseCounty since2006 hasinvolvedaper-unitinvestm entofinthegeneralrangeof
$180,000 to$205,000.Ingeneral,theaverageinvestm entinGrandT raverseCounty hasgrow n
slow erthanany othercounty intheP rosperity R egion.

Historically,theper-unitinvestm entintonew attachedunitshasfluctuated betw een45% and60%
oftheinvestm entindetachedhouses.Asm ightbeexpected,theaveragecostsperunithavebeen
increasingovertim e,and thereappearstohavebeenasignificantincreaseincost(orinvestm ent)
perunitsince2010.T hisispartly attributedtorisinglaborcostsw ithrecovery from theGreat
R ecession,and alsorisingcostsforlum berandm aterials.

O verall,thebuildingperm itdatareinforcesthestrategy form eetingtheneedsofthetargetm arkets
by a)buildingsm allerhouses(suchascottages)w ithsm allfootprintsaspartofurbaninfill;
b)buildingattachedunits(likelofts,flats,condos,androw houses);and c)rehabilitatingtheexisting
housingstock.

Contact Information

Q uestionsregardingthistargetm arketanalysis,w orkapproach,analyticresults,andstrategy
recom m endationscanbedirectedtoS haronW oodsatL andU se|U S A.Q uestionsregarding
econom icgrow thinitiativesandim plem entationoftheserecom m endationscanbeaddressedto
S arahL ucasatN etw orksN orthw est.

S haronM .W oods,CR E S arahL ucas,AICP
P rincipal Departm entM anager
L andU se|U S A,L L C R egionalP lanning,N W N W
w w w .L andU seU S A.com w w w .netw orksnorthw est.org
sharonw oods@ landuseusa.com S arahL ucas@ nw m .cog.m i.us
(517)290-5531 direct (231)929-5034 direct
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ExistingP AR AM ET ER S (inHouseholds)throughJune2014

L argeandS m allU rbanP laces-GrandT raverseCounty,M I

ExistingHouseholds

S um of

T otal

12 T argets

CaptureR ate

12 T argets

S um of

T otal

71 Clusters

Existing

S hare

71 Clusters

GR AN D T R AVER S ECO . 11,829 100.0% 36,533 100.0%

T raverseCity 4,020 52.9% 6,942 19.0%
Acm eT w p.2 M iles 156 2.1% 570 1.6%
EastBay T w p.2 M iles 237 3.1% 1,255 3.4%
GarfieldT w p.2 M iles 2,997 39.5% 4,733 13.0%
Chum sCorner 45 0.6% 366 1.0%
FifeL ake 5 0.1% 133 0.4%
Graw n 59 0.8% 292 0.8%
Interlochen 34 0.4% 247 0.7%
Kingsley 38 0.5% 523 1.4%

S ubtotal 100.0% 41.2%

Inm igration-O w ners 219 480

Inm igration-R enters 996 1,219

AllM overs-O w ners 452 988

AllM overs-R enters 2,462 3,014

S ource:U nderlyingdataprovidedby theInternalR evenueS ervices;U S DecennialCensus;

Am ericanCom m unity S urvey;andExperianDecisionAnalytics.

Analysisandexhibitpreparedby L andU se|U S A;© 2014 w ithallrightsreserved.
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ExistingP AR AM ET ER S (inHouseholds)throughJune2014

L argeandS m allU rbanP laces-GrandT raverseCounty,M I

ExistingHouseholds

C12

GolfCarts,

Gourm ets

K40

Bohem ian

Groove

L 41

Boom ing,

Consum -

ing

L 42

R ooted

Flow er

P ow er

M 45

Infants,

Debit

Cards

N 46

T rueGrit

Am ericans

O 51

Digital

Depend-

ents

O 55

Fam ily

T roopers

Q 62

R eaping

R ew ards

Q 65

S enior

Discounts

S 68

S m all

T ow n

S hallow

P ockets

S 70

T ight

M oney

GR AN D T R AVER S ECO . 75 2,634 311 1,006 146 1,266 2,851 469 1,659 1,036 214 162

T raverseCity 19 1,349 36 692 6 438 685 145 287 363 0 0
Acm eT w p.2 M iles 3 2 39 0 0 0 46 0 51 15 0 0
EastBay T w p.2 M iles 0 23 1 11 0 7 132 11 46 0 0 6
GarfieldT w p.2 M iles 0 937 43 248 18 430 278 171 206 504 99 63
Chum sCorner 0 2 0 0 0 6 33 0 4 0 0 0
FifeL ake 0 0 0 0 0 0 4 0 0 0 0 1
Graw n 0 0 0 1 7 0 44 7 0 0 0 0
Interlochen 0 0 0 1 0 0 24 0 7 0 0 2
Kingsley 0 1 0 0 0 0 26 7 0 0 0 4

S ubtotal

Inm igration-O w ners 1 15 8 11 4 29 134 0 10 4 5 0

Inm igration-R enters 0 464 6 2 6 11 205 154 3 81 8 54

AllM overs-O w ners 2 30 16 22 8 60 276 0 20 8 10 0

AllM overs-R enters 0 1148 14 6 14 28 508 382 8 200 20 134

S ource:U nderlyingdataprovidedby theInternalR evenueS ervices;U S DecennialCensus;

Am ericanCom m unity S urvey;andExperianDecisionAnalytics.

Analysisandexhibitpreparedby L andU se|U S A;© 2014 w ithallrightsreserved.

