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1.0

ACT 381 BROWNFIELD PLAN

INTRODUCTION

11

1.2

Proposed Redevelopment and Future Use for Each Eligible Property

The proposed redevelopment consists of three parcels totaling approximately 2.55
acres in the City of Battle Creek. The parcels are currently surface parking lots in
downtown Battle Creek. The project will involve preparing the site for development
to make way for 199 new multi-family residential units and structured parking. The
multi-family residential units will be available for rent. The project is expected to
include approximately 66 studio units, 101 one-bedroom units, and 32 two-
bedroom units. The development is expected to include an approximately 10,000-
square feet first-floor commercial space and amenities such as a gym and
community room.

The total capital investment on the project is expected to be approximately
$51,500,000. Construction on the project is planned to begin in the fall of 2025 and
will be completed by fall of 2026.

Identification of Housing Need

1.2.1  Specific Housing Need
According to the Battle Creek Housing Action Plan dated March 2024
completed by HR&A, there is a 2,800 rental unit deficit for households
making over $60,000. There are an estimated 550 to 1,690 new renter
households expected to be created in the City of Battle Creek as a result of
new job demand in the area. Approximately 7% of the housing stock in Battle
Creek is multi-family housing with more than 50 units in the development,
while 66% of the housing stock is detached single family homes. The
development of this project will create more diverse housing options to local
residents. Additionally, the majority of housing stock in Battle Creek was built
prior to 1960 and only approximately 9% of all occupied housing units were
built after 2000. The aging housing stock creates uncertainty in the future of
the existing housing market, which is exacerbated by the projected housing
demand growth in the area.

1.2.2  Job Growth Data
According to the Battle Creek Housing Action Plan dated March 2024
completed by HR&A, there are an estimated 1,840 to 3,740 net new workers
expected in Kalamazoo and Calhoun Counties, which is expected to result in
approximately 900 to 2,760 new households in the City of Battle Creek. This
job growth demand is driven primarily by Ford’s announcement in February
2023 of the BlueOval Battery Park Michigan, that is expected to create 1,700
direct jobs and an additional 2,040 additional indirect and induced jobs in
the area. The projected job growth in this area is expected to increase
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absorption of new housing units brought to market.
Eligible Property Information

Basis of Eligibility

Section 2(y)(i) of Public Act 381 of 1996 ("Act 381"), as amended, defines “Housing
Property” as “A property on which 1 or more units of residential housing are
proposed to be constructed, rehabilitated, or otherwise designated to be used as a
dwelling.” The development proposes 199 housing units in the development with
housing units on Parcels #52-0253-00-012-0, 52-0253-00-011-0, and 52-0253-00-
020-0, thus these parcels are eligible property under Act 381.

Location and Legal Description

119 W Van Buren Street Parcel ID: 52-0253-00-012-0 1.848 Acres
Battle Creek, M1 49017

Legal Description:

BC CITY RB3 LOTS 19 THRU 24 & 39 THRU 44 LYING NLY OF ABANDONED MCRR ROW, EXC W 38 FT

OF LOTS 24 & 39, ALSO EXC PART OF LOTS 23 & 24: BEG NW COR OF LOT 23 - ELY ALG NLY LI OF SD
LOTS DIST OF 77 FT - WLY, TRAVERSING LOT 23, DIST OF 43.01 FT TO PT 4.5 FT SLY OF SD NLY LI AS

MEASURED PAR WITH WLY LI OF LOT 23 - WLY, TRAVERSING LOTS 23 & 24, DIST OF 43.69 FT TO PT

ON N LI OF LOT 24 DIST 10 WLY OF POB - ELY 10 FT TO POB

57 N McCamly Street Parcel ID: 52-0253-00-011-0 0.400 Acres
Battle Creek, MI 49017

Legal Description:
BC CITY RB3 LOTS 17 & 18

[V/L] N McCamly Street Parcel ID: 52-0253-00-020-0 0.302 Acres
Battle Creek, M1 49017

Legal Description:

BC CITY RB3 LOTS 45 & 46, EXC THAT PART LYING SWLY OF LI BEG SELY LI OF LOT 46 DISTANT SWLY
103 FT M/L FROM ELY MOST COR OF LOT 46 - NWLY ALG LI RNG PAR WITH & LYING 14 FT NELY OF
C.L. OF WESTBOUND MAIN TRACK OF MCRR TO NWLY LI OF LOT 45 AND POE

2.0 Information Required by Section 13(2) of the Statute

2.1

Description of Costs to Be Paid for With Tax Increment Revenues

Tax increment revenues will be used to reimburse Northeast Property Group, LLC
("Developer”) for the cost of eligible activities as authorized by Act 381. Michigan State
Housing Development Authority (“"MSHDA") approved non-environmental eligible
activities and EGLE environmental eligible activities will be reimbursed with state and
local increment revenues (“TIR"). The remaining eligible activities will be reimbursed
with local TIR only.



2.2

The total cost of eligible activities including contingency are anticipated to be
$8,789,647. Interest on unpaid eligible activities is included as an eligible activity and
is anticipated to be $5,539,855. Capture to the State Brownfield Redevelopment Fund
is anticipated to be $579,271. The estimated cost of all eligible activities under this
plan are summarized in Table 1.

Environmental Activities
Department specific activities considered under this plan include a Phase |
Environmental Site Assessment (“ESA”) and vapor mitigation.

Non-Environmental Activities

Because the basis of property eligibility is “Housing Property” under Public Act 381,
additional non-environmental costs can be reimbursed through a brownfield plan.
This plan provides for reimbursement of eligible “housing development activities,”
including demolition, infrastructure and site preparation activities that are necessary
for new housing development on eligible property.

Summary of Eligible Activities
2.2.1 Phase | & Phase Il ESA, BEA and Due Care Plan
A Phase | ESA will be required for the project and is anticipated to cost
$5,000. A vapor intrusion mitigation system is included as an eligible
activity and the cost is estimated at approximately $500,000. The vapor
intrusion mitigation system will be reimbursed with local TIR only.

2.2.2 Demolition
Site demolition is included as an eligible activity. The estimated cost
of site demolition is $281,288.

2.2.3 |Infrastructure
Infrastructure activities will include sidewalks, curbs and gutters,
landscaping, street lighting, roads and parking structures, water/sewer
connections, sanitary sewer mains, storm water systems, water mains,
and storm water management. Engineering and design of these
activities are also included as eligible activities. The total cost of these
infrastructure activities is anticipated to be $5,477,086.

2.2.4 Site Preparation
Site preparation activities will include clearing and grubbing, cut and
fill, dewatering; excavation of unstable materials, fill, grading, retaining
walls, staking, temporary facilities, temporary site and traffic control,
and temporary erosion control. Engineering and design of these
activities are also included as eligible activities. The total cost of these
site preparation activities is anticipated to be $1,376,102.




2.3

2.4

2.5

2.6

2.2.5 Contingency
A 15% contingency is included as an eligible activity. The contingency

is estimated to be $1,070,171.

2.2.6 Interest
Simple interest on unpaid eligible activities is contemplated at 5% in
this plan. Reimbursement of interest is anticipated following the full
reimbursement of eligible activities in this Plan.

2.2..7 Brownfield Plan and Act 381 Work Preparation
The cost to prepare the Brownfield Plan and Act 381 Work Plan is
anticipated to be $30,000.

2.2.8 Brownfield Plan Implementation
The cost of implementing the Brownfield Plan is anticipated to be
$50,000.

2.2.9 Local Brownfield Revolving Fund
Local Brownfield Revolving Fund capture is also included in this plan.
Capture to the Local Brownfield Revolving Fund is anticipated to be
$2,310,005.

Estimate of Captured Taxable Value and Tax Increment Revenues

An estimate of the captured taxable value for this redevelopment by year is depicted
in Table 2. This plan captures all available TIR, including real and personal property
TIR.

Method of Financing and Description of Advances Made by the Municipality
The eligible activities will be financed by the developer and reimbursed as outlined
in this plan and accompanying development agreement. No advances from the City
or County are anticipated at this time.

Maximum Amount of Note or Bonded Indebtedness
No note or bonded indebtedness for this project is anticipated at this time. Therefore,
this section is not applicable.

Duration of Brownfield Plan

The duration of this plan is estimated to be 25 years with an additional 5 years of
capture to the Local Brownfield Revolving Fund following reimbursement to the
developer. It is estimated that the redevelopment of the property will be completed
in 2026 and that recapture of Developer eligible costs and eligible administrative
costs of the authority will continue until 2050. Capture of TIR is expected to begin in
2026, however could be delayed for up to 5 years after the approval of this plan as



2.7

2.8

2.9

2.10

2.1

2.12

2.13

permitted by Act 381. In no event shall capture extend beyond 30 years as required
by Act 381. An analysis showing the reimbursement schedule is attached as Table 3.

Estimated Impact of Tax Increment Financing on Revenues of Taxing
Jurisdictions

An estimate of the impact of tax increment financing on the revenues of all taxing
jurisdictions is illustrated in detail within Table 2.

Legal Description, Property Map, Statement of Qualifying Characteristics and
Personal Property

The property consists of three parcels which are approximately 2.55 acres in size and
are located at 119 W Van Buren Street, 57 N McCamly Street, and [V/L] N McCamly
Street in Battle Creek, Calhoun County (Parcel Identification Number 52-0253-00-
012-0, 52-0253-00-011-0, and 52-0253-00-020-0, respectively). A legal description
of the properties along with a scaled map showing eligible property dimensions, is
attached as Figure 1.

The parcels are considered “eligible property” due to the development of residential
housing units on the property, as defined within the definition of “Housing Property”
in Section 2(y) of Public Act 381 of 1996, as amended.

Taxable personal property, if any, is included in this plan.

Estimates of Residents and Displacement of Individuals/Families
No persons reside at the property therefore this section is not applicable.

Plan for Relocation of Displaced Persons
No persons reside at the property thus none will be displaced. Therefore, this section
is not applicable.

Provisions for Relocation Costs
No persons reside at the property thus none will be displaced. Therefore, this section
is not applicable.

Strategy for Compliance with Michigan’s Relocation Assistance Law
No persons reside at the property thus none will be displaced. Therefore, this section
is not applicable.

Other Material that the Authority or Governing Body Considers Pertinent



Figure 1

Legal Description and Eligible Property Map

119 West Van Buren Street Parcel ID: 0253-00-012-0 1.848 Acres
Battle Creek, Ml 49017

Legal Description:

BC CITY RB3 LOTS 19 THRU 24 & 39 THRU 44 LYING NLY OF ABANDONED MCRR ROW, EXC W 38 FT OF
LOTS 24 & 39, ALSO EXC PART OF LOTS 23 & 24: BEG NW COR OF LOT 23 - ELY ALG NLY LI OF SD LOTS
DIST OF 77 FT - WLY, TRAVERSING LOT 23, DIST OF 43.01 FT TO PT 4.5 FT SLY OF SD NLY LI AS MEASURED
PAR WITH WLY LI OF LOT 23 - WLY, TRAVERSING LOTS 23 & 24, DIST OF 43.69 FT TO PT ON N LI OF LOT 24
DIST 10 WLY OF POB - ELY 10 FT TO POB



57 North McCamly Street Parcel ID: 0253-00-011-0 0.400 Acres
Battle Creek, Ml 49017

Legal Description:
BCCITY RB3 LOTS 17 & 18

[V/L] North McCamly Street Parcel ID: 0253-00-020-0 0.302 Acres
Battle Creek, Ml 49017

Legal Description:

BC CITY RB3 LOTS 45 & 46, EXC THAT PART LYING SWLY OF LI BEG SELY LI OF LOT 46 DISTANT SWLY 103
FT M/L FROM ELY MOST COR OF LOT 46 - NWLY ALG LI RNG PAR WITH & LYING 14 FT NELY OF C.L. OF
WESTBOUND MAIN TRACK OF MCRR TO NWLY LI OF LOT 45 AND POE



Table 1

Eligible Activity Costs



Eligible Activities Table
Northeast Property Group, LLC
McCamly and Van Buren Mixed-Use
Battle Creek, Michigan

April 2025
Local Only Eligible Activities Costs and Schedule
Local Only Eligible Activities Cost Completion
Season/Year
Vapor Mitigation $ 500,000 Spring 2025
Contingency (0%) $ -
Interest (0%) S -
Local Only Eligible Activities Sub-Total| $ 500,000
EGLE Eligible Activities Costs and Schedule
EGLE Eligible Activities Cost Completion
Season/Year
Department Specific Activities Sub-Total $ 5,000 Spring 2025
Phase | ESA S 5,000
EGLE Eligible Activities Sub-Total] $ 5,000
MSDHA Housing Development Activities Costs and Schedule
MSHDA Eligible Activities Cost Completion
Season/Year
Demolition Sub-Total S 281,288 Spring 2025
Site Demolition S 281,288
Infrastructure Sub-Total $ 5,477,086 Spring 2025
Sidewalks S 36,201
Curbs and gutters S 53,151
Landscaping S 396,274
Street Lighting S 20,400
Driveways, Roads and Parking Structures S 4,095,560
Water/Sewer Connections S 36,000
Sanitary Sewer Mains S 81,500
Storm Water Systems S 315,000
Water Mains S 123,000
Urban Stormwater Management S 250,000
Engineering and Design S 70,000
Site Preparation Sub-Total S 1,376,102 Spring 2025
Clearing and Grubbing S 169,830
Cut and fill S 250,354
Dewatering S 100,000
Excavation of unstable materials S 103,786
Fill $ 106,867
Grading S 60,356
Retaining Walls S 271,488
Staking S 45,000
Temporary Facility S 149,671
Engineering and Design S 30,000
Brownfield Plan/Act 381 Work Plan $ 30,000 Spring 2025
Brownfield Plan Implementation $ 50,000
MSHDA Eligible Activities Sub-Total| $ 7,214,476
Contingency (15%) $ 1,070,171
Interest S 5,539,855
Total Brownfield Eligible Activities| $ 14,329,502




Table 2

Tax Capture Schedule



Tax Increment Financing Capture
Land Capture
Northeast Property Group, LLC
McCamly and Van Buren Mixed-Use
Battle Creek, Michigan

April 2025
Estimated Taxable Value (TV) Increase Rate: 2%
Plan Year 1 2 3 4 5 6 7 8 9 10 11 12 13
Calendar Year 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038

*Base Taxable Value S - S - S - S - S - S - S - S - S - S - S - S - S -
Estimated New TV S 409,069 S 417,250 S 425,595 434,107 S 442,789 S 451645 S 460,678 S 469,892 S 479290 S 488,875 S 498653 S 508626 S 518,798
Incremental Difference (New TV - Base TV) $ 409,069 S 417,250 $ 425,595 $ 434,107 S 442,789 S 451,645 S 460,678 S 469,892 S 479,290 S 488,875 $ 498,653 $ 508,626 $ 518,798

School Capture Millage Rate
State Education Tax (SET) 6.0000 S 2,454 S 2,504 S 2,554 S 2,605 S 2,657 S 2,710 S 2,764 S 2,819 S 2,876 S 2,933 S 2,992 S 3,052 S 3,113
School Operating Tax 18.0000 S 7,363 S 7,511 S 7,661 S 7,814 S 7970 S 8,130 S 8,292 S 8,458 S 8,627 S 8,800 S 8,976 S 9,155 S 9,338
School Total 24.0000 S 9,818 S 10,014 S 10,214 $ 10,419 $ 10,627 S 10,839 $ 11,056 $ 11,277 $ 11,503 $ 11,733 $ 11,968 $ 12,207 $ 12,451

Local Capture Millage Rate
Cal Co Seniors 0.7439 S 304 $ 310 $ 317 §$ 323 §$ 329 §$ 336 S 343 §$ 350 $ 357 S 364 S 371 $ 378 $ 386
Cal Co Med Care 0.2481 S 101 $ 104 S 106 S 108 $ 110 $ 112 S 114 $ 117 S 119 $ 121 S 124 S 126 S 129
Cal Co Veterans 0.0999 S 41 S 42 S 43 S 43 S 44 S 45 §$ 46 S 47 S 48 §$ 49 S 50 S 51 S 52
Cal Co Parks 0.1996 S 82 § 83 S 8 S 87 S 88 § 90 S 92 S 94 S % S 98 S 100 $ 102 S 104
CDA 911 0.9799 S 401 S 409 S 417 S 425 §$ 434 S 443 S 451 S 460 $ 470 S 479 S 489 S 498 S 508
TACC 2.6600 S 1,088 S 1,110 S 1,132 S 1,155 § 1,178 $ 1,201 §$ 1,225 §$ 1,250 $ 1,275 §$ 1,300 $ 1,326 $ 1,353 §$ 1,380
Calhoun ISD 6.1919 S 2,533 S 2,584 S 2,635 S 2,688 S 2,742 §$ 2,797 S 2,852 S 2910 S 2,968 S 3,027 S 3,088 S 3,149 S 3,212
Kellogg CC 3.6109 S 1,477 S 1,507 S 1,537 S 1,568 S 1,599 $ 1,631 $ 1,663 $ 1,697 $ 1,731 §$ 1,765 §$ 1,801 $ 1,837 $ 1,873
City Operating 8.4870 S 3472 S 3541 S 3612 S 3684 S 3,758 §$ 3833 S 3910 $ 3,988 S 4,068 S 4,149 S 4,232 S 4317 §$ 4,403
City St Maint 1.5000 S 614 S 626 S 638 S 651 S 664 S 677 S 691 S 705 S 719 S 733 S 748 S 763 S 778
Pol/Fire Pension 5.6780 S 2,323 § 2,369 S 2,417 S 2,465 S 2,514 S 2,564 S 2,616 S 2,668 S 2,721 S 2,776 S 2,831 S 2,888 S 2,946
Cal Co Operating 5.3692 S 2,196 S 2,240 S 2,285 S 2,331 S 2377 S 2,425 S 2,473 S 2,523 § 2,573 S 2,625 S 2,677 S 2,731 S 2,786
Willard Library 1.9986 S 818 S 834 S 851 S 868 S 885 §$ 903 S 921 S 939 S 958 S 977 S 997 S 1,017 $ 1,037
Local Total 37.7670 $ 15,449 $ 15,758 $ 16,073 $ 16,395 $ 16,723 S 17,057 $ 17,398 $ 17,746 S 18,101 $ 18,463 S 18,833 S 19,209 $ 19,593

Non-Capturable Millages Millage Rate
BC School Debt 5.5 S 2,250 S 2,295 2,341 2,388 2,435 2,484 S 2,534 S 2,584 S 2,636 S 2,689 S 2,743 S 2,797 S 2,853
BC School Bldg Fund 2.0000 S 818 $ 835 §$ 851 $ 868 S 886 $ 903 $ 921 $ 940 $ 959 $ 978 $ 997 $ 1,017 S 1,038
Total Non-Capturable Taxes 7.5000 S 3,068 $ 3,129 $ 3,192 $ 3,256 $ 3,321 $ 3,387 $ 3,455 $ 3,524 $ 3,595 $ 3,667 $ 3,740 $ 3,815 $ 3,891

69.2670

Total Tax Increment Revenue (TIR) Available for Capture S 25,267 S 25,772 S 26,288 S 26,814 §$ 27,350 S 27,897 S 28,455 S 29,024 § 29,604 S 30,196 S 30,800 S 31,416 S 32,045

