AGENDA

AD HOC COMMITTEE ON HOUSING
Thursday, February 1, 2018 @ 4:00 p.m.
Council Conference Room, 10" Floor, City Hall

Councilmember Jody Washington, Chair
Councilmember Peter Spadafore, Vice Chair
Councilmember Brian T. Jackson, Member

1.

2.

Call to Order
Roll Call

Minutes
e January 18, 2018

Public Comment
Discussion:
e Goals for the Ad Hoc Committee in 2018

Other

Adjourn
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AD HOC COMMITTEE ON HOUSING
Thursday, January 18, 2018 @ 4:00 p.m.
City Council Conference Room

The meeting was called to order at 4:00 p.m.

Councilmember Jody Washington, Chair
Councilmember Peter Spadafore, Vice Chair
Councilmember Brian T. Jackson, Member

Others Present:

Sherrie Boak, Council Office Manager

Jim Smiertka, City Attorney

Brian McGrain, PND/Economic Development
Elaine Womboldt

Kathy Miles

Eric Schertzing, Ingham County Treasurer

Public Comment
No public comment at this time.

Goals for the Ad Hoc Committee in 2018

Council Member Washington provided introductions and appreciated the participation Mr.
McGrain will be taking in the Committee. The Committee will be looking for comprehensive
details, and will brain storm over the next meetings to determine the vision of the Committee.
Council Member Washington then read the portion of the resolution that established the
committee stating they will work with the Administration to develop recommendations and
policies to improve housing options in Lansing and with their regional partners. The Committee
will invite and pull input from Representative of the Greater Lansing Association of Realtors, a
Representative of the Greater Lansing Chamber of Commerce, the Michigan State Housing
Development Authority, a residential housing builder, a community member and a
Representative of the Rental Property Owners Association of Mid-Michigan. Council Member
Washington stated she would reach out to the Lansing Realtors and work with Council staff on
the contacts for the other members.

Council Member Washington referenced the MSU Regional Affordable Housing Study; Part |
and Part 1l on Housing Expert Interview Results. She asked that the other Committee members
review the study and stated she would provide them with the links. She also confirmed she had
spoken to Mayor Schor and have looked at large portions of land that could develop single
family homes. Over the years, she noted, the City has heard the issue is with the schools and



the Michigan housing stock. Mr. McGrain noted that most studies show the majority of the
housing was built in the 1970’s. He believed that there are certain things and resources that
could be deployed to assist with the project, though the City does not have all the resources.
The City should look at tracts of land and encourage building in some areas. Mr. McGrain noted
that the Land Bank has been a good assistance, but there are not as many Federal dollars in
that realm. He also suggested reaching out to the neighboring communities and see what their
ideas are, and not push them for action, but to start talking about fair housing. He admitted he
was not sure of the new department goals yet, but was encouraged to work hand in hand with
this Committee to address all needs. He noted they need to think about design but also think
about room for multi-family and all spectrums of income.

The Committee discussed the variety of housing all over the City with a large amount of
townhouse complexes in the south side, and multiple apartments in the downtown area which is
attributed to density and residential above commercial. These all fit low income to affordable
aspect. Statements that have been made in the past state low income, attainable, work force,
but they agreed there was no difference generally, and even MSHDA has no definition in
difference. The work force is struggling and part of the mix and low income has taken many
shapes over the years, and it has been single family residence and density in one area which is
not healthy. Council Member Washington added to the discussion that her opinion was that
80% of the housing falls within affordable, believing the City is lacking middle income housing.
The Committee discussed proposed a funding allocation for a program to promote ownership,
and promote depopulation of poverty, and maintaining the homes. The Committee decided to
look at making sure homes are suitable for living, and landlords are doing what they can do.
Again they agreed all income levels should be considered.

Council Member Spadafore asked Council Member Washington if over the next meetings the
Committee could look at the studies she referenced earlier, housing numbers and affordable
housing, and if there was a time line for the findings. Council Member Washington agreed the
Committee should review the studies and her goal was to have a report by December, 2017,
however the next President could re-establish in 2019. Council Member Spadafore noted his
opinion is the need for diversity in housing options and affordable. Council Member Washington
encouraged a discussion on how to increase the budget, the need to find a higher income
earner, and maintain families. She again referred the Committee to the studies she mentioned
earlier and noted she would find other studies.

Ms. Miles commented on her frustration with retail on the first floor and housing on second floor.
Council Member Washington told Ms. Miles that most developments over the last year have
been in the downtown area which is commercial and residential on the second floor, and “empty
nesters” are filling those units up. Council Member Jackson noted that some developers are
now building with wider doors, first floor access so that millennials can move in and not leave.
Council Member Washington agreed that she has heard that those that are selling their homes,
are staying in the area but into apartments and smaller. She added that the City of Lansing
have to find a way to bring the housing stock back up. Council Member Spadafore encouraged
the Committee to talk about appropriate housing and those with low income housing not getting
second class status. Council Member Washington suggested the Committee address landlords
who own multiple homes.

Ms. Miles asked the Committee for a program where builders can help people fix up their
homes. Council Member Washington agreed, and added that a lot of those homes are rentals
and those landlords should have an obligation to bring the house up to code.



Council Member Jackson asked if the research the Committee is working on is to provide a
recommendation for more Code Officers and make a recommendation to the Mayor. Council
Member Washington confirmed. Council Member Jackson then suggested that if Code write
tickets and focused on the costs incurred it would not hit budget hard.

Council Member Spadafore asked if there were housing policies that need changing. Council
Member Washington acknowledged there is not anything now, but they can pull whatever
ordinances that have housing in them. She stated she will email Committee Members and Mr.
McGrain to review.

Mr. McGrain stated there is a need to address homeowners and renters with limited resources,
and a plan should be created to see what it will look like, knowing the resources are limited, they
will know the the plan for the future. He noted for the Committee there are direct grant and
resources and he can walk through the policies and resources, and federal resources for
housing. There is not one cohesive set of policies, but the Committee can look together at what
they want to see moving forward.

Council Member Washington mentioned that in the Potter Walsh neighborhood they are buying
houses, fixing them up, establishing families in them, however she has encouraged them to
provide them with lessons on how to maintain the homes after they have them. The Committee
should consider an educational piece. Council Member Jackson asked if the Committee could
consider a mandate to explore the alternate models. Council Member Washington encouraged
the Committee to discuss all housing levels, not a focus only on low income. Mr. Schertzing
agreed that education needs to be provided to home owners even on simple maintenance
items.

Council Member Jackson asked, other than zoning residential and land bank programs, what
the Council and the Ad Hoc do to direct the type of housing they want in place. Council Member
Washington suggested looking at neighborhoods where people can move into then and not
have to build, and look at a bigger array of housing.

Ms. Miles asked that homeowners be educated on being a good neighbor.

Mr. Smiertka suggested that if the land is City owned, they can set restrictions on what is built
such as deed restrictions, square footage, etc.

Mr. Schertzing stated the Treasurer and auction process has worked on guidelines for
developers having used the owner occupancy covenant. Council Member Washington
referenced the fact that over the last years the City has not pursued a developer to come to the
City, but waits for them to come to the City. This Committee could make a useful tool to say this
is what council is interested in. The charge could be to make the City the best place possible
for everyone, not just high income or low income but for everyone. There is a need for decent,
safe, affordable housing evenly disbursed.

Council Member Washington gave the charge to Mr. McGrain to look at all empty housing lots
and their location in the City, partnering with Mr. Schertzing, and then the Committee can look at
the population and median income, where it is at and what the Council wants to see. She will
provide studies and research she has found to the other Committee Members for the next
meeting. This would be to have them also look at the current Master Plan.



Council Member Spadafore suggested getting the Committee fully established, then find the
data and determine what the next steps are, looking at big, small and medium objectives.
Council Member Washington asked to pressure the surrounding townships on low income
housing since the City cannot sustain it as the only ones. Her opinion is that the surrounding
townships have to be part of the regional conversation.

Council Member Spadafore asked if the City has embarked on a City wide demolition similar to
Detroit. Mr. Schertzing confirmed there were 650 demolitions over the last 10 years.

Mr. McGrain noted that the area has only grown 3% over the last 30-40 years, so has been
stable at 110,000 populations. The City needs to create a place where people want to come.

Council Member Washington stated the next meeting would be February 1, 2018 and they will
review the Master plan, get the census information on income housing from PND, and Mr.
McGrain can provide any information on federal funding. Mr. McGrain stated he would provide
the Committee with the link to the Master Plan on the website, and Ms. Boak confirmed she
would verify any paper copies the office currently has and will also provide the link.

Mr. Schertzing stated at the next meeting he will have a list of what his office currenlty has in the
City and provide maps.

ADJOURN

Adjourn at 4:52 p.m.
Submitted by,
Sherrie Boak, Recording Secretary
Lansing City Council

Approved by the Committee on




BY THE COMMITTEE OF THE WHOLE
RESOLVED BY THE CITY COUNCIL OF THE CITY OF LANSING

WHEREAS, Lansing, MI has seen the loss of nearly 10,000 good-paying manufacturing
jobs since the 1980s, resulting in a population decline of over 17,000 people as well as
residential and commercial property deterioration and blight; and

WHEREAS, while Lansing’s population began increasing again in 2016 along with
investments in housing stock, which has led to discussions concerning housing options
by various organizations and City government; and

WHEREAS, numerous studies have been commissioned over the years and the
information from these studies would be invaluable to expand upon for the purpose of
the Ad Hoc Committee on Housing; and

WHEREAS, residents of Lansing and members of the Lansing City Council have
expressed interest in forming an Ad Hoc Committee on Housing to further explore and
facilitate potential solutions to the issues facing residents and potential residents in
Lansing, MI; and

WHEREAS, the Ad Hoc Committee, working with the Administration, will develop
recommendations and policies to improve housing options in Lansing and with our
regional partners; and

WHEREAS, the Ad Hoc Committee on Housing will consist of the three (3) members of
the Lansing City Council and the following stakeholders:

e Representative of the City of Lansing Department of Planning & Neighborhood
Development

Representative of Greater Lansing Association of Realtors

Representative of the Greater Lansing Chamber of Commerce

Representative of the Michigan State Housing Development Authority
Residential Housing Builder

Community Member

Representative of the Rental Property Owners Association of Mid Michigan

THEREFORE BE IT FURTHER RESOLVED, Ad Hoc Committee on Housing will meet
through November 16, 2018 and will provide written recommendations to the full City
Council and the Administration no later than November 26, 2018.
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EXECUTIVE SUMMARY

This Study presents an objective analysis of the City of Lansing as a place to live, work and
shop. While it focuses on the City’s housing stock, it recognizes that employment and
shopping opportunities are important factors in the City’s overall identity. Lansing has
wisely recognized that the future viability of the City is dependent upon its attractiveness as
aplace to live. It is the City’s goal to become the residence of choice for its current and
future residents. This goal is precipitated by the conditions that occur all too often in older
urban cities which were once the predominant, self-contained centers for living, working and
shopping, surrounded by rural hinterlands limited primarily to agriculture. With the onslaught
of suburbia, the “American dream™ has switched from the single family bungalow on a small
lot within close proximity to work to the large lot, large house subdivision within reasonable
driving distance to work. Shopping centers and even places of employment have also
migrated to surrounding suburban locations. It has become all too typical for city residents,
once they have achieved a threshold level of income, to move from their homes in the city
core to suburbia. The result is often a decline over time in the income earning capacity of the
residents who remain and those who move into those units vacated by households that
migrated to the “burbs.” Consequently, there are fewer resources available to pay for
maintaining or constructing new public facilities and infrastructure, putting more constraints
upon city government’s ability to serve its residents. ‘

To achieve its goal of becoming a residence of choice, the City commissioned this Study. The
Study’s mission is to provide the City with data, projections and information relative to social,
economic and housing conditions. It is also the intent of this effort to provide research-based
policy recommendations for attracting and retaining a viable mix of residents and housing

types.

This effort required a process that includes six separate efforts at collecting and analyzing
information and utilizing those efforts to arrive at a set of recommended policies for the City,
non-profit organizations and developers to follow. The six primary efforts consisted of: a) an
on-site inventory of over 24,000 single family and duplex residences, b) a telephone survey
of over 500 City households, c) a study of the demographic characteristics of the City and
Market Area population, including forecasts and lifestyle composition, d) two opportunities
for input from the general public - a “focus group” evening town meeting and a “walk
through” open-house during the day, e) surveys and interviews with housing providers both
non-profit and for-profit, and f) discussion with the Lansing City Council and Planning
Commission.

- /




Kl“he on-site housing inventory was conducted using a 39 item checklist and an easy-to—read\
computer data base. The results showed that over 90 percent of the inventoried homes were
found to be in “good” or fair condition. The survey also showed there is a positive correlation
between the condition of a housing unit and whether or not it is owner-occupied, with owner-
occupied housing generally in better condition than rental housing. In addition, housing units
with substantial physical problems are concentrated in the central and northeastern sections
of Lansing.

The household survey, which was conducted by the Kercher Center for Social Research at
Western Michigan University over a period of 19 days in May and June 1999, provided the
following results:

« 56.7 percent of surveyed residents expect to be living in the City during the
next five years, and most of those are over the age of 40; younger residents
plan on moving out of the City,

+ more than half of the residents surveyed want to buy a home, but only 47.6
percent of those are looking or will look in the City,

+ higher income residents looking to buy a home are more likely to look
outside the City,

+  “bigger is better” for most individuals as they think about their ideal home,

+ the most desired amenities for a new or different house are more closets,
a larger garage, a larger house overall, and an additional bathroom,

+ the assets that keep residents in their current home and neighborhood are
affordability, access to work and shopping, current resale value and
neighborhood appearance,

» aside from the school system, security, property taxes, architectural
character and traffic safety are perceived to be modestly negative qualities
associated with neighborhoods in the City.

Over the next 15 years, the City’s population is expected to undergo a modest decline of less
than two percent if current trends continue and_if proactive eff h h

recommen in thi re not made to proactively prom he Ci residence of
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ﬂhgigg. City employment, however, is projected to increase by about five percent over that
period of time, particularly as a result of investment into the City by General Motors.