Note: Total might not sum exact due to rounding.
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AnnualT argetM arketP O T EN T IAL inHouseholdsfor12 S electedL ifestyleClusters

S m allandL argeU rbanP laces-GrandT raverseCounty,M I

T enure

AGGR ES S IVES cenario

(BasedonAllM overs)

S um of

T otal

12 T argets

C12

GolfCarts,

Gourm ets

K40

Bohem ian

Groove

L 41

Boom ing,

Consum -

ing

L 42

R ooted

Flow er

P ow er

M 45

Infants,

Debit

Cards

N 46

T rueGrit

Am ericans

O 51

Digital

Depend-

ents

O 55

Fam ily

T roopers

Q 62

R eaping

R ew ards

Q 65

S enior

Discounts

S 68

S m all

T ow n

S hallow

P ockets

S 70

T ight

M oney

O w nersGR AN D T R AVER S ECO . 452 2 30 16 22 8 60 276 0 20 8 10 0

R entersGR AN D T R AVER S ECO . 2,462 0 1,148 14 6 14 28 508 382 8 200 20 134

T otal GR AN D T R AVER S ECO . 2,914 2 1,178 30 28 22 88 784 382 28 208 30 134

O w nersT raverseCity 240 2 16 8 12 4 32 146 0 10 4 6 0

R entersT raverseCity 1,302 0 608 8 4 8 14 268 202 4 106 10 70

T otal T raverseCity 1,542 2 624 16 16 12 46 414 202 14 110 16 70

O w nersAcm eT w p.2 M iles 8 0 0 0 0 0 2 6 0 0 0 0 0

R entersAcm eT w p.2 M iles 48 0 24 0 0 0 0 10 8 0 4 0 2

T otal Acm eT w p.2 M iles 56 0 24 0 0 0 2 16 8 0 4 0 2

O w nersEastBay T w p.2 M iles 10 0 0 0 0 0 2 8 0 0 0 0 0

R entersEastBay T w p.2 M iles 74 0 36 0 0 0 0 16 12 0 6 0 4

T otal EastBay T w p.2 M iles 84 0 36 0 0 0 2 24 12 0 6 0 4

O w nersGarfieldT w p.2 M iles 178 0 12 6 8 4 24 108 0 8 4 4 0

R entersGarfieldT w p.2 M iles 972 0 454 6 2 6 12 200 150 4 78 8 52

T otal GarfieldT w p.2 M iles 1,150 0 466 12 10 10 36 308 150 12 82 12 52

S ource:U nderlyingdataprovidedby theInternalR evenueS ervices;U S DecennialCensus;

Am ericanCom m unity S urvey;andExperianDecisionAnalytics.

Analysisandexhibitpreparedby L andU se|U S A;© 2014 w ithallrightsreserved.

Note: Totals might not sum exact due to rounding.
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AnnualT argetM arketP O T EN T IAL inHouseholdsfor12 S electedL ifestyleClusters

S m allandL argeU rbanP laces-GrandT raverseCounty,M I

T enure

AGGR ES S IVES cenario

(BasedonAllM overs)

S um of

T otal

12 T argets

C12

GolfCarts,

Gourm ets

K40

Bohem ian

Groove

L 41

Boom ing,

Consum -

ing

L 42

R ooted

Flow er

P ow er

M 45

Infants,

Debit

Cards

N 46

T rueGrit

Am ericans

O 51

Digital

Depend-

ents

O 55

Fam ily

T roopers

Q 62

R eaping

R ew ards

Q 65

S enior

Discounts

S 68

S m all

T ow n

S hallow

P ockets

S 70

T ight

M oney

O w nersChum sCorner 2 0 0 0 0 0 0 2 0 0 0 0 0

R entersChum sCorner 14 0 6 0 0 0 0 4 2 0 2 0 0

T otal Chum sCorner 16 0 6 0 0 0 0 6 2 0 2 0 0

O w nersFifeL ake 0 0 0 0 0 0 0 0 0 0 0 0 0

R entersFifeL ake 0 0 0 0 0 0 0 0 0 0 0 0 0

T otal FifeL ake 0 0 0 0 0 0 0 0 0 0 0 0 0

O w nersGraw n 2 0 0 0 0 0 0 2 0 0 0 0 0

R entersGraw n 18 0 8 0 0 0 0 4 2 0 2 0 2

T otal Graw n 20 0 8 0 0 0 0 6 2 0 2 0 2

O w nersInterlochen 2 0 0 0 0 0 0 2 0 0 0 0 0

R entersInterlochen 10 0 6 0 0 0 0 2 2 0 0 0 0

T otal Interlochen 12 0 6 0 0 0 0 4 2 0 0 0 0

O w nersKingsley 2 0 0 0 0 0 0 2 0 0 0 0 0

R entersKingsley 12 0 6 0 0 0 0 2 2 0 2 0 0

T otal Kingsley 14 0 6 0 0 0 0 4 2 0 2 0 0

S ource:U nderlyingdataprovidedby theInternalR evenueS ervices;U S DecennialCensus;

Am ericanCom m unity S urvey;andExperianDecisionAnalytics.

Analysisandexhibitpreparedby L andU se|U S A;© 2014 w ithallrightsreserved.