Footnotes:
Land not subjuect to NEZ Tax




Tax Increment Financing Capture

Land Capture

Northeast Property Group, LLC

McCamly and Van Buren Mixed-Use

Battle Creek, Michigan

April 2025
14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30
2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055
$ -5 - S - S - S - S -5 - S - S - S -5 - S - S -5 - S - S - S -
$ 529,174 $ 539,758 S 550,553 $ 561,564 S 572,795 $ 584,251 $ 595936 S 607,855 S 620,012 S 632,412 S 645061 S 657,962 S 671,121 S 684,543 S 698,234 S 712,199 S 726,443
S 529,174 $ 539,758 $ 550,553 $ 561,564 $ 572,795 $ 584,251 $ 595,936 $ 607,855 $ 620,012 $ 632,412 $ 645,061 $ 657,962 $ 671,121 $ 684,543 $ 698,234 $ 712,199 $ 726,443
S 3,175 S 3239 S 3,303 S 3,369 S 3,437 S 3,506 S 3,576 S 3,647 S 3,720 S 3,794 S 3,870 S 3,948 S 4,027 $ 4,107 S 4,189 S 4,273 S 4,359
S 9,525 S 9,716 S 9,910 S 10,108 $ 10,310 $ 10,517 S 10,727 S 10,941 S 11,160 $ 11,383 S 11,611 S 11,843 S 12,080 $ 12,322 S 12,568 S 12,820 S 13,076
S 12,700 $ 12,954 $ 13,213 $ 13,478 $ 13,747 $ 14,022 $ 14302 $ 14,589 $ 14,880 $ 15,178 $ 15,481 $ 15,791 $ 16,107 $ 16,429 $ 16,758 $ 17,093 $ 17,435
S 394 S 402 S 410 S 418 S 426 S 435 S 443 S 452 S 461 S 470 $ 480 S 489 S 499 S 509 S 519 $ 530 $ 540
S 131 S 134 S 137 S 139 $ 142 S 145 S 148 S 151 $ 154 S 157 §$ 160 $ 163 S 167 S 170 $ 173 §$ 177 S 180
S 53 S 54 S 55 S 56 S 57 S 58 S 60 S 61 S 62 S 63 S 64 S 66 S 67 S 68 S 70 S 71 S 73
S 106 S 108 S 110 $ 112 S 114 S 117 S 119 §$ 121 S 124 S 126 S 129 §$ 131 $ 134 S 137 §$ 139 §$ 142 S 145
S 519 $ 529 S 539 §$ 550 $ 561 $ 573 S 584 $ 596 $ 608 $ 620 S 632 S 645 S 658 $ 671 S 684 S 698 $ 712
S 1,408 S 1,436 S 1,464 S 1,494 $ 1,524 $ 1,554 §$ 1,585 $ 1,617 $ 1,649 $ 1,682 $ 1,716 §$ 1,750 $ 1,785 $ 1,821 §$ 1,857 §$ 1,894 $ 1,932
S 3,277 S 3,342 S 3,409 S 3,477 S 3,547 S 3,618 S 3,690 S 3,764 S 3,839 S 3916 S 399 S 4,074 S 4,156 $ 4,239 $ 4323 $ 4,410 $ 4,498
S 1,911 $ 1,949 $ 1,988 $ 2,028 S 2,068 S 2,110 S 2,152 S 2,195 S 2,239 S 2,284 S 2,329 S 2,376 S 2,423 S 2,472 S 2,521 S 2,572 S 2,623
S 4,491 S 4,581 S 4,673 S 4,766 S 4,861 S 4,959 S 5,058 S 5159 $ 5262 S 5367 S 5475 S 5584 S 5696 S 5810 S 5926 S 6,044 S 6,165
S 794 S 810 $ 826 S 842 S 859 $ 876 S 894 S 912 $ 930 $ 949 $ 968 S 987 $ 1,007 S 1,027 S 1,047 S 1,068 S 1,090
S 3,005 $ 3,065 S 3,126 S 3,189 S 3,252 $ 3,317 S 3,384 S 3,451 S 3,520 $ 3591 S 3,663 S 3,736 S 3,811 S 3,887 S 3,965 S 4,044 S 4,125
S 2,841 S 2,898 S 2,956 S 3,015 S 3,075 S 3,137 S 3,200 S 3,264 S 3,329 S 3,396 S 3,463 S 3,533 S 3,603 S 3,675 S 3,749 S 3,824 S 3,900
S 1,058 $ 1,079 $ 1,100 $ 1,122 §$ 1,145 $ 1,168 $ 1,191 $ 1,215 $ 1,239 $ 1,264 S 1,289 $ 1,315 $ 1,341 $ 1,368 $ 1,395 §$ 1,423 §$ 1,452
$ 19,985 $ 20,385 S 20,793 S 21,209 $ 21,633 $ 22,065 $ 22,507 $ 22,957 $ 23,416 $ 23,884 S 24362 S 24,849 $ 25346 $ 25,853 S 26,370 S 26,898 $ 27,436
S 2910 $ 2,969 S 3,028 S 3,089 S 3,150 $ 3,213 S 3,278 S 3,343 S 3,410 $ 3,478 S 3,548 S 3,619 S 3691 S 3,765 S 3,840 S 3,917 S 3,995
S 1,058 $ 1,080 $ 1,101 §$ 1,123 § 1,146 $ 1,169 $ 1,192 §$ 1,216 $ 1,240 $ 1,265 §$ 1,290 $ 1,316 $ 1,342 §$ 1,369 §$ 1,396 §$ 1,424 $ 1,453
S 3,969 $ 4,048 S 4,129 $ 4,212 $ 4,296 $ 4,382 $ 4,470 $ 4,559 $ 4,650 $ 4,743 $ 4,838 $ 4,935 $ 5,033 $ 5134 $ 5237 $ 5341 $ 5,448
S 32,686 S 33,339 S 34,006 S 34,686 S 35,380 S 36,087 S 36,809 S 37,545 S 38,296 S 39,062 S 39,843 § 40,640 $ 41,453 S 42,282 S 43,128 §$ 43,990 $ 44,870

TOTAL

S 99,571
298,713
$ 398,283

wn

12,345
4,117
1,658
3,312

16,262

44,143

102,755

59,923

140,843

24,893

94,227

89,103

33,167

626,749

N7, SR V2 Vo Vo SR Vs Y VR VA V2 S Vo S ¥/ S ¥/ S U S V)

S 91,273
S 33,190
$ 124,464

$ 1,623,969



Tax Increment Financing Cature
Residential Capture
Northeast Property Group, LLC
McCamly and Van Buren Mixed-Use
Battle Creek, Michigan

April 2025
NEZ Period
Estimated Taxable Value (TV) Increase Rate: 29%
Plan Year 1 2 3 4 5 6 7 8 9 10 11 12 13
Calendar Year 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038

*Base Taxable Value S - S - S - S - S - S - S - S - S - S - S - S - S -
Estimated New TV $ 7,550,931 S 7,701,950 S 7,855,989 S 8,013,108 S 8,173,371 S 8,336,838 S 8,503,575 S 8,673,646 S 8,847,119 S 9,024,062 S 9,204,543 S 9,388,634 S 9,576,406
Incremental Difference (New TV - Base TV) $ 7550931 $ 7,701,950 $ 7,855,989 $ 8,013,108 $ 8,173,371 $ 8,336,838 $ 8,503575 $ 8,673,646 $ 8,847,119 $ 9,024,062 $ 9,204543 S 9,388,634 S 9,576,406

School Capture Millage Rate NEZ Rate
State Education Tax (SET) 6.0000 2.3344 S 17,627 S 17,980 S 18,339 S 18,706 S 19,080 S 19,462 S 19,851 S 20,248 S 20,653 S 21,066 S 21,487 S 21,917 S 57,458
School Operating Tax 18.0000 7.0033 S 52,882 S 53,939 S 55,018 S 56,118 S 57,241 S 58,386 S 59,553 S 60,744 S 61,959 S 63,199 S 64,462 S 65,752 $ 172,375
School Total 24.0000 9.3378 S 70,509 $ 71,919 $ 73,357 S 74,825 $ 76,321 $ 77,848 S 79,405 S 80,993 $ 82,612 $ 84,265 $ 85,950 $ 87,669 $ 229,834

Local Capture Millage Rate NEZ Rate
Cal Co Seniors 0.7439 0.2894 S 2,185 S 2,229 S 2,274 S 2,319 S 2,366 S 2,413 S 2,461 S 2,510 S 2,561 S 2,612 S 2,664 S 2,717 S 7,124
Cal Co Med Care 0.2481 0.0965 S 729 S 743 § 758 S 773§ 789 § 805 S 821 S 837 S 854 S 871 S 889 S 906 $ 2,376
Cal Co Veterans 0.0999 0.0389 S 293 S 299 S 305 S 311 S 318 S 324 S 331 S 337§ 344 S 351 S 358 S 365 S 957
Cal Co Parks 0.1996 0.0777 S 586 S 598 § 610 S 622 S 635 S 647 S 660 S 674 S 687 S 701 S 715 S 729 S 1,911
CDA 911 0.9799 0.3813 S 2,879 S 2,936 S 2,995 S 3,055 S 3,116 S 3,178 S 3242 S 3,307 S 3373 § 3,440 S 3,509 S 3,579 S 9,384
TACC 2.6600 1.0349 S 7,815 § 7971 S 8,130 S 8,293 S 8,459 S 8,628 S 8,801 S 8977 S 9,156 S 9,339 S 9,526 S 9,717 S 25,473
Calhoun ISD 6.1919 2.4091 S 18,191 S 18,555 S 18,926 S 19,304 S 19,691 S 20,084 S 20,486 S 20,896 S 21,314 S 21,740 S 22,175 S 22,618 S 59,296
Kellogg CC 3.6109 1.4049 S 10,608 S 10,821 §$ 11,037 §$ 11,258 S 11,483 S 11,712 S 11,947 S 12,186 S 12,429 S 12,678 S 12,932 S 13,190 $ 34,579
City Operating 8.4870 3.3021 S 24,934 S 25,432 S 25,941 S 26,460 S 26,989 S 27,529 S 28,079 S 28,641 S 29,214 S 29,798 S 30,394 S 31,002 S 50,797
City St Maint 1.5000 0.5836 S 4,407 S 4,495 S 4,585 S 4,677 S 4,770 S 4,865 S 4,963 S 5062 S 5163 S 5267 S 5372 S 5479 S 14,365
Pol/Fire Pension 5.6780 2.2092 S 16,681 S 17,015 §$ 17,355 §$ 17,702 S 18,056 $ 18,417 S 18,786 S 19,161 S 19,545 S 19,936 S 20,334 S 20,741 S 54,375
Cal Co Operating 5.3692 2.0890 S 15,774 S 16,090 S 16,411 S 16,740 S 17,074 S 17,416 S 17,764 S 18,119 S 18,482 S 18,851 S 19,228 S 19,613 S 32,136
Willard Library 1.9986 0.7776 S 5872 §$ 5989 S 6,109 S 6,231 S 6,356 S 6,483 S 6,612 S 6,745 S 6,880 S 7,017 S 7,157 S 7,301 S 19,139
Local Total 37.7670 14.6942 $ 110,955 S 113,174 $ 115437 $ 117,746 S 120,101 $ 122503 $ 124953 S 127,452 $ 130,001 $ 132,601 $ 135253 S 137,958 $ 311,912

Non-Capturable Millages Millage Rate NEZ Rate
BC School Debt 5.5 2.1399 S 16,158 S 16,481 S 16,811 S 17,147 S 17,490 $ 17,840 S 18,197 18,561 S 18,932 S 19,311 S 19,697 S 20,091 S 52,670
BC School Bldg Fund 2.0000 0.7781 S 5876 S 5993 S 6,113 S 6,235 S 6,360 S 6,487 S 6,617 S 6,749 S 6,884 S 7,022 S 7,162 S 7,306 S 19,153
Total Non-Capturable Taxes 7.5000 2.9181 S 22,034 S 22,475 $ 22,924 $ 23,383 §$ 23,850 $ 24,327 $ 24,814 $ 25,310 $ 25,816 $ 26,333 $ 26,859 $ 27,397 §$ 71,823

69.2670 26.9500

Total Tax Increment Revenue (TIR) Available for Capture S 181,464 S 185,093 S 188,795 S 192,571 S 196,422 S 200,350 §$ 204,357 $ 208,445 $ 212,613 § 216,866 $ 221,203 S 225,627 S 541,746

Footnotes:

NEZ

Millage

26.95

Proportion

39%




14
2039

$ -

S 9,767,934

15
2040

$ -

S 9,963,293

16
2041

$ -

$10,162,559

17
2042

$ -

$ 10,365,810

18
2043

$ -

$10,573,126

19
2044

$ -

$ 10,784,589

20
2045

$ -

$ 11,000,281

21
2046

$ -

$ 11,220,286

Tax Increment Financing Cature

Residential Capture
Northeast Property Group, LLC

McCamly and Van Buren Mixed-Use

Battle Creek, Michigan

April 2025
22 23
2047 2048
$ - S -
$11,444,692 $11,673,586

24
2049

$ -

$11,907,058

25
2050

$ -

$12,145,199

26
2051

$ -

$12,388,103

27
2052

$ -

$ 12,635,865

28
2053

$ -

$12,888,582

29
2054

$ -

$ 13,146,354

30
2055

$ -

$ 13,409,281

$ 9,767,934

$ 9,963,293

$ 10,162,559

$ 10,365,810

$ 10,573,126

$ 10,784,589

$ 11,000,281

$ 11,220,286

$ 11,444,692

$ 11,673,586

$ 11,907,058

$ 12,145,199

$ 12,388,103

$ 12,635,865

$ 12,888,582

$ 13,146,354

$ 13,409,281

S 58,608 S 59,780 S 60,975 S 62,195 S 63,439 S 64,708 S 66,002 S 67,322 S 68,668 S 70,042 S 71,442 S 72,871 S 74,329 §$ 75,815 S 77,331 S 78,878 S 80,456
§ 175,823 $§ 179,339 $ 182,926 S 186,585 S 190,316 S 194,123 S 198,005 S 201,965 S 206,004 S 210,125 S 214327 S 218614 S 222986 S 227,446 S 231,994 S 236,634 S 241,367
$ 234430 $ 239,119 $ 243901 $ 248,779 $ 253,755 $ 258,830 $ 264,007 $ 269,287 $ 274673 $ 280,166 $ 285769 $ 291,485 $ 297,314 $ 303,261 S 309,326 $ 315,512 S 321,823
S 7,266 S 7,412 S 7,560 S 7,711 S 7,865 S 8,023 S 8,183 S 8347 S 8,514 S 8,684 S 8,858 S 9,035 $ 9,216 $ 9,400 S 9,588 S 9,780 S 9,975
S 2,423 S 2,472 S 2,521 S 2,572 §$ 2,623 S 2,676 S 2,729 S 2,784 S 2,839 §$ 2,896 S 2,954 S 3,013 §$ 3,073 §$ 3,135 $ 3,198 S 3,262 S 3,327
S 976 S 995 S 1,015 S 1,036 S 1,056 S 1,077 S 1,099 S 1,121 S 1,143 S 1,166 S 1,190 S 1,213 S 1,238 S 1,262 S 1,288 S 1,313 S 1,340
S 1,950 S 1,989 S 2,028 S 2,069 S 2,110 $ 2,153 S 2,196 S 2,240 S 2,284 S 2,330 $ 2,377 S 2,424 S 2,473 S 2,522 S 2,573 S 2,624 S 2,676
S 9,572 §$ 9,763 S 9,958 S 10,157 S 10,361 S 10,568 S 10,779 S 10,995 S 11,215 S 11,439 S 11,668 S 11,901 S 12,139 S 12,382 S 12,630 S 12,882 S 13,140
S 25,983 S 26,502 S 27,032 S 27,573 S 28,125 $ 28,687 S 29,261 S 29,846 S 30,443 S 31,052 $ 31,673 S 32,306 $ 32,952 S 33,611 S 34,284 S 34,969 S 35,669
S 60,482 S 61,692 S 62,926 S 64,184 S 65,468 S 66,777 S 68,113 S 69,475 S 70,864 S 72,282 S 73,727 S 75,202 S 76,706 S 78,240 S 79,805 S 81,401 $ 83,029
S 35,271 $ 35,976 S 36,696 S 37,430 $ 38,179 $ 38,942 S 39,721 S 40,515 S 41,326 S 42,152 S 42,995 S 43,855 S 44,732 S 45,627 S 46,539 S 47,470 S 48,420
S 62,175 $ 73,989 S 86,250 $ 87,975 S 89,734 S 91,529 $ 93,359 $ 95,227 S 97,131 S 99,074 $ 101,055 $ 103,076 $ 105,138 $ 107,241 $ 109,385 S 111,573 $ 113,805
S 14,652 S 14,945 S 15,244 S 15,549 S 15,860 S 16,177 S 16,500 S 16,830 S 17,167 S 17,510 S 17,861 S 18,218 S 18,582 S 18,954 S 19,333 S 19,720 S 20,114
S 55,462 S 56,572 S 57,703 $ 58,857 $ 60,034 $ 61,235 $ 62,460 $ 63,709 $ 64,983 $ 66,283 S 67,608 S 68,960 $ 70,340 S 71,746 S 73,181 $ 74,645 S 76,138
S 39,334 S 46,808 S 54,565 S 55,656 S 56,769 S 57,905 S 59,063 S 60,244 S 61,449 S 62,678 S 63,931 S 65,210 S 66,514 S 67,844 S 69,201 S 70,585 S 71,997
S 19,522 S 19,913 S 20,311 S 20,717 $ 21,131 $ 21,554 S 21,985 $ 22,425 S 22,873 S 23,331 $ 23,797 S 24,273 S 24,759 S 25,254 S 25,759 S 26,274 S 26,800
$ 335069 S 359,027 $ 383,809 $ 391,486 $ 399,315 $ 407,302 S 415448 S 423,757 S 432,232 $ 440,876 S 449,694 S 458,688 S 467,861 S 477,219 S 486,763 S 496,498 S 506,428
S 53,724 S 54,798 S 55,894 S 57,012 $ 58,152 $ 59,315 $ 60,502 $ 61,712 S 62,946 S 64,205 65,489 66,799 $ 68,135 69,497 S 70,887 S 72,305 $ 73,751
S 19,536 S 19,927 S 20,325 S 20,732 S 21,146 S 21,569 S 22,001 S 22,441 S 22,839 S 23,347 23814 S 24,290 S 24,776 S 25,272 S 25,777 S 26,293 S 26,819
S 73,260 S 74,725 S 76,219 $ 77,744 S 79,298 $ 80,884 S 82,502 $ 84,152 $ 85,835 $ 87,552 S 89,303 $ 91,089 $ 92,911 $ 94,769 S 96,664 S 98,598 $ 100,570
S 569,499 $ 598,146 $ 627,711 S 640,265 S 653,070 $ 666,132 $ 679,454 S 693,043 S 706,904 $ 721,042 S 735,463 $ 750,172 $ 765,176 S 780,479 S 796,089 $ 812,011 $ 828,251

TOTAL

A%

1,466,736
4,400,208
5,866,944

v On

181,851
60,650
24,421
48,793

239,542

650,253

1,513,647
882,706
$ 2,012,925
$ 366,684
$ 1,388,021
$ 1,273,453
$ 488,570
$ 9,131,517

B2 N U Vo N Vo S V2 SR Vs S Vo S Vo

S 1,344,508
S 488,912
$ 1,833,420

$14,998,461



Summary Capture
Northeast Property Group, LLC

Tax Increment Financing Capture

McCamly and Van Buren Mixed-Use
Battle Creek, Michigan

April 2025
Estimated Taxable Value (TV) Increase Rate: 29%
Plan Year 1 2 3 4 5 6 7 8 9 10 11 12 13
Calendar Year 2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038
*Base Taxable Value S - S - S - S - S - S - S - S - S - S - S - S - S -

Estimated New TV $ 7,960,000 $ 8,119,200 S 8,281,584 S 8,447,216 S 8,616,160 S 8,788,483 S 8,964,253 $ 9,143,538 S 9,326,409 S 9,512,937 S 9,703,196 $ 9,897,259 $ 10,095,205
Incremental Difference (New TV - Base TV) $ 7,960,000 $ 8,119,200 $ 8,281,584 $ 8,447,216 $ 8,616,160 $ 8,783,483 $ 8,964,253 $ 9,143,538 $ 9,326,409 $ 9,512,937 $ 9,703,196 $ 9,897,259 $ 10,095,205