The analysis of data and information, the housing inventory and the household survey all
provide a snapshot of the present and likely future of the City as a place to live and work. The
findings are mixed, with both positive and negative conditions, including the following:

Positive
+ the City’s economy is stable and will continue to be in the future,

» the City’s housing stock is of good value and good repair,

+ a City address provides easy access to work and shopping opportunities,
+ a potential exists for developing a larger inventory of loft housing

+ active City housing policies coupled with a cooperative and energetic non-
profit sector provides tools for enhancing the quality of the housing stock,

+ historic neighborhoods provide the potential for active preservation
programs,

+ current residents do not perceive crime as a deterrent to living in Lansing.
Negative
* compared to other comparable mid-size cities, Lansing’s economy is
growing relatively slowly,
*» the existing housing stock includes many small, single-family houses,

* neighborhoods can have a negative impact upon the sales value of a house,

s there is a strong draw from outlying communities creating a “pull” factor
for residents to move out of the City,

o the City is burdened by more than its “fair share” of public assisted housing,

» whether deserved or not, there is a poor pefception of the quality of the
public school system,

» the City has historically been unable to build upon its urban “uniqueness.”
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/To create opportunities that will minimize negative conditions and optimize what is currently

positive, this Study establishes an alternative scenario that consists of retaining young families

that might otherwise move outside the City, converting viable existing industrial and
commercial structures to residential lofts and condominiums, preserving historic
neighborhoods, easing the transfer of dwelling units between generations (from “empty
nesters™ to young families), assisting households who are economically disadvantaged, and
constructing upper-scale housing. Thi rig_encom i

economic¢ spectrums of the population in an effort to provide for a well-rounded urban

environment.

Within that alternative scenario, specific recommendations are made to provide a framework
for City policiesto achieve that environment. Those recommendations consist of:

* constructing 10 new condominium units per year to the year 2015 and
beyond,

* converting upper story space in the downtown, Old Town, and other
central city commercial areas into five residential lofts per year,

s restoring five large historic houses each year for single family occupancy
* retaining 1,000 families per year, and
 constructing 92 new owner-occupied homes per year.

If these recommendations are realized, the City’s population trends should reverse from the
projected minimal downward trend to a positive increase, resulting in a net difference of
approximately 9,000 additional residents by the year 2015.

Short and long term strategies are proposed to accomplish these recommended “targets.”

Short term strategies include:
« continuing to support neighborhood action plans and enhancing the overall capacity of

neighborhood organizations,

- creating a City income tax credit for home improvements (which would require state
enabling legislation),

« creating an Individual Housing Purchase Savings Account program for existing and
potential residents,

- /




/- building on the success of current City/School District efforts at collaboration, \

setting up and promoting a residential-based college scholarship program,
« establishing a separate building code enforcement mechanism for historic buildings,
« encouraging company sponsored home ownership programs,

« increasing the availability of attractive senior housing, which will help to open up to families
larger homes currently occupied by single elderly,

+ establish a workable mechanism for evaluating the impacts of new residential development,

« developing the central business area as an “urban residential environment” by saving existing
historic dwellings around the central business district,

« encouraging mixed (residential/commercial) land uses in the downtown area and converting
viable spaces to lofts and condominiums.

« the City should strive to increase the opportunities for home-ownership among low-to-
moderate income households through increased support for home-ownership programs,
continued financial support for rehabilitation loans, coordinating building code enforcement
with crime prevention, and continuing to allow for home based businesses.

Long term strategies that should ultimately promote more expansive positive changes

include:
* supporting the enactment of a statewide property tax abatement program to reduce or
eliminate property tax assessed on the value of additions or improvements,

+ converting abandoned commercial structures, including vacant upper floors to loft
apartments,

+ working with Lansing Public Schools to enhance public education,
+ promoting upscale planned residential developments,
+ consolidating tax-foreclosed properties into economically viable units for redevelopment,

+ partnering with Capital Area Transportation Authority to design and develop transit village
redevelopment areas, and finally,

* never missing an opportunity to promote the image of Lansing as a residence of choice.

\ /
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SECTION 1 Introduction

Purpose

Contents

Lansing, like other older urban areas, is engaged in transition. Unlike its younger
suburban neighbors, that transition, particularly in regard to sustaining a viable and
competitive housing market, is not always positive. As surrounding suburban
communities grow and provide more amenities with an ever increasing tax base, Lansing,
like similar urban core communities, is unable to keep up. This is due primarily to the
inability of such core communities to retain households once those households achieve
an income level that enables them to move to more expensive residences. The result is a
resident population with relatively limited incomes and a lower tax base generating
smaller revenues for public capital improvements and operations.

For the City of Lansing to remain viable, it must be a residence of choice for its current
residents and become an attractive residential option for households residing or moving
into the Tri-County Area'. The purpose of this study is to:

Provide the City of Lansing with the salient data, projections, and information
necessary to make informed decisions on the allocation of its limited funds and
resources for housing development and redevelopment.

Offer researched-based policy recommendations for the City, that when
implemented, will push the City toward its goal of being the residence of choice
for its current and future residents.

While the City of Lansing cannot be the location of choice for everyone, by
building upon its uniqueness, partnering with key resource providers and
community organizations, and introducing creative housing policies and
incentives, the City of Lansing can become a premier residential address.

It is the goal of this Housing Market Study to:

1) provide the City of Lansing with the necessary data, projections and
information to make informed decisions on the allocation of its limited
funds and resources for housing development. A key objective in this
task will be to identify the relative strengths of the various demand and
supply factors that drive the city's housing market.

'Ingham, Eaton and Clinton Counties

City of Lansing Housing Market Study -1
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2) provide researched-based policy recommendations for the City, that
when implemented, will push the City toward its goal of being the
residence of choice for its current and future residents. Partnership
building will be a key component of these recommendations since the
health of the city's housing market depends upon the quality of life that
a city address can provide.

With the intent of achieving those ends, this Study contains the following:

Section IT contains an economi rview of the regional and ci nomy, The health
of the City of Lansing’s housing market is highly dependent upon the vitality of the local
economy. Low unemployment and strong employment growth stimulate housing
demand, as existing households move up to more substantial dwelling units and, equally
important, new residents are attracted into the area by its growing economic
opportunities. This Study analyzes the existing and projected economic health of Lansing
and the greater Tri-County region in order to better understand the potential impacts of
that economy upon the City’s housing stock and its residential sales and rental markets.

Section III contains an analysis of the Housing Market. This is defined in terms of both
supply and demand. We perceive the greater Lansing area as the market from which
potential new residents can be attracted to reside within the City. This defines the
“external market.” Within the City itself, (the “internal market”) the characteristics of the
smaller sub areas (census tracts, block groups) are identified to determine future housing
demand and supply pressures within the City. Relevant data at the Lansing-East Lansing
Metropolitan Statistical Area (MSA) level, which is the Tri-County Region, identifies the
characteristics of the market area population from which the City will attempt to attract
new residents. It identifies the status of Lansing relative to its neighboring communities
in housing residents with limited incomes (fair share). It describes the inventory of a good
portion of the existing housing stock that was undertaken as a part of this Study to help
define those properties and sections of the City that are falling into disrepair. The
analysis of the supply side of the City’s housing market also looks at the current mix of
housing by type (according to number of bedrooms), renter and owner occupancy,
vacancies, potentials for loft conversions and complete “build out” of the remaining
vacant residential parcels.
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Within the demand side of the market, this Study provides a forecast of the City’s
population based upon past trends, describes the results of a telephone survey conducted
among 500 households within Lansing to obtain a better understanding of residents’
perceptions of housing in the City, and reviews housing price data. Quality of life issues
pertaining to the City’s schools and crime are presented. A retail market analysis
describes the economic conditions of the City’s neighborhood retail centers and the
impact those have on the housing stock. A housing provider survey was also conducted
and the results are described in this Section. Finally, absorption and capture rates for the
City’s existing stock are identified.

Section IV addresses housing financing issues and the barriers (or lack of) that exist to
potentially influence the market and the ability of residents to make the City a residence
of choice.

Section V describes the “gaps” that exist in the City’s housing stock relative to the social
and economic characteristics of the population of the greater Tri-County Market as well
as the affordability of the current housing stock by Lansing residents,

Section VI offers forecasts of population and housing based upon a preferred, yet realistic
scenario for future housing development and redevelopment within the City. It identifies
“target” housing types that best fit that scenario and provides recommended policies to
achieve the objective of making Lansing a “residence of choice.” This section also
provides the conclusions and recommendations of this Study.

City of Lansing Housing Market Study 1-3
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SECTION 11 Economic Overview

NATIONAL SETTING

The national economy is steaming into its seventh year of economic growth, and there
are few barriers standing in its way. In 1998, the nation’s Gross Domestic Product
(GDP) grew at a 3.9 percent rate, matching the previous year’s gallop. During the first
quarter of 1999, GDP raced at an even faster 4.3 percent annual rate, but slowed to 1.8
percent in the second quarter. Forecasters are calling for GDP to grow between 3.5 to
3.8 percent for all of 1999. Forecasters expect slower yet still positive growth in 2000.
The economy’s stellar performance is only enhanced by the lack of inflation. Consumer
and producer prices have risen only slightly in the past several years.

FIGURE II-1 - GROSS DOMESTIC PRODUCT QUARTERLY ANNUAL RATES
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Consumer expenditures, especially for autos and light trucks, have been nothing less
than robust. While many analysts worry that consumer spending must slow down
sooner or later (consumption expenditures have out paced personal income growth for
the past four years), current statistics suggest that it will be later. Vehicle sales have
been outstanding; auto and light truck sales have exceeded 14.5 million units for the
past five years and cruised at a 16.4 million unit clip in the first five months of 1999.
Strong employment and earnings growth, coupled with vehicles being more affordable
now than in previous years, are powering the industry’s expansion. Today, a new
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vehicle costs 23.7 percent of the U.S. median household income, down from 24.5
percent in 1998. Industry forecasts call for vehicle sales to remain robust until past

2000.
TABLE II-1 - CAR AND LIGHT TRUCK SALES (MILLION OF UNITS)
Year Units
1994 15.0
1995 14.8
1996 15.0
1997 15.0
1998 15.6
First 6 mo, 1999 16.4 (Annual Rate

SOURCE: U.S. Department of Commerce

At the same time, this robust economy has been brutal for many businesses, as it has
demanded constant change and a relentless need to do more with less. Indeed, one of
the most remarkable characteristics of the expansion has been its constant productivity
growth. In 1998, productivity rose 2.8 percent, nationwide. Capital spending for
computers and advanced machinery has been tremendous for the past several years.

The second, most unique characteristic of the current expansion is that the United States
has been doing it alone. The rest of the global community has been stuck in an
economic quagmire of little-to-no growth. This has only intensified the demanding
economic environment facing the nation’s businesses. First, there is a worldwide excess
capacity in most all industries, from wood chips to memory chips, keeping the lid closed
on price increases. One analyst estimates that in the auto industry, global excess capacity
could produce over 20 million units, more than meeting the entire U.S. demand for autos
and light trucks.'! Second, the nation’s exporters are facing flat markets while domestic
producers are fighting aggressively-priced imports.

Impact on the Tri-County Area
In regards to the economic outlook for the Tri-County Area of Clinton, Eaton and

Ingham Counties, the national performance is welcomed news. Clearly, a strong auto
market bolsters the Lansing economy, even though small car sales remain moderate.
Utility vehicles and light truck sales continue to be strong. In fact, auto producers make
little to no profits on their small cars, but none of the major car producers will ignore
nor leave the small car market.

iJohr\ Waraniak, “What'’s Driving the Networked Automotive Enterprise” The Integrated Automotive Enterprise -
A supplement to Ward's AutoWorld, june 1999.
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Harbour and Associates ranks General Motors’ Lansing small car assembly plants
among the most productive in their class. Despite an obsolete plant layout that requires
unfinished cars to be hauled two miles between buildings, adding up to $20 million in
annual production costs, the analysts rated the area’s two small-car lines, Pontiac Grand
Am and Oldsmobile Alero, to be the third and fourth most productive in the compact car
class. The Pontiac Grand Am line produces a vehicle in 24.9 hours while the area’s
Oldsmobile Alero line turns out a vehicle every 25.4 hours. The average time for
vehicle production in General Motors is 30.2 hours.

Moreover, Lansing will be the site for one of the auto industry’s most radical advances
in auto production. The proposed Cadillac assembly plant in Lansing, scheduled to
open in 2001, could be the prototype for the future with its first-tier suppliers carrying
more of the design and assembly responsibilities. Working in a just-in-time
environment, General Motors is insisting that its major suppliers locate within 150 miles
of the plant. It is very possible that Lansing residents will be offered employment
opportunities that outnumber the estimated 1,500 jobs expected at the new plant.

With Michigan State University and Lansing Community College, the Tri-County
Area has the means to train and retrain its current and future workforce to meet
the changing and more demanding needs of the workplace. Moreover, the Venture
Center of Mid-Michigan (a joint effort of MSU, the Lansing Economic Development
Corporation and Capital Choice) stands ready to link the area’s educational resources
to the needs of entrepreneurs.

The Tri-County Area does not have a strong international presence, which given the fact
that the global economy is in a slump, is not necessarily bad. In 1997, the area’s exports
reached only $217.5 million and have been growing at a 4 percent annual rate during the
past four years. In 1996, the area’s exports accounted for approximately 9 percent of
the area’s manufacturing gross regional product, an estimated $2.2 billion in 1996.
Canada, which has one of the stronger economies outside of our borders, accounts for
nearly three quarters of the area’s exports (Table I1-2).