Note: Totals might not sum exact due to rounding.
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AnnualT argetM arketP O T EN T IAL inHousingU nitsfor12 S electedL ifestyleClusters

S m allandL argeU rbanP laces-GrandT raverseCounty,M I

T enure

CO N S ER VAT IVES cenario

(P erIn-M igrationO nly)

S um of

T otal

12 T argets

C12

GolfCarts,

Gourm ets

K40

Bohem ian

Groove

L 41

Boom ing,

Consum -

ing

L 42

R ooted

Flow er

P ow er

M 45

Infants,

Debit

Cards

N 46

T rueGrit

Am ericans

O 51

Digital

Depend-

ents

O 55

Fam ily

T roopers

Q 62

R eaping

R ew ards

Q 65

S enior

Discounts

S 68

S m all

T ow n

S hallow

P ockets

S 70

T ight

M oney

O w nersGR AN D T R AVER S ECO . 219 1 15 8 11 4 29 134 0 10 4 5 0

R entersGR AN D T R AVER S ECO . 996 0 464 6 2 6 11 205 154 3 81 8 54

T otal GR AN D T R AVER S ECO . 1,215 1 479 13 13 10 40 339 154 13 85 13 54

O w nersT raverseCity 116 0 8 4 6 2 16 70 0 6 2 2 0

R entersT raverseCity 524 0 246 2 2 2 6 108 82 2 42 4 28

T otal T raverseCity 640 0 254 6 8 4 22 178 82 8 44 6 28

O w nersAcm eT w p.2 M iles 2 0 0 0 0 0 0 2 0 0 0 0 0

R entersAcm eT w p.2 M iles 22 0 10 0 0 0 0 4 4 0 2 0 2

T otal Acm eT w p.2 M iles 24 0 10 0 0 0 0 6 4 0 2 0 2

O w nersEastBay T w p.2 M iles 4 0 0 0 0 0 0 4 0 0 0 0 0

R entersEastBay T w p.2 M iles 28 0 14 0 0 0 0 6 4 0 2 0 2

T otal EastBay T w p.2 M iles 32 0 14 0 0 0 0 10 4 0 2 0 2

O w nersGarfieldT w p.2 M iles 88 0 6 4 4 2 12 52 0 4 2 2 0

R entersGarfieldT w p.2 M iles 394 0 184 2 0 2 4 82 60 2 32 4 22

T otal GarfieldT w p.2 M iles 482 0 190 6 4 4 16 134 60 6 34 6 22

S ource:U nderlyingdataprovidedby theInternalR evenueS ervices;U S DecennialCensus;

Am ericanCom m unity S urvey;andExperianDecisionAnalytics.

Analysisandexhibitpreparedby L andU se|U S A;© 2014 w ithallrightsreserved.

Note: Totals might not sum exact due to rounding.
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AnnualT argetM arketP O T EN T IAL inHousingU nitsfor12 S electedL ifestyleClusters

S m allandL argeU rbanP laces-GrandT raverseCounty,M I

T enure

CO N S ER VAT IVES cenario

(P erIn-M igrationO nly)

S um of

T otal

12 T argets

C12

GolfCarts,

Gourm ets

K40

Bohem ian

Groove

L 41

Boom ing,

Consum -

ing

L 42

R ooted

Flow er

P ow er

M 45

Infants,

Debit

Cards

N 46

T rueGrit

Am ericans

O 51

Digital

Depend-

ents

O 55

Fam ily

T roopers

Q 62

R eaping

R ew ards

Q 65

S enior

Discounts

S 68

S m all

T ow n

S hallow

P ockets

S 70

T ight

M oney

O w nersChum sCorner 0 0 0 0 0 0 0 0 0 0 0 0 0

R entersChum sCorner 4 0 2 0 0 0 0 2 0 0 0 0 0

T otal Chum sCorner 4 0 2 0 0 0 0 2 0 0 0 0 0

O w nersFifeL ake 0 0 0 0 0 0 0 0 0 0 0 0 0

R entersFifeL ake 0 0 0 0 0 0 0 0 0 0 0 0 0

T otal FifeL ake 0 0 0 0 0 0 0 0 0 0 0 0 0

O w nersGraw n 2 0 0 0 0 0 0 2 0 0 0 0 0

R entersGraw n 8 0 4 0 0 0 0 2 2 0 0 0 0

T otal Graw n 10 0 4 0 0 0 0 4 2 0 0 0 0

O w nersInterlochen 0 0 0 0 0 0 0 0 0 0 0 0 0

R entersInterlochen 2 0 2 0 0 0 0 0 0 0 0 0 0

T otal Interlochen 2 0 2 0 0 0 0 0 0 0 0 0 0

O w nersKingsley 0 0 0 0 0 0 0 0 0 0 0 0 0

R entersKingsley 4 0 2 0 0 0 0 2 0 0 0 0 0

T otal Kingsley 4 0 2 0 0 0 0 2 0 0 0 0 0

S ource:U nderlyingdataprovidedby theInternalR evenueS ervices;U S DecennialCensus;

Am ericanCom m unity S urvey;andExperianDecisionAnalytics.

Analysisandexhibitpreparedby L andU se|U S A;© 2014 w ithallrightsreserved.

Note: Totals might not sum exact due to rounding.
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AnnualM arketP otentialby Hom eValuefor12 T argetM arkets(in2012 ConstantDollars)

O w ner-O ccupiedU nitsforGrandT raverseCounty,M ichigan

T enure

CO N S ER VAT IVE

S CEN AR IO

Hom eValueBrackets

(2012 ConstantDollars)