School Capture Millage Rate
State Education Tax (SET) 6.0000 S 20,082 S 20,483 S 20,893 S 21,311 S 21,737 S 22,172 S 22,615 S 23,068 S 23,529 S 23999 S 24,479 S 24969 S 60,571
School Operating Tax 18.0000 S 60,245 S 61,450 S 62,679 S 63,932 S 65,211 S 66,515 S 67,846 S 69,203 S 70,587 S 71,998 S 73,438 S 74907 S 181,714
School Total 24.0000 S 80,327 $ 81,933 $ 83,572 $ 85,243 $ 86,948 $ 88,687 $ 90,461 $ 92,270 $ 94,115 $ 95,998 $ 97,918 $ 99,876 $ 242,285

Local Capture Millage Rate
Cal Co Seniors 0.7439 S 2,490 S 2,540 S 2,590 S 2,642 S 2,695 S 2,749 S 2,804 S 2,860 S 2,917 S 2,976 S 3035 S 3,0 S 7,510
Cal Co Med Care 0.2481 S 830 S 847 S 864 S 881 §$ 899 § 917 S 935 S 954 S 973 S 992 S 1,012 §$ 1,032 S 2,505
Cal Co Veterans 0.0999 S 334 S 341 S 348 S 355 §$ 362 S 369 S 377 S 384 §$ 392 §$ 400 $ 408 $ 416 S 1,009
Cal Co Parks 0.1996 S 668 S 681 § 695 S 709 S 723§ 738 S 752 S 767 S 783 S 798 S 814 S 831 S 2,015
CDA 911 0.9799 S 3,280 S 3,345 S 3,412 S 3,480 S 3,550 S 3621 S 3693 S 3,767 S 3,843 S 3920 S 3,998 S 4,078 $ 9,892
TACC 2.6600 S 8,903 S 9,081 S 9,263 S 9,448 S 9,637 S 9,829 S 10,026 S 10,227 S 10,431 S 10,640 S 10,853 S 11,070 $ 26,853
Calhoun ISD 6.1919 S 20,724 S 21,138 S 21,561 S 21,992 S 22,432 S 22,881 S 23339 S 23,805 S 24,281 S 24,767 S 25262 S 25,768 S 62,508
Kellogg CC 3.6109 S 12,085 S 12,327 §$ 12,574 §$ 12,825 $ 13,082 S 13,343 S 13,610 S 13,882 S 14,160 S 14,443 S 14,732 S 15,027 S 36,453
City Operating 8.4870 S 28,405 S 28,974 S 29,553 S 30,144 S 30,747 S 31,362 S 31,989 S 32,629 S 33,282 S 33,947 S 34,626 S 35319 S 55,200
City St Maint 1.5000 S 5020 S 5121 S 5223 S 5328 S 5434 S 5543 S 5654 S 5767 S 5882 S 6,000 $ 6,120 S 6,242 S 15,143
Pol/Fire Pension 5.6780 S 19,004 $ 19,384 S 19,772 §$ 20,167 S 20,570 S 20,982 S 21,402 S 21,830 S 22,266 S 22,711 S 23,166 S 23,629 S 57,321
Cal Co Operating 5.3692 S 17,970 $ 18,330 S 18,696 S 19,070 S 19,452 S 19,841 S 20,238 S 20,642 S 21,055 S 21,476 S 21,906 S 22,344 S 34,922
Willard Library 1.9986 S 6,689 S 6,823 S 6,959 S 7,099 S 7,241 S 7,385 S 7,533 S 7,684 S 7837 S 7,994 S 8,154 S 8317 S 20,176
Local Total 37.7670 $ 126,404 $ 128932 $ 131,511 $ 134,141 $ 136824 S 139560 $ 142,351 S 145198 $ 148,102 $ 151,064 S 154,086 $ 157,167 S 331,506

Non-Capturable Millages Millage Rate
BC School Debt 5.5 S 18,408 S 18,776 S 19,152 S 19,535 S 19,926 S 20,324 S 20,731 S 21,145 S 21,568 S 21,999 S 22,439 S 22,888 S 55,524
BC School Bldg Fund 2.0000 S 6,694 S 6,828 S 6,964 S 7,104 S 7,246 S 7,391 S 7,538 S 7,689 S 7,843 S 8,000 S 8,160 S 8323 § 20,190
Total Non-Capturable Taxes 7.5000 S 25,102 $ 25,604 $ 26,116 $ 26,639 $ 27,171 $ 27,715 $ 28,269 $ 28,834 $ 29,411 $ 29,999 $ 30,599 $ 31,211 §$ 75,714

69.2670

Total Tax Increment Revenue (TIR) Available for Capture S 206,731 S 210,865 $ 215,082 S 219,384 S 223,772 S 228,247 S 232,812 S 237,468 S 242,218 S 247,062 S 252,003 S 257,043 S 573,791

Footnotes:
Summary Capture




14
2039

$ -

$ 10,297,109

15
2040

$ -

$ 10,503,051

16
2041

$ -

$ 10,713,112

17
2042

$ -

$ 10,927,374

18
2043

$ -

$ 11,145,922

19
2044

$ -

$ 11,368,840

20
2045

$ -

$ 11,596,217

21
2046

$ -

$ 11,828,141

Tax Increment Financing Capture

Summary Capture
Northeast Property Group, LLC

McCamly and Van Buren Mixed-Use

Battle Creek, Michigan

April 2025

22
2047

$ -

$ 12,064,704

23
2048

$ -

$ 12,305,998

24
2049

$ -

$ 12,552,118

25
2050

$ -

$ 12,803,161

26
2051

$ -

$ 13,059,224

27
2052

$ -

$ 13,320,408

28
2053

$ -

$ 13,586,816

29
2054

$ -

$ 13,858,553

30
2055

$ -

$ 14,135,724

$ 10,297,109

$ 10,503,051

$ 10,713,112

$ 10,927,374

$ 11,145,922

$ 11,368,840

$ 11,596,217

$ 11,828,141

$ 12,064,704

$ 12,305,998

$ 12,552,118

$ 12,803,161

$ 13,059,224

$ 13,320,408

$ 13,586,816

$ 13,858,553

$ 14,135,724

S 61,783 S 63,018 S 64,279 S 65,564 S 66,876 S 68,213 S 69,577 S 70,969 S 72,388 S 73,836 S 75,313 S 76,819 S 78,355 S 79,922 S 81,521 $ 83,151 $ 84,814
§ 185348 $§ 189,055 S 192,836 S 196,693 S 200,627 S 204,639 S 208,732 S 212,907 S 217,165 S 221,508 S 225938 S 230457 S 235066 S 239,767 S 244563 S 249,454 S 254,443
$ 247,131 $ 252,073 $ 257,115 $ 262,257 $ 267,502 $ 272,852 $ 278309 $ 283875 $ 289,553 $ 295344 S 301,251 S 307,276 S 313,421 S 319690 S 326,084 S 332,605 S 339,257
S 7,660 S 7,813 S 7,969 S 8,129 S 8291 $ 8,457 S 8,626 S 8,799 $ 8975 S 9,154 S 9,338 S 9,524 §$ 9,715 § 9,909 S 10,107 S 10,309 S 10,516
S 2,555 S 2,606 S 2,658 S 2,711 §$ 2,765 S 2,821 S 2,877 S 2,935 §$ 2,993 §$ 3,063 $ 3,114 $ 3,176 S 3,240 $ 3,305 $ 3,371 $ 3,438 S 3,507
S 1,029 S 1,049 S 1,070 S 1,092 S 1,113 S 1,136 S 1,158 S 1,182 S 1,205 S 1,229 S 1,254 S 1,279 S 1,305 S 1,331 S 1,357 S 1,384 S 1,412
S 2,055 S 2,096 $ 2,138 S 2,181 S 2,225 §$ 2,269 S 2,315 S 2,361 S 2,408 S 2,456 S 2,505 $ 2,556 S 2,607 S 2,659 S 2,712 $ 2,766 S 2,821
S 10,090 S 10,292 S 10,498 S 10,708 S 10,922 S 11,140 S 11,363 S 11,590 S 11,822 S 12,059 S 12,300 S 12,546 S 12,797 S 13,053 S 13,314 S 13,580 S 13,852
S 27,390 $ 27,938 S 28,497 S 29,067 $ 29,648 S 30,241 S 30,846 S 31,463 S 32,092 $ 32,734 $ 33,389 S 34,056 $ 34,738 S 35,432 S 36,141 S 36,864 S 37,601
S 63,759 S 65,034 S 66,335 S 67,661 S 69,014 S 70,395 S 71,803 S 73,239 S 74,703 S 76,198 S 77,721 S 79,276 S 80,861 $ 82,479 S 84,128 S 85,811 $ 87,527
S 37,182 $ 37,925 $ 38,684 S 39,458 S 40,247 S 41,052 S 41,873 S 42,710 S 43564 S 44,436 S 45324 S 46,231 S 47,156 S 48,099 S 49,061 S 50,042 $ 51,043
S 66,666 S 78,570 S 90,922 $ 92,741 S 94,595 S 96,487 S 98,417 $ 100,385 $ 102,393 S 104,441 S 106,530 S 108,660 S 110,834 S 113,050 S 115311 S 117,618 S 119,970
S 15,446 S 15,755 S 16,070 S 16,391 S 16,719 S 17,053 S 17,394 S 17,742 S 18,097 S 18,459 S 18,828 S 19,205 S 19,589 S 19,981 S 20,380 S 20,788 S 21,204
S 58,467 S 59,636 $ 60,829 $ 62,046 S 63,287 S 64,552 S 65,843 S 67,160 $ 68,503 $ 69,873 S 71,271 S 72,696 S 74,150 S 75,633 S 77,146 S 78,689 S 80,263
S 42,176 S 49,706 S 57,521 S 58,671 S 59,845 S 61,042 S 62,262 S 63,508 S 64,778 S 66,073 S 67,395 S 68,743 S 70,118 S 71,520 S 72,950 S 74,409 S 75,898
S 20,580 $ 20,991 $ 21,411 S 21,839 $ 22,276 S 22,722 S 23,176 S 23,640 S 24,113 $ 24,595 S 25,087 S 25,588 S 26,100 S 26,622 S 27,155 S 27,698 S 28,252
$ 355054 S 379,412 $ 404,602 $ 412,694 S 420,948 S 429367 S 437954 S 446,713 S 455,648 S 464,761 S 474056 S 483,537 S 493208 S 503,072 S 513,133 S 523,396 S 533,864
S 56,634 S 57,767 S 58,922 S 60,101 $ 61,303 $ 62,529 S 63,779 S 65,055 66,356 67,683 S 69,037 $ 70,417 S 71,826 S 73,262 S 74,727 S 76,222 S 77,746
S 20,594 S 21,006 S 21,426 S 21,855 S 22,292 S 22,738 S 23,192 S 23,656 S 24,129 24,612 25,104 S 25,606 S 26,118 S 26,641 S 27,174 S 27,717 S 28,271
S 77,228 S 78,773 S 80,348 S 81,955 $ 83,594 $ 85,266 S 86,972 S 88,711 $ 90,485 $ 92,295 $ 94,141 S 96,024 $ 97,944 $ 99,903 $ 101,901 $ 103,939 $ 106,018
S 602,185 $ 631,485 S 661,717 S 674,951 S 688,450 $ 702,219 $ 716,264 S 730,589 $ 745,201 $ 760,105 $ 775,307 $ 790,813 $ 806,629 $ 822,762 S 839,217 $ 856,001 $ 873,121

TOTAL

S 1,566,307
S 4,698,921
$ 6,265,228

S 194,196
S 64,767
S 26,079
S 52,106
S 255,804
S 694,396
S 1,616,403
S 942,630
$ 2,153,768
S 391,577
S 1,482,248
$ 1,362,556
§ 521,737
$ 9,758,266

$ 1,435,781
S 522,102
$ 1,957,884

$ 16,023,493



Table 3

Reimbursement Schedule



Tax Increment Financing Reimbursement Schedule
Northeast Property Group, LLC
McCamly and Van Buren Mixed-Use
Battle Creek, Michigan

April 2025
Developer
Maximum School & Local| Local-Only
Reimbursement Proportionality Taxes Taxes Total Estimated Capture
State 31.6% $ 4,054,899 S 4,054,899 Estimated Total Administrative Fees
Local 68.4% $ 8,782,439 S 8,782,439 Years of Plan: 30 State Brownfield Redevelopment Fund
TOTAL Local Brownfield Revolving Fund
EGLE 0.0% S 0|$ 500000 $ 500,000
MSHDA 100.0% S 8,289,647 S 8,289,647
Plan Year 1 2 3 4 5 6 7 8 9 10 11 12 13
2026 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038
Total State Incremental Revenue S 80,327 $ 81,933 $ 83,572 S 85,243 S 86,948 S 88,687 S 90,461 $ 92,270 $ 94,115 $ 95,998 $ 97,918 $ 99,876 S 242,285
State Brownfield Redevelopment Fund (50% of SET) S 10,041 S 10,242 S 10,446 S 10,655 S 10,869 S 11,086 S 11,308 S 11,534 S 11,764 S 12,000 S 12,240 S 12,485 S 30,286
State TIR Available for Reimbursement S 70,286 S 71,691 S 73,125 $ 74,588 $ 76,080 S 77,601 $ 79,153 $ 80,736 $ 82,351 $ 83,998 $ 85,678 S 87,392 §$ 211,999
Total Local Incremental Revenue S 126,404 S 128932 $ 131511 S 134,141 $ 136,824 S 139,560 S 142,351 S 145,198 S 148,102 $ 151,064 S 154,086 $ 157,167 S 331,506
BRA Administrative Fee (10%) S 12,640 S 12,893 S 13,151 S 13,414 S 13,682 S 13,956 S 14,235 S 14,520 S 14,810 S 15,106 S 15,409 S 15,717 S 33,151
Local TIR Available for Reimbursement S 113,764 S 116,039 $ 118,360 $ 120,727 $ 123,141 $ 125,604 $ 128,116 $ 130,679 $ 133,292 $ 135,958 $ 138,677 S 141,451 $ 298,355
Total State & Local TIR Available S 184,049 S 187,730 S 191,485 $ 195,315 $ 199,221 $ 203,205 S 207,269 S 211,415 S 215,643 S 219,956 S 224,355 S 228,842 S 510,355
Beginning
DEVELOPER Balance
DEVELOPER Reimbursement Balance IG 8,789,647 | S 9,010,878 | S 9,219,041 |$ 9,413,875|$ 9595114 |$ 9,762,486 | S 9915713 |$ 10,054512|$ 10,178595|S 10,287,668 S 10,381,430 | S 10,459,575 | $ 10,521,791 | S 10,276,976 |
MSHDA Housing Development Costs S 8,289,647 |
State Tax Reimbursement S 70,286 | $ 71,691 | S 73,125 | $ 74,588 | S 76,080 | $ 77,601 | $ 79,153 | $ 80,736 | $ 82,351 | $ 83,998 | $ 85,678 | $ 87,392 | $ 211,999
Local Tax Reimbursement S 113,764 |S 116,039 |S 118360 (S 120,727 | S 123,141 |S 125,604 | S 128,116 | S 130,679 | $ 133,292 | $ 135,958 | $ 138,677 | S 141,451 | S 298,355
Total MSHDA Reimbursement Balance 100.0%| S 8,105,598 |S 7917868 |S 7726383 |S 7,531,068 |S 7331,847|S 7128642 |5 6,921,373 | S 6,709,958 | S 6,494,315 | S 6,274,359 | S 6,050,004 | S 5,821,162 |S 5,310,807 |
Interest Accrual 5%| S 405,280 | S 395,893 | S 386,319 | S 376,553 | S 366,592 | S 356,432 | S 346,069 | S 335498 | S 324,716 | S 313,718 | S 302,500 | S 291,058 | S 265,540 |
State Tax Reimbursement
Local Tax Reimbursement
Total EGLE Reimbursement Balance S 405,280 | S 801,173 | S 1,187,492 | S 1,564,046 | S 1,930,638 |S 2,287,070 | S 2,633,139 | S 2,968,637 | S 3,293,353 | S 3,607,071 | S 3,909,571 | S 4,200,629 | S 4,466,169 |
Local Only Costs |s 500,000 | S -1s -1s -1s -1 -1 -1 -5 -5 -5 -5 -1 -5 -|
Local Tax Reimbursement
Total Local Only Reimbursement Balance S 500,000 | S 500,000 | S 500,000 | S 500,000 | S 500,000 | S 500,000 | S 500,000 | S 500,000 | S 500,000 | S 500,000 | S 500,000 | S 500,000 | S 500,000 |
Total Annual Developer Reimbursement S 184,049 | S 187,730 | S 191,485 | S 195315 | S 199,221 | S 203,205 | S 207,269 | S 211,415 | S 215,643 | S 219,956 | S 224,355 | S 228,842 | S 510,355
LOCAL BROWNFIELD REVOLVING FUND
LBRF Deposits * $ - $ - $ - $ - $ - $ - $ - $ - $ - $ - $ - $ - $ -
State Tax Capture S -
Local Tax Capture S -

Total LBRF Capture

* Up to five years of capture for LBRF Deposits after eligible activities are reimbursed. May be taken from EGLE & Local TIR only.

Footnotes:




Tax Increment Financing Reimbursement Schedule
Northeast Property Group, LLC
McCamly and Van Buren Mixed-Use
Battle Creek, Michigan

April 2025
$ 14,392,436
$ 975,827
$ 579,271
$ 2,310,005
14 15 16 17 18 19 20 21 22 23 24 25 26 27 28 29 30 TOTAL
2039 2040 2041 2042 2043 2044 2045 2046 2047 2048 2049 2050 2051 2052 2053 2054 2055 TOTAL
$ 247,131 $ 252,073 $ 257,115 $ 262,257 $ 267,502 $ 272,852 $ 278,309 $ 283,875 $ 289,553 $ 295344 $ 301,251 $ 307,276 $ 4,634,170
$ 30891 $ 31,509 $ 32139 $ 32,782 $ 33438 $ 34107 $ 34789 $ 35484 $ 36194 $ 36918 $ 37,656 $ 38,409 $ 579,271
$ 216239 $ 220,564 $ 224,975 $ 229,475 $ 234,064 $ 238,746 $ 243,521 $ 248,391 $ 253,359 $ 258426 $ 263,504 $ 268,866 $ -8 -8 -8 -8 -| ¢ 4,054,809
$ 355054 $ 379,412 $ 404602 $ 412,694 $ 420,948 $ 429,367 $ 437,954 $ 446,713 $ 455648 $ 464,761 $ 474,056 $ 483,537 $ 493,208 $ 503,072 $ 513,133 $ 523,396 $ 533,864 |S$ 9,758,266
$ 35505 $ 37,941 $ 40460 S 41269 $ 42095 $ 42,937 $ 43795 $ 44671 $ 45565 S 46476 S 47,406 $ 48354 $ 49321 $ 50307 $ 51,313 $ 52340 $ 53386 |$ 975827
$ 319549 $ 341,471 $ 36442 $ 371,425 $ 378853 $ 386430 $ 394,159 $ 402,042 $ 410,083 $ 418285 $ 426650 $ 435183 $ 443,887 $ 452,765 $ 461,820 $ 471,056 $ 480,477 | $ 8,782,439
S -
$ 535788 $ 562,035 $ 589,117 $ 600900 $ 612,918 $ 625176 $ 637,679 $ 650,433 $ 663,442 $ 676,711 $ 690,245 $ 704,050 $ 443,887 $ 452,765 $ 461,820 $ 471,056 $ 480,477 | ¢ 12,837,338
S -
S -
'S 9,979,939 | $ 9,628,553 | S 9,220,630 | S 8770,878| S 8278463 | S 7,742,531 S 7,162,211 |S 6,536,616 | S 5873,175|S 5196464 | S 4,506,219 | $ 3,802,170 |$ 3,802,170|$ 3,802,170|$ 3,802170|$ 3,802170|3 3,802,170
5 _
———————————————————————————————————————————————————————————————————————————————————————————————————————— ? -
| \| | | | $ 8,289,647
$ 216,239 |3 220564 S 224975|$ 229,475 |$ 234,064 | $ 238,746 | $ 243,521 |$ 248391|$ 156911 $ E - $ 3,167,564
$ 319549 |3 341471]$ 364,142 [$ 371,425|$ 378,853 |$ 386,430 | $ 394,159 | $ 402,042 | $ 339,850 | $ $ E - $ 5,122,083
S 4775019 | S 4212984 S 3623867 s 30229675 2410050 | s 1784874 S 11471945 496,761 s -|s -|s -|s - | \| | | | $ 8,289,647
s 238751|$ 210649|S 181,193|s 151,148|s 120502|s  89244|S  57360|s  24838]s -|s -|s -|s - | \| | | | $ 5,539,855
$ 96448 $ 258426 S 263594 $ 268,866 $ 887,335
$ 70232 $ 418285 $ 426,650 $ 435,183 $ 1,350,351
S 4704920 | S 4915569 | S 5096763 | s 5247911|s 5368414|$ 5457657 S 55150175 5539855 |S 5373175|S 46964645 40062195 3302170| s 3302170 S 3302170 s 33021705 3302170|s 3302170|$ 2,237,685
\I | | \I | | | | \I | | | $ 500,000
S -
S 500000|$ 500000 500000|$ 500000 $ 500000|s 500000 S 500000|s 500000 5000005 500000|$ 500000 s 500000|s 500000 s 500000|s 500000 S 500000|s 500000] $ -
v
S 535788|S 562035|S 589,117|S 600900 |S 612918|S 625176 |S 637679|S 650433|S 663442|S 676711|S 690245|S 704,050 | S -|s s s s -1$ 10,527,333
3 3 .
s -
S 443887|S 452,765 S 461,820 S 471,056 | S  480,477|S 2,310,005
S 443887|S 452,765|S 461,820|S 471,056 | S  480477|$ 2,310,005
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The Battle Creek Housing Action Plan is the result of a collaborative effort between the City of
Battle Creek, Battle Creek Unlimited, the W.K. Kellogg Foundation, and various stakeholders.