2"|\’1anufacturing at Work”, Industry Week, April, 1999 pgs 67-80.
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TABLE II-2 - EXPORT TRADE - PERCENT DISTRIBUTION OF EXPORTS TRI-COUNTY AREA

1993 1994 1995 1596 1997

Canada 74.8% 74.4% 72.4% 68.3% 74.2%
Europe 9.4% 9.4% 9.4% 9.4% 9.4%

Asia 3.0% 4.5% 2.5% 4.4% 3.0%

South America 5.3% 6.6% 5.3% 4.3% 1.8%
Japan 3.5% 2.8% 4.2% 3.8% 2.4%

Other 3.9% 2.2% 6.2% 9.7% 9.2%

World 100.0% 100.0% 100.0% 100.0% 100.0%

SOURCE: Exporter Location Series, Census Bureau

Nevertheless, current national and international trends present several challenges to the
Lansing area - challenges faced by most mid-sized metropolitan areas:

e Lack of Local Control of Corporate Decision Making. With the abandonment of
the Oldsmobile headquarters, the City lost more than the 200 jobs that were
transferred to Detroit. It also lost control of part of the corporation decision making
process. Similarly, its banking community is composed primarily of branch offices
of national or regional banks.

e Lansing’s manufacturing base remains highly auto dependent. While the auto
industry has had an excellent run during the past five years, it is still a very cyclical
industry that is vulnerable to dramatic output shifts. In addition, the industry’s high
growth markets are in Asia and South America, suggesting that further expansion
potential will be limited. Auto exports will remain small in the coming years due to
relative cost and consumer tastes differences between North America and the faster-
growing Asian and South American markets.

e The Internet could have a negative impact on the area’s retail sector. As more
and more households feel comfortable with shopping and conducting business on the
net, the impact on local retailers and financial institutions could be negative. While
we cannot get our hair cut or our car’s oil changed on the net, we can buy our
clothes, books, cars, and groceries on the net for‘prices that are highly competitive,
due in part because of avoidance of sales taxes. Only personal services and eating
and drinking places will not be affected. Indeed, due to the high pressure
environment that many households are facing - two wage earners and at least one
soccer league - the demand for eating and drinking places and personal services is
expected to grow.
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REGIONAL ECONOMY
The foundation of the Tri-County Area economy is clear and well known. State

education including Michigan State University, state government, and transportation
equipment including General Motors account for nearly 1 out of every 4 jobs in the area
(Table II-3).

The area’s economic foundation provides good-paying jobs, stable employment,
and low rates of unemployment. The average hourly earnings of the area’s
manufacturing production workers in May, 1999 was $19.60, compared to $18.19
statewide. From 1992 (the end of the last recession) to 1998, employment in the three-
county area grew by 16,900 jobs or by 1.3 percent per year. Moreover, Clinton, Eaton
and Ingham counties ranked 3rd, 4th and 7th in the state in terms of having the lowest
unemployment rates in May of 1999.

Indeed, the region’s economic foundation holds promise and stability. Michigan State
University and state government guarantee long-term employment stability. If the
current “devolution” trend continues, state governments may grow as they take on more
and more responsibilities formerly held by the federal government. Finally, current
reports on the productivity of the area’s General Motors’ production plants suggest that
the auto giant has good reasons to invest in the area.

TABLE II-3 - EMPLOYMENT DISTRIBUTION IN THE TRI-COUNTY AREA, 1998

Annual Averages
1998

Total 235,100
Manufacturing 28,400 12.1%

Transportation Equipment 14,700 6.3%

Rest of Manufacturing 13,700 5.8%
State Government exc. Education 19,400 8.3%
State Education 21,600 9.2%
Local Government 21,000 8.9%
Retail 43,900 18.7%
Private Services 57.500 24.5%
Other 43300 18.4%

SOURCES: Employment Service Agency
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TABLE I1-4 - TEN LOWEST MICHIGAN COUNTY UNEMPLOYMENT RATES MAY, 1999

Rank Area Unemployment Rate
l Livingston County 1.8
2 Washtenaw County 1.8
3 Clinton County 2.0
4 Eaton County 2.1
5 Qakland County 2.3
6 Ottawa County 2.3
7 Ingham County 2.5
8 Leelanau County 2.6
9 Midland County 2.6
10 Isabella County 2.7

- Michigan 3.5

SOURCE: Employment Service Agency

At the same time, the area’s economic foundation lacks breadth and may create barriers
to further growth. First, the strong presence of General Motors creates upward pressure
on wage levels for other manufacturing firms. For the area’s smaller manufacturers it
can be difficult to retain their most qualified workers without paying close to the
premium wages offered by General Motors. Furthermore, as mentioned previously, the
area manufacturing base is highly auto dependent leaving it vulnerable to nasty changes
in the business cycle.

Comparison with Similar Metropolitan Areas
While the Tri-County Area residents enjoy an extremely low unemployment rate, the

area’s employment growth lags behind that of other similar-sized metropolitan areas in
the Great Lakes states, as shown in Table II-5. Compared to mid-sized metropolitan
areas in Illinois, Indiana, Michigan, Ohio and Wisconsin, the Tri-County Area ranks
poorly in terms of total and manufacturing employment growth. From 1992 to 1998,
the three-county area’s 7.8 percent increase in total employment ranked it near the
bottom in terms of total employment growth, 21st out of 23 areas. The area’s
manufacturing sector, which lost 5.6 percent of its workers from 1992 to 1998, dragged
its overall performance downward as the sector’s employment losses dropped it to the
third from the bottom.

In terms of employment growth in retail and wholesale trade, the Tri-County Area is
nestled in the middle of the pack and climbs to fourth place in terms of employment
growth in services. In particular, the area has experienced strong employment gains in
health and social services, as shown below.
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Not surprisingly, given its relatively poor manufacturing employment growth, its wage

growth, hourly earnings of production workers, which grew only 4.3 percent during the

six-year period, the Tri-County region also lagged behind the majority of the other

comparison metropolitan areas, and its civilian labor force growth was lackluster.

TABLE II-5 - EMPLOYMENT GROWTH COMPARISON ANALYSIS - RANKING

Ranking of Growth Between 1992-1998

Total Mfg. Trade | Service Civilian Hourly Eamings of
Empl. Empl. Empl. | Empl. Labor Production Workers]
Growth | Growth | Growth | Growth |Force Growth Growth
Akron, OH 12 15 9 20 15 22
Ann Arbor, Ml 13 19 5 8 8 10
Appleton-Oshkosh-Neenah, WI 7 13 8 7 4 8
Canton-Massillon, OH 14 11 18 17 19 11
Davenport-Moline-Rock Island, IL 15 5 22 15 18 19
Dayton-Springfield, OH 20 17 19 21 21 14
Elkhart-Goshen, IN 3 4 2 10 3 3
Evansville-Henderson, IN 9 16 17 6 6 17
Flint, MI 22 23 12 3 17 ]
Fort Wayne, IN 10 6 14 12 7 13
Gary, IN 16 20 20 5 11 18
Grand Rapids-Muskegon-Holland, MI 1 3 1 1 1 9
Green Bay, WI 2 2 6 16 22 4
Kalamazoo-Battle Creek, MI 17 18 16 18 12 20
TRI-COUNTY 21 21 13 4 13 16
Madison, W1 4 1 3 2 2 6
Peoria-Pekin, IL 5 8 4 11 9 15
Rockford, IL 6 12 11 9 10 5
Saginaw-Bay City, Midland, MI 19 22 15 14 14 2
South Bend, IN 8 9 7 13 5 23
Springfield, IL 23 7 23 23 23 21
Toledo, OH 11 10 10 19 16 12
Youngstown-Warren, OH 18 14 21 22 20 7

SOURCES: U.S. Bureau of Labor Statistics, U. S. Department of Commerce, Calculation by the W.E. Upjohn
Institute, Gove Associates Inc.
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Population Trends

Given its below par employment growth, it is not surprising that the Tri-County Area also
trails other Great Lakes metro areas in terms of population growth. From 1990 to 1998,
population in the three-county area rose by only 3.9 percent placing it 14th among the 23
metro areas.

TABLE 11-6 - POPULATION GROWTH

Population Net Domestic Migration

Growth Out- Percent % of 1990

Metropolitan Area | Ranking | Migration 1998 1990 Change Number | Population
Akron OH 10 10 688,952 657,575 4.8% 3,813 0.6%
Ann Arbor MI 2 1 547,646 490,058 11.8% 26,344 5.4%
Appleton W1 6 2 344,464 315,121 9.3% 12,693 4.0%
Canton OH 16 13 402,207 394,106 2.1% -4,041 -1.0%
Davenport 1L 17 16 357,813 350,855 2.0% -6,455 -1.8%
Dayton OH 21 21 948,522 951,270 -0.3% -39,998 -4.2%
Elkhart IN 5 7 172,310 156,198 10.3% 3,294 2.1%
Evansville IN 12 9 290,757 278,990 4.2% 3,373 1.2%
Flint MI 19 22 436,084 430,459 1.3% -20,906 -4.9%
Fort Wayne IN 9 14 481,191 456,281 5.5% -4,878 -1.1%
Gary IN 15 15 624,049 604,526 3.2% -9,013 -1.5%
Grand Rapids M1 4 5 1,037,933 937,891 10.7% 26,975 2.9%
Green Bay WI 3 3 215,373 194,594 10.7% 7,209 3.7%
Kalamazoo MI 13 12 446,331 429,453 3.9% -4,197 -1.0%
TRI-COUNTY AREA 14 17 449,683 432,684 3.9% -9,475 -2.2%
Madison WI 1 8 424,586 367,085 15.7% 6,916 1.9%
Peoria IL 18 18 344,779 339,172 1.7% -7,449 -2.2%
Rockford IL 7 6 356,887 329,676 8.3% 9,296 2.8%
Saginaw MI 20 20 401,991 399,320 0.7% -16,502 -4.1%
South Bend IN 11 11 258,088 247,052 4.5% -1,321 -0.5%
Springfield IL 8 4 203,847 189,550 7.5% 6,829 3.6%
Toledo OH 22 23 609,935 614,128 -0.7% -32,301 -5.3%
Youngstown OH 23 19 591,752 600,895 -1.5% -18,831 -3.1%

SOURCE: U.S. Census; Calculations by the W.E. Upjohn Institute, Gove Associates Inc.
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From 1990 to 1998, the U.S. Census Bureau estimates that net out-migration reached
nearly 10,000 individuals in the Tri-County Area. Net in-migration in Clinton and
Eaton Counties helped offset a large 28,800 out-migration of Ingham County during the
period. The area’s large out-migration ranked it as 17th among the 23 metropolitan areas
in terms of the net migration as a percentage of the 1990 population.

A closer examination of the inter-county migration within the Tri-County Area holds
few surprises. In 1997, 969 households moved from Ingham County to Clinton County,
while another 1,634 headed their moving vans to Eaton County. At the same time, 324
households moved to Ingham County from Clinton County, while 1,377 Eaton County
residents relocated in Ingham County. While this one year of data provides evidence
that many households seek a more rural living environment, it does not support the
notion that higher income households are moving to more rural settings. The median
household income of Ingham County households who did not move was $28,043, which
was far greater than that of those who moved to Clinton and Eaton Counties - $23,901
and $22,131, respectively.

TABLE II-7 - 1996 TO 1997 INTER-COUNTY MIGRATION PATTERNS

Households Moved Rest of the
to:/Moved from Clinton Eaton Ingham World

Clinton 27,563* 324 853 1,314
Eaton 312 35,846* 1,377 2,073
Ingham 969 1,634 83,869* 6,367
Rest of the World 1L115 1,748 6,005
Median Income of Movers and Stayers
Moved to:/Moved from Clinton Eaton Ingham na
Clinton $38,285* $23,580 $18,491 na
Eaton $28,151 $31,852* $19,930 na
Ingham $23,901 $22,131 $28,043* na

*Households who stayed at the same address or moved within the county.
SOURCE: Internal Revenue Service
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Shift-Share Analysis
A shift-share analysis offers a more in depth analysis of the area's economy. Shift-share

separates an area's growth into three major components. The influence of national trends
is captured by the National Growth and Industrial Mix components, while the area's
local competitiveness is tracked by the Competitive Shift component.

The National Growth and Industrial Mix components estimates the impact of the
national performance of its industries on the area's growth. The National Growth
estimates the amount of employment growth in the area that can be contributed to
general national trends. The old adage, "a rising tide raises all ships," captures the
essence of the National Growth component. In addition, if a majority of an area's firms
are in industries that are growing faster than average on the national level, then the area
has a positive Industrial Mix and will achieve stronger-than-average local growth, as
well. A common metaphor used to explain the Industrial Mix component is the game
of poker: a player who is dealt nothing but good hands will continue to win regardless
of how he/she plays the game. An area that is fortunate enough to have most of its major
employers in industries that are experiencing strong national or international growth will
likely grow as well. In summary, regions have a positive National Growth estimate as
long as the nation achieves positive growth; however, an area has a positive Industrial
Mix only if most of its employers are in industries achieving better-than-average growth.

The third component of the shift-share analysis, the Competitive Shift, is the most
interesting because it measures the competitiveness of the area's firms relative to their
national counterparts. Turning to the poker metaphor again, a good poker player can win
even with bad cards. Even if an area is stuck with a set of industries that are performing
poorly in the national and international market, if its firms are the most efficient and
competitive in the industries, it can achieve growth. It is this component of growth the
Competitive Shift is designed to measure.

There are several drawbacks to shift-share analysis; most address technical/statistical
issues. The major drawback of the technique for public policy decision making is that
it only identifies industries where the local firms outperform their national counterparts;
it does not provide any explanatory factors.

In short, the shift-share analysis results shown in Table II-8, suggests that the Tri-County
Area has been dealt a pretty good hand of better-than-average performing industries.
From 1988 to 1998, Tri-County’s private employers created 24,500 jobs. Overall, 96
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percent of these jobs, 23,625, can be "explained” by the National Growth component.
Indeed, a rising tide raises all ships. In addition, the area's Industrial Mix results suggest
that employers generated another 1,454 jobs due to their being in industries that
outperformed the national average. These industries include eating and drinking places,
business services, health services and professional services.

However, the analysis also suggests that the area’s firms in key sectors were not able to
compete effectively against their national rivals. During the ten-year period, the
Tri-County Area “lost” 578 jobs due to the noncompetitiveness of its firms as measured
by its Competitive Shift component. These key industries where the area's firms were
not competitive include fabricated metal, transportation equipment, and depository
institutions, Nevertheless, the analysis does indicate that its firms in the services sectors
(SIC 70-79) outperformed their national counterparts. As shown in Table II-8, firms in
these sectors generated 4,436 jobs due to their competitiveness as measured by their
Competitive Shift. This supports the findings of the comparative analysis shown in Table
II-5 where the Tri-County Area ranked fourth among the 23 Great Lakes mid-size
metropolitan areas in terms of service growth.

In summary the shift-share analysis reveals that the Tri-County area's decline in
manufacturing employment from 1988 to 1998 was due to the following:

4+ All of its’ major manufacturing sectors experiencing slower than average
employment growth nationwide, which is not too surprising since manufacturing has
been losing ground to service-producing sectors for several decades.

4+ Firms in its transportation equipment, industrial machinery and fabricated metals
industries losing share to their competitors during the ten-year period, suggesting
competitiveness problems in these key sectors. On the other hand, the area's printing
and rubber/plastics firms outperformed their national counterparts.