S um of

T otal

12 T argets

C12

GolfCarts,

Gourm ets

K40

Bohem ian

Groove

L 41

Boom ing,

Consum -

ing

L 42

R ooted

Flow er

P ow er

M 45

Infants,

Debit

Cards

N 46

T rueGrit

Am ericans

O 51

Digital

Depend-

ents

O 55

Fam ily

T roopers

Q 62

R eaping

R ew ards

Q 65

S enior

Discounts

S 68

S m all

T ow n

S hallow

P ockets

S 70

T ight

M oney

O w ner < $50,000 7 0 0 0 0 1 1 3 0 0 1 2 0

O w ner $50 -$74,999 7 0 0 0 0 1 1 4 0 0 0 1 0

O w ner $75 -$99,999 22 0 1 0 1 1 3 14 0 0 0 1 0

O w ner $100 -$149,999 82 0 5 2 4 1 11 55 0 1 1 1 0

O w ner $150 -$174,999 34 0 2 1 2 0 4 23 0 1 0 0 0

O w ner $175 -$199,999 22 0 2 1 1 0 3 14 0 1 0 0 0

O w ner $200 -$249,999 23 0 1 1 1 0 3 14 0 2 0 0 0

O w ner $250 -$299,999 10 0 1 1 1 0 1 5 0 1 0 0 0

O w ner $300 -$349,999 4 0 0 0 0 0 1 2 0 1 0 0 0

O w ner $350 -$399,999 2 0 0 0 0 0 0 1 0 1 0 0 0

O w ner $400 -$499,999 2 0 0 0 0 0 0 1 0 1 0 0 0

O w ner $500 -$749,999 1 0 0 0 0 0 0 0 0 0 0 0 0

O w ner $750,000+ 0 0 0 0 0 0 0 0 0 0 0 0 0
T otal 219 1 15 8 11 4 29 134 0 10 4 5 0

M edianHom eValue

2012 -- $306,625 $143,048 $186,227 $135,876 $82,358 $132,315 $129,938 $128,558 $217,378 $118,271 $74,115 $111,425

2015 -- $320,369 $149,459 $194,575 $141,966 $86,049 $138,246 $135,762 $134,321 $227,122 $123,573 $77,437 $116,419

2020 -- $337,221 $157,322 $204,810 $149,435 $90,576 $145,519 $142,904 $141,387 $239,069 $130,073 $81,510 $122,543

S ource:U nderlyingdataprovidedby theInternalR evenueS ervices;U S DecennialCensus;

Am ericanCom m unity S urvey;andExperianDecisionAnalytics.

Analysisandexhibitpreparedby L andU se|U S A;© 2014 w ithallrightsreserved.

Note: Totals might not sum exact due to rounding.
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AnnualM arketP otentialby ContractR entfor12 T argetM arkets(in2012 ConstantDollars)

R enter-O ccupiedU nitsforGrandT raverseCounty,M ichigan

T enure

CO N S ER VAT IVE

S CEN AR IO

ContractR entBrackets

(2012 ConstantDollars)

S um of

T otal

12 T argets

C12

GolfCarts,

Gourm ets

K40

Bohem ian

Groove

L 41

Boom ing,

Consum -

ing

L 42

R ooted

Flow er

P ow er

M 45

Infants,

Debit

Cards

N 46

T rueGrit

Am ericans

O 51

Digital

Depend-

ents

O 55

Fam ily

T roopers

Q 62

R eaping

R ew ards

Q 65

S enior

Discounts

S 68

S m all

T ow n

S hallow

P ockets

S 70

T ight

M oney

R enter <$500 141 0 57 0 0 0 1 10 18 0 33 2 20

R enter $500 -$599 111 0 56 0 0 0 1 14 16 0 14 1 7

R enter $600 -$699 168 0 79 1 0 1 2 34 29 1 12 2 9

R enter $700 -$799 344 0 180 2 1 2 3 69 56 1 12 2 16

R enter $800 -$899 158 0 53 2 1 2 3 65 26 1 4 1 1

R enter $900 -$999 42 0 21 0 0 0 1 9 7 0 3 0 1

R enter $1,000 -$1,249 21 0 12 0 0 0 0 3 3 0 2 0 0

R enter $1,250 -$1,499 8 0 5 0 0 0 0 1 1 0 1 0 0

R enter $1,500 -$1,999 1 0 0 0 0 0 0 0 0 0 0 0 0

R enter $2,000+ 2 0 1 0 0 0 0 0 0 0 0 0 0
S um 996 0 464 6 2 6 11 205 154 3 81 8 54

M edianContractR ent

2012 -- $817 $587 $650 $661 $630 $639 $631 $588 $613 $479 $541 $486
2015 -- $893 $641 $710 $722 $689 $698 $689 $643 $669 $523 $591 $531
2020 -- $1,036 $743 $823 $837 $799 $809 $799 $745 $776 $607 $685 $616

S ource:U nderlyingdataprovidedby theInternalR evenueS ervices;U S DecennialCensus;

Am ericanCom m unity S urvey;andExperianDecisionAnalytics.

Analysisandexhibitpreparedby L andU se|U S A;© 2014 w ithallrightsreserved.

Note: Totals might not sum exact due to rounding.
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AnnualM arketP otentialby BuildingS izefor12 T argetM arkets

T otalU nitsforGrandT raverseCounty,M ichigan

T enure

CO N S ER VAT IVE

S CEN AR IO

U nitsby BuildingS ize

S um of

T otal

12 T argets

C12

GolfCarts,

Gourm ets

K40

Bohem ian

Groove

L 41

Boom ing,

Consum -

ing

L 42

R ooted

Flow er

P ow er

M 45

Infants,

Debit

Cards

N 46

T rueGrit

Am ericans

O 51

Digital

Depend-

ents

O 55

Fam ily

T roopers

Q 62

R eaping

R ew ards

Q 65

S enior

Discounts

S 68

S m all

T ow n

S hallow

P ockets

S 70

T ight

M oney

T otal 1 unit(house) 520 1 94 12 12 9 38 300 28 10 0 12 5

T otal 2 units(duplex) 59 0 37 0 0 0 0 5 10 0 1 0 5

T otal 3 units(triplex) 105 0 68 0 0 0 0 9 17 0 1 0 7

T otal 4 units(quad) 56 0 37 0 0 0 0 3 11 0 1 0 3

T otal 5 -9 units 192 0 122 1 0 0 1 18 33 1 2 0 14

T otal 10 -19 units 68 0 35 0 0 0 0 1 15 0 9 0 6

T otal 20 -49 units 73 0 32 0 0 0 0 1 14 0 19 0 8

T otal 50 -100 units 58 0 22 0 0 0 0 1 9 0 21 0 4

T otal 101+ units 84 0 31 0 0 0 0 1 17 0 31 0 3
T otal 1,215 1 479 13 13 10 40 339 154 13 85 13 54

T otal DetachedU nits 520 1 94 12 12 9 38 300 28 10 0 12 5

T otal AttachedU nits 695 0 384 2 1 1 2 40 127 3 85 1 49
T otal 1,215 1 479 13 13 10 40 339 154 13 85 13 54

S ource:U nderlyingdataprovidedby theInternalR evenueS ervices;U S DecennialCensus;

Am ericanCom m unity S urvey;andExperianDecisionAnalytics.