We would like to thank the City staff members, housing service providers, housing developers, community members, and others who
were instrumental to the development of the Battle Creek Housing Action Plan. The development of this Plan would not have been

possible without the expertise and insights of the following individuals and entities:

City of Battle Creek
Ted Dearing
Rebecca Fleury

John Hart

Battle Creek Unlimited
John Hughes
Joe Sobieralski

W.K. Kellogg Foundation
Jenefer O'Dell
Jamie Schriner

Allen Edwin Homes
Brian Farkas

AVB, Inc.
Curt Aardema
John Bakos
Evan McIntyre

Calhoun County Land Bank
Amy Rose Robinson
Krista Trout-Edwards

Habitat for Humanity
Mike King

Hinman Development Co.

Anmar Atchu
Rich MacDonald

Hollander Development
Michelle Audette-Bauman
Matt Hollander

Jason Muniz

LISC Kalamazoo
Zac Bauer
Sonja Dean

MDH Development
Dan Harmsen
Mark Harmsen

Neighborhoods, Inc
Whitney Wardell

New Level Sports Ministries
Malik Goodwin
Pastor Chris McCoy

Northern Initiatives
Kellie Hoffman

Voces
Jose Orozco

Washington Heights UMC
Pastor Monique French
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EXECUTIVE SUMMARY | BATTLE CREEK HOUSING MARKET CONDITIONS

Battle Creek’s housing market is stagnant, lacking investment required to meet current and
future needs.

Like many communities in Michigan and nationally, Battle Creek has housing challenges, exacerbated by COVID-19. Battle Creek's
housing market conditions have only worsened in recent years, while some other southwestern Michigan communities have seen a
revival. Future population and economic growth in Battle Creek depends on the availability of quality, affordable housing to
sustain current and attract future residents.

75%

of homes built
before 1980

77%

Median household income in
Battle Creek compared to region

-1,100

decline in residents
since 1990

STAGNANT POPULATION

GROWTH. Battle Creek is not
capturing regional growth. Since
1990, Kalamazoo and Calhoun
Counties combined experienced 10%
population growth, but Battle Creek’s
population declined by 2%.

AGING HOUSING STOCK. While
housing options across many
typologies are affordable, many
homes in Battle Creek are aging and
may require significant and costly
improvements.

LOWER HOUSEHOLD INCOMES.
Household incomes in Battle Creek
have consistently trailed that of
neighboring communities, challenging
the financial feasibility of new housing
development and investments. As a
result, housing developers pursue
opportunities elsewhere in the region.

See pages 17-39 of this report for more details on these figures.
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EXECUTIVE SUMMARY | HOUSING GAPS IN BATTLE CREEK

Housing development barriers, capacity constraints, and program misalignments are the
city’s greatest housing challenges.

The City of Battle Creek and its partners have recently made progress to enhance housing development and investment, but gaps
continue to hamper Battle Creek’s housing market.

11.5% 0 0

Annual increase in construction |l Active high-performing housing LIHTC projects in
material costs since 2021 non-profits in Battle Creek Battle Creek since 2013

DEVELOPMENT BARRIERS. CAPACITY CONSTRAINTS. A lack PROGRAM MISALIGNMENT.
Emerging development trends such as of high-performing housing Local, state, and federal housing
rising construction costs and interest organizations in the market;; and programs do not fully address Battle
rates, combined with lower achievable constrained local resources have Creek’s housing needs. Developers
rents and sales prices compared to the prevented the City and providers from and housing service providers have
region, exacerbate feasibility sustaining or expanding existing indicated ongoing challenges with

challenges for housing development housing programs and services. accessing state and federal resources.

and investment in Battle Creek.

See pages 81-91 of this report for more details on these figures.

[1] Findings from Battle Creek Housing and Community Development Ecosystem Assessment (2019)
[2] LITHC award allocations as of October 2023
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EXECUTIVE SUMMARY | BLUEOVAL PLANT

In February 2023, Ford announced plans to develop BlueOval Battery Park Michigan. The
$2.5 billion plant is anticipated to bring 1,700 new jobs to the Battle Creek region.

.2 1,700 2,040 |

Direct Jobs created Additional indirectand
at BlueOval Plant  induced Jobs created ot

— 2026 ®

Battle Creek Housing Action Plan | HR&A Advisors

-1- Factory wi ' '
y will begin producing
aQIxD LFP battery cells
O $2.5B

SRS, oSO

'w Ford Capital Investment e "

@j] Gigawatt hours plant capacity

Source: Reuters, 2023. 7




EXECUTIVE SUMMARY | BLUEOVAL NEW HOUSING DEMAND

Battle Creek can increase its population and economic base by attracting BlueOval
employees and other new workers to the city.

NEW RENTERS

550 - 1,690

POTENTIAL NET NEW JOBS
New Battle Creek Renter

NEW HOUSEHOLDS T
Lt hrd m) 900 - 2,760
Net New Workers Leading to y NEW OWNERS
New Households in Kalamazoo New Battle Creek Households

and Calhoun Counties

350 - 1,070
Assuming 50% - 75% capture of new o

BlueOval-employed households in New Battle Creek Owner
Battle Creek Households

See pages 44-46 of this report for more details on this estimate.
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EXECUTIVE SUMMARY | HOUSING MARKET PRESSURES

This housing action plan aims to address Battle Creek’s existing and future housing market

pressures.

BlueOval and other future economic investments can be a vital asset for Battle Creek’s population and economic growth. However,
the city’s existing housing market could hinder this growth if future workers from are unable to access quality, affordable
housing. Additionally, the influx of BlueOval workers could create further strains on Battle Creek’s housing market by intensifying

displacement of long-term, lower income residents.

INCREASED HOUSING MARKET PRESSURES ADDITIONAL HOUSING CHALLENGES

For-Sale Housing Market

~1,540 in the market to buy in Battle Creek at
Households $238,000, the price affordable to the
average BlueOval household when including
current and added BlueOval demand

Rental Housing Pressures

2,800 for households making over $60,000. This
Rental Unit deficit will occur because of added new
e = BlueOval households and existing need for
Deficit quality rental housing.

See pages 40-50 of this report for more details on these figures.

Neighborhood Change and
Displacement

Unchecked population growth could cause rapid
population growth in neighborhoods which are
already facing gentrification challenges.

Neighborhoods such as Washington Heights, a

historically Black neighborhood near downtown
Battle Creek, could face further neighborhood
change which displaces long-term residents.

[1] Housing gap projections based on ACS data; actual housing gap subject likely to change following publication of Battle Creek Housing Action Plan.
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EXECUTIVE SUMMARY | CALL TO ACTION

Battle Creek could experience continued population loss and economic decline if its housing

challenges are not addressed.

As BlueOval and other new economic drivers come into the region, the City and its partners must ensure that Battle Creek can
accommodate new household growth while addressing its existing housing needs. Inaction will further contribute to population
decline and stunted economic activity as prospective employers seek alternate markets that can accommodate employee housing
needs. This lack of growth would expound disinvestment and social harms that the city is already facing, such as increasing rates of
poverty, homelessness, and an eroding tax base.

... ' I Q
‘{' \ 4 e I Il D ®
POPULATION ERODING JOB LOSS & INCREASING RATES
DECLINE TAX BASE STUNTED ECONOMIC OF POVERTY &

ACTIVITY HOMELESSNESS

The City of Battle Creek and its partners are facing an inflection point in combating its housing challenges while
accommodating economic growth. By addressing its ongoing and future housing needs, the City and its partners can position
itself to meet the housing needs of existing Battle Creek residents and prospective BlueOval employees while establishing Battle
Creek as an attractive destination for future residents.

Battle Creek Housing Action Plan | HR&A Advisors
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EXECUTIVE SUMMARY | PRIORITY PROGRAMS

The City and its partners can leverage existing programs and efforts to scale up programs
that address Battle Creek’s most pressing housing concerns.

Land Use & Regulatory Tools

]
DEE 1. Update the City’s existing zoning code to support infill housing typologies.
O

||
mei
&K

ﬁl :\ 2. Adopt pre-approved development plans.

Development Feasibility Tools

Sources Uses

——————————————————————————————————————————————————————————————————————————————————————————————————————————————————————

.;ﬂ? 1. Establish an emerging developer fund.

@I 1. Create a housing

trust fund. Expand existing single-family rehab & repair programs to include a

funding pool for larger-scale projects.

"‘2' E:‘t,il?‘lils: aloan Expand and refine existing down payment assistance
t?— fund & programs.

Create a community land trust.

Battle Creek Housing Action Plan | HR&A Advisors
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EXECUTIVE SUMMARY | ILLUSTRATIVE FUNDING SCENARIO FOR HOUSING TRUST FUND
A $10 million funding commitment for affordable housing over the next five years could provide rental
housing or homeownership opportunities for 70 households per year.

If $10 million were allocated to address Battle Creek’s housing needs in the near-term, approximately $4 million (40%) could be
allocated towards capitalizing the revolving loan fund. The remaining funding ($6 million) could be allocated towards providing grants
and forgivable loans to supporting other priority programs, including expanding down payment assistance programs, establishing a
community land trust, and creating a single-family rehab program to supplement existing state and federal resources.

Potential Five-Year Impacts of Local Spending on Affordable Housing

$10 million $6 million $4 million

Grants and Forgivable Loans Revolving Loan Fund

Total local funding required to |
incorporate all priority

_ Projected Impacts:
recommendations

| Sample Allocation: |
|« DPAProgram (20%) : « 40 - 50 new homes per year
: 10 new homeowners/year | or one apartment project
|« Community Land Trust (45%) l (infill or larger-site) per year
523 : 6 new homeowners/year I
|+ Single-Family Rehab Program (35%) i

|

| |

Per capita
P! 5 rehabbed homes/year

allocated annually

See pages 115-117 of this report for more details on these estimates.

[1] Projected funding impacts assumes up to $20,000 per home through revolving loan fund (tax credit and non-tax credit projects); up to $20,000 per prospective homebuyer for down-payment assistance program,
up to $75,000 per home for community land trust; up to $70,000 per home for single-family rehabilitation program.
[2] Funding projections assume 3% annual escalation in funding and 10% allocation towards staffing and administration costs.

Battle Creek Housing Action Plan | HR&A Advisors

12



oo
=
%)
>
o
ac
x
[]
9]
_
(9]
o
=1
©
m




BATTLE CREEK HOUSING CHALLENGES

Existing market challenges and incoming economic investments requires Battle Creek to
implement an actionable plan to address its housing challenges.

EXISTING HOUSING CHALLENGES

Battle Creek’s existing housing supply is aging and requires
significant reinvestment, limiting Battle Creek’ ability to
capture population and economic growth. Furthermore,
there are limited quality housing options for residents in
Battle Creek, ranging from lower- and moderate-income
households to higher-income earners.

In recent years, the City of Battle Creek and its partners have
pursued housing development and rehabilitation
opportunities to increase the quality of its housing stock.
However, limited capacity from local developers and
service providers and disinvestment from state and
federal entities have hampered Battle Creek’s ability to
revamp its housing stock and grow its population and
economic base.

FUTURE HOUSING NEEDS

In February 2023, Ford Motor Company announced plans
to develop the BlueOval Battery Park Michigan in nearby
Marshall. The Plant is currently projected to bring up to
1,700 new jobs to start with additional phases and
suppliers adding additional employees to the region.

This new growth can help address Battle Creek’s housing
challenges but without interventions from the City and
its partners, future job growth in Battle Creek,
including BlueOval, can exacerbate local and regional
housing challenges.

Battle Creek Housing Action Plan | HR&A Advisors
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STATE AND NATIONAL HOUSING CHALLENGES

Battle Creek is experiencing housing challenges shared with many communities in Michigan
and across the United States.

Since the beginning of COVID-19, the nation’s housing landscape has shifted drastically. Households across the country are facing
numerous challenges with finding quality, attainable housing, including an undersupply of housing, aging and disinvested housing
stock, rising housing cost burdens, and an inability to access homeownership

These challenges threaten the ability of communities to accommodate housing demand, which can impact local and regional
economic growth. Furthermore, housing instability can also harm the physical, mental, and financial well-being of households and
community members.

NATIONAL HOUSING TRENDS MICHIGAN HOUSING TRENDS

Battle Creek Housing Action Plan | HR&A Advisors

o 4 Estimated Decline in
Ver 4+ shortagein Median age of construction of homes built
million homesfor U.S 40 Years U.S. homes 16% jobs since the 47% before 1970
households early 2000s
U.S households Median income Michigan Median home sales

who are “severely required to afford households who price in 2021, an
16% housing cost- $117,000 homeownership 26% are “housing cost- $173,300 increase of 84%

burdened”, costs burdened”y, since 2013

[1] Cost burdened households spend more than 30% of income on housing; severely housing cost-burdened households spend over 50% of income on housing
Source: Brookings Institute, Harvard University’s Joint Center for Housing Studies, MSHDA
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HOUSING ACTION PLAN PURPOSE

This plan identifies priority programs and implementation steps for the City and its partners
to pursue to address Battle Creek’s most pressing housing needs.

The Battle Creek Housing Action Plan first analyzes the housing market conditions of Battle Creek’s housing stock and its residents. This
analysis also projects the current housing needs of Battle Creek residents and future housing needs with the opening of BlueOval. The
Plan then identifies the current gaps in Battle Creek’s housing market.

le Creek Housing Action Plan | HR&A Advisors

After reviewing the local housing ecosystem and housing programs, the Plan then identifies housing programs that the City and its
partners should prioritize, as well as outlines implementation needs and timelines to follow in preparation for the arrival of the BlueOva
plant.

Housing Market _ - )
e * Housing Market Conditions
Conditions

J
« Current Housing Demand )

Current and Future  Blue pval Impacts and Future
. Housing Demand
Housmg Needs « Opportunity Development Sites

« Financial Feasibility Vi

- Development Barriers
Housing Gaps - Capacity Constraints
+ _Program Misalignment

— Batt

* Priority Programs
* Implementation Needs and
Timeline
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THE COUNTIES

To assess current and future housing needs, two geographies were examined—the City of
Battle Creek and Calhoun & Kalamazoo Counties (collectively, the Counties).

Ostego
Olivet

The Counties
Kalamazoo &
Calhoun Counties

Battle Creek

Jackson

Paw Paw

Union City

ction Plan | HR&A Advisors
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POPULATION
Battle Creek's population has remained stable, while the Counties and state have grown.

Kalamazoo and Calhoun Counties (collectively, the “Counties”) has experienced population growth exceeding statewide levels since
2010. On the other hand, Battle Creek’s population has remained stagnant over the past decade. Furthermore, the income gap
between Battle Creek residents and residents throughout the Counties has nearly doubled during this time period.

Battle Creek Population Comparative Population Growth (1990-2020)
115 ~
110%
110 - :
108% 108%
105 A
100 -
95 A
90
1990 2000 2010 2021 1990 2000 2010 2021
—Battle Creek == The Counties —Michigan

Source: Decennial Census, 1990-2021
Note: Index 100 as population as of 1990

Battle Creek Housing Action Plan | HR&A Advisors
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DEMOGRAPHICS

Battle Creek and the Counties have similar demographic compositions, but Battle Creek is
more racially diverse than the Counties.

Age Distribution

BATTLE CREEK
Battle Creek
52,400
Residents
The Counties
THE COUNTIES
m 17 and Under m18to 24 m25to 34 m35to 64 M 65 and Over 395'500
Residents

Racial Distribution
Battle Creek and the

Counties both have
Battle Creek L) 17% 6% 6% significant populations
over the age of 65,
which could have
implications for the type
The Counties /AT /A LAV TYA of housing residents will
need in the future

W Asian W Black M Hispanic / Latino m Other m White

Source: American Communities Survey, 2011-2021 5-year.
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Following slow job growth through 2017, the total number of jobs in Battle Creek has not
recovered from the pandemic. The arrival of BlueOval will be the first major increase in
regional jobs in the past decade and will likely cause population growth in Battle Creek.

Battle Creek Employment

24,000

22,000

20,000

18,000

16,000

14,000

12,000

10,000

2010 2011 2012 2013

Source: Bureau of Labor Statistics (BLS), MEDC

BlueOval Impact
Development of the BlueOval
Battery Plant nearby presents a
major opportunity, and regional
housing challenge. In addition to
bringing 1,700 direct new jobs,
BlueOval can be expected to
generate an additional 2,000
indirect and induced jobs from
spinoff spending in the
economy, resulting in a total of
3,700 new jobs in the region.
These jobs will create new
housing demand.

Other Employers

Fort Custer is the largest
employment center in the
region with 13,000 jobs and over
85 employers. Many employees
live outside of Battle Creek.

Battle Creek Housing Action Plan | HR&A Advisors
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MEDIAN INCOME

Income growth in Battle Creek has lagged the Counties, causing greater income disparities
between Battle Creek and other places such as Kalamazoo.

Median Income (2011 - 2021)

THE COUNTIES
558,900 +32%
$53,800 — (2011-2021)
$50,000
|
$44,700 $44,500 $45,800 542300 1$45,300
$38,800 $37,800 $36.900 $39,700
BATTLE CREEK
+17%
(2011-2021)
2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021
—Battle Creek = The Counties

Source: American Communities Survey, 2011-2021 5-year.

Battle Creek Housing Action Plan | HR&A Advisors
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MEDIAN INCOME BY RACE

The median income is $45,300 in Battle Creek, but Black residents’ median income lags by
$15,000 and Hispanic/Latino incomes decreased.

Battle Creek Median Income by Race (2011 - 2021)

175+%

200+% $79,300
AMI . 1$76,300 AMI
$61,100
~110% ~__{$51,400 ~115%
AMI |$41,800 $42,100 $45 300 AM!
$38,800 $38,000 ~759
~95% $34,800] 7>
Avl |$37,100
2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021

—Median (All) ==—Asian Black Hispanic/Latino =—White

Source: American Communities Survey, 2011-2021 5-year.
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UNITS BY BUILDING AGE (2021)

Battle Creek’s housing stock is old. The majority of housing in Battle Creek was built prior to
1960, and only 9% of all occupied housing units were built after 2000.

Battle Creek Occupied Housing Units by Year Structure Built

Older homes, while
often less expensive to
buy, often have higher
maintenance costs or
need significant
upfront improvements
that can increase the
cost of occupancy for
homeowners.