Regarding the area's service-producing sectors the result are more mixed. Area firms in
several of the area's service sectors including the broad range of services outside of
business, health, social services and professional - SIC 70 to 79 - were more competitive
than their national counterparts. However, food stores, depository institutions and
engineering, accounting and management services lost ground to their national

counterparts.
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TABLE II-8 - TRI-COUNTY AREA SHIFT-SHARE ANALYSIS DUE TO EMPLOYMENT

CHANGE 1988 TO 1998

National Industrial | Competitive

Growth Mix Share Total
Total Private Employment 23,625 1,454 -578 24,500
Mining 50 -114 65 0
Construction 975 -226 2,051 2,800
Manufacturing
Fabricated Metal Products 446 -383 -463 -400
Industrial Mach. & Computers 430 -368 -162 -100
Transportation Equipment 3,568 -5,351 -5,118 -6,900
All Other Durable Goods 430 -578 248 100
Printing and Publishing 330 -329 198 200
Rubber and Plastics Products 182 -14 632 800
All Other Nondurable Goods 248 -392 745 600
Service Producing
Transportation., Commun. and 909 42 -350 600
Utilities
Wholesale Durable Goods 826 -276 -250 300
Wholesale Nondurable Goods 479 -168 -111 200
General Merchandise Stores 925 -372 747 1,300
Food Stores 1,074 -114 -1,160 -200
Auto Dealers & Gas Stations 611 -125 214 700
Eating and Drinking Places 2,148 685 -633 2,200
All Other Retail Trade 1,305 83 1,911 3,300
Depository Institutions 644 42 -1,486 -800
Insurance Carriers 810 -355 645 1,100
All Other Fin,, Ins. & R.E. 578 -356 1,277 1,500
Business Services 1,470 3,515 -1,486 3,500
All Other Services SIC 70 - 79 1,156 -1,692 4,436 3,900
Health Services 1,982 2,460 -343 4,100
Social Services 430 1,273 97 1,800
Engineering, Acctg., Mgmt. Services 413 2,880 -1,693 1,600
All Other Svcs. SIC 80 - 89 1,206 1,686 -592 2,300

SOURCE: Employment Security Agency, U.S. Bureau of Labor Statistics, Calculation by the Upjohn

Institute, Gove Associates Inc.
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Tri-County Home Sales
Slow population growth hindered by a large out-migration flow suggests that the

demand for housing would be weak with prices flat. Surprisingly, the median sales price
of existing single-family homes rose by a better-than-average annual rate of 6.0 percent
from 1991 to 1998 (Table 11-9). However, there is a problem with this analysis in that
it does not control for the type of houses on the market. An area median sales price can
rise due to more expensive homes being placed on the market and not because prices of

all houses have risen.

TABLE 11-9 - EXISTING HOME SALES MEDIAN SALES PRICE OF SINGLE-FAMILY HOMES

(in Thousands of Dollars) :’:i::

1999 1998 1997 1996 1995 1994 1993 1992 1991 I.innual

crease

Kalamazoo, Ml 108.7 102.3 97.2 90.0 822 74.8 71.1 69.6 64.9 6.7%
Davenport/Moline/Rock Island, IA IL 75.7 78.6 72.6 69.4 66.2 61.8 58.3 54.8 na na
Saginaw-Bay City-Midland, Ml 78.2 78.1 713 66.4 61.5 589 583 na 51.5 6.1%
Madison, W1 1313 131.8 127.0 122.0 125.0 116.0 104.6 94.9 87.7 6.0%
Tri-County Area, Ml 98.5 100.2 89.6 84.7 79.8 75.5 73.2 69.9 66.7 6.0%
Gary-Hammond, IN 104.3 105.6 973 95.0 91.6 87.2 82.8 76.1 703 6.0%
Peoria, WI 82.8 83.3 79.7 74.5 70.1 67.9 63.2 59.1 55.8 5.9%
Canton, OH na na 943 893 84.0 77.5 75.4 71.1 673 na
Akron, OH 98.4 106.1 106.0 98.8 92.1 84.9 83.2 79.3 71.8 5.7%
Grand Rapids, MI 105.4 100.2 93.6 87.2 80.6 76.9 76.5 73.1 70.7 5.1%
Appleton, WI 91.6 92.6 88.2 85.8 85.1 80.6 754 71.0 66.4 4.9%
Toledo, OH 89.8 94.5 873 84.2 71.6 73.8 723 71.5 68.8 4.6%
Champaign. IL 86.4 90.1 84.5 79.8 79.4 74.1 69.7 66.6 65.9 4.6%
Ft. Wayne, IN 88.9 88.0 85.8 80.1 77.1 na na na na na
Dayton-Springfield, OH 100.9 102.8 96.7 95.1 88.3 84.2 82.1 81.2 76.3 4.4%
Rockford, IL 91.6 93.0 88.8 88.7 87.5 849 813 75.7 71.2 3.9%
Springfield, IL 86.6 86.1 83.8 82.1 79.1 75.8 72.6 61.7 66.6 3.7%

SOURCE: National Association of Realtors
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LANSING ECONOMY
The City of Lansing faces the same economic issues as do most other landlocked, older
urban areas.

e [t has limited industrial space for new development.
e [t is burdened by environmentally damaged and abandoned industrial properties.

e It houses a workforce comprised of a too high percentage of poorly-educated
workers.

e [t faces continuous pressure for more and more of its services and retail activities
to relocate outside the area.

As shown on Table II-10, in 1998 the City’s residents faced an unemployment rate, 4.1
percent, that was below that of the nation, 4.3 percent. Moreover, the City’s 1998
unemployment rate is nearly half of what it was in 1990. During the eight-year period
the number of employed residents increased by more than five percent. The employment
situation of residents in the surrounding area also improved during the period.

TABLE 1i-10 - UNEMPLOYMENT RATES BY TYPE OF AREA IN THE TRI-COUNTY AREA

1998 1990 Percent Change
Lansing
employment 60,775 57,800 5.1%
civilian labor force 63,400 62,800 1.0%
unemployment rate 4.1% 8.0%
Surrounding Suburban Area*
employment 95,475 88,750 7.6%
civilian labor force 98,000 93,550 4.8%
unemployment rate 2.6% 5.1%
Smaller Cities/Towns
employment 22,550 20,325 10.9%
civilian labor force 23,300 21,775 7.0%
unemployment rate 3.2% 6.7%
Rural Townships
employment 58,850 52,445 12.2%
civilian labor force 60,725 56,850 6.8%
unemployment rate 3.1% 7.7%
*East Lansing and the townships of Bath, Delhi, Delta, DeWitt, Lansing, Meridian and Windsor

SOURCE: Employment Service Agency
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Lansing’s residents sustained a slower employment growth rate than surrounding
communities. Employment of City residents, regardless of place of work, rose only 5.1
percent, compared to 7.6 percent in the suburban areas and a large 12.2 percent among
rural township dwellers.

Workforce Issues
Throughout the Great Lakes region, employers are crying out for workers who have

general “workplace know-how skills” such as the ability to show up on time, listen to
and read directions, and do basic math calculations. With only one or two exceptions,
all metropolitan cities in the Great Lake states have unemployment rates at or below that
of the nation’s. Labor shortages are a commonality among all metropolitan areas. For
Lansing, the current low unemployment rate provides an atmosphere where more of its
economically disadvantaged residents can move into better paying jobs. However, their
path is limited by the area’s sluggish employment performance, as discussed earlier.

As shown in Table II-11, when compared to the Tri-County Area workers residing out-
side of the City, the City’s workers, in general, have less-formal education and more
concentrated in less-skilled occupations. Nearly 22 percent of City residents older than
25 years did not have a high school diploma in 1990, compared to less than 14 percent
of the same age group living outside the City. On the opposite end of the spectrum, just
over 18 percent of the City’s adults, 25 years and older, have a four-year college degree
or higher compared to more than 27 percent among similar residents living outside the

City.

Lansing Community College and the Ingham County Intermediate School District
provide customized training and educational programs for the county’s business
community. The Intermediate School District’s program is unique in that it provides
customized training that is available for high school students and young adults who have
already graduated from high school. Lansing Community College offers continuing
professional education, a small business development center, and contracted training
services. Both institutions are well equip to meet the training needs of most area
employers in manufacturing. In addition, the positive competitive environment
generated by the two organizations pressure both to provide quality service.

When compared to non-City workers, a higher percentage of the City’s workforce is in
retail trade and business services, while a lower percentage are in professional services
and, somewhat surprisingly, manufacturing. The slightly lower representation of the
City’s workforce in manufacturing may reflect two separate factors: 1) many of the
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TABLE II-11 - LABOR FORCE AND DISABILITY CHARACTERISTICS OF PERSONS: 1990
City of Outside of the City
Lansing | Percent | in Tri-County Area | Percent

OCCUPATION AND SELECTED INDUSTRIES

Employed persons 16 years and over 60,089 156,737
Executive, administrative, and managerial occupations 6,689 11.1% 19,443 12.4%
Professional specialty occupations 7,613 12.7% 25911 16.5%
Technicians and related support occupations 2,428 4.0% 6,501 4.1%
Sales occupations 6,513 10.8% 17,670 11.3%
Administrative support occupations 11,718 19.5% 27,509 17.6%
Private household occupations 235 0.4% 649 0.4%
Protective service occupations 1,255 2.1% 2,997 1.9%
Service occupations, except protective and household 8,656 14.4% 18,333 11.7%
Farming, forestry, and fishing occupations 568 0.9% 3,148 2.0%
Precision production, craft, and repair occupations 5,531 9.2% 15,225 9.7%
Machine operators, assemblers, and inspectors 4,268 71.1% 9,059 5.8%
Transportation and material moving occupations 2,234 3.7% 4973 3.2%
Handlers, equipment cleaners, helpers, and laborers 2,381 4.0% 5,319 3.4%
Construction 2,630 4.4% 6,730 4.3%
Manufacturing 8,677 14.4% 24,259 15.5%
Transportation, communications, and other utilities 3,302 5.5% 6,702 4.3%
Wholesale and retail trade 13,282 22.1% 32,521 20.7%
Finance, insurance, and real estate 3,782 6.3% 9,940 6.3%
Business and repair services 3,239 5.4% 5,769 3.7%
Professional and related services 14,984 24.9% 46,797 29.9%

Social Characteristics of Persons: 1990
EDUCATIONAL ATTAINMENT

Persons 25 years and over 77,268 175,648
Less than 9th grade 5,235 6.8% 7,581 4.3%
9th to 12th grade, no diploma 11,521 14.9% 15,562 8.9%
High school graduate (includes equivalency) 19,998 25.9% 49,712 28.3%
Some college, no degree 20,289 26.3% 40,706 23.2%
Associate degree 6,066 7.9% 13,873 7.9%
Bachelor's degree 9,318 12.1% 27,266 15.5%
Graduate or professional degree 4,841 6.3% 20,948 11.9%
JOURNEY TO WORK*
Workers 16 years and over 58,801 152,983
Worked in 56,138 95.5% 139,593 91.2%
Lansing City 37,466 63.7% 50,935 33.3%
East Lansing City 5,442 93% 26,001 17.0%
Remainder of Ingham County 7,094 12.1% 27477 18.0%
Eaton County 5,135 8.7% 24,967 16.3%
Clinton County 1,001 1.7% 10,213 6.7%
Worked Outside Tri-County Area 2,663 4.5% 13,390 8.8%

*The Journey to work does not include individuals who were temporarily absent from work
due to illness, vacations, or other reasons, therefore it presents a undercount of employed persons.

SOURCE: U.S. Census
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area’s manufacturing workers are older and have acquired seniority in high-paying,
skilled occupations and have chosen to seek suburban residential opportunities and 2)
recent manufacturing growth has occurred outside of the City. While job access among
City residents is not as major an issue in mid-sized metropolitan areas as it can be in the

larger areas, it still matters.

Finally, the 1990 Census shows that City workers are more concentrated in the less
skilled and poorly paid occupations. A higher percentage of City workers are in
administrative support (clerical) and service occupations and fewer are in professional

services than in its neighboring areas.

Manufacturing Outlook
General Motors’s decision to build its state-of- the-art production plant at a brownfield

site in Lansing is nothing short of a bold action. Breaking from well-established trends
of constructing new plants in greenfield and non-union environments, General Motors’
decision will help ensure the presence of good-paying production jobs in the City
for years to come. The decision will not only bring 1,500 jobs to the City of Lansing
when the plant is in full operation in 2004, but in addition has the potential to generate
many more jobs in the metropolitan area. According to a University of Michigan study,
the new plant may create more than 25,000 spinoff jobs within 150 miles as GM
pressures its first-tier suppliers to locate near the plant to guarantee just-in-time delivery.

Currently, General Motors employs approximately 13,000 workers in the Lansing area
at five factories and at a parts warehouse (Table II-12). The short-term employment
forecast at the auto giant depends upon several factors regarding the starting and ending
of current production lines. However, when the dust settles in 2004, the area may have

roughly the same number of GM jobs as it does now.

It is possible that production of the Chevy Malibu could be added to the small-car
assembly line currently making the Pontiac Grand Am and the Oldsmobile Alero this
year, creating at least 1,500 jobs. At the same time, the Lansing Craft Centre is
scheduled to capture the production of the Cadillac Eldorado, saving 350 jobs and
adding 150 more. The Craft Centre would have probably closed without the Eldorado
project. Currently, the Craft Centre is assembling the GM electric car and the
convertible models of the Pontiac Sunfire and Chevy Cavalier. GM is also expected to
consolidate some of its machine tool rooms at the Motor Wheel factory site on North
Larch Street in north Lansing providing up to 300 jobs. The plant, built in the 1920s,
has been vacant for three years. Coupled with the planned start of the new Cadillac
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plant, the projects could temporarily add up to 4,000 workers to Lansing’s GM payroll
by 2002. However, the small-car assembly plant, currently producing the Alero and
Grand Am could close in 2004, bringing the company’s workforce back down to 13,000

workers.