Analysisandexhibitpreparedby L andU se|U S A;© 2014 w ithallrightsreserved.

Note: Totals might not sum exact due to rounding.
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M arketP aram eters-ContractandGrossR ents

CountiesintheN orthw estM ichiganP rosperity R egion

M edian

GrossR ent M edian M edian U tilities Feesas

asaS hare Gross Contract and aS hareof

County nam e ofIncom e R ent R ent Fees Gross

1 GrandT raverse 31% $833 $712 $121 15%

2 L eelanau 33% $794 $641 $153 19%

3 Em m et 30% $732 $630 $102 14%

4 Charlevoix 30% $615 $523 $92 15%

5 Antrim 38% $710 $515 $195 27%

6 Benzie 30% $763 $537 $226 30%

7 M anistee 30% $665 $492 $173 26%

8 W exford 32% $679 $521 $158 23%

9 M issaukee 30% $712 $502 $210 29%

10 Kalkaska 30% $713 $501 $212 30%

S ource:U S CensusandAm ericanCom m unity S urvey 5-yearestim ates(2008-2012);

analysisandexhibitpreparedby L andU se|U S A;2014.

Contractrentstypically alignw ithadvertisedrentsandm ay notincludeutilities,

deposits,andfeesforpets,cleaning,security,parking,storageunits,m eals,

on-callnurseservices,m eals,party room s,fitnesscenters,andotherm em berships.
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HUD Income Limits for Affordability

Selected Counties in Northwest Michigan - 2014

Share Household Household Household Household

HUD of Size Size Size Size

County Name Qualifier AMI 1 person 2 persons 3 persons 4 persons

Grand Traverse Co. Extreme 30% 12,550 14,350 16,150 17,900

Grand Traverse Co. Very Low 50% 20,900 23,850 26,850 29,800

Grand Traverse Co. Low 80% 33,400 38,200 42,950 47,700

Grand Traverse Co. Average 100% 41,700 47,700 53,700 59,600

Leelanau Co. Extreme 30% 14,200 16,200 18,250 20,250

Leelanau Co. Very Low 50% 23,650 27,000 30,400 33,750

Leelanau Co. Low 80% 37,800 43,200 48,600 54,000

Leelanau Co. Average 100% 47,300 54,000 60,800 67,500

Source: U.S. Housing and Urban Development (HUD) income limits for 2014,

with some interpolations by LandUseUSA. AMI indicates Area Median Income.
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ConstructionCostsP erApprovedBuildingP erm its

GrandT raverseCounty,M ichigan-2000 through2013

U nits Cost Cost/U nit U nits Cost Cost/U nit M Fv.S F

S ingle- S ingle- S ingle- M ulti- M ulti- M ulti- Cost

Year Fam ily Fam ily Fam ily Fam ily Fam ily Fam ily Index

2013 356 $73,376,787 $206,100 37 $4,353,743 $117,700 0.57

2012 252 $48,857,553 $193,900 21 $2,510,112 $119,500 0.62

2011 207 $39,936,536 $192,900 26 $3,564,660 $137,100 0.71

2010 168 $31,541,251 $187,700 13 $1,858,086 $142,900 0.76

2009 154 $27,537,570 $178,800 48 $5,787,244 $120,600 0.67

2008 223 $36,236,577 $162,500 14 $1,332,150 $95,200 0.59

2007 299 $56,983,994 $190,600 52 $4,024,961 $77,400 0.41

2006 560 $81,928,146 $146,300 143 $11,775,827 $82,300 0.56

2005 727 $87,756,158 $120,700 436 $26,781,704 $61,400 0.51

2004 692 $86,919,698 $125,600 276 $17,817,183 $64,600 0.51

2003 704 $86,928,301 $123,500 72 $3,211,018 $44,600 0.36

2002 609 $71,825,782 $117,900 77 $4,322,552 $56,100 0.48

2001 533 $56,499,883 $106,000 105 $4,599,665 $43,800 0.41

2000 604 $67,097,738 $111,100 375 $16,650,435 $44,400 0.40

AllYears 6,088 $853,425,974 $140,200 1,695 $108,589,340 $64,100 0.46

2007-13 1,659 $314,470,268 $189,600 211 $23,430,956 $111,000 0.59

2000-06 4,429 $538,955,706 $121,700 1,484 $85,158,384 $57,400 0.47

S ource:U nderlyingdatacollectedby theU .S .Bureau oftheCensus.

Analysisandexhibitpreparedby L andU se|U S A,2014.
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L ocalM arketAssessm ent– S T R EN GT HS

T heCity ofT raverseCity (GrandT raverseCo.,M ichigan)

S trengths

 Connectivity – T raverseCity islocatedonU S 31 intheN orthw esternpartofM ichigan's

L ow erP eninsula,andispositionedatthebottom ofGrandT raverseBay.About23,000 vehicles

passthroughT raverseCity onU S 31 daily.