Pre 1960 1960-1969 1970-1979 D 1990-1999 2000-2021

55% 10% 10% 9% 9%

Source: American Communities Survey, 2011-2021 5-year.
Note: Other includes Mobile Homes.
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UNITS BY BUILDING TYPOLOGY (2021)
Over 66% of Battle Creek’s housing stock is single-family.

Single-family & small attached units, older

Battle Creek Units by Building Typology

(2021)

Attached Single
Family

290
1%

2-9 Units
2,770
12%

Detached
Single Family,
15,690

(1)
R 10-49 Units

2,630

11%

10-49 Unlts| 115 West 50 Unit+| The Milton

Source: American Communities Survey, 2011-2021 5-year. Images are from Zillow.
Note: Other includes Mobile Homes.
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HOUSING TENURE

The majority of homeowners live in single family homes, and over 1/3™ of renters live in
single family homes. Furthermore, the majority of renters live in smaller rental properties.

Units by Tenure and Typology in Battle Creek (2021)

Renters

Owners e 13,250

m Single Family Units  ®2-9 Units  ® 10-49 Units 50+ m® Mobile Homes

Source: Public Use Micro Data (PUMS) 2021, American Communities Survey, 2021 5-year. Micro Data utilized for proportions, adjusted using American Communities Survey figures for the main
geography.
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HOMEOWNERSHIP RATE

Overall, homeownership rates are similar to the national average, while homeownership
rates for Black Battle Creek residents are roughly half of the national average.

Comparative Homeownership Rate by Race

All Races Asian Black Hispanic / Latino Other White

Hm Battle Creek ® The Counties

Source: American Communities Survey, 2011-2021 5-year.
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MORTGAGE DENIAL RATES BY RACE

The low homeownership rate for Black residents is driven in part by ongoing differences in
the rates of loan denials for BIPOC applicants.

Percentage of Denied Mortgage Loan Applications by Race, Battle Creek MSA
2022

33%

White Black or African American Asian American Indian or Alaska 2 or More Races
Native

Source: HDMA, 2022.

Battle Creek Housing Action Plan | HR&A Advisors
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SALES

The median price of a home in Battle Creek is around 1/3 of the US's median home price;
and 37% of homes are being sold for less than $100,000.

Share of Houses Sold by Price in Battle Creek 2023 BATTLE CREEK

2018 - 2023 $135,000

Median Sale Price

28%

2023 US

$413,000

Median Sale Price

2018-2023 BATTLE
CREEK

$130,000

<$49,999 $50,000-$99,999  $100,000-$149,999 $150,000-$199,999 $200,000-$249,000 $250,000+ Median Sale Price

Source: Redfin, 5-year. Redfin may not capture all sales, but a sample of sales that occurred in Battle Creek.
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HOMEOWNERSHIP ATTAINABILITY IN BATTLE CREEK

A household earning the median income in Battle Creek ($45,300) falls just short of being
able to afford a median priced home, however high interest rates since 2021 and rising
home values has made affordability more challenging.

Change in Battle Creek Home Values Versus
the Home Value the Median Income Could Afford

2011-2022
(127[(/ m
— { $111K] $113K | — $121K —
$109K 111K =
— $105K I W
— s
| $74K ==
$63K — $64K
2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022
— Affordable to Median (5% Downpayment) Affordable to Median (20% Downpayment) —Home Value

Note: This analysis assumed 30% of household income going towards mortgage payments and used the interest rates of each corresponding year to determine maximum affordable payment
assuming a 20% down payment. Median income is not available for 2022 and has been held constant at 2021 levels
Source: Zillow Research, Zillow Observed Rent Index (Smoothed): All Homes Multifamily Time Series (2015 - 2021)
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HOMEOWNERSHIP ATTAINABILITY IN BATTLE CREEK

The ability for a household to buy a home relies on more than just income as down
payments are an important aspect of a household’s buying power.

Attainable Home Value for Median Income Battle Creek
Household by Down Payment Contribution (2022)

$4,710gap = ___________
L____.SJ!__J I

$144,400

$149,110

$120,300

Median Home Value Attainable Home Value with Attainable Home Value with
20% DP 5% DP

The ability to secure a mortgage for a home often relies on a
prospective homebuyer’s ability to contribute a down payment.
While a 20% down payment has been a general rule-of-thumb for
sizing mortgages, many first-time homebuyers and low- to
moderate-income households do not have the financial resources
(e.g., savings, personal loans/gifts, stocks or bonds) to provide this
level of down payment.

Though prospective homebuyers could utilize loan offerings
beyond conventional loans, such as FHA loans (3.5% down
payment), VA loans, and other local-based incentives, many
homebuyers are ineligible for these programs and must rely on
conventional loans. For these conventional loans, many lenders
may require homebuyers to purchase private mortgage insurance
(PMI) as an assurance to the lender if homebuyers are unable to
contribute 20% for the down payment.

Note: This analysis assumed 30% of household income going towards mortgage payments and used the interest rates of each corresponding year to determine maximum affordable payment
assuming a 20% down payment. Median income is not available for 2022 and has been held constant at 2021 levels
Source: Zillow Research, Zillow Observed Rent Index (Smoothed): All Homes Multifamily Time Series (2015 - 2021)
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BATTLE CREEK MULTIFAMILY RENTAL RATES AND VACANCY

Battle Creek multifamily rents have increased by 44% since 2013, even as the vacancy rates
have remained relatively stable.

$0.70

2011

2012

Source: Costar, 2023.

Multifamily Rentals Rent versus Vacancy Battle Creek

$0.72

2013

$0.72

2014

2015 2016 2017

I Fffective Rent Per SF

2018 2019

2020

coviD

$0.98

2021

$1.00 $1.04

2022 2023 YTD

—=\/acancy Percent

There were no new
multifamily rental
homes developed in
2017, but there was a
small population
decrease of 1,000
people between 2017
and 2019. The
population of Battle
Creek increased
slightly in 2020 and
2021.
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COUNTIES RENTAL RATES

Rents in the Counties for all rental units (including single family homes) nearly doubled
since the start of COVID but have more recently stabilized. This rapid increase creates
concerns around affordability for the lowest earners in the area.

Average Rents in Calhoun and Kalamazoo Counties

Battle Creek Housing Action Plan | HR&A Advisors

$1,217 $1,229

$790

$662 $664 $665 _—

$586 $614

2016 2017 2018 2019 2020 2021 2022 2023
Source: Zillow Research, Zillow Observed Rent Index (Smoothed): All Homes Multifamily Time Series (2015 - 2021)



RENTAL COST BURDEN

Most households in Battle Creek earning less than $35,000 annually are cost burdened. This
will likely increase as the cost of housing outpaces income growth.

Percentage of Renters who are Cost Burdened, City of Battle Creek 2021

85%
70%
27%
2
I 2009000

<$20K $20K-$35K $35K-$50K $50K-$75K $75K+

Note: Cost burdened includes households that pay more than 30% of their income to rent.
Source: American Communities Survey, 2021 5-year.
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HOUSING STOCK AGE

56% of the housing serving middle-income residents was built prior to 1980, indicating that
there is a potential need to upgrade the middle-income housing stock.

Units by Decade Built and Rent Affordable to Households Making Between

80% and 120% AMI (2021)
100 200 300 400 500 600

o

1939 or earlier 471 37 13
1940 to 1949
1950 to 1959
1960 to 1969
1970 to 1979

1980-1989

1990-1999 20 49

2000-2009

2010-2019 37 34 11

m $1,000-$1,249 $1,250-$1499 $1,500-$1,999
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Existing and Future
Housing Needs



HOUSEHOLD INCOMES

Population growth remains relatively flat, and income distribution has not changed
substantially since 2011, with the greatest growth among households earning 30-60% AMI
(+8%), 80-120% AMI (9%), 160-250% AMI (+83%), and 250%+ AMI (+89%), and declines in
households earning less than 30% AMI (-25%), 60-80% AMI (-1%) and 120-160% AMI (-1%).

Battle Creek Households by Income
5,500
4,100 4,200
3,900 3,200 5 900 3,400 3.700
' 2,400 2,200 2,200
1,200

Less than $20K $20K-$35K $35K-$50K $50K-$75K $75K-$100K $100K-$150K

m 2011 m2021

1,700
9200

$150K+

800

.

Change
1,000
300 300
I - I —— -
- -300 -200
-1,400
Less than $20K $20K-$35K $35K-$50K $50K-$75K $75K-$100K $100K-$150K
~<30% AMI ~30%-60% AMI ~60%-80% AMI  ~80%-120% AMI  ~120%-160% AMI  ~160%-250% AMI

Source: American Communities Survey, 2011-2021 5-year. 2011 data was inflated to 2021 levels using CPl. MSHDA 2-person Calhoun AMI. . Data includes all households.

$150K+
~250% + AMI
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INCOME AND TENURE

The number of low-income renter and homeowner households earning less than $20,000 has
decreased while the number of higher income homeowners has significantly increased.

Battle Creek Change in Households by Income and Tenure (2011-2021)

+833

+341
+98
-20 -5
-441
-798
Less than $20K $20K-$35K $35K-$50K $50K-$75K $75K-$100K $100K-$150K $150K+
~<30% AMI ~30%-60% AMI ~60%-80% AMI ~80%-120% AMI ~120%-160% AMI ~160%-250% AMI ~250% + AMI

B Owner H Renter

Source: American Communities Survey, 2011-2021 5-year. MSHDA 2-person Calhoun AMI. . Data includes all households.
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RENTAL PRODUCT AND DEMAND

Battle Creek lacks sufficient rental housing for households earning less than $32k/year.
There is also a shortfall of units for households making over $60K, suggesting a relatively
affordable rental housing stock but also one that may be lacking in quality.

Rental Supply Housing Gap by Rent Battle Creek 2021
Unmet Housing Need 1,450 Unmet Housing Need $28 1 oo
[

950
. - 50 Median Renter Income
f T L T T T - T T T T N 1 Battle Creek
. e -200 -250 $7oo

-800
-1,200 Rent Affordable to

< $600 $600-$799 $800-$999  $1,000-$1,249 $1,250-$1499 $1,500-$1,999 $2,000-$2,999 $3,000+ Median Renter Income
Battle Creek

63% of households
own homes in
Battle Creek, so
home ownership is
also an important

< $600 $600-$799 $800-$999  $1,000-$1,249 $1,250-$1499 $1,500-$1,999 $2,000-$2,999 $3,000+ aSpec_:t of the -
<$24K <$32K <$40K <$50K <$60K <$80K <$120K >$120K housing needs in
40% AMI 40%-50% AMI  50%-70% AMI  70%-80% AMI  80%-100% AMI 100%-120% AMI 120%-200% AMI  200%+ AMI Battle Creek.

B Number of Apartments for rent m Households who can afford

Source: American Communities Survey, 2021 5-year; Zillow Research
Note: AMI was based on the 2-person household income limits for Calhoun County. Income categories are rounded to best fit available data. Data includes all households. Housing gap
projections determined as of 2021; actual housing gap subject likely to change following publication of Battle Creek Housing Action Plan.
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BLUEOVAL PLANT

BlueOval is anticipated to directly employ 1,700 people and induce the creation of over 2,000
additional spinoff jobs, many of which will be new to the area and need somewhere to live.

o,e 1700 2,040

dh Direct Jobs created Additional indirect and
at BlueOval Plant  induced Jobs created

= 2026

-1-] Is when the factory will begin producing
aQIxD LFP battery cells

‘ $2'SB -_ "'/..../.__ = ‘-A,-' [ ey Frpw— =
lw In Ford Capital Investment = —- P

@j] Gigawatt hours plant capacity

Source: Reuters, 2023.
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-
[
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BLUEOVAL NEW HOUSING DEMAND

BlueOval is anticipated to bring between 1,840 and 3,740 net new workers to the region, as
some of the total jobs may be filled by existing, underemployed residents.

JOBS CREATED UNEMPLOYMENT

7%

Calhoun and POTENTIAL NET NEW JOBS
Kalamazoo Counties'

3,740 Joenufaciuring 1,840-3,740

Direct + Multiplier o Net New Workers Leading to
BlueOval Jobs 5 /o New Households in the

Counties

Calhoun and
Kalamazoo Counties'’
Overall Unemployment

Other Consideration: The potential net new jobs accounts for existing unemployment rate in the Counties. The low net new job
estimation assumes that the difference between the Counties unemployment rate and Michigan’s unemployment rate (3.9%)
would be filled by the multiplier jobs and the direct BlueOval jobs, the difference between the overall unemployment rate and the
unemployment rate in manufacturing would fill some of the BlueOval jobs.

Source: Lightcast, 2023.
Note: The share of unemployment captured is subtracted from the number of job created by BlueOval and the multiplier impacts.
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BLUEOVAL NEW HOUSING DEMAND

The BlueOval plant will create up to 1,690 new renter households and 1,070 new
homeowner households if 50% to 75% of households move to Battle Creek, adding demand
to Battle Creek’s middle-income housing market.

BATTLE CREEK HOUSEHOLD NEW HOUSEHOLDS NEWRENTERS
CAPTURE RATE
900 - 2,760 550-1,690 $1,570
o o -y ’
50 /“ - 75 /0 N BER GrEE. New Battle Creek Rent affordable to
: Households
Potential capture of new { Renter Households average BlueOval
BlueOval-employed OTHER KEY INPUTS Household
househglr(isell(n Battle 39% T ——

Ownership rate of households

that moved in the last year 350-1 '070 $238K
0098 $45K New Battle Creek Owner  Affordable house

Households per job Median BlueOval Worker Households price average
Earnings BlueOval household

Source: Lightcast, 2023.

Note: In the Counties, 66% of households are homeowners. The current interest rate of 6.3% was used to calculate the house value and mortgage payments affordable to a household. The
household income used was based on the BlueOval estimated median income ($45,136) that was converted to household income using the 1.39X ratio between median householding income and
median individual in the Counties. This yields a median household income of $63,000. Vacancy was not used as a consideration because Battle Creek’s housing vacancy is 11% and some share of
these units are likely uninhabitable and not able to accommodate new residents without major upgrades.
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RENTAL PRODUCT AND DEMAND

New BlueOval households will increase the housing deficit for households making $60,000
or more to 2,800 renter households

Rental Supply Housing Gap by Rent Battle Creek with New BlueOval Households

Unmet Housing Need 1,400 900 Unmet Housing Need

[ -2,800

-200 -100 -400 -400 Housing deficit for
1,200 renter households

making more than

Lozl $60,000 annually
<$600 $600-$799 $800-$999 [$1,000-$1,249 | $1,250-$1499 $1,500-$1,999 52,000-$2,999 $3,000+
1700 1,900 2,100 2,000 2,100
d 1,500
$1,570
600 600 500 500
- - 200 200 300 | 4100 100 Rent Affordable to
—— - e . Median Renter Income
Battle Creek
<$24K <$32K <$40K <$50K <$60K <$80K <$120K >$120K
40% AMI 40%-50% AMI 50%-70% AMI 70%-80% AMI 80%-100% AMI '100%-120% AMI ' 120%-200% AMI 200%+ AMI
B Number of Apartments for rent m Households who can afford m New BlueOval Households

Source: American Communities Survey, 2021 5-year; Zillow Research

Note: AMI was based on the 2-person household income limits for Calhoun County. Income categories are rounded to best fit available data. The household income used was based on the BlueOval
estimated median income ($45,136) that was converted to household income using the 1.39X ratio between median householding income and median individual in the Counties. Housing gap
projections determined as of 2021; actual housing gap subject likely to change following publication of Battle Creek Housing Action Plan.
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EXISTING BATTLE CREEK HOUSING DEMAND

In Battle Creek, there is a pressing demand for more well-maintained and up-to-date middle
income for-sale housing and significant demand for housing that is affordable to low-
income households.

a8 A
470 Households 1,400 Unit Deficit

in the market annually to buy homes in Battle Creek at For households making under $32,000. These
$238,000, the price affordable to the average BlueOval households are the most likely to be rent burdened.
household and the average household that already
owns a home. Some of this demand will be met by the
natural churn of the market, but some of this will result
in the need for new and rehabbed units.

Source: Lightcast, 2023. Costar, 2023.

Note: 7,900 Households make $63,000 or above in Battle Creek, the estimated median household earnings from BlueOval and the median income for home owners in Battle Creek. There is a 64%
ownership rate for households in Battle Creek. There is an 8% annual turnover rate for households owning their homes in Battle Creek. These facts were used to determine that there are 470
households in the market annually looking to move into a for-sale house.
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The added BlueOval plant housing demand will create significant additional demand for for-
sale and rental housing, adding further pressure on affordable and middle-income housing.

AH FOR-SALE HOUSING DEMAND & TYPOLOGY
~1,540 Households

in the market to buy in Battle Creek at $238,000, the price
affordable to the average BlueOval household when including
added BlueOval Demand (up to 1,070 homes) and existing
churn (470 homes annually).

[ [ ®
Single-Family Dominant
Single-family homes comprise 89% of the owner- occupied
units in Battle Creek. There has been some recent new quad

development in Kalamazoo and duplexes in Battle Creek,
indicating that attached housing is viable in the market.

Source: Lightcast, 2023.

ﬁﬁ ﬁ RENTAL DEMAND & TYPOLOGY
2,800 Unit Deficit

For households making over $60,000. This deficit will occur
because of added new BlueOval households and needs to be
addressed with quality rental housing. If unmitigated, this could
create competition for housing affordable to lower-income
households and potentially displace renters earning less than
50% AMI.

Need for a range of
housing typologies

Housing for high earning renter households and increase
housing quality for all rental households. Offering a diversity of

housing products including multifamily, duplexes, triplexes, and
quads—all of which already exist in the market.

Battle Creek Housing Action Plan | HR&A Advisors

49



TYPOLOGIES

Given the areas of greatest housing need, the City and its partners should prioritize five
housing typologies comprising of new construction and rehab developments.

Single-Family

Attached/ Fourplex Infill Single-Family

Detached Apartment Detached

i A
iz ~ T
3 = 3

o

9

RN

il

New Construction Rehab

Support infill development of townhomes, duplexes, triplexes, Upgrade housing through rehabilitation
and mid-density multifamily. of existing stock

Townhomes, duplexes, triplexes, and other forms of multifamily can create lower-cost alternativesto  75% of Battle Creek’s housing stock was built before 1980.
single-family development to increase both rental and for-sale housing supply. There has been some  While the housing stock is generally affordable in Battle Creek,
recent new fourplex development in Kalamazoo and single-family attached homes in Battle Creek, many of the houses are older and require major renovation or
indicating that attached housing is viable in the market. upkeep, making homeownership expensive.
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Development Site
Opportunities



Existing development sites in Battle Creek could be leveraged to support housing
development.

o°9°

v
|\ g

AN
AN

|dentify geographic locations and potential sites where development of priority housing
typologies could be targeted.

Assess scale in which the housing need can be met through sites that are publicly controlled
from a physical site perspective.

Analyze additional physical potential for development of priority typologies on privately
controlled sites. Additional sites should be considered on a rolling basis after this plan.
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Existing zoning limits the amount of housing that can be built on existing vacant lots. This
analysis examines how the housing needs could be met if Battle Creek updated their
zoning code.

1. This analysis examines how the five priority typologies spatially fit in Battle Creek based on the 2023
parcel data from the Calhoun County assessor's office.

2. This analysis is aspirational, analyzing what could be built under a more progressive zoning code,
not what could be built under the existing zoning code.

3. Thisis a high-level analysis; individual sites may have other barriers to redevelopment not captured
by this analysis.

This analysis is not suggesting that all of these sites are suitable for redevelopment and should
be redeveloped.
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SITE SELECTION ANALYSIS

To meet current and future housing needs, Battle Creek should prioritize five product
types. Given site availability and adjacencies, this study recommends geographic focus
areas for each typology.