TABLE II-12 - GENERAL MOTORS ACTIVITIES IN THE LANSING AREA

Plant Activities Employment
Craft Centre - West Saginaw: Delta | May build the Cadillac Eldorado Current: 350
Township replacing the Cavalier and Sunfire Potential: 500 (yr: 2000)
convertible models
Metal Fabricating Division - West Components for various models Current: 2,800
Saginaw: Delta Township
Delta Engine Plant - Canal Road: Engines production Current: 1,610
Delta Township
Service Parts Operation - Mt. Hope- | Warehouse and part distributors Current: 650
Waverly: Delta Township
Lansing Car Assembly -Williams - Alero and Grand Am; could get Chevy | Current: 3,100
Lansing Malibu but could be closed in 2004 Long-term could close in 2004
Lansing Car Assembly Body Plant- | Alero and Grand Am; could get Chevy | Current: 4,200
Lansing Malibu but could be closed in 2004 Long-term could close in 2004
Motor Wheel Plant -North Larch- Machine tools Current: closed
Lansing Potential: 300
New Cadillac Plant - Lansing Cadillacs Potential: 1,500

SOURCE: Various issues of the Lansing Srate Journal

The City’s manufacturing sector apart from General Motors has been lackluster as shown
in Table II-13. Based on an establishment-level data base of the City of Lansing
manufacturers compiled from the annual volumes of the Harris Industrial Directory from
1989 to 1998, there has been little net change in employment levels among the City’s
manufacturers excluding General Motors. During the period, 2,342 new jobs were created
by start-ups or firms moving into the City, and another 1,624 were generated through the
expansion of existing firms. Still, a nearly equal number of jobs were lost through
contractions and closures, leaving a net loss of 16 jobs. Firms employing less than 150
workers created a net 1,508 jobs, while the City’s larger manufacturers, excluding
General Motors, lost 1,524 jobs.

Most national studies agree that closure and contraction rates are fairly uniform across
metropolitan areas; it is the rate of employment growth due to start-ups and expansions
that separate high-growth areas from low-growth communities. A challenge facing the
City of Lansing economic development community is to enhance its business
environment for existing fledgling new manufacturers.
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TABLE Il - 13 - CITY OF LANSING EMPLOYMENT DYNAMICS IN MANUFACTURING 1989-1998

Employment Size Start-ups Expansions - |-~ Contractions - Closures Net
All 2,342 1,624 -1,228 -2,754 -16
Less than 150 1,942 1,283 =117 -1,000 1,508
More than 150 400 341 -511 -1,754 -1,524

(excluding General Motors)

SOURCE: Harris Industrial Directory, Calculations by the W.E. Upjohn Institute

Retail and Service Sector Trends
As discussed previously, the Tri-County Area has outperformed similar-sized

metropolitan areas in service employment growth. Its large health care industry and
robust business and professional services sector account for much of the “above trend”
employment growth in the service producing sectors. Enhancing the ability of the City
of Lansing to capture and/or retain its share of these high-growth sectors should be a
priority for its economic development effort. Unfortunately, there is very little data
available that can shed light on the City’s current share of the three-county service
sector. According to the /1992 Economic Census, 49.8 percent of the Tri-County Area’s
business services employment, 44.5 percent of professional employment, 40.9 percent
of health services employment, and 36.5 percent of personal services employment were
located within the City.

As more and more retail activities are conducted at “big box” retailers at suburban
locations, the City’s share of the Tri-County Area’s retail sector has been declining as
shown in Table II-14. The City’s share of total retail sales fell from 36.5 percent in 1992
to 31.5 percent in 1998 according to Sales & Marketing Management. The decline
occurred across all major retail sectors during the period.

TABLE 1I-14 - CITY OF LANSING SHARE OF TRI-COUNTY AREA RETAIL SALES

1992 1993 1994 1995 1996 1997 | 1998

Total Retail 36.5 373 36.7 33.0 30.6 29.8 |31.5
Food 30.3 30.6 27.1 26.4 25.9 244 |25.6
Eating and Drinking 36.8 37.2 37.6 30.8 29.2 29.0 (303
General 33.7 33.8 324 30.8 28.9 272|289
Merchandise

Furniture 60.3 60.7 59.6 50.3 479 473 |50.1
Automotive 46.3 46.3 453 38.5 34.2 334 (357

SOURCE: Sales & Marketing Management Survey of Buying Power
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Strengths and Weaknesses
To properly examine an area’s economic strengths and weaknesses, it is important to

know what businesses are looking for in a new site location. As shown in Table II-15,
highway accessibility and the availability of skilled workers are key ingredients,
followed by occupancy/construction costs and labor costs.

TABLE T1I-15 - KEY SITE SELECTION FACTORS (Percentage of Survey Respondents
Citing Factors to be Very Important or Important)*

Site Selection Factors 1992 1993 1994 1995 1997 1998
Highway accessibility 94.11 87.1 96.8 93.9 90.7 91.5
Availability of skilled labor 88.6| 88.8 919 87.9 84.4 88.0
Occupancy or construction costs 83.6| 85.5 87.3 90.2 85.5 85.7
Labor costs 90.3| 903 93.5 94.2 92.7 84.8
Avail. of telecommunication service 81.5] 80.7 87.0 80.2 83.5 82.0
Low crime rate 88.4| 86.6 87.2 86.6 794 81.3
Availability of land 819| 725 829 83.7 82.0 81.1
State and local incentives 86.8( 83.0 89.3 87.8 71.8 80.9
Energy availability and costs 83.7| 83.2 934 89.6 80.5 78.9
Environmental regulations 719| 774 88.2 86.5 71.6 78.6
Tax exemptions 88.4| 83.0 87.9 86.4 76.0 719
Nearness to major markets 79.0] 76.9 79.5 74.5 78.7 76.9
Low union profile 80.9| 759 80.1 82.8 774 75.0

* 1996 Data not available due to change in survey

SOURCE: Gambale, “1998 Annual Corporate Opinion Survey,” Area Development Site and Facility Planning,
December 1998 and back issues

Clearly, the Tri-County Area holds many advantages according to this checklist. First,
its location at the interchange of Interstate 1-96, 1-69 and U.S. 127 provides it with
immediate highway accessibility. The availability of skilled labor is a problem across
all communities in the Great Lakes region; however, Lansing Community College and
the Ingham County Intermediate School District work closely with area employers to
offer numerous training opportunities for individuals seeking to improve their skills or
retrain in new occupations. Occupancy or construction costs in the Lansing area are very
reasonable according to the data offered by the Lansing Regional Chamber of
Commerce. Cost per square foot of new or build-to-suit industrial space runs between
$4.75 t0 $5.75. For lower classes of structures, square foot costs drop as low as $1.50.
Moreover, the area offers “nearness” to the automobile industry, tax exemptions for
property and other taxes, and an aggressive local and state economic development
incentive program.
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On the downside, the area has above-average labor costs and a strong union environment
due to the presence of General Motors. Still, the area’s assets clearly outweigh its
liabilities.

Capital Choice, the economic development arm of the Lansing Regional Chamber of
Commerce, and the City of Lansing’s Economic Development Corporation lists 2,256

acres of developable land on their data base as shown in Table II-16, including nearly
240 acres in the City of Lansing. The listed parks offer a wide range of settings from
urban to very rural. Table II-16 also includes additional acreage within Lansing as

identified by City staff.
TABLE II-16 - INDUSTRIAL PARKS
Name Municipality Acres Zone
Combs Industnal Park Chariotte City 155.0 Heavy Industrial
Available land Charlotte City 0.7 Light Industrial
Total 155.7
Dansville Industrial Park Dansville Village 6.0 Light Industrial
Holt Road Site Delhi Charter Township 305.0 Light Industrial
Wieland-Davco Site Delhi Charter Township 45.0 Light Industrial
Holt Industrial Park Delhi Charter Township 1.0 Light Industrial
Total 351.0
Available land Delta Township 157.2 Light Industrial
Seventy-two acres on Millett Delta Township 72.0 Industrial
Land-SE Mt. Hope/Snow Delta Township 23.0 Light Industrial
Canal Rd. N of Al AutoParts Delta Township 17.8 Industrial
Vacant land Delta Township 9.2 Industrial
Rickle/Lanac Site Delta Township 1.0 Industrial
Total 280.1
M-78 Dnive in East Lansing City 30.0 Research
Midway Industrial Park Lansing City 41.0 Industrial
Midway Industrial Park Lansing City 6.3 Industnial
Midway Industnial Park Lansing City 6.0 Industrial
Cavanaugh Road Lansing City 15.0 Light Industrial
Jolly Road/Lansing Garden Lansing City 20.0 Light Industrial
Miller and Waverly Roads Lansing City 55.0 Residential*
Capitol City Blvd. Lansing City 20.0 Light Industrial
Airport Business Park Lansing City 15.0 Industnal
N. MLK Bivd. Lansing City 12.0 Industrial
Holmes Road Lansing City 12.0 Industrial
S.MLK Blvd. Lansing City 20.0 Industrial
Oakwood Industrial Park Lansing City 15.0 Industnial
MLK Blvd. Site Lansing City 23 Industrial
Total 239.6
*Targeted for manufacturing development in the City
Continued on next page
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Name Municipality Acres Zone
496 Business Center Lansing Township 12.0 Light Industrial
96-52 Super Site Leroy Township 375.0 Agriculture
Leslie Industrial Park Leslie City 42.0 Light Industrial
Jefferson Street Site Mason City [5.0 Light Industrial
Jerico Industrial Park Mason City 13.0 Light Industrial
Americhem Corp. Site Mason City 10.0 Light Industrial
Total 38.0
Karber Industrial Park Meridian Twp 13.0 Light Industrial
Forsberg land #1 Okemos CDP 11.0 Light Industrial
4444 Hagadorn Rd. Okemos CDP 10.0 Research
Total 21.0
St. Johns Industrial Park St. Johns City 110.0 Industrial
Stockbridge Industrial Park Stockbridge Township 45.0 Light Industrial
Jewett Road Site Vevay Township 166.0 Light Industrial
Vevay Industrial Airpark Vevay Township 55.0 Light Industrial
Vevay Office Airpark Vevay Township 28.0 Light Industrial
Hull Road Industrial Park Vevay Township 24.0 Light Industrial
Hayhoe Kipp Rd. Site Vevay Township 2.0 Light Industrial
Total 275.0
Webberville Industrial Park Webberville Village 154.0 Industrial
Williamston 1-96 Industrial Park | Williamston City 145.0 Light Industrial

SOURCE: Lansing Regional Chamber of Commerce

Employment Forecast
The Michigan Employment Security Agency forecasts that employment in the Tri-

County Area will grow by 15 percent, 33,220 workers, from 1994 to 2004. However,
manufacturing employment is expected to increase only 0.8 percent during the ten-year
period. Instead, employment gains are expected in the area’s service sector with retail
trade employment jumping by 20.4 percent, finance, insurance and real estate
employment up by 11.8 percent and service employment up by a robust 25.6 percent
during the 10-year period. On the downside, government employment was expected to
be down by 7.8 percent during the period.
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During approximately the same time period, 1996 to 2005, we forecast employment in
the City of Lansing to increase by only 3.4 percent (Table II-17). Employment in the
city manufacturing sector is expected to hold steady despite the expected employment
losses at General Motors City of Lansing facilities. Currently, approximately 7,200 of
the region’s 13,000 GM employees work in the City. While the City’s GM workforce
will increase by 1,500 workers with the 2004 opening of the new Cadillac plant, it is
likely that GM will close at least one line at its Lansing Assembly plants.

TABLE [1-17 - CITY OF LANSING EMPLOYMENT FORECAST: FULL- AND PART-TIME

Estimate Forecast
1996 2000 2005 2010 2015

TOTAL 116,287 117,297 120,226 121,809 123,305
Mining 139 121 111 100 90
Construction 3,614 3,506 3,645 3,738 3,832
Manufacturing 11,885 10,936 11,256 11,233 11,233
Transportation and Public Utilities 5,068 5,170 5,319 5,367 5,374
Wholesale Trade 5,126 5,229 5,361 5,496 5,635
Retail Trade 15,336 15,564 15,585 15,525 15,551
Finance, Insurance and Real 9,468 9,635 9,881 9,902 10,016
Estate

Services 35,742 36,951 38,324 39,239 40,196
Unclassified 212 217 234 241 247
Government 29,699 29,968 30,511 30,968 31,130

SOURCE: W.E. Upjohn Institute

Services-producing employment is forecasted to increase in the coming years but not at
the pace predicted by the Employment Security Agency for the Tri-County Area. From
1996 to 2005, service employment is expected to be up 7.2 percent and retail
employment up 1.6 percent. Government employment is expected to gain slightly
during the course of the forecast which is in disagreement with the near 8 percent drop
forecasted in the three-county area by the Employment Security Agency from 1994 to
2005.
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Conclusion
In its annual ranking of metropolitan areas according to the strength of their

manufacturing base, Industry Week placed the Tri-County Area in the middle of the pack
at 134th out of 315 areas nationally. While the magazine’s methodology has a bias
toward large metropolitan areas - nine out of the top ten including Detroit have
employment levels of greater than 1 million workers - it does come to the same general
conclusion as reached here; the Tri-County Area has not achieved its economic potential.
As discussed earlier, the Tri-County Area has many characteristics in its favor including
an excellent transportation system, a Great Lakes location, training and education
facilities, and an aggressive state and local economic development effort.

The Tri-County Area has experienced modest employment growth that has been
insufficient in stopping the out-migration of many of its residents. Although the area
enjoys an extremely low unemployment rate, this is due in large part to its modest
population gain. An area with lackluster employment growth can still witness a decline
in its unemployment rate if its population growth is even slower or negative. From 1992
to 1998, employment increased by a below par 7.8 percent, but the area’s population
increased by only 3.9 percent during the slightly longer 1990 to 1998 period. Thus, it
is not surprising that the area’s unemployment rate declined.

For the City of Lansing, the Tri-County Area’s below-average employment and
population growth brings the following challenges and opportunities:

e Sluggish employment growth makes it harder for individuals with weak
training and education background to succeed in obtaining higher paying
jobs. Job openings are fewer in a sluggish economy, and there are fewer
chances of moving up the ladder within a firm. This means that economic
conditions in the City’s more economically-distressed neighborhoods will
not be pulled up by the economy on its own.

e The Tri-County Area’s service sector is one of the few bright spots in the
area’s economy. Downtown locations offer face-to-face contacts and
access to many support services that cannot be found elsewhere. Lansing’s
downtown is a good business address. In addition, the City’s health care
industry centered around Sparrow and Ingham General Hospitals are still
strong employment growth centers.
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The City of Lansing’s economic outlook is bolstered by General Motors’ decision
to site its Cadillac plant next to its existing assembly plant near downtown.

Moreover, the new plant will bring with it a revolutionary approach to car
production which will encourage first-tier suppliers to locate in near proximity to
the plant. Both developments could bring employment opportunities to City
residents and indirectly raise housing demand.