 M ichigan’sBlueEconom y – T heW estArm oftheGrandT raverseBay providesam ainaccessto

thedow ntow nviathenew ly constructedT raverseCity Bayfront.Visitorsm ay arriveby boat,

dockintheDuncanL ClinchM arinaandbew ithinw alkingdistanceofbars,restaurants,

shoppingandovernightaccom m odation.Boardm anL akealsooffersm any recreational

opportunities,andtheareaisam ajordestinationforcharterfishing.

 N aturalR esources– T raverseCity isjustunder40 m inutesofS leepingBearDunes,andthe

regionoffersdiverseopportunitiesforbiking,hiking,boating,scubadiving,golfing

snow m obiling,skiing,andsnow shoeing.

 T ourism -T raverseCity'stourism industry isam ajorcontributortothearea'seconom y and

continuestoshow stronggrow ththroughgeneratingincreasedspendingandem ploym ent.In

2012 over3.3 m illionvisitortripsw erem adetotheT raverseCity areaandresultedin$1.18

billionindirectspendingtotheareabusinesses.T ourism createsandm aintainsnearly 12,000

jobsintheareathatrepresentsnearly 30 percentofthearea’sem ploym ent.

 InternationalDraw – Inadditiontotheregion’sm any naturalresources,T raverseCity isthe

gatew ay toover40 w ineriesontheL eelanau andO ldM issionP eninsulathathavegained

internationalrecognition.

 AdvancedEducation– N orthw estM ichiganCollegecallsT raverseCity hom eandenrolls5,100

studentsannually.

 BusinessGrow thandR etention – T raverseBay Econom icDevelopm entCorporation(T BEDC)

providesassistanceandservicesinareassuchassitelocation,low interestfinancingthroughthe

GrandT raverseCounty EDC R evolvingL oanFund,businesscounseling,businessresources,and

tax incentiveassistancethusprovidingm oreopportunitiesforbusinessestoexpandinthearea.

Inaddition,theCity hasapprovedBrow nfieldredevelopm entsiteslocatedw ithintheCity and

hasrepurposedothersites,likethehistoricGrandT raverseCom m onsw hichhasavailable

com m ercialandretailproperties.

 AnchorInstitutions– T raverseCity istheeconom icandretailcenterofnorthw estM ichigan.T he

strongandgrow inglocaleconom y isdrivenby m anufacturing,professionalandfinancial

services,aleadinghospital(M unson)andCrystalL akeHealthClinic,andN orthw esternM ichigan

College.Addingtotheeconom y arem ajorem ployersliketheT urtleCreekCasino,theU S Coast

Guard,AlcoT ecW ire,BorideEngineeredAbrasives,ClarkM anufacturing,ConeDriveO perations

Inc./T extron,Hagerty,P assagew ays,P lascon,Inc.,andS alam anderT echnologies.

 Cherry CapitalAirport– T hisairportoffersaccesstom oretradew ithupto15 daily flightsto

Detroit,Chicago,M inneapolis,Cincinnati,Atlantaandotherseasonaldestinations.

LandUseUSA
Text Box
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L ocalM arketAssessm ent– S T R EN GT HS (continued)

T heCity ofT raverseCity (GrandT raverseCo.,M ichigan)

S trengths(continued)

 Dow ntow nBusinessM ix – T raverseCity’shistoricdow ntow nshoppingdistricthasm orethan

150 uniqueboutiques,galleries,restaurantsandpubs.Inaddition,theCity offersfreeparkingat

theL arry C.Hardy P arkingDeckontheeastendofdow ntow nafter5 p.m .M ondays-Fridaysand

onw eekendsevery m onthoftheyearexceptinJuly andAugust,thusbringingm oreshoppersto

thedow ntow neconom y.

 S treetscape– Visitorsandresidentscanw alkupanddow ntree-linedstreetsandstoptoadm ire

theVictoriandetailsofthebuildings,andenjoy thebeauty oftherestoredCity O peraHouseon

FrontS treetorthecity'soriginalfirestation.

 P ublicT ransit– Inadditiontobeingconnectedtoregionalbussystem s,T raverseCity hasitsow n

servicethroughtheBay AreaT ransportationAuthority.S tudentsandseniorsreceivehalf-offbus

fares,childrenunder5 rideforfree,andtheT ransportationauthority hasaBike-n-R ideprogram

thatallow sbikerstoutilizethebussystem asw ell.

L ocalM arketAssessm ent– O P P O R T U N IT IES

T heCity ofT raverseCity (GrandT raverseCo.,M ichigan)

O pportunities

 ConsideraForm BasedCode– T raverseCity hasm any developm entinitiatives,andm ight

benefitfrom refiningonhow new developm entshouldlook.Ingeneral,form basedcodesare

designedtohaveastream linedprocessforapprovalsandprovidem oreflexibility inuse,in

ordertoconnectthebuiltenvironm enttothepublicrealm thuscreatingm orevibrant

dow ntow ns.

LandUseUSA
Text Box
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L ocalM arketAssessm ent– S T R EN GT HS

T heCharterT ow nshipofGarfield(GrandT raverseCo.,M ichigan)

S trengths

 Connectivity – GarfieldCharterT ow nshipislocatedadjacenttotheCity ofT raverseCity directly

onU S 31.R oughly 26,000 vehiclespassthroughtheT ow nshiponadaily basis.

 M ichigan’sBlueEconom y – T heT ow nshipbenefitsfrom itslocationadjacenttoT raverseCity in

m any w ays,andtheutilizationofw aterresourcesisjustoneofthem .Botharm softheGrand

T raverseBay provideaccesstothearea.Boardm anL akealsooffersm any recreational

opportunities,andtheareaisam ajordestinationforcharterfishing.