Single-Family :
Attached/ Fourplex Infill
Detache

B~

Single-Family
Apartment Detached

&
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Min Lot Size: 0.07 acres Min Lot Size: 0.14 acres Min Lot Size: 2.5 acres Min Lot Size: 1 acre Min Lot Size: N/A
The minimum lot size prioritized
The minimum lot size was The minimum lot size was The minimum lot size prioritized  is 1 acre and this is based on the  This analysis prioritized
determined using standards determined using standards is 2.5 acre, based on recent existing size of apartment buildings with effective ages
from Saint Paul, MN's updated from Saint Paul, MN's updated developments in Battle Creek buildings in Battle Creek. over 30 years old.’
zoning code which requires zoning code which requires and Kalamazoo. Additionally, this analysis
1,500 SF of lot per unit and a 1,500 SF of lot per unitand a prioritized buildings with
minimum of 30ft frontage. minimum of 30ft frontage. effective ages over 30 years old."

Note: 1) Effective Age is used to state the age of a property based on its current condition, rather than its actual age. HR&A is not recommending that any specific private property be targeted, but is 54
showing the private properties to illustrate the need programs that help homeowners improve their properties.



SITE SELECTION ANALYSIS| SAINT PAUL, MN'S ZONING

Saint Paul, MN's new zoning code that allows up to fourplexes in key single-family areas is
a potential zoning code to achieve density in Battle Creek’s Downtown area.

Saint Paul created new residential zoning districts H1 and H2, replaced the existing, single-family-only, other low-
density districts, and some lower-density Planned Development (PD) districts to promote missing-middle housing
development. Other communities in Michigan, such as Albion, have also incorporated similar updates to their

zoning code.
Zoning District Lot area Lot width Maximum lot
minimum (per minimum (ft) | coverage
unit) (SF)
H1 Residential 1,500 30 45% Up to four units on a lot
H2 Residential 1,000 25 50% Up to five units on a lot. Applies to land near transit
R-1B 5000 50 30% Single-family detached residential properties of a

suburban, medium-density character.

R-2 5000 60 25% Mix of single- and two-family residential properties of
an urban, medium-density character

R-3 2,900 60 25% High-density multifamily family developments
located in suburban and urban areas

MFR 2,170 60 N/A High Density Multiple Family Residential District
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SITE SELECTION ANALYSIS

There is an abundance of vacant lots, some of which could be considered for residential
development.

2,620

Vacant parcels zoned
residential in the city

1,430

Acres of vacant parcels zoned
residential in the city (1,250
acres zoned R1 or R2)

Gaz i £

ek

Landowners with most vacant

land:

« City of Battle Creek

« Calhoun County Land Bank

« Windamere Land Development
Co.

- Diane Colquhoun

« Land One LLC

« Martin Trust

Marshall

City Limits =
Bus Lines
I Vacant Property

Source: City of Battle Creek, ArcGIS Online. Note: Vacant residential property includes all property coded with property classes 402 and 409.
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While there is an abundance of
vacant land in the city, it is
important to strategically invest in
housing in locations that are
adjacent to community amenities.

Vacant parcels zoned residential in the
city owned by the City of Battle Creek or
Calhoun County Land Bank

252

Acres of vacant parcels zoned
residential in the city owned by the City
of Battle Creek or Calhoun County Land

Bank

Not all vacant sites are able to be
developed either because of zoning
limitations of physical site limitations.

Source: City of Battle Creek, Google Maps, ArcGIS Online
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NEW CONSTRUCTION (1-3 UNITS)

The City should prioritize use of its vacant
lots for single-family attached/detached or
triplex in-fill housing construction in the
neighborhoods surrounding the Downtown.

SINGLE-FAMILY ATTACHED/DETACHED/TRIPLEX - ~——l

pd 9lIN % ¥

Vacant residential parcels that can accommodate

iy -_—" g -
Single-family attached/detached or triplex housing Priority Single-
(1-3 units) family 5
attached/

80 detached or
triplex new

parcels owned by the CORStruction

City of Battle Creek Vacant parcels that can
accommodate Single-family
attached/ detached or triplex
1 90 — Bus route
: , Note: This map shows potential
Poten'tlal New units on ~ W city of Battle Creek-owned parcels for redevelopment if
publicly-owned land Battle Creek were re-zoned using

Note: These parcels include all vacant properties with the property code 402 (vacant Saint Paul's updated zoning code.

residential) that have a minimum lot frontage of 30 ft and are between 3,000 SF and - . . .

6,000 SF. The size and width parameter would allow between two and three units to Individual hlgh“ghted SIES 2y

be developed based on the updated St. Paul, MN zoning. Currently R1 zoning does not not actually be developable due to

allow for two family dwelling units, but this analysis does not exclude R1 sites. other factors and feasibility
analysis has not been conducted.
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SINGLE-FAMILY ATTACHED/DETACHED/TRIPLEX
NEW CONSTRUCTION (1-3 UNITS)

Privately owned properties citywide should
be leveraged for this kind of development.
Developing at this density, on these sites,
would require zoning changes.

Vacant residential parcels that can accommodate
attached/detached housing (1-3 units)

390 180

parcels owned by parcels owned by Calhoun

private land-owners County Land Bank
1,470 1,670
Potential new units on Potential new units

privately-owned land

Note: These parcels include all vacant properties with the property code 402 (vacant
residential) that have a minimum lot frontage of 30 ft and are between 3,000 SF and
6,000 SF. The size and width parameter would allow between two and three units to
be developed based on the updated St. Paul, MN zoning. Currently R1 zoning does not
allow for two family dwelling units, but this analysis does not exclude R1 sites.

Py 3N % ¥

Priority Single-
family attach/

detached new
construction

Vacant parcels that can
accommodate attached houses

= Bus route

Calhoun County Land Bank-
owned

City of Battle Creek-owned

Privately Owned

Note: This map shows potential
parcels for redevelopment if

| Battle Creek were re-zoned using

Saint Paul's updated zoning code.
Individual highlighted sites may
not actually be developable due to
other factors and feasibility
analysis has not been conducted.



FOURPLEX NEW CONSTRUCTION

Fourplex construction should be prioritized
on large, single-family parcels with zoning
changes and by-right on multifamily
parcels, increasing downtown density.

r‘7

Vacant residential parcels that can accommodate ' iy
attached housing (fourplex or more) quad or
more new

270 construction

parcels owned by the
City of Battle Creek

Vacant parcels that can

1 080 accommodate fourplexes -
[ — Bus route l

Potential new units on Note: This map shows potential
B (City of Battle Creek-owned parcels for redevelopment if

Battle Creek were re-zoned using
Saint Paul's updated zoning code.

apISIanly
a

a

publicly-owned land

Note: These parcels include all vacant residential parcels between 0.14 acres Individual highlighted sites may

(large enough to accommodate 4 units under St. Paul, MN'’s updated zoning v ecualvile o | ble due t

code) and less than 2.5 acres (large enough for larger apartment buildings). not actually be developable due to
other factors and feasibility

Currently R1 zoning does not allow for two family dwelling units, but this
analysis does not exclude R1 sites. analysis has not been conducted.




FOURPLEX NEW CONSTRUCTION

Privately-owned parcels near downtown can

be developed as fourplexes, further
supporting downtown density.

Vacant residential parcels that can accommodate
attached housing (fourplexes or more)

1,110 240

parcels owned by parcels owned by Calhoun
private land-owners County Land Bank
5,020 6,100
Potential new units on Potential total new
privately-owned land units

Note: These parcels include all vacant residential parcels between 0.14 acres
(large enough to accommodate 4 units under St. Paul, MN's updated zoning code)
and less than 2.5 acres (large enough for larger apartment buildings). Currently
R1 zoning does not allow for two family dwelling units, but this analysis does not
exclude R1 sites.

»

Priority
quad or
more new
construction

1 pia e ' . B . ~'
"1= g0 " B ‘ ' Gl?gll:ac . - ;
ake = el
Vacant parcels that can *. 4 3 el
accommodate fourplex £ S ==
f SRS k|
us route el ] =

Note: This map shows potential
8| Calhoun County Land Bank- parcels for redevelopment if
awned B Battle Creek were re-zoned using
Saint Paul's updated zoning code.
Individual highlighted sites may
B Privately Owned not actually be developable due to
other factors and feasibility
- analysis has not been conducted.

l City of Battle Creek-owned



LARGE-SITE APARTMENT NEW CONSTRUCTION

The City should prioritize use of its larger
vacant lots for multifamily new construction
in the neighborhoods surrounding the
Downtown and one site in the northwest.

Priority large-
site
development

Vacant multi-family parcels

Battle Creek |
Executive Ajrport l Gosguac St.

30 s =

| |

parcels owned by the g—l =
City of Battle Creek o = v

Vacant parcels that can

]
Lake §
90 ~6 200 accommodate attached houses P S g
[ ] — Bus route S

B
parcels owned by New residential units B ity of Battle Creek-owned FL-. =
rivate land-owners ossible

P P l Privately Owned d
8
Note: These parcels include all vacant properties with the property code 402 (vacant
residential) that have a minimum lot frontage of 60 ft (as dictated by Battle Creek’s zoning I -

requirements for MFR) and is over 2.5 acre. Currently R1-R2 zoning does not allow for
multiple family dwelling units, but this analysis does not exclude R1-R2 sites.




SINGLE-FAMILY DETACHED REHAB
While the majority of potential rehab sites - ; :

are privately owned, there are 14 sites that ———¢ St o
are in public ownership that may benefit N
from rehabilitation, clustered northwest of Priority
Downtown 96 single-family
Single-family only zoned parcels with houses o
4
3 15.9K
parcels owned by the Privately-owned single-
City of Battle Creek family homes with an '
effective age over 30 2 :
Vacant parcels that can Note: Effective Age is used to state
accommodate attached houses the age Of a property based on its
‘ = Busroute current condition, rather than its
29 B rrivately Owned actual age. HR&A is not
Average effective age of 4 ) recommending that any specific
single-familv properties I = B #¥| private property be targeted, but is
2 y prop -‘ " .:_"." showing the private properties to
-— Pl i|lustrate the need programs that
Note: These parcels include R1-A, R1-R R2-R3. The mapped properties only d B '- help hO!’HEOWHEFS improve their
include those with an effective age over 30 which is indicative of the quality of ;o . ook properties.

the house. Lake =



INFILL APARTMENT REHAB

The City and Land Bank control a few il
properties that may be eligible for a ;,

P IIN % v

smaller-scale infill rehab. A — Emmett st
TN SEE T
r ‘ A= i \
== \</\ 4 \ “ll \
'\;\ { % A== , '|t_>\k"l
Occupied multifamily-zoned parcels -.._%\96 G b =
parcels owned by the parcels owned by  Goguacst
City of Battle Creek Calhoun County Land L 5 7

Bank SO A
' May be eligible
0.25 acres 32 — 7N I/M for rehabilitation

Occupied Multifamilyogac

Average occupied Average effective age e == ,
. . ) : , S BB

multifamily parcel size of myltl-famlly | P ‘ 3 C
properties owned by 3
the City or Land Bank W Calhoun County Land Bank- =

owned |
Note: These parcels are owned by the City or the Calhoun County Land Bank —
and are occupied and zoned as MFR, R3, or T3-T5 and have an effective age l City of Battle Creek-owned

over 30 years old. |



INFILL APARTMENT REHAB

However, infill apartment rehabs will likely
need to be led by the private sector as the
City and Land Bank own very few properties
of this typology.

Occupied multifamily-zoned parcels

150 29

Privately owned parcels Average effective age ey e clligile for
of privately-owned , rehabilitation
multi-family properties *

Note: Effective Age is used to state
the age of a property based on its
current condition, rather than its

Housing Parcels Over 1 Acre

— Bus route .
actual age. HR&A is not
| B rrivately owned recommending that any specific
i private property be targeted, but is
L showing the private properties to
Lo illustrate the need programs that
Note: These parcels are privately owned and are occupied and over 1 acre ’ E - help homeowners improve their

and have an effective age over 30 years old. i

properties.




SUMMARY OF SITES

Redevelopment of just the City-owned sites alone could almost satisfy the future housing
demand need, but incentivizing privately-owned sites to be redeveloped will allow for
increasing density in the Downtown and around amenities.

New Potential Unit Development

Single-family Large-Site Apartment Total
attached/ detached New Construction

Battle Creek Housing Action Plan | HR&A Advisors

City of Battle Creek 190 1,080 1,500 2,770
Privately-owned 1,470 5,020 4,700 11,190
Total 1,660 6,100 6,200 13,960
Future Demand Gap
FOR-SALE HOUSING DEMAND RENTAL HOUSING DEMAND
[ ] [ ] [ ]
~1,540 Households 2,800 Unit Deficit
in the market to buy in Battle Creek at $238,000. For households making over $60,000.

Upgrading the existing housing stock will also be an important component of meeting future demand and ensuring the existing
housing stock does not become obsolete.

66



Development
Barriers and
Opportunities



ECONOMICS OF HOUSING DEVELOPMENT

Housing developments are financially feasible when revenues can support development and
operating costs; however, market conditions in Battle Creek have challenged housing development
feasibility across many typologies.

Required Rent / Sales Price

Operating Expenses

Battle Creek Housing Action Plan | HR&A Advisors

Rents / Sales

Soft Costs
— Project Financing
Hard Costs
_
Cost of Development Operating Costs Revenue
. Construction costs have reached - While financing costs have seen drastic * Market-rate rents and sales
historic highs, challenging development increases, shifting risk tolerance may prices in Battle Creek have
feasibility across all typologies. result in more required equity, leading historically been lower than those
« Infill development sites in Battle Creek to an overall higher cost of capital. in surrounding communities,
may require environmental remediation, * Operating expenses for older, though both have seen an increase

which could increase site costs. renovated buildings are likely to be In recent years.
higher than those of greenfield, new
construction.
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ECONOMICS OF HOUSING DEVELOPMENT

Incorporating affordable rents and sales prices decrease a project’s revenue potential,
resulting in a reduction in supportable development costs.

Required Rent / Sales Price

——————————————————————————————— —

Operating Expenses | .

| Returns |

— Project Financing Market-Rate Rents / Sales
Hard Costs

| land IS

Cost of Development Operating Costs Revenue

1 In the case of a feasibility gap, projects

1 will not be able to obtain project

fnandng. i

Battle Creek Housing Action Plan | HR&A Advisors
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FINANCIAL FEASIBILITY ANALYSIS

A financial feasibility analysis identifies potential financing gaps that may challenge housing
development and evaluates the effectiveness of incentives that could be used to bridge
these gaps for property owners and developers.

Required Rent / Sales Price
Incentives and Subsidies NS | . d Subsidi
Incentives and Subsidies HECHEINES SRS HBSISIES
Affordable Rents / Sales Affordable Rents / Sales Affordable Rents / Sales

Market-Rate Rents / Sales Market-Rate Rents / Sales

Market-Rate Rents / Sales

I Balanced incentives can E
I ensure that projects are both !

i When revenue with incentives 1
i generated falls short of the i

costs required to develop and |
operate the property, there is |

exceeds the costs required to
develop and operate the
property, there is a feasibility

i feasible and efficient.
surplus. In these cases, a ]

still a feasibility gap. In these
cases, a project is infeasible.
L

project is feasible, but
inefficient with a loss of
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DEVELOPMENT TYPOLOGIES

Five development typologies that address the greatest areas of housing needs in Battle
Creek were evaluated as part of the financial feasibility analysis.

S'thl:'ci,aerg}ly Fourblex Larger-Site Infill Single-Family
ched P Apartment Apartment Detached
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DEVELOPMENT TYPOLOGIES
Development assumptions for each typology were sourced from local developers and

national databases.

Single-Family Fourplex Large-Site Infill Apartment Single-Family
Attached/Detached P Apartment Rental Detached
Rental
For-Sale Rental For-Sale
Units 2 units 4 units 75 units 25 units 1 unit
Lot Size (acres) 0.3 acres 0.3 acres 2.5 acres 1 acre 0.15 acres
Average Unit Size per Net SF 1,150 SF 1,100 SF 850 SF 900 SF 1,200 SF
Studio: 0% 2 BD: 25% Studio: 0% 2 BD: 40% Studio: 30% 2 BD: 20% Studio: 30% 2 BD: 15% 1 BD: 0% 3 BD: 50%
Unit Mix 1 BD: 0% 3 BD: 75% 1 BD: 0% 3 BD: 60% 1BD:50%  3BD:0% 1BD:50%  3BD:5% 2BD:25%  4BD:25%

Land/Property Acquisition Costs $1/SF $5/SF $10/SF $10/SF $10/SF
Parking Type Surface Surface Surface Surface Surface
Parking Ratio 2.0x 1.0x 1.5x 1.5x 2.0x

Rent per SFm $1.60/SF $2.15/SF $2.00/SF
Sales Price per SF $150/SF $150/SF
Cap Rate,, 7.0% 8.0% 8.0%
Benchmark Yield on Cost;,, 8.0% 9.0% 9.0%
Benchmark Equity Multiple 2.0x 2.0x

[1] The baseline model assumes market-rate development for all typologies.

[2] Cap rates and benchmark yield on cost derived from MEDC
Sources: City of Battle Creek, CoStar, Developer Interviews, Michigan Department of Treasury, Michigan Economic Development Corporation, Redfin, Walker Parking Consultants, Zillow

Battle Creek Housing Action Plan | HR&A Advisors
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EVALUATION CRITERIA

Financial feasibility analyses evaluate the financial performance of each development typology and
affordability scenario.

Housing developers typically use two types of returns metrics to evaluate whether housing projects are feasible: yield on cost and
equity multiple.

- Yield on cost is a measure of the income that a rental property will produce compared to the cost to build or rehabilitate the
property. Developers in Battle Creek are typically looking for an 8 - 9% yield on cost for rental properties in recent years.

- Equity multiple is a measure of how much a developer could make, when they sell single-family detached or attached homes,
compared to their cost to build or rehabilitate the homes. Developers in Battle Creek are typically looking for 2.0x equity

multiple on for-sale.
7.0% 8.0% 9.0%+
v v

\ 4

Stabilized Yield on Cost (Rental Products)
1.0X 1.7X 2.0X+
v v v

Equity Multiple (For-Sale Products)

[1] Benchmark yield on cost derived from MEDC evaluation criteria. Equity multiples derived from developer interviews.

Battle Creek Housing Action Plan | HR&A Advisors
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NO INCENTIVES

GAP FINANCING ANALYSIS | BASELINE SCENARIO

The most prevalent housing development and rehabilitation typologies in Battle Creek require a
combination of subsidies and/or incentives in order to be financially viable.

Single-Family Larger-Site Infill Single-Family
Att./Det. Apartment Apartment Detached

Market Rate Market Rate Market Rate Market Rate Market Rate
$225,000 - $250,000 / unit gap  $200,000 - $225,000 / unit gap  $250,000 - $275,000 / unit gap  $250,000 - $275,000 / unit gap  $250,000 - $275,000 / unit gap

[1] Feasibility gap projections determined as of 2024; actual feasibility gap subject likely to change following publication of Battle Creek Housing Action Plan.
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To bridge housing development financing gaps, active developers have relied on local, state,
and federal incentives and subsidies.

Category

Local Repairs & Rehabilitations Minor Home Repair Program (City)

Rental Rehab Program (City)

Weatherization Assistance Program (City, CAASCM)

Lead Safe Program (City, CAASCM)

Lead Hazard Control Program (City, Neighborhoods Inc. of Battle Creek)

Down Payment Assistance » BCPS Housing Incentive Program (City, Battle Creek Public Schools)
« Talent Retention, Attraction, and Inclusion Incentive (BCU)

Homebuying Counseling and Support  + Quiet Title Expedition Assistance (CCLBA)

Developer Capacity Building + Calhoun Builders Connection Program (CCLBA, LISC, Home Builders Association of Western Michigan
Gap Financing + Tax Increment Financing (City)
State and Federal Repairs & Rehabilitations LIHTC (MSHDA and Federal Government)

Community Revitalization Program (MEDC)
Brownfield Redevelopment Program/TIF (MEDC)
Revitalization and Placemaking Program (MEDC)
MI-HOPE (MSHDA)

Build Michigan Community Grants (MEDC)

LIHTC (MSHDA and Federal Government)
Revitalization and Placemaking Program (MEDC)
MSHDA Mod Program (MSHDA)

Brownfield Redevelopment Program/TIF (MEDC)

New Construction

Tax Abatements » Neighborhood Enterprise Zone (MEDC)
+ Obsolete Property Rehabilitation Exemption (MEDC)

Pre-Development Support » Redevelopment Ready Sites (MEDC)
» Contractor Assistance Program (MSHDA)

[1] See Appendix A for a full list of local, state, and federal programs with program descriptions and target demographics.
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GAP FINANCING ANALYSIS | SUBSIDIES AND INCENTIVES FOR EVALUATION

The study analyzed various local, state and federal incentive and subsidy programs that
could bridge development feasibility gaps.