The City’s economic growth is somewhat constricted by the lack of developable land
for manufacturing activities. It is interesting to note that in its annual report, Capital
Choice highlighted 23 development projects of which only 5 were in the City of
Lansing. Of the 2,256 acres of industrial sites listed in Table II-16 close to 240 acres,
or 10.6 percent, are in the City.

In addition, the continued move toward “big box” retail in suburban settings limits City
retail activities to speciality shops and eating and drinking places with the exception of
Frandor Mall. Finally, the City houses too many individuals that do not have the
training, education and/or experience to obtain and retain good-paying jobs.

Regardless of whether Lansing is viewed as a resource center, e.g. its labor force or as
a demand center in terms of retail and personal services revenue, the availability of
quality housing is a key factor to its success. A good housing stock and living
environment will help retain the City’s highly-skilled workers and, therefore,
enhance the City’s aggregate buying power.
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ANALYSIS OF SUPPLY
The City of Lansing’s housing market is constantly being jostled by changing supply and

demand factors. To obtain a firm understanding of the City’s housing market, supply and
demand conditions are examined separately.

Description of Inventory Methodology
In order to achieve a viable analysis of the current status of the City’s housing stock, an

on-site inventory of single family and duplex residential properties in key areas within
the City was conducted from April | to June 30, 1999. City of Lansing staff provided
source data, such as parcel maps and associated parcel data, and identified key areas to
be surveyed, in the form of target Census block groups. When the sets of targeted block
groups were completed, the City 1dentified auxiliary sets of block groups to survey.

Three tearns of two persons each conducted the survey. The teams imventoried homes
by dniving residential streets.or walking major streets, and entering housing conditions
into a computer database (Access 8.0, Microsoft Corp.). An overall score for each
residence was given based on a set of criteria outlined in Table III-1. The on-site
inventory identified the type of residential structure, the number of units within the
structure (if not single family), the location and extent of vacant developable parcels,
and the general condition of the housing unit. Consistency of scores between the survey
groups was maintained by performing random checks of inventoried residences. The
final inventory was then analyzed on both the parcel and block group level, using a
standard desktop computer G.I.S. package (ArcView 3.1, ESRI, Inc.). A depiction of the
software package can be found in Appendix A.

Restdential Parcel Inventory
One of the major objectives of the Lansing Housing Market Study 1s to establish a

comprehensive data base of all single family and duplex residential properties in the City
within older, more established areas. To accomplish that, a “windshield” survey of each
parcel in those areas was conducted to identify the conditions of specified components
of the residence. The Percent Poor Housing Condition Map in the Appendix D reflects
the relative status of the housing stock by Census Tract for the City for those residential
parcels inventoried. The following conditions for each residence were “scored” in the
inventory: Wall Structure and Surface Roof/Doors and Frame/Structure/ Chimney/Porch
and Steps/Garage/Gutters-Downspouts/Landscaping/Driveway/Junk. Total scores were
then broken out into ranges (e.g., 0-5, 6-12, etc.) and classified accordingly. The
resultant classification (ratings) are: Standard (good), Needs Maintenance (fair),
Deteriorating (poor), Substandard (very poor), Critical.
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TABLE [1)-1 - EXTERIOR SURVEY OF RESIDENTIAL STRUCTURES, C{TY OF LANSING

[nspection Criteria Score

Wall Structure/Surface

No detects 0

Minimum surface delerioration, lack of paint |

Broken, rolted loose, damaged areas of warped siding oc wall surface 2

Exwensive chipping. tlaking and deterioration, smali cracks or holes (minimal 4

Large cracks, holes, rouing, or missing materals 16

Bulging, crumbling or deflection of entire wall - needs total replacement 32
Roof Structure/Surface

No defects 0

Spots of rotted. broken or missing materials 1

Large area of roted, broken, aged or missing matenals 2

Needs tolal replacement of shingles, smalt holes, womn, deteriorating, roring 4

Large holes and/or missing roof supporls in ceriain areas 16

Severe deflection, buckling and sagging - needs exlensive repairs/replacement of suppors 32
Doors and Frames

No defects 4]

Loose, broken or missing glass or door panels and/or storm or screen doors. repair and/or replacement needed of enbre 2

door unit
Wiandows and Frames

No defects 0

Loose, broken or missing gfass pane, siorm window or screen, repair and/or replacement needed of entre window unit 1

{up o 25% of total number)

Repair and/or reptacement needed of entire window vni( (from 25-50% of total number) 4

Extensive repairs or replacement needed of entire units (over 50% of Lotal aumber) 8
Chimney

No defecis 0

8roken or missing maienals, open Joints 2

Tilting, leaning, out of plumb 4
Porch 2od Steps

No defect 0

Broken, rotting, deterioraling steps and Supports 2

Settling or uneven construction, sagging 3
Gutters aod Downspouts

No defects 0

Missing, chipped or peeling paint |

Needs replacement due to rusting, sagping, joint separaion, e1¢, 2
Garage/Outbuilding

No defects or no garage/ouotbuilding 0

Peeling, chipped paint on walls, or spots of rotted or missing roof cover, or inoperable/missing garage door 2

Any two ot the above defects 3

All three of the above listed detects 4
Landscaping

Neat, with grass or other landscaping material and fence (if ary) Ln good repatr 0

Overgrown with grass * or higher and/or fence in need of paint or leaning 2

Large areas of expased dirt and/or fence with broken, rotied sechioas; severe leaning 4
Driveway

Pavementasphalt in good repalr 0

Crumbling, pavement/asphall wilh farge cracks or sections missing 2

Gravel or dirt with ruts 4
Juok

No extenrior junk visible from street 0

Trash/Junk/inoperable vehicles visible trom street 3
RATINGS: 1 - Standard (good): 0-5 points 2 - Needs Maintenance (Fair): 6-12 points

3 - Deteriorating (poor): 13-25 points 4 - Substandard (very poot): 26-49 points 5 - Critical: 50+ points

SOURCE: Gove Associates/W. E. Upjohn Institute
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Description of Results

A total of 24,203 residences were inventoried for this study. The physical condition of
the vast majority of houses in the City were rated either Good or Fair (91.5
percent). Areas with greater than 15 percent of homes rated as Poor, Very Poor or
Critical condition were primarily concentrated in the central and northeastern block
groups of the City (Map IIl-1). These areas roughly correlate to the older portions of
Lansing, with an older than average housing stock. The newer housing stock in the
south and southwest is generally in Good or Fair condition.

Map III-1 also shows a generalization of the results of the housing inventory completed
for the four Wards within the City of Lansing. This map shows the greatest proportion
of housing units in poor condition are located in Ward 1, with between 15 and 30 per-
cent of the housing units in Ward 1 in poor condition. Following Ward 1 housing units
in poor condition
is Ward 4 with S
to 15 percent of

the total housing
stock. The south-
em two Wards
(Wards 2 and 3)
have scattered
areas of poor
housing. These
two Wards have
between 0 and 5
percent of their

total housing colonial Village Homes
units in the poor

condition category. Understandably, each Ward has areas where housing is in good
condition while others are not in good condition. Map III-1 shows that the northern half
of the City has a greater concentration of housing units in poor condition, while the
southern portion of the City has fewer housing units in poor condition.
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MAP lII-1.  LANSING HOUSING INVENTORY:
Percentage of houses in poor, very poor or critical condition
by block group and ward.
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There 1s a correlation between the condition of the housing stock and tenure. In general,
the higher the percentage of rental housing in a block group, the poorer the condition of
housing. Map [II-2 shows the overall condition of housing units by block group and
ward, and the proportion of rental properties by block group. Residential rental property
is highly clustered in the central region of the City and along major transportation
corridors. Areas on the periphery of the City have higher percentages of home
ownership. Housing condition (shown as the small “pie charts” on the map) appears to
be dependent upon the percentage of rental housing within an area. Areas with a high
percentage of rental housing tend to have poorer housing-conditions. In general, housing
conditions are better in areas where population is growing. This may reflect the
construction of new homes or the rehabilitation of existing structures. Only single family
and duplex units were inventoried, and it appears that the relatively large proportion of
single family rental uruts has a deleterious effect upon the City’s housing stock.The
obvious solution is to promote the transition of these units from renter-occupied
to owner-occupied.

g

Eureka, Eighth and Pennsylvania
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MAP Ili -2. Percent of Rental Property vs. Housing Condition
by Block Group and Ward
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Type (Multiple/Duplex/Single)

The COity of Lansing offers a wide variety of housing types, as classified by the
Assessor’s parcel database. Over 85 percent of parcels in the City are for residential
uses, with 78 percent used for single family and 7.2 percent for multiple family. The
multiple family properties in Lansing are located throughout the City, but large multiple
family complexes are particularly abundant in the downtown area and the southern third
of the City.

Income and Subsidized Housing in Lansing and the Tri-County Area (Fair Share)
The Fair Share concept is predicated upon the need to provide affordable housing in a

comumunity in accordance with the proportion of limited inrcome households within the
region that community contains to ensure that each communicy supplies its relative “fair”
share of the region’s subsidized housing.

The inequitable distribution of housing for households with limited incomes that require
some type of assistance or subsidy to help pay for shelter costs has been a concern
histonically in many urban cornmunities. The Mt. Laurel, New Jersey ruling by the New
Jersey Supreme Court in 1983 that all municipalities in the state must build their “fair
share” of affordable housing, was thought to have implications for ensuring fair share
distnbution of housing in other parts of the country. Although that ruling has not applied
to communities outside of New Jersey, it has set a general precedent that the
U.S. Supreme Court could potentially apply to other states.

Household Income
The purpose of this section is to identify the regional proportion of subsidized housing

units in the City of Lansing relative to the proportion of the City’s limited income
households within the Tri-County Region.

Income plays a vital role in assessing the housing needs for a region, as the quality and
type of housing one can afford is based on available income. Recent 1998 estimates
show an increase in the median household income for Lansing and the Tri-County area
to be between 21 percent and 25 percent.

Under federal guidelines, subsidized housing is intended to serve those households
whose incomes are 60 percent or less than the median household income of the County.
The Area Median Income is the current median income used by the Michigan State
Housing Development Authority (MSHDA), as determined by Housing Urban
Development (HUD), to identify the eligible incomes to qualify for a MSHDA
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subsidized housing unit.! The Low Income Housing Tax Credit program (through
MSHDA) stipulates that annual household incomes must not exceed 60 percent of the
Area Median Income, adjusted for household size.

Lansing is classified as an eligible “distressed area” by MSHDA, based upon its
designation as a Neighborhood Enterprise Zone. To qualify, the City had to meet at least
three out of six critenia. The three critena the City met were: a population of 10,000 or
more, 2 City income tax, and a housing stock of which 60 percent or more were built
before 1960. Lansing also qualifies for MSHDAs Direct Loan program in which at least
20 percent of the units must be made available to households earning incomes at or
below 50 percent of median income, an additional 10 percent of the units in a project are
to be made available to households with incomes at 30 percent or less of the area median
income, with the remaining 70 percent of the units not being income restricted. For
purposes of identifying the Fair Share status of Lansing, 60 percent of the Area Median
Income is used as an average to calculate the number of eligible lirnited income
households in the City and the Region,

TABLE IlI-2 - MEDIAN INCOME PER HOUSEHOLD FOR LANSING AND TRI-COUNTY AREA

Median Median |% Increase Area Median
County | Income 1990 [Income 1998 [1990-1998 |Income 1999 (HUD)
Lapsing $26,825 334,082 21 $53,600
Ingham $30,162 340,525 25 $53,600
Clinton $36,180 $48,541 25 $53,600
Eaton $35,734 346,561 23 $53,600
Tri-County Area $34,025 43,091 21 $53,600

SOURCE: 1990 Census; Claritas Data Services; MSHDA Income Limits and Maximum Rents
(1/27/99),Gove Associates Inc., Upjohn Institute

With low-moderate income status determined as 60 percent or less of the median income
for a given area, Table [1I-3 shows the estimated nurnber of households which are at or
below 60 percent of the median household income level for 1999 and the percentage of
total households within that income category. The household income categories for each
jurisdiction are based upon the average household size for that jurisdiction. Using an
estimated median household size of 2.49 persons (which is the estimated median size for
1999 for Lansing), the qualifiable (60% of median) household income is $27,298.

The HUD income estimates are national beachmarks and do not necessarily reflect actual income levels in
specific metropolitan areas.
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TABLE [11-3 - 60 PERCENT OF MEDIAN HOUSEHOLD INCOME FOR 1999

60% of Area % of Total % of Total
Median Households in| Households in
[ncome |Households|  Total Jurisdiction | Tri-County Area
(HUD)  |Below 60% |Households | Below 60% Below 60%
Lansing $27,298 20,877 50,765 41.1 38.6
Ingham (outside $27,966 17,222 55,373 311 31.8
of Lansing)
Clinton $27,966 5,941 23,126 257 11.0
Eaton (outside of $28,602 10,036 36,544 27.5 18.6
Lansing)
Tri-County Total| $27,901 | 54,076 | 165,808 32.6 100.0

SOURCE: 1990 US Census; Claritas Data Services; Gove Associates inc. 1999

In 1998, within the City of Lansing there were an estimated 20,877 households below
60 percent of the median income, comprising 38.6 percent of the limited income
households for the entire Tri-County area. Lansing also has the highest proportion
(41%) of limited income households in its jurisdiction than any of the other units of
government. Closely related to income and status s subsidized housing. Subsidized
housing is essential to allow limited income households to have access to fair and equat
housing.

Subsidized Housing
The amount of subsidized housing, in particular the number of subsidized units within

the City in comparison to the number of subsidized units in the Tri-County Area, is
outlined below. Subsidized housing in the area is operated by several public housing
agencies including the Michigan State Housing Development Authority, Rural Housing
Services (USDA) and the Department of Housing and Urban Development. Individual
housing complexes which rent to low income or elderly individuals are only eligible for
federal tax subsidies (e.g. tax credits) for a maximum of 20 years. However, at the end
of each 20 year term a housing complex may apply for an extension to accept federal
subsidies for an additional 10 to 20 years.

Table ]1I-4 indicates that in 1998 there were 22 subsidized housing complexes within the
City of Lansing contaimng 2,583 housing units. [f these numbers are compared with the
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surrounding counties, Lansing leads in terms of the number of subsidized housing
complexes and has about twice the number of subsidized housing units as any of the
surrounding areas outside the City.