 N aturalR esources– T heT ow nshipisjustunder40 m inutesofS leepingBearDunes,andthe

regionoffersdiverseopportunitiesforbiking,hiking,boating,scubadiving,golfing

snow m obiling,skiing,andsnow shoeing.

 T ourism – T heregion’stourism industry isam ajorcontributortothearea'seconom y and

continuestoshow stronggrow ththroughgeneratingincreasedspendingandem ploym ent.

M ajordestinationsinGarfieldCharterT ow nshipincludetheGreatW olfL odge.

 InternationalDraw – Inadditiontotheregion’sm any naturalresources,GarfieldCharter

T ow nshipisthegatew ay toover40 w ineriesontheL eelanau andO ldM issionP eninsulathat

havegainedinternationalrecognition.

 AdvancedEducation– N orthw estM ichiganCollegecallstheareahom eandenrolls5,100

studentsannually.

 BusinessGrow thandR etention – T raverseBay Econom icDevelopm entCorporation(T BEDC)

providesassistanceandservicesinareassuchassitelocation,low interestfinancingthroughthe

GrandT raverseCounty EDC R evolvingL oanFund,businesscounseling,businessresources,and

tax incentiveassistancethusprovidingm oreopportunitiesforbusinessestoexpandinthearea.

 AnchorInstitutions– GrandT raverseCounty istheeconom icandretailcenterofnorthw est

M ichigan.T hestrongandgrow inglocaleconom y isdrivenby m anufacturing,professionaland

financialservices,aleadinghospital(M unson),andN orthw esternM ichiganCollege.Addingto

theeconom y arem ajorem ployersliketheT urtleCreekCasino,theU S CoastGuard,AlcoT ec

W ire,BorideEngineeredAbrasives,ClarkM anufacturing,ConeDriveO perationsInc./T extron,

Hagerty,P assagew ays,P lascon,Inc.,andS alam anderT echnologies.

 Cherry CapitalAirport– T hisairportoffersaccesstom oretradew ithupto15 daily flightsto

Detroit,Chicago,M inneapolis,Cincinnati,Atlantaandotherseasonaldestinations.

 Dow ntow nBusinessM ix -M uchoftherem ainingtow nshipisconsideredtobeapartofthe

T raverseCity'surbanarea

 P ublicT ransit– GarfieldCharterT ow nshipisservicedthroughtheBay AreaT ransportation

Authority.S tudentsandseniorsreceivehalf-offbusfares,childrenunder5 rideforfree,the

T ransportationauthority hasaBike-n-R ideprogram thatallow sbikerstoutilizethebusasw ell.
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L ocalM arketAssessm ent– O P P O R T U N IT IES

T heCharterT ow nshipofGarfield(GrandT raverseCo.,M ichigan)

O pportunities

 CreationofaDow ntow nDevelopm entAuthority/Cham berofCom m erce – W hilebusinessesin

theT ow nshipm ightbem oredispersed,theareaw ouldbenefitfrom havinganorganizationthat

organizesbusinessparticipationinm arketingtheT ow nshipasadestinationforshopping,

restaurants,andotherservices.

 CreationofaCentralBusinessDistrict– BecausethebusinessesintheT ow nshipareaarem ore

dispersed,thereisnotacentralplaceforthoselookingtoshop,eat,ordrink,togo.M any

activitiesarem ostefficiently perform edindow ntow nsbecauseresourcesareavailablew ithin

convenientw alkingdistance;aconnectionofsim ilarresourcesintheT ow nshipcoulddraw m ore

resourcesintothelocaleconom y.
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L ocalM arketAssessm ent– S T R EN GT HS andO P P O R T U N IT IES

T heVillageofKingsley (GrandT raverseCo.,M ichigan)

S trengths

 Connectivity – Kingsley issituatedbetw eenM -37 andU S 131 onM -113,andanaverageof5,000

vehiclespassthroughKingsley onadaily basis.T hosetravellingfrom thew esternP artof

M ichiganfrom placeslikeGrandR apidspassclosetoKingsley asthey travelnorthtoT raverse

City.

 M ichigan’sBlueEconom y – Kingsley hasstakeditspositionasanim portantfly fishing

destinationinN orthw estM ichigan.Itsstrategiclocationbetw eentw ofam oustroutfisheries,

theM anisteeandBoardm anR ivers,anditshistoricclaim totheiconicAdam sFly,justify this

stance.

 DevelopingT ourism – Inrecentyears,Kingsley hashostedtheAdam sFly Festivalthathas

becom easignatureeventfortheVillage.S treetscapebannersw iththeim agery ofasolitary fly

fisherm anw elcom esenthusiaststhefirstw eekendinJuneforafly fishingexpoandcelebration.

 N aturalR esources– Kingsley hasdevelopeditsow ninternaltrailsystem thatlinksits

neighborhoodsandpublicparks.

 AccesstoHealthcare– T heVillageofKingsley ishom etoaCrystalL akeHealthCenterclinicthat

hasaphysicianoncall24/7,creatingaccesstohealthservicesnearby.

 S treetscape– T heVillagehasdoneanincrediblejobdefiningacharm inginnercoreby m aking

investm entsinstreetscaping,sidew alks,landscaping,andnew construction.

 S trongCom m unity Assets– T heVillagehasm any greatfocalpointsthataddtodevelopingthe

com m unity.S choolsinKingsley perform atlevelsequaltoorabovetheirpeers,andthe

com m unity supportforextracurricularactivitiesandlocalsportsteam sishigh.Kingsley alsohas

alow costofliving,aw ell-developedparksystem ,pocketparksandacom m unity teencenter.

T hesefactorscom binetom akeKingsley apreferred“ hom etow n” foryoungfam ilies.