Eligible Single-Family
Incentives and Att./Det.
Programs New Construction

Single-Family
Detached
Rehab

Fourplex Infill Apartment

New Construction Rehab

Property Tax ®
Abatement,,

Low Income Housing ()
Tax Credit (LIHTC)

MSHDA MOD Program ® ®
MI-HOPE ®

Community
Revitalization o
Program

Brownfield o [
Redevelopment
Program

BUILD Michigan ® ®

[1]1 TIF district; assumes 50% tax abatement for 15 years.
[2] Assumes 20% at 50% AMI.

Battle Creek Housing Action Plan | HR&A Advisors
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WITH EXISTING
INCENTIVES

GAP FINANCING ANALYSIS | LAYERING INCENTIVES

While all housing typologies in Battle Creek are still infeasible with available incentives, new construction
‘missing-middle’ typologies (single-family and fourplex) require smaller subsidies.

Infill Single-Family

Single-Family
Att./Det.

Apartment Detached

Market Rate Market Rate Market Rate Market Rate Market Rate
Affordable Affordable Affordable Affordable Affordable
100% of units at 60% AMI 100% of units at 60% AMI 20% of units at 50% AMI 20% of units at 60% AMI 100% of units at 60% AMI
$25,000 - $50,000 $125,000 - $150,000 $175,000 - $200,000 $125,000 - $150,000 $250,000 - $275,000
/ unit gap / unit gap / unit gap / unit gap / unit gap

[1] Feasibility gap projections determined as of 2024; actual feasibility gap subject likely to change following publication of Battle Creek Housing Action Plan.

Battle Creek Housing Action Plan | HR&A Advisors
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WITH EXISTING
INCENTIVES

GAP FINANCING ANALYSIS | LAYERING INCENTIVES AND LOWER INTEREST RATES

Lower interest rates through a revolving loan fund or similar mechanism could decrease the
development feasibility gap across typologies; however, all typologies would still be infeasible.

Single-Family

Infill Single-Family
Att./Det.

Apartment Detached

Market Rate Market Rate Market Rate Market Rate Market Rate
Affordable Affordable Affordable Affordable Affordable
100% of units at 60% AMI 100% of units at 60% AMI 20% of units at 50% AMI 20% of units at 60% AMI 100% of units at 60% AMI
$25,000 - $50,000 $100,000 - $125,000 $175,000 - $200,000 $125,000 - $150,000 $225,000 - $250,000
/ unit gap / unit gap / unit gap / unit gap / unit gap

[1] Feasibility gap projections determined as of 2024; actual feasibility gap subject likely to change following publication of Battle Creek Housing Action Plan.
[2] Interest rates reduced to 4% for scenario analysis, compared to baseline assumption 6% for permanent loan and 7% for construction loan.

Battle Creek Housing Action Plan | HR&A Advisors
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GAP FINANCING ANALYSIS | LAYERING INCENTIVES AND CONTRIBUTED LAND

Combining existing incentives and developing housing on publicly-owned land at no cost to the
developer could make new construction single-family housing typologies financially feasible.

Single-Family Larger-Site Infill Single-Family
Att./Det. Apartment Apartment Detached

Market Rate Market Rate Market Rate Market Rate Market Rate

2y
73 BORDERLINE
X2z
Wy
E E Affordable Affordable Affordable Affordable Affordable
= 100% of units at 60% AMI 100% of units at 60% AMI 20% of units at 50% AMI 20% of units at 60% AMI 100% of units at 60% AMI
$100,000 - $125,000 $175,000 - $200,000 $100,000 - $125,000 $175,000 - $200,000
/ unit gap / unit gap / unit gap / unit gap

[1] Feasibility gap projections determined as of 2024; actual feasibility gap subject likely to change following publication of Battle Creek Housing Action Plan.
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GAP FINANCING ANALYSIS | CONCLUSIONS
Battle Creek will need to provide local sources of gap financing and development incentives in order to

develop priority housing typologies.

STATE AND FEDERAL

FUNDING SOURCES

» While state and federal funding
incentives and subsidies are
available to support housing
development, additional
resources are needed in order to
bridge the financing gap.

* |n addition to property tax
abatements, Battle Creek and its
partners will need to contribute
additional local incentives and/or
subsidies.

LINGERING LOCAL
CHALLENGES

Rising development costs and
interest rates have challenged
housing development across all
typologies in Battle Creek.

Market-achievable rents and sales
prices in Battle Creek cannot
support new construction and
rehabilitation housing projects
without additional incentives.

BATTLE CREEK

OPPORTUNITIES

» Publicly-owned sites in Battle

Creek could be leveraged
(donated or sold below market-
rate prices) to increase single-
family and “missing-middle”
housing development.

Battle Creek and its partners are
already pursuing strategies to
increase developer capacity and
increase missing-middle housing
through land use changes and can
continue to capitalize on this
momentum through additional
programs.

Battle Creek Housing Action Plan | HR&A Advisors
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Housing stakeholders in Battle Creek indicated that housing development barriers, capacity
constraints, and program misalignments are the city’s greatest housing challenges.

Housing gaps in Battle Creek were identified through stakeholder interviews with housing developers, housing service providers,
government officials, and community development financing institutions (CDFls). Stakeholder insights to housing gaps in Battle Creek
were also supplemented by the findings from the development site opportunities and financial gap analyses.

Development Barriers

Existing housing market trends, such as lower achievable market rents and home prices in Battle Creek, challenge the
real estate economics for housing development in Battle Creek. Ongoing development trends, such as rising

construction costs and interest rates, are exacerbating feasibility challenges for housing in Battle Creek.

Capacity Constraints

@ @ There are numerous players in the Battle Creek housing ecosystem who are advancing the community’s housing
|l needs. However, housing service providers and developers have noted that a lack of high-capacity organizations in the
o @ market and strained local resources have limited the ability of the City and providers to sustain or expand existing

[ ] housing programs and services.

Program Misalignments

= Though there are numerous local, state, and federal programs that could be utilized to increase housing development
feasibility, these programs do not fully address the housing needs of Battle Creek. Furthermore, developers and
housing service providers have indicated that they face ongoing challenges with accessing state and federal resources.

Battle Creek Housing Action Plan | HR&A Advisors
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DEVELOPMENT BARRIERS

Stakeholders indicated that rising development costs, navigating development processes,
and limited capacity from housing partners are the city's greatest housing barriers.

As with many communities across the county, rising
development costs and interest rates have challenged housing
development and homebuying opportunties, especially since
the onset of COVID-19. These challenges, along with the lower
market rates and sales prices in Battle Creek compared to
other regional communities, have rendered many projects
infeasible without substantial public assistance.

Stakeholders have praised City staff for being engaging
partners in promoting housing development and services.
However, stakeholders highlighted the need to align the City’s
zoning requirements in single-family residential districts with
“missing-middle” housing typology standards. Furthermore,
process improvements to streamline approvals and outreach
to vulnerable populations were also noted as potential growth
areas for the City to pursue.

HOUSING DEVELOPMENT BARRIERS

> Development Costs

= Rising construction materials costs

DIIIIIII |

= Growing interest rates

= |Lack of skilled labor

Development Processes

» |ncompatible zoning regulations and preferred
housing typologies

= Limited staffing capacity

= Desire from community to expand public
engagement

Battle Creek Housing Action Plan | HR&A Advisors
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DEVELOPMENT BARRIERS | CONSTRUCTION COSTS

Rent growth in Battle Creek has not kept pace with rising construction costs since 2020,
further exacerbating development feasibility challenges.

While Class-A multifamily rents in Battle Creek have seen an uptick in the past two years, this growth has trailed that of construction
materials prices. This lag in growth, combined with less than competitive market rents in the Battle Creek compared to neighboring
markets, have further challenged development feasibility for multifamily housing typologies.

Annual Growth in Battle Creek Class A Multifamily Rents and Construction Materials 2013 - 2023

0% 11.59% Annual Growth Rate (2020 - 2023)
60%
50%
40%

30%

20%

10% /

]
e e ——— 5.69%0 ~nnual Growth Rate (2020 - 2023)
0
2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023
—Producer Price Index: Construction Materials (% Change) —Battle Creek Class A Rents (% Change)

Source: Bureau of Labor Statistics, CoStar
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DEVELOPMENT BARRIERS | INTEREST RATES

The recent surge in interest rates has also challenged the ability of developers and
prospective homebuyers from acquiring the financing needed to build and obtain housing.

Since 2021, interest rates have increased by nearly 400 basis points. This sudden increase has resulted in higher monthly mortgage
payments, pricing out many prospective homebuyers from obtaining housing. Additionally, rising interest rates on construction loans
have also dissuaded housing developers from pursuing projects.

Annual 30-Year Fixed Mortgage Interest Rates 2013 - 2023
9%
8%
7%
6%
5%
4%
3%

2%
|

1% 398 interest rate basis points increase since
0% 2021

2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023 2024

Source: Freddie Mac
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DEVELOPMENT BARRIERS | DEVELOPMENT PROCESSES

While local developers and housing service providers noted that the City has been a
proactive housing partner, they identified capacity and process challenges that continue to
challenge housing development and programs.

Zoning and Permitting Staffing Capacity

Single-Family Zoning Increase City Staffing Outreach to ESL Residents

= Housing service providers have noted = Select stakeholders noted that

that limited City staffing and

= Developers and stakeholders identified

Battle Creek Housing Action Plan | HR&A Advisors

misalignments with typical infill
development typologies and zoning
allowances for moderate-density
single-family districts.

Streamlining Processes

Developers noted that the City could
draw from regional and statewide
precedents of streamlining permitting
processes for projects with affordable
housing.

administrative support has prevented
the City from expanding its existing
programming.

= Additional staffing could also guide

lower-capacity developers through
permitting and entitlements processes,
increasing small-scale, infill housing
development.

additional outreach efforts, especially
with translating application materials
and information collateral, could

increase connections between service
providers and targeted communities.
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CAPACITY CONSTRAINTS | BATTLE CREEK'S HOUSING ECOSYSTEM

A healthy housing ecosystem consists of multiple entities who play distinct roles in
producing housing and providing services.
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Advocates and Service
Providers

Government agencies, developers, landowners,
community development finance initiatives (CDFIs),
lenders, philanthropic organization, community-based
organizations, and service providers currently make up
Battle Creek and Calhoun County’s housing ecosystem.
Each entity plays a distinct roles in addressing housing
needs within the region.

Battle Creek Housing Action Plan | HR&A Advisors

+ Government agencies create the regulatory
environment for households, landowners, and
developers to make decisions, disseminate
information, and dedicate funding for affordable
housing.

+ Developers and owners produce, maintain, and
operate housing in response to market conditions. .
These can include for-profit or nonprofit entities, or
individual actors (homeowners).

* Funders and investors provide debt, equity, and

credit enhancements to enable developers and

owners to make investments, in exchange for financial
return.

Advocates and service providers provide services,

advocacy, and other support to advance local housing

priorities and keep residents in their homes.
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CAPACITY CONSTRAINTS | GAPS IN HOUSING ECOSYSTEM

Limited partner capacity has hindered the City’s ability to sustain and expand its housing
programs, as well as attract private investment and access state and federal funding.

Local

Partners

» Housing service providers and
developer stakeholders cite
capacity issues (e.g., lack of
funding, limited staffing) as the
greatest challenges they face in
administering housing programs.

= Service providers, advocates, and
other non-profits rely heavily on
public funding to sustain their
operations.

» There are few “high performing
social” enterprises that rely less
on grants for operating support.

Regional
Collaborations

» Regional organizations such as the

Calhoun County Land Bank and
Neighborhoods, Inc. of Battle
Creek have expanded their service
offerings and geographies.

However, these organizations, and
others, have noted straining
capacity as a barrier to the
continue the programs.

» There could be opportunities to

engage housing service providers
beyond the region to collaborate
on expanding services into Battle
Creek.

= Existing philanthropic

organizations such as the Kellogg
Foundation and the Battle Creek
Community Foundation have
funded pilot programs and other
one-off initiatives for housing in
Battle Creek.

Nearby communities such as
Kalamazoo and Grand Rapids
have relied on consistent,
philanthropic contributions to
supplement local funding sources
(i.e., housing millages) and provide
long-term funding for affordable
housing.

Battle Creek Housing Action Plan | HR&A Advisors
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CAPACITY CONSTRAINTS | EMERGING DEVELOPERS

Emerging developers can increase the city’s quality housing supply through infill
development, but often lack resources and training needed to complete these projects.

Battle Creek has experienced an increase in non-traditional or “emerging” developers seeking to develop housing but who have
limited training or resources to navigate entitlements processes and access funding. Emerging developers often have a unique
perspective on specific housing needs in a target area or represent the community where development projects are occurring.

Local development partners across Battle Creek have noted that these emerging developers not only bolster the city’s economy and
support the city’s growing housing needs, but also promote equitable development by providing opportunities to developers from
marginalized communities. Programs such as the Calhoun Builders Connection Program and collaborative efforts such as Edison
Community Partners have provided opportunities to increase emerging developer capacity, though many still face significant hurdles
with completing development projects.

Access to Capital

» Emerging developers often lack
the access to early capital and
investments from ‘friends and

Technical Knowledge Experience

Accessing gap financing for
housing projects often requires
expertise on navigating onerous
state and federal processes.

» A lack of experience not only
increases development timelines

for projects, but perceptions of
family’ to cover pre-development

and acquisition costs while driving
down capital costs.

inexperience can also challenge
an emerging developer’s ability to
secure funding needed to
complete projects.

Emerging developers may also
lack the professional networks for
contacts for control and due
diligence for a site.

Battle Creek Housing Action Plan | HR&A Advisors
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PROGRAM MISALIGNMENT| ACCESS TO STATE AND FEDERAL FUNDING

Battle Creek and its partners have recently elevated challenges with accessing state and
federal funding to state agencies

Both emerging and established developers have expressed challenges with accessing state and federal funding for housing
development gap financing. Over the past year, Battle Creek and its partners have met with the Michigan State Housing
Development Authority (MSHDA) and Michigan Economic Development Corporation (MEDC) to identify ways to increase Battle
Creek's competitiveness for state and federal allocations, as well as identify programmatic opportunties from the State which Battle
Creek and its partners could pursue for housing development gap financing.

BATTLE CREEK'S COMPETITIVE POSITION STATE OF MICHIGAN PROGRAMS

= Battle Creek competes with other urban Michigan = State programs funded by federal funding sources, including
communities (e.g., Grand Rapids, Kalamazoo, Ann Arbor) for ARPA, have little to no remaining funding available
federal funding allocations, including LIHTC. ' '

= The city’s suburban character and limited transit capacity » The state also prioritizes providing funding for communities

have disadvantaged it from certain scoring criteria for LIHTC who did not receive funding in the prior allocation period.
and other federal funding programs. While this may benefit Battle Creek projects in the near-

term, future projects may be placed at a disadvantage from
receiving state and federal funding.

» Median household incomes and rents in Calhoun County
exceed that of Battle Creek. Since communities are scored
based on countywide metrics, Battle Creek projects are often
less competitive for state and federal funding.

Battle Creek Housing Action Plan | HR&A Advisors



PROGRAM MISALIGNMENT| GAPS IN EXISTING PROGRAMMING

Ongoing gaps in local, state, and federal programming include incompatible zoning
regulations, limits to funding for downpayment assistance and rehabs, and additional gap
financing needed to offset rising development costs.

Housing Typologies | Existing Housing Programs Ongoing Housing Gaps

Single-Family Attached/
Detached
New Construction

Fourplex
New Construction

Infill Apartment
Rehab

Single-Family Detached
Rehab

Down payment assistance programs (BCPS and
BCU) to attract new Battle Creek residents
Construction grants and loans from MMHP,
MSHDA MOD programs

Construction grants and loans from MMHP,
MSHDA MOD programs

Tax credit programs, such as LIHTC

Tax abatement programs, such as NEZ,
Brownfields programs

Public-private partnerships to contribute public
land towards affordable housing development

Public-private partnerships to contribute public
land towards affordable housing development
Tax abatement programs, such as NEZ,
Brownfields programs

Down payment assistance programs (BCPS and
BCU) to attract new Battle Creek residents
Local programs for small-scale homeowner
repairs and upgrades

Kellogg Foundation and BCCF funding to
support infill housing development in
Washington Heights neighborhood.

Zoning regulations are incompatible with infill single-family housing requirements.

Additional gap financing is needed for new construction “missing-middle” housing to be feasible.
No down-payment assistance programs for existing Battle Creek residents seeking first-time
homeownership.

Neighborhoods surrounding the downtown area have begun to face development and
displacement pressures.

Battle Creek Housing Action Plan | HR&A Advisors

Zoning regulations are incompatible with “missing-middle” housing requirements
Additional gap financing is needed for “missing-middle” housing to be feasible.

Additional gap financing is needed for market rate and affordable housing to be feasible.
Few developers in the Battle Creek market have the capacity to develop affordable housing.

Additional gap financing is needed for market rate and affordable housing to be feasible.
Few developers in the Battle Creek market have the capacity to develop affordable housing.

Additional gap financing is needed for significant rehabilitations and renovations to be feasible.
Funding for housing rehabilitation programs are only available to existing homeowners.

No down-payment assistance programs for existing Battle Creek residents seeking first-time
homeownership.

Neighborhoods surrounding the downtown area have begun to face development and
displacement pressures.

91



05

Recommendations



Priority Programs



PRIORITY PROGRAMS

Affordable housing tools that Battle Creek should prioritize fall into two main categories:
land use & regulatory tools and development feasibility tools.

Each type of tool has its limitations; a comprehensive approach to affordable housing must balance these limitations by

addressing and including a combination of tools.

D ]

FE:U‘ Land Use & Regulatory
Tools

Land use and regulatory tools shape where
housing is located, what housing looks like, and
how much housing is built, but it will not meet
the needs of the lowest-income households.

Land use tools can reduce displacement,
increase housing supply, stabilize housing
costs, and redress racial segregation.

Development Feasibility
Tools

Development feasibility tools close the gap
between what a household can afford and the
cost to develop and operate housing.

These tools can be costly but is necessary to
make the development and preservation of
homes affordable to lower-income households
feasible.

Battle Creek Housing Action Plan | HR&A Advisors
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Regulatory tools are low-cost strategies that can increase housing supply and promote
housing diversity while streamlining development timelines and reducing costs.

In 2020, the City of Battle Creek completed an overhaul of its existing zoning code to address inconsistencies within the ordinance,
clarify approval processes, and accommodate modern development typologies and business uses. The City and its partners are
continuing to update its zoning code and other development and entitlements processes, such as the City’s vacant lot sales policy.
Additionally, the Calhoun County Land Bank Authority and LISC are currently working with the City to develop pre-approved
development plans for single-family and “missing-middle” housing typologies. These entities are currently reviewing draft
development plans and the city’s zoning code to ensure conformity.

Battle Creek Housing Action Plan | HR&A Advisors

The City and its partners should continue to build off the momentum of amending its land use and regulatory processes to address
its housing needs through supporting the by-right development of infill housing typologies and adopting pre-approved development
plans.

|

1. Update the City’s existing zoning code to support infill housing typologies

A low-cost strategy to increase the supply of quality housing options and housing diversity includes updating the City’s zoning code to
promote infill single-family housing typologies

ll?

[ Land Use & Regulatory Tools

2. Adopt pre-approved development plans

Pre-approved development plans can streamline permitting and entitlement processes and reduce development costs while
preserving a neighborhood’s existing character.
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LAND USE & REGULATORY TOOLS | ZONING CODE UPDATES

Revising the City’s existing zoning code for single-family residential districts to allow for infill “missing-
middle” housing typologies could increase Battle Creek’s supply of higher-quality homes.