TABLE II1-4 - TOTAL SUBSIDIZED HOUSING COMPLEXES AND UNITS

#of Total # of | % of Total Households in | % of Total
Complexes | Units | Jurisdiction Below 60% Region
Lansing 22 2,583 41.1 49.6
Ingham (outside Lansing) 13 1,350 31.1 25.9
Clinton 8 328 25.7 6.3
Eaton (outside Lansing) 16 945 275 18.2
Total Tri-County 59 5,206 32.6 100

SOURCE: Michigan State Housing Development Authority; Gove Associates [nc.,
Upjohn Institute 1999

Lansing contains 49.6 percent of all subsidized housing units within the Tri-County area,
followed by Ingham County outside of Lansing (25.9%), Eaton County (18.2%), and
Clinton County (6.3%). Subsidized housing units make up only a small fraction of the
total housing units for each of the smaller indtvidual municipalities in the Tri~-County
Area.

The estimated 1999 housing count for the Tri-County area exceeds 157,000 units. Table
II1I-5 shows the distribution of housing units for each junsdiction. In 1990 the U.S.
Census reported 53,919 housing units in Lansing, and in 1995, according to the City's
Consolidated Housing and Urban Development Plan, 6,500 of those units, or 12 percent,
were subsidized or assisted units. In the surrounding counties the percent of the total
housing units which are subsidized varies greatly. [n Ingham County 1.2 percent of all
housing units were subsidized, Clinton County had 1.5 percent of all housing units
subsidized and in Eaton County 2.7 percent were subsidized.

TABLE III-5 - HOUSING UNITS AND PERCENT SUBSIDIZED (1999)

Housing % of Total Units in | % Subsidized
Units Tri-County area in Jurisdiction
Lansing 53,881 24.6 12.0
Ingham County (outside Lansing) 54,623 49.6 (.2
Clinton County 24,108 9.6 [.5
Eaton County (outside Lansing) 35,517 16.2 2.7
Tri-County Area 157,133 100.0

SOURCE: Claritas; Gove Associates Inc., Upjohn Institute 1999
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With a limit to the length of time housing complexes can be federally subsidized, it is
expected that the number of federally subsidized housing units will change as multiple
family complexes reach the end of their eligibility. Many of the complexes referred to
in Table I[I-4 as subsidized housing complexes wall no longer be ehigible to receive
federal subsidies in the next 5 to 10 years. It would be expected that as one complex
becomes ineligible a different complex would be there to pick up the slack; however as
of June 1999 there were no additional subsidized housing projects being constructed and
not one of the 59 existing housing complexes has applied for an extension to continue
accepting federal subsidies. Owners of those subsidized projects may see little or no
advantage in applying for an extension of subsidy status because subsidized housing
requires a "cap” on the rate of return on investment for the owner/investor. Such
constraints can be lifted after the 20 year period and the development can accept market
rents, thereby ncreasing the net annual derived income for investors. On the other hand,
if the market is such that the apartment development, which was constructed with limijted
amenities in the first place to qualify for subsidized status, cannot compete with more
luxurious apartments, it may be advantageous to request an extension. At minimum, the
demand for such housing typically ensures a reasonable occupancy rate and a relatively
secure, although smaller, net income. Extensions to continue accepting federal subsidies
must be filed 60 days prior to their ending date. Therefore it is difficult to make any
determinations as to what the future distribution of subsidized housing will look like for
Lansing and the Tri-County Area.

This analysis does not reflect units in manufactured home parks which typically house
limited income residents. However, the City contains 13 mobile home parks with 2,706
sites, while the balance of the Tn-County area has 37 parks containing 5,200 sites.
Lansing, therefore, has 34 percent of all mobile home sites in the Tri-County area, which
is slightly lower than the City’s 38.6 percent proportion of limited income households
for the area. Combining subsidized multipie family units and manufactured home park
spaces, Lansing houses 5,289 units/spaces, or 40 percent of the Tri-County area’s 13,112
total units/space, which is close to reflecting the City’s relative proportion (38.6%) of
the area’s Jimited income households.

Conclusion
The City of Lansing contains almost 39 percent of those households in the Tri-County

area which are at or below 60 percent of the median household income for 1999, while
the three counties outside the City combined make up the remaining 61 percent of
limited income households. If the number of households at or below 60 percent median
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income status is compared to the number of subsidized housing units for the City and the
Tri-County area, the numbers do not correlate as expected. Since the City of Lansing
houses 39 percent of the households earning 60 percent or less of the area’s median
income, it would be assumed that Lansing would also contain 39 percent of the
subsidized housing units. However in 1999 the City of Lansing contains 49.6 percent
of the subsidized housing units for the entire area. While this is not a substantially
disproportionate allocation of subsidized housing refative to the households such housing
is intended to serve, it does show that the City does bear more than its share of the
supply of subsidized housing.

Public Agencies

Several nonprofit housing agencies in Lansing have been very active in making
opportunities available for low to moderate income families to become homeowners.
Agencies such as Ferris Development, Habitat for Humanity, the Franklin Street
Cornmunity Housing Corporation, and the Greater Lansing Housing Coalition have all
successfully provided dozens of low to moderate income families the chance to fulfill
the American dream and to become homeowners.

With the City’s assistance, these agencies either build new homes or rehabilitate older
homes which they sell to select families with the goal of increasing home ownership
within the City, while adding value to the homes in the neighborhoods, stability to the
community overall and allowing families to have a fresh start on life through home
ownership. Each individual agency is making a positive impact on the neighborhoods
through the development of new homes or the rehabilitation of older homes.

These agencies have constructed or rehabilitated more than 120 homes between 1991 and
1998. The homes were then sold or rented to low-to-moderate income families. Each
individual organization has had varying degrees of positive impact on the City through
the number of units and areas where these units were made available. Habitat for
Humanity has assisted 37 different families to become homeowners since 1991. These
homes are located throughout the City and the composition of the families which
acquire these homes is quite diverse. The Greater Lansing Housing Coalition (GLHC)
has made 57 housing units available for rent or for sale since 1991. The 1998 production
report for the GLHC indicates that 13 homes were sold and 9 additional homes had been
acquired and were under construction for future sale or rent. The Franklin Street
Community Housing Corporation (FSCHC) has rehabilitated and sold 7 single-family
homes and made 6 homes available for rent which contain a total of 11 rental units. The
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housing structures made available by FSCHC vary in size and in the number of units
each contains, some of the buildings were single family homes while others were
duplexes or triplexes with each unit having between | and 3 bedrooms. Ferris
Developraent focused on 5 sites in 1998 and they were targeting an additional 4 sites for
future development.

With private donations, federal grants, and other funding sources, the efforts to provide
low to moderate income families in the City of Lansing with the opportunity to become
homeowners has been made easier by these organizations and others like them. The
homes made available have helped in providing stability to the neighborhoods and
increasing the value of the homes. The continued efforts of these organizations and
others like them will allow for additiona) families to have the same opportunities to
become homeowners in the future and improve the heighborhood and community.

The City of Lansing Annually receives funding through three Federal Housing
Programs, Comimunity Development Block Grant (CDBG), HOME Investment
Partnership (HOME) and Emergency Shelter Grant (ESG). The City currently carries
out or sponsors fourteen (14) housing improvement programs either independently, as
in the case of homeowner rehabilitation, historic preservation and rental rehabilitation
programs, or in partnership with nonprofit housing corporations, as in the case of
rehabilitation/purchase, down payment assistance programs and other rental or horme
ownership initiatives. The City is also a partner with the Michigan State Housing
Development Authority (MSHDA) in implementing their programs.

Over $2 million of Federal funds received annually by the City are budgeted for housing
programs, an amount that leverages millions of dollars of other public and prvate
investment to improve housing and neighborhoods in the City. Over 500 low and
moderate income households benefit each year from these programs.

Fair Housing

The City of Lansing’s Fair Housing Ordinance was adopted by Lansing City Council on
March 10, 1986 and is administered by the Human Relations and Community Services
Department.

Code Enforcement/Compliance
It 1s the responsibility of the Code Compliance Division to maintain, improve and

upgrade Lansing neighborhoods by keeping the premises from junk, bhght, trash and
unsightly vehicles.
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Local ordinances require that owners and occupants:
«  Must maintain the premises in an orderly and safe manner.
* That Landlords must fix and maintain their rental properties. (In 1987, City of

Lansing City Council amended the Housing Code to include inspection and

registration of all rental properties)
+ Maintain yards - if the grass and weeds have growth beyond eight (8) inches on

private property the City will cut the lawn and bill the owner for the services.
= Do not run an unauthorized ‘“business” out of their residence.
«  Can be issued Civil infraction citations for non-compliance. Fines may be imposed,

and court appearances may be requiced by Lthe City.

Planning/Zoning
Zoning primarily controls how property may be used, and where structures may be

placed on the property. The laws are designed to allow owners reasonable use of their
land, while protecting the rights of the neighborhood and the community.

Community Development
In the past year the City of Lansing has rehabilitated over 200 homes from funding made

available through the Department of Housing & Urban Development (HUD),
Community Development Block Grant (CDBG) and HOME programs. The following
programs provide low and moderate income city residents low interest loans to upgrade
their housing conditions.

Housing Rehabilitation for Targeted Areas and Citywide
A household may qualify for the loan or grant programs if the following requirements

are met:

1) They must live in the home, and not use it for rental purposes,

2) The home must not be located in the floodplain,

3) The house payments, house insurance and property taxes must be paid up to date,
4) The total household income may not be greater than specified income guidelines.,

CDBG Single Family Rehabilitation Programs: If all of the above
requirements are met, a household could qualify for a 0% interest loan that does
not have to be repaid as long as the household lives in the home. Eligible repairs
must be code related for structural, plumbing, mechanical, and electrical
including repairs for secunty reasons and weatherproofing. The cost of repairs
must be approved by the City’s Development Office. Additions, new garages,
or swimming pools are not eligible.
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Home Rehabilitation: To participate in this loan program a household must
meet the same requirements for single family rehab and the property must meet
the HOME selection criteria estabhished by the City.

If all of the above requirements are met, the household could qualify for a loan
to fix the home. Fifty (50) percent of the loan is forgiven over a period of ten
(10) years and the remaining 50% will be a 0% interest loan that does not have
to be repaid as along as the household lives in the home. The entire home must
meet Housing Quality Standards once the rehabilitation has taken place.

Rental Rehabilitation Programs
To be eligible for this program:

« Fifty-one percent of the square foot area must be for residential rental (50% for
duplex).

+ Rent must be within the Fair Market Rents (FMRs) as established by HUD.

+ The property taxes must be paid up to date on all the owner’s properties located in

the City.
¢+ Structures located within the 100 year floodplain are ineligible.
+ The tenant’s total household income must qualify as indicated under each program

description.
¢+ There are no limits on owner’s income eligible.

Rental Rehabilitation: Under this program, the initial tenant’s total household
income may not be greater than specified income guidelines. This is a fifty (50)
percent matching found program with ten (10) percent interest.

HOME Rental Rehabilitation: The inifial tenant’s total household income may
not be greater than the specified guideline, based upon family size (date in effect
1-27-99).

Historic Preservation/Rehabilitation Program: The City of Lansing is now
offering financial incentives for the protection, retention and improvement of
hustorically significant residential units, Community Development Block Grant
(CDBG) funds are being utilized for this program. as well as State of Michigan
incentives.

City of Lansing Bousing Markel Study 1n-15



SECTION 11 Lansing Housing Market

Improvements atlowed under this program include:
1) Exterior improvements in keeping with the Secretary of the Interior’s

guidelines.
2) Some remedial actions may be prescribed for exterior comportents of the

structure by the Lansing Historic District Commission.
3) Work must be done by a contractor licensed by the State of Michigan.
4) Qualified property owners may do work themselves (abor costs excluded),

but must request approval early in the application process, and before any

work begins.
S) Work will begin upon receipt of Development Office written commitment,

or executed proceed to work notice.

Tax incentives are available for restoration and renovation, interior and exterior,
under state and federal programs. A 1999 state law created tax incentives, for up
to 25 percent of eligible costs, for upgrading done in legally established local
historic districts.

Weatherization Program
Applicants could qualify for a grant up to $2,000 maximum assistance for weatherizing

their owner-occupied hore.

Energy Fitness/Lead Hazard Analysis
These programs address the energy efficiency and weatherization needs of low/moderate

tncome households, and assess lead hazards in homes occupied by low/moderate income
bouseholds by providing educational and technical assistance, conducting energy
monitoring and conducting lead risk assessments.

MSHDA'’s Property Improvement Programs (PIP)
The City in partnership with the Michigan State Housing Development Authority

(MSHDA) in providing low interest loans for owner-occupied and rental properties.
Owner-Occupied Homes. Under this program:

»  The maximum combined income of all adults in the household 1s $43,575.
+ The home must be at least 20 years old, unless it is made barmier free, has

improved energy efficiency, or correct health or safety hazards.
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Rental Properties: This is a low cost improvement for owners of smal) rental
properties. To be eligible, an applicant must be:

*  An indjvidual property owner or a MSHDA approved nonprofit corporation

owner of a 1-4 unit rental property,
The gross rents on the units do not exceed MSHDA'’s moderate cost

guidelines for the community,
There are no income imits for borrowers, who must be a reasonable credit

nisk, and are able to repay the loan, and
s+ The building is at least 20 years old, unless made barrier free with improved

energy efficiency, or corrected health or safety hazards.

Lansing Neighborhood Housing Corporation

The Lansing Neighborhood Housing Corporation (LNHC) is 2 Michigan, not-for-profit
corporation that was created in October 1993. It provides financing for nonprofit housing
developers that identify single family residential properties in the City of Lansing that
are in need of rehahilitation for resale to low/moderate income persons with families.

Membership includes eight local banks, the Credit Bureau of Great Lansing, the
Appraisal Institute - Mid Michigan Chapter, local title companies, and the City of
Lansing in a ex-officio capacity. All time is volunteered by member organizations.

Down Payment Assistance and Housing Counseling
Down payment assistance, and housing counseling is available through the Ferms
Development. It provides Emergency Shelter Hot Line, Rental Assistance, Home
Ownership Programs and Home Maintenance Classes.

Employee Assisted Housing Program (EHP)
With LISC’s assistance, the Housing Resource Center (HRC) is developing a new

Employee Assisted Housing Program (EHP) to help families purchase and rehabilitate
homes in designated CDBG areas of the City. Sparrow Hospital, Ingham Regional
Medical Center, and the Board of Water and Light are supporting this initiative through
LISC with contributions.