O pportunities

 T BEDC S tudy – T heVillagehasagreatopportunity tocreateeconom icgrow thby follow ingthe

goalsandtacticsoftheT raverseBay Econom icDevelopm entCorporation’s2013 econom ic

developm entstudy,inorderto:

 Attractnew businessesthatlocalsdem andsuchasafam ily restaurant;

 Developanincentivepackagefortheindustrialpark;

 P rom oteKingsley asabedroom com m unity forT raverseCity andCadillac;

 W orkw ithother“ S outhCounty” com m unity leaderstodevelopa“ S outh

County” brand.

 M arketingforT ourism -W hiletheVillageislocateddirectly onM -113,itstillrem ainsinam ore

rem otelocation.Itcouldbeapotentialconnectionfortow nslikeT raverseCity andCadillac,

from U S 131 toU S 31;how ever,thereareotherroutesavailablethatarem uchfaster.T he

Villagem ightbenefitfrom advertisingKingsley asayear-roundtouristdestination,orasa

potentialstopfortravelerstraversingthroughthestate.
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L ocalP lacem akingInitiativesandAm enities(EvidentthroughO nlineS earchEngines)

S electedCom m unitiesinGrandT raverseCounty,M ichigan-2014

City of East Village Village

T raverse Garfield Bay Acm e of of

City T ow nship T ow nship T ow nship Kingsley FifeL ake

2010 CensusP opulation 14,482 16,256 10,663 4,375 1,480 443

City/Village-W ideP lanningDocum ents

1 City-W ideM asterP lan(notcounty) 1 1 1 1 1 0

2 HasaZoningO rdinanceO nline 1 1 1 1 1 0

3 ConsideringaForm BasedCode 0 0 0 0 0 0

Dow ntow nP lanningDocum ents

4 EstablishedDDA 1 0 0 0 1 1

5 DT M asterP lan,S ubareaP lan 0 0 0 0 0 0

6 S treetscape,T ransp.Im provm t.P lan 1 0 0 0 1 1

7 R etailM arketS tudy orS trategy 0 0 0 0 0 0

8 R esidentialM arketS tudy,S trategy 0 0 0 0 0 0

9 Dow ntow nT IFP lan(FiscalP lan) 1 0 0 0 0 0

10 FaçadeIm provem entP rogram 0 0 0 0 0 0

Dow ntow nO rganizationandM arketing

11 DesignationasaM ichiganCoolCity 1 0 0 0 0 0

12 M em berofM ichiganM ainS treet 0 0 0 0 0 0

13 M ainS treet4-P ointApproach 0 0 0 0 0 0

L istingorM apofM erchantsandAm enities

14 City/VillageM ainW ebsite 1 0 0 0 1 1

15 DDA,BID,orM ainS treetW ebsite 1 0 0 0 0 0
16 Cham berorCVB W ebsite 1 0 0 0 0 1
17 Facebook 1 1 1 1 1 1

S ubtotalS core(17 pointspossible) 10 3 3 3 6 5

T heassessm entisbasedonly oninternetresearch,andhavenotbeenfieldverified.

Desk-topanalysisandqualitativeassessm entby L andU se|U S A;© 2014 w ithallrightsreserved.

Ifacom m unity'sam enitiesandresourcesarenotlisted,thenthechallengeistoim provem arkingefforts,

andensurethattheresourcesareavailableandeasy tofindthroughm ainstream onlinesearchengines.
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L ocalP lacem akingInitiativesandAm enities(EvidentthroughO nlineS earchEngines)

S electedCom m unitiesinGrandT raverseCounty,M ichigan-2014

City of East Village Village

T raverse Garfield Bay Acm e of of

JurisdictionN am e City T ow nship T ow nship T ow nship Kingsley FifeL ake

2010 CensusP opulation 14,482 16,256 10,663 4,375 1,480 443

U niqueDow ntow nAm enities

1 Cinem a/T heater,P layhouse 1 1 0 0 0 0

2 W aterfrontAccess/P arks 1 1 1 1 0 1

3 EstablishedFarm er'sM arket
2 1 1 0 0 1 0

4 S um m erM usicintheP ark 1 0 0 0 0 0

5 N ationalorO therM ajorFestival 1 0 0 0 0 0

Dow ntow nS treetandEnvironm ent

6 S treetView sby GoogleEarth 1 1 1 1 1 1
7 AngleS torefrontP arking 1 0 0 0 0 0
8 W alkS core/1,000 is40 orHigher 0 0 0 0 0 1
9 O ffS treetP arkingisEvident 1 1 1 1 1 0

10 2-L evelS caleofHistoricBuildings 1 0 0 0 1 1
11 BalancedS cale2 S idesofS treet 1 0 0 0 0 0
12 P edestrianCrossw alks,S ignaled 1 1 1 1 1 0
13 T w o-w ay T rafficFlow 1 1 1 1 1 1

S ubtotalS core(13 pointspossible) 12 7 5 5 6 5

T otalS core(30 P ointsP ossible) 22 10 8 8 12 10

P ointsper1,000 R esidents 2 1 1 2 8 23

R eportedW alkS core(avg.= 42) 98 72 10 10 44 33

W alkS coreper1,000 R esidents 7 4 1 2 30 74

T heassessm entisbasedonly oninternetresearch,andhavenotbeenfieldverified.

Desk-topanalysisandqualitativeassessm entby L andU se|U S A;© 2014 w ithallrightsreserved.

Ifacom m unity'sam enitiesandresourcesarenotlisted,thenthechallengeistoim provem arkingefforts,

andensurethattheresourcesareavailableandeasy tofindthroughm ainstream onlinesearchengines.
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S ource:Basedonasubjectiveanalysisof30 P lacem akingattributes.
Analysisandexhibitpreparedby L andU se|U S A andL onexConsulting;2014.
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