7 | @ Recommendation: Update the City’s existing zoning code to
7 /"2 support infill housing typologies

Challenge: The City’s current zoning code for certain single-family districts limits the (re)development of denser infill
single-family housing typologies.

Opportunities:

* Increase by-right development for missing-middle housing typologies, including townhomes, duplex, and fourplex housing
options in key infill areas.

» Promote accessory dwelling units (ADUs) development in single-family zoning districts surrounding the City’s downtown core.

Targets:
« Single-family detached, townhomes, multiplexes, and other “missing-middle” housing typologies.
* R-1B zoning districts surrounding the City’s downtown core.

Housing Typologies Addressed:
» Single-Family Attached / Detached Housing (New Construction)
» Single-Family Detached Housing (Rehab)

Battle Creek Housing Action Plan | HR&A Advisors
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LAND USE & REGULATORY TOOLS | PRE-APPROVED DEVELOPMENT PLANS

Battle Creek and its partners can build from regional and statewide efforts to utilize pre-approved
development plans to reduce development costs and timelines for infill housing development.

at|

Recommendation: Adopt pre-approved development plans

Challenge: Permitting and entitlement processes can increase housing development timelines and costs, posing
barriers for smaller-scale developers.

Opportunities:

» Reduce development costs for infill housing developers.

« Expedite permitting and entitlements processes.

* Promote “missing-middle” housing options and diversify city’s housing stock.

Targets:
« Single-family detached, townhomes, multiplexes, and other “missing-middle” housing typologies.

Housing Typologies Addressed:
» Single-Family Attached / Detached Housing (New Construction)
* Fourplex (New Construction)

Battle Creek Housing Action Plan | HR&A Advisors
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LAND USE & REGULATORY TOOLS | PRE-APPROVED DEVELOPMENT PLANS IN OTHER COMMUNITIES

Communities across the country, including Kalamazoo, have recently implemented pre-approved
development plans and catalogs for developers to use to develop infill single-family homes.

NATIONWIDE PRECEDENTS

~ South Bend, IN (2022)

" Partners: City of Kalamazoo, LISC, Partners: City of South Bend,

) f . g NP D Ny s Do . .
"™\ Kalamazoo Neighborhood Housing = 5 “0 T @ University of Notre Dame Center for
j Services, Kalamazoo Foundation for o e e wed « 4 Civiclnnovation, Fitzgerald Institute
| Excellence, Homebuilders S o s S for Real Estate, Build South Bend

S Association of Southwestern

Groveland, FL (2023)

Partners: City of Groveland,
Ilif# Geoffrey Mouen Architects

State of Michigan (2022)

THIS USED TO BE NORMAL

PATTERN BOOK HOMEs Partners: Michigan Municipal
ROE League, Michigan Economic

MICHIGAN

= —

Development Corporation, East
Arbor Architecture, Piper & Gold

Battle Creek Housing Action Plan | HR&A Advisors
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Development feasibility tools provide gap financing grants, loans, or subsidies to reduce
development costs and increase homeownership access.

The City and its partners should establish local sources and mechanisms of funding to supplement state and federal funding. Local
funds should then be deployed to create or scale up programs that address its most pressing housing needs.

% Development Feasibility Tools

Sources

- Establish a Housing Trust Fund
« Alocally dedicated pool of funding, usually
public, that is dedicated to addressing housing
issues.
« Requires a combination of one-time start up
funding and ongoing funding sources.
« Create a Revolving Loan Fund
« Dedicated pool of capital used to develop,
acquire, or rehabilitate existing naturally-
occurring and new subsidized affordable
housing to preserve affordability
« Provides low-cost permanent financing in
exchange for maintaining affordable rents.

Uses
1. Establish an emerging developer fund
» Seed funding for non-traditional developers to increase
capacity.
2. Expand existing single-family rehabilitation & repair
programs
* Small-scale repairs for existing homeowners
« Dedicate grants for rehabilitations for developers and
speculative homeowners
3. Expand and refine down payment assistance programs
« Scale-up existing DPA programs to geographically expand
homeownership access.
4. Create a community land trust

*  Neighborhood-targeted community land trust to increase
homeownership opportunities for lower-income households

Battle Creek Housing Action Plan | HR&A Advisors
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DEVELOPMENT FEASIBILITY TOOLS

A reliable local funding source should be established to provide long-term support for development
feasibility tools and supplement state and federal programs

Local Funding Source

Housing Trust
Fund

Pre-Development Community Land Single-Family Down Payment
Support Trust Rehab Program Assistance Program
‘f Reduce upfront {H Mt Reduce purchase ® Reduce the costs of Expand DPA
> development costs ﬂ‘ﬁ development costs % ho[’ne-repa.irs for programs to support
.v across all priority W} across all priority existing single- . homeownership for
housing housing typologies family detached single-family
typologies and attached detached and
homeowners attached

Supports All Housing Typologies

Supports Homeownership

Battle Creek Housing Action Plan | HR&A Advisors
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Locally-funded and controlled housing trust funds (HTFs) are the primary way for local governments to
financially support housing development in their communities.

As Federal funding for housing programs Local funding sources for a housing trust fund can present challenges:

Battle Creek Housing Action Plan | HR&A Advisors

has declined nationally, and the need for - Sustaining the funding sources requires long-term commitment and
affordable and stable housing has grown, dedicated funding. The size of funding and availability of dedicated, ongoing
HTFs have expanded to help address funding sources as local political priorities shift are key to the long-term

growing housing insecurity. sustainability and impact of an HTF. There are numerous examples of HTFs being

established without a dedicated funding source and disappearing after a few years

Locally-funded and controlled HTFs can
- Dallas, Atlanta, and Tucson to name a few.

help replace lost federal funding and can

help flexibly meet a range of local « Raising funds requires either (i) reallocating existing public funding, (ii)

housing needs. raising taxes and fees or (iii) identifying alternative external funding sources.
Cities across the country, including Seattle, Charlotte, Portland, and Raleigh, use
voter-approved bonds or “penny tax” increases to fund housing investments.

Municipality m Grand Rapids Oakland County Kalamazoo County

Population (2022) 620,376 198,796 1,269,431 261,173 119,875
HTF Allocation $4.7 million $1.1 million $12 million $6.7 million $6.6 million
HTF Allocation per  $7.52 $5.53 $9.45 $25.65 $55.06
Capita
HTF Funding + General fund + $850k in seed funding + General fund + Housing millage property < General fund
Source(s) + City land sale proceeds from Grand Rapids * ARPA funding tax + City land sale proceeds
* In-lieu fees Community Foundation + HOME funding + PILOTs
+ City land sale proceeds + Developer fees

. PILOTs 101



DEVELOPMENT FEASIBILITY TOOLS | HOUSING TRUST FUNDS
A housing trust fund will require a combination of one-time start-up and ongoing funding sources.

Long Term
(Permanent Funding)

Use seed funding to demonstrate the importance of the HTF As the impact of the HTF is demonstrated, the City and HTF
and build political support for permanent funding sources. Board can seek voter-approved funds or new partnerships.

Establishing an HTF requires approval from elected government  Creating a Board or other governance structure that involves

bodies (e.g., city, county, state levels) to allocate public revenues many types of stakeholders - community groups, housing

towards affordable housing. program participants, philanthropy, etc. - is key to building the
long-term support necessary to sustain and expand funding.
Clear and compelling reporting on the impact of the HTF to
the community and stakeholders will also help build support
for increased revenue.

Battle Creek Housing Action Plan | HR&A Advisors
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DEVELOPMENT FEASIBILITY TOOLS | HOUSING TRUST FUNDS
A housing trust fund can be financially supported through numerous seed or permanent funding

revenue sources.

Sample Revenue Source m Typical Revenue Potential Funding Type

Local General Obligation Bond,,
Sale of Government Property

Private Contributions

Real Estate Transfer Tax,,
Document Recording Fee
Property Tax Levy,,

Hotel Occupancy Taxy,

Commercial/Residential Linkage
Fee

General Fund Contribution

Interest on Government
Accounts

TIF

Bonds approved to fund affordable housing

Land sale proceeds that could be used for housing

Private philanthropic funding to support housing

Tax based on assessed value at time of real estate

transfer

Fee assessed when documents are recorded with
official bodies

Additional property tax dedicated to housing

Tax on percentage of hotel receipts

Fee assessed on new development

Contributions in annual budgeting process

Interest on real estate escrow, title insurance, etc.

and tenant security deposits

Dedicate a portion of existing or future TIF to
housing.

[1] Any local tax increases or new taxes requires voter approval, as per Headlee Amendment

High, depending on local bonding capacity
One-time revenue source

Depends on local business and philanthropic
contributions

Typically between $0.10 to $0.70 per $100 of
market value

$5 to $100 per transaction, depending on
number of transactions

High, dependent on assessed value and amount
collected per $100 of assessed value

Ranges, up to 15% of hotel receipts

Depends on local development activity

Depends on other local priorities

Depends on interest rates and amount invested

Requires closeout funds or incremental tax
revenues above and beyond infrastructure
improvements

Seed
Seed
Seed

Permanent

Permanent

Permanent

Permanent

Permanent

Permanent

Permanent

Permanent

Battle Creek Housing Action Plan | HR&A Advisors
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DEVELOPMENT FEASIBILITY TOOLS | REVOLVING LOAN FUND

Revolving loan funds can create a consistent source of ‘quick strike’ financing to acquire land or
buildings and source of long-term, low-cost capital to finance the preservation of affordable homes.

Strike Fund Preservation Loan Fund
| |
A short-term loan (2 to 4) years is = A long-term (20+ year) loan is made
made to a developer to purchase a E to acquire and rehabilitate as
piece of land or existing building. appropriate.

Battle Creek Housing Action Plan | HR&A Advisors

2
¥ ¥
The developer prepares the
property for development or
refinance
¥ ¥

The property is developed or
refinanced, and permanent funding
is committed. In most cases, the
City will need to provide permanent
financing in the form of a grant or
cash flow loan.

The affordability of the rental
homes is preserved and payments
are made on the loan

At the end of the loan term (20+
years) the loan is repaid or rolled
over.

(i
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DEVELOPMENT FEASIBILITY TOOLS | EXAMPLES OF REVOLVING LOAN FUNDS

Communities within the region and nationally have recently adopted the use of revolving loan funds
as replenishable financing mechanisms to support affordable housing initiatives.

Kent County Affordable Housing Loan Fund (2023)

Lender/Administrator: IFF

Funding: $58.3 million
« Kent County: $17.5 million (from ARPA)
e |FF: $40.8 million (2.33 to 1 match)
Priorities: Affordable homeownership units, development gap financing

Richmond Affordable Housing Loan Fund (2023)
. Lend.er': LISC Virgi.nia | | usc VlRGlNlA
« Administrator: Richmond Housing and Community Development D

*  Funding: $100 million
« City of Richmond: $50 million ($10 million in annual General Fund allocations over 5 years)
e LISC: $50 million (1 to 1 match)

« Priorities: Emerging developer training, homebuyer counseling, development gap financing

Battle Creek Housing Action Plan | HR&A Advisors
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DEVELOPMENT FEASIBILITY TOOLS | INTERACTION OF HOUSING TRUST FUND AND REVOLVING LOAN FUND

Housing trust fund proceeds could be allocated towards capitalizing a ‘strike fund’ and supporting
smaller-scale programs through grants and forgivable loans.

The revolving loan fund should be seen as a financing mechanism to deploy funds from the housing trust fund to either acquire
properties and housing or provide development gap financing for larger-scale projects and/or tax credit projects. Remaining funds
from the housing trust fund can then be dedicated towards providing grants and forgivable loans to smaller-scale projects or other
housing programs and initiatives.

e |

Battle Creek Housing Action Plan | HR&A Advisors

Permanent Funding

Sample Sources:
« General fund contributions
Property tax levy

Grants & Forgivable
Loans

Sample Sources:
* General obligation bond

« Philanthropic or private
contributions Housing Trust
Fund
Revolving Loan J
Fund

Sample Uses: Sample Uses:

« Acquisition fund « Owner-occupied rehabilitations

+ Development gap financing « Development gap financing for small-scale
« Tax-credit projects (less than 40 unit) projects
» Larger-scale (more than 40 units) projects + Down-payment assistance
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DEVELOPMENT FEASIBILITY TOOLS |ESTABLISH AN EMERGING DEVELOPER FUND

Seed funding for non-traditional developers, coupled with existing partnerships to bolster developer
capacity, can increase infill development activity in Battle Creek.

w7 Recommendation: Provide seed funding for emerging developers
B> to increase capacity.

Challenge: Non-traditional and new (emerging) developers have limited capital and resources to effectively
(re)develop housing in Battle Creek.

Opportunities:
« Offsets disparities in access to personal and “friends and family” funding for non-traditional developers.
* Provides access to capital early in the development stages to ensure non-traditional developers have “foot in the door” .

« Seed funding could cover entitlement costs, land acquisition/site control, environmental remediation costs, architect’s fee and
other consultant costs.

Targets:
« Prioritization for developers who identify as BIPOC, women, veterans, or come from other marginalized communities.

Housing Typologies Addressed:

» Single-Family Attached / Detached Housing (New Construction)
* Fourplex (New Construction)

« Infill Apartment (Rehab)

* Single-Family Detached Housing (Rehab)

DdLUE LIEER MUUSITHE Action Plan I HR&A Advisors
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DEVELOPMENT FEASIBILITY TOOLS | EXPAND EXISTING SINGLE-FAMILY REHABILITATION & REPAIR PROGRAMS

The City and its partners have several programs for small-scale owner repairs but should also provide
programming for larger-scale rehabilitations to increase the city’s stock of quality homes.

Recommendation: Supplement existing local homeowner repair
programs with funding dedicated to larger-scale rehabilitations.

Battle Creek Housing Action Plan | HR&A Advisors

Challenge: Much of the City’s existing housing stock is aging and requires significant rehabilitation and renovations.
As construction costs continue to rise, many of these properties may fall into obsolescence.

Opportunities:

« Supplement CDBG funding with local funding to rehabilitate both rental and for-sale properties.
» Rehabilitate homes that ‘but-for’ the resources provided would remain vacant or dilapidated.

« Partner emerging developers with high-quality contractors

Targets:
» Developers, primarily those who are emerging or have lower capacity
* Investors

Housing Typologies Addressed:
» Single-Family Detached Housing (Rehab)
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DEVELOPMENT FEASIBILITY TOOLS | SCALE-UP DOWN PAYMENT ASSISTANCE PROGRAMMING

Expanding down payment assistance program and funding can increase homeownership for existing
Battle Creek residents.

Recommendation: Scale-up down payment assistance
Ml § programming.

Battle Creek Housing Action Plan | HR&A Advisors

Challenge: Existing down payment assistance programs in the city are currently limited to BCPS
employees or select employers through BCU’'s TRAIN program.

Opportunities:

» Increase homeownership opportunities for existing Battle Creek residents while attracting new residents into Battle Creek (e.g.,
prospective City of Battle Creek and Calhoun County employees).

« Expand existing homebuyer counseling programs and services to support prospective HUD-qualified local homebuyers.

» Coordinate with community land trust and rehabilitation & repair programming to increase quality housing stock and
homeownership for moderate-income households.

Targets:
» Prospective homeowner households earning between 80% and 120% AMI who already reside in Battle Creek.

Housing Typologies Addressed:
* Single-Family Attached / Detached Housing (New Construction)
* Single-Family Detached Housing (Rehab)
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DEVELOPMENT FEASIBILITY TOOLS |ESTABLISH A COMMUNITY LAND TRUST

Community land trusts can preserve the long-term affordability of homes and provide access to
wealth creation for low- and moderate-income residents.

{1{1{} Recommendation: Establish a community land trust to increase
% homeownership opportunities for lower-income households.

Challenge: As desirable neighborhoods attract investment opportunities, in the long-term lower-income Battle
Creek residents could be priced out of homeownership opportunities.

Opportunltles
Reduces homeownership costs and controls resale values by separating homeownership of the land from homeownership of the
home.

» Geographically-targeted community land trust could combat rapid neighborhood change and displacement in emerging areas.
Could also be used to support foreclosure prevention and stabilization of existing properties at risk of tax foreclosure.

« City-owned, single-family lots could be positioned for community land trust model.

» Pair with additional programs (e.g., single-family rehab, down payment assistance) to further enable homeownership.

Targets:
* Prospective homeowner households earning up to 80% AMI

Housing Typologies Addressed:
» Single-Family Attached / Detached Housing (New Construction)
* Single-Family Detached Housing (Rehab)

Battle Creek Housing Action Plan | HR&A Advisors
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DEVELOPMENT FEASIBILITY TOOLS | COMMUNITY LAND TRUST CASE STUDY

Recently established community land trusts could serve as models for Battle Creek to explore in their

application.

Grand Haven Area Community Land Trust

The Grand Haven Area Community Land Trust (GLA CLT) was created to
increase affordable homeownership opportunities. It was established by
the City of Grand Haven and is operated by the Neighborhood Housing
Services team.

Robinson’s Landing

Robinson’s Landing is a 30-home single-family community in southeastern
Grand Haven developed by Michigan Community Capital (MCC). Sixteen
(16) of the homes were then sold to the GLA CLT, which were then
transferred to homebuyers earning 60% to 80% AMI.

The community was supported by a $1.5 million contribution by the Grand
Haven Area Community Foundation to MCC.

CLT Homeownership Conditions
99-year ground leases at $30 per month
CLT homeowners responsible for property
taxes and maintenance
Fixed resale formulas for transfers of

property
Neighborhood Housing Services to provide
PSH counseling services

Battle Creek Housing Action Plan | HR&A Advisors
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PRIORITY PROGRAM IMPLEMENTATION

Battle Creek and its partners should factor in timeframes, partnerships, and resources as they
implement priority programs.

The following provides a roadmap -- timeframe, partnerships, and resources -- for implementing priority programs. This
implementation guide includes the following:

Timeframe. Most of the priority recommendations detailed
should be adopted within a 12- to 18-month (near-term)
timeframe to engage partners, procure funding, and establish
requirements and governance structures in time to
accommodate additional housing demand pressures from the
BlueOval plant opening. Additionally, there may be programs
which are already in process and will likely be completed in the *
next six (6) months (immediate). Finally, programs that require
significant funding, resources, or coordination may require at
least two (2) year to roll-out. These programs (long-term) may
also require additional analysis and deliberation to weigh
program impacts with costs.

Leads and Partners. The City of Battle Creek and its
departments should serve as the lead implementers for most
of the priority programs, given their ability to leverage state
and federal funding and programming, guide land uses and
zoning policies, and convene stakeholders. This may require
the City to expand its capacity to account for its role as a lead

implementer for some programs. However, certain programs
may be implemented and administered more efficiently and
effectively through local housing service providers,
philanthropic organizations, and other stakeholders with the
City playing a supportive role.

Resources Required. While determining exact funding needs

for each program is challenging due to shifting market

conditions and evolving housing needs, the City and its
partners should refer to the cost estimates provided as a
reference to right-size its total programming. Additional
staffing resources will also need to be provided for all priority
programs.

Battle Creek Housing Action Plan | HR&A Advisors
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MONITORING AND EVALUATING PRIORITY PROGRAMS

Monitoring and evaluating the performance and compliance of priority programs will allow the City
and its partners to evaluate the impact of its local spending on affordable housing initiatives.

As Battle Creek and its partners dedicate and allocate funds forits  leveraged, loans financed.

priority programs, it should report and track local spending to . .
evaluate its progress on meeting its housing goals, measure the * Frequency. Battle Creek and its partners should provide
impacts of its local spending, and refine its processes as needed to ~ quarterly reports on priority programs, spending, and housing

ensure that local dollars are efficiently leveraged and maximize production and preservation while including progress on local
benefit for its residents and community members. funding spent. Additionally, the City and its partners should
publish annual and five-year reports to transparently
Considerations for monitoring the City's local funding allocation communicate its progress to the community, additional