Lansing Home Ownership Program (LHOP)
LHOP has designated two sections in the City of Lansing. One on Lansing’s north side

and the other is on Lansing’s south side. First and second mortgages are provided that
allow low/moderate income buyers to purchase and renovate the home of their choice.
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In some cases second mortgages are forgiven over a period of time. This program allows
qualified buyers to purchase and rehabilitate their homes before moving in.

When rehabilitation is complete the property must meet atl City of Lansing
Rehabilitation Standards, as designated for the LHOP program.

Historic Preservation/Rehabilitation
Tax incentives are available for restoration and renovation, interior and exterior, under

state and federal programs. A 1999 state law created tax incentives, for up to 25 percent
of eligible costs, for upgrading done n legally established locai historic districts.

Housing Type and Trends by Number of Bedrooms
One of the most significant atiributes of a housing unit that impacts the selection of that

unit by 2 householder is the number of bedrooms. The size of the housing unit, as
determined by the number of bedrooms is both a supply and a demand factor in the
“economics of housing.” It is a supply factor in that the availability of housing by
bedroom size (number of bedrooms) is a key characteristic of the housing stock in any
community. On the other hand, the size of the household and/or the latest market trends
regarding bedroom size will determine the attractiveness of any particular unit to 2
potential buyer or renter.

The viability of the City of Lansing as a residence of choice is enhanced if its housing
stock conforms to the characteristics of the households within the greater housing market
area (the Tri-County Area). Even more importantly, the City’s housing stock should be
in line with the charactenstics (at least in terms of bedroom size) of the immediately
surrounding suburban communities that are offering the types of dwelling sizes the
market is demanding and are growing in population and housing starts.

The following distribution of housing units by bedroom size existed within the Tri-
County Area in 1990. It excludes housing units that contain no bedrooms (efficiencies

and lofts):
TABLE [I-6 - PERCENT HOUSING DISTRIBUTION BY NUMBER OF BEDROOMS (1990
Number of Bedrooms [ Ome | Two [ Three | Four [ Fivet
Tri-County (excluding Lansing)
Total 10.1% 27.6% 42.3% 16.7% 3.4%
Owner [.2% 17.8% 54.7% 22.1% 4.2%
City of Lansing
Total 17.3% 33.7% 37.0% 10.5% 1.6%
Owner 3.0% 24.8% 53.5% 16.3% 2.3%

SOURCE: U.S. Census of Housing STF 3A
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Table III-6 indicates that, in general, both the region outside the City and the City of
Lansing contain a housing stock that is 70 percent two and three bedroom. However,
owner-occupied housing in the region outside of Lansing tends to have a higher
proportion of three and four bedroom homes and a lower proportion of one and two
bedroom units than the total Tri-County stock. This in effect means that rental housing
within the Region tends to be oriented toward one and two bedroom units, which is to
be expected since the total stock also contains apartments. The City of Lansing has an
even higher proportion of one and two bedroom units and a lower proportion of three,
four and five bedroom housing than the outlying market area. The combined proportion
of two and three bedroom units in the City is, however, within the same 70 percent range
as the market area.

Among owner-occupied units, the City’s distribution of housing by number of bedrooms
is fairly similar to the Tri-County area. Lansing does, however, tend to have relatively
more owner-occupied housing with fewer bedrooms than does the Tri-County area.
Approximately 28 percent of the City’s owner-occupied housing consists of one and two
bedroom units, compared to 20 percent for the Tri-County area. Conversely, 72 percent
of Lansing’s owner-occupied stock consists of housing of three or more bedrooms, while
80 percent of the market area’s stock has similar characteristics. In essence, while
Lansing’s housing stock is generally similar to the housing stock of the surrounding
area, the City tends to have smaller housing units (in terms of the number of
bedrooms) than those that are available in the broader market.
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In the remainder of the City, one bedroom units make up a small portion of the housing
stock, except for those sections of the City near the southemn perimeter on the east side
of Lansing north of Jolly Road and west of [-96 as well as the area bordered by 1-496 on
the south, Cedar Street on the east, Washington Avenue on the west and Miller Road on
the north.

Most of the one bed-room units in these areas are in multiple famtly (apartment) com-
plexes. The concentrations of one family units in the various Block Groups in the City
range from O percent to 60 percent.

Two bedroom units are common throughout Lansing, with the largest concentrations of
those units in the southern portions of the City and the smallest concentrations
surrounding the central business district. Concentrations of two bedroom units within a
Block Group range from 0 percent to 68 percent.

Three bedroom units within the City comprise the single largest housing type and are
most predominant in the northen and southern sections of the City and least
predominant immediately adjacent to the downtown area. These units make up anywhere
from 5 percent to 83 percent of the Block Groups in which they are located. They are
more likely to be located in newer single family subdivisions.

Map [1I-3 highlights the location of units by bedroom size according to the actual count
of units over a specified number by Block Group. This map shows areas that contain
more than 300 one bedroom units, 300 two bedroom units, 300 three bedroom untts and
100 four+ bedroom units. These represent those areas of the City where these types of
units are predominant within defined Block Groups. For the most part, one bedroom
housing is likely to be found in areas where apartments are the primary housing type.
Exceptions are the Block Group off of Grand River Avenue between Delta River Drive
and N. Waverly Road, and the Block Groups generally southwest of the Capitol complex
around what is commonly known as the Seven Block Area as well as Waverly Road
between Jolly Road and Holmes Road. Those areas also have a high number of three
bedroom units. Two bedroom housing, in terms of number of units, is most predominant
in the northwest corner of Lansing between Grand River Avenue and Willow Street.
These units, which are also located west of Sunset Avenue, and in the northeast, west
central and southern sections of the City, comprise a good portion of the overall housing
stock. The largest numbers of three bedroom housing units are, in many instances, ocated
in the same Block Groups as the largest number of one or two bedroom units.
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MAP [1i-3 NUMBER OF BEDROOMS BY BLOCK GROUP AND WARD
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Again, this is pnmarily a factor of the larger sizes (areas) of these Block Groups. Areas
containing 100 or more four and five bedroom units are also depicted in Map 111-4.
These are predominantly located in the southern and westem portions of Lansing, where
more expensive or newer housing development ts located.

The size of the homes within each of the four Wards is shown in Map I1I-3 by the
number of bedrooms it has. Figures III-1 and II[-2 show the proportion of homes with
a gaven number of bedrooms. Map II1-4 shows that Ward 3 has the greatest proportion
of homes with five bedrooms as well as large proportions of homes with three and four
bedrooms. Ward 2, while having a smaller proportion of homes with five bedrooms, has
a large proportion of homes with three and four bedrooms. In Ward 4 those homes with
one, two and three bedrooms are all represented by nearly the same proportion, while
those homes with four and five bedrooms are a much smaller percentage. Ward 1 has
the greatest proportion of homes with two bedrooms than do the other Wards, and also
a significant proportion of three bedroom homes. Ward 1 had about the same proportion
of homes with one and four bedrooms, while there are a smaller number of homes
having five bedrooms.

According to a Housing Market Study completed in 1997 by Commuaity Targeting
Associates, the City’s inventory of multiple-family rental housing complexes
(apartments) contained a mix of 47 percent one bedroom, 38 percent two bedroom and
14 percent three bedroom units. While the proportion of two bedroom apartments reflect
the City’s average, the proportion of one bedroom apartment units is substantially higher
and the proportion of three bedroom apartment units is substantially lower than the
overall mix of corresponding units within the City, as reflected in Table 1I1-7.
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Comparison of Bedrooms Between City and Surrounding Jurisdictions

Those jurisdictions surrounding Lansing and which have experienced the relatively faster
pace of growth over the past decade are in effect the City’s chief competition for
attracting new residents and maintaining existing households. There are a number of
factors that a household considers when making a decision about a particular type of
dwelling, and those have been described in this Study. One of those is the number of
bedrooms within the unit, which 1s typically a factor of the size of the household.

To establish a comparison of both the composition of housing units by number of
bedrooms and the change (trends) in those units over time, housing data for surrounding
communities was compiled and compared to housing by bedroom size for the City of
Lansing. Those communities consist of: Bath Township, Delhi Township, DeWitt
Township, Deita Township, Lansing Township, Meridian Township, Windsor Township
and East Lansing. These are, for the most part, newer “urban fringe” communities where
residential development has been relatively active and which are attracting new
households. Table IIT-7 displays the number and percent of housing units by number of
bedrooms for those “urban fringe” communities as a whole and for Lansing for 1980 and
1990, and the net gain or loss among each type of unit by bedroom size during that
period for the “urban fringe” communities and for Lansing. This data is graphically
depicted in the bar chart in Figure II-1 and Figure I1I-2.
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TABLE Ili-7 - AREA HOUSING CHARACTERISTICS BY NUMBER OF BEDROOMS (% OF TOTAL)

Number of Bedrooms
Year Tenure 1 2 3 4 5+ Total
1980 |“Urban Fringe™
Owner 2.5 221 49.8 212 4.4 100.0
Total 17.0 328 335 13.4 33 100.0
Lansing
Owner 3.6 28.3 499 15.6 25 100.0
Total 17.5 353 35.0 10.4 1.7 100.0
1990 |“Urban Fringe”
Owner 1.0 18.9 53.3 23.1 3.7 100.0
Total 15.0 31.0 36.2 14.9 2.8 100.0
Lansing
Owner 3.0 24.8 535 16.3 2.3 100.0
Total 17.3 336 37.0 10.5 1.5 100.0
Change Number | Number | Number | Number | Number | Number
80-90 |“Urban Fringe” (%) (%) (%) (%) (%) (%)
Owner -333 +190 +4102 | +1867 -6 +5,820
(-5.7) (+£3.3) | (#70.5) | (+32.0) (0) (+20.2)
Total +1581 +1880 | +4609 | +2069 272 +9,867
(+16.0) | (+19.1) | (+46.7) | (+21.0) | (-2.8) | (+19.5)
Lansing
Owner -189 -1140 +677 +101 -84 -635
(-18.4) | (-14.2) | (¥+4.8) (+2.2) | (-1L.7) (-2.2)
Total +224 -204 +1679 +217 =20 +1896
(+2.5) (-1.1) (+5.4) (+4.1) (-2.4) (+3.7)
SOURCE: U.S. Census 1980, 1990 STF 3A
1n-25
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FIGURE -1 - AREA HOUSING CHARACTERISTICS 8Y NUMBER OF BEDROOMS: {980

PERCENT OF TOTAL

|| "URBAN FRINGE" TOTAL
] “URBAN FRINGE" OWNER

NUMBER OF BEDROOMS

B LANSING TOTAL
B LANSING OWNER

FIGURE [it-2 - AREA HOUSING CHARACTERISTICS BY NUMBER OF BEDROOMS: 1990

!

L
]
e
L

A
7
P

| "URBAN FRINGE" TOTAL
I “URBAN FRINGE” OWNER

NUMBER OF BEDROOMS

B LANSING TOTAL
B LANSING OWNER

City of Lansing Housing AMarket Study

n-206



SECTION I Lansing Housing Market

Table I11-7 indicates several conditions and trends. The composition of the housing stock
by bedroom size in the surrounding “urban fringe" is oriented more toward units of four
or more bedrooms than Lansing, which has a slightly higher proportion of one and two
bedroom unuts. Table I11-7 also shows that owner-occupied housing in both areas tends
to contain a larger percentage of three, four and five bedroom units while rental housing
tends to be skewed more heavily toward one and two bedroom units. Three bedroom
housing tends to be relatively consistent between the two areas, with a comparable
increase in the proportion of owner-occupied three bedroom units between 1980 and
1990 for both areas.

During the decade of the 1980s, the “urban fringe” communities realized a combined net
increase of almost 10,000 units, or 19.5 percent of the housing stock, while the City
gained almost 2,000 units, for a net increase of 3.7 percent. The majority (59%) of those
units built during that period in the “urban fringe™ communities were owner-occupied.
Of those, the largest increase occurred among three bedroom units, which made up 78
percent of the net gain in owner-occupied housing and 47 percent of the overall net gain
in housing in those communities. Owner-occupied three bedroom units in these
communities increased by almost 70 percent over 1980, while all three bedroom units
increased by about 47 percent during that 10 year period. In addition, one bedroom and
five+ bedroom owner-occupied housing in “urban fringe™ communities incurred a net
loss while overall, five+ bedroom housing decreased by almost three percent.

Within Lansing, there was a net decrease of 635 owner-occupied units (a 2.2% loss).
Most of that decrease occurred among two bedrocm units, although there was a pet loss
among one bedroom and five+ bedroom units as well. Overall, during the decade of the
1980s the City experienced net losses among two bedroom and five+ bedroom housing.

Itis evident from Table [II-7 that three bedroom housing is the most favored within the
market, as both the “urban fringe” communities and the City realized net increases in
those units, The major difference, however, is that the “urban fringe” communities saw
a 47 percent tncrease in those units, compared to the City’s nine percent increase. The
difference in gain among three bedroom units between the two areas is even more
pronounced for owner-occupied housing.

While the City’s housing stock is skewed more toward one and two bedroom units and
the overall Tri-County area has a higher proportion of four and five+ bedroom housing
(see Table I1I-6), it is interesting to note that the telephone survey resuits indicate that,
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among desirable characteristics a household would desire in another housing unit, “more
bedrooms” was mentioned sixth out of eight characteristics. This indicates that most
residents tend to be satisfied with the number of bedrooms of their current residence and
1§ partially verified with the net decrease of five+ bedroom units in the City during the
1980s.

Housing by Tenure

The composition of the City’s housing stock by tenure is a key determinant of the type,
quality and overall atiractiveness of the City as a place to live. Tenure is the
classification of a housing unit by either owner-occupancy or renter-occupancy. It is
almost an axiom that owner-occupancy generates more incentive to reinvest in the
community than renter- occupancy. Because of the greater investment and tonger term
restdency associated with owner-occupancy, communities with a higher rate of units
owned by residents tend to be more stable.

At the same time, rental housing (including apartments) can be, and often is, the housing
of choice for certain households. The quality of life afforded by apartment living is often
determined by the quality of management. Good management usually results in high
occupancy and continuous demand. Many apartment complexes are owned by investors
and managed by outside vendors. Those management companies, while providing at
least minimum maintenance, often do not spend a substantial amount of effort in
ensuring a high quality environment for tenants, and that is a function of budgetary
constraints and affordability. It is, however, very possible, and obviously desirable, for
management companies to upgrade and enhance their management practices, particutarly
in the areas of maintenance and the provision of general services. The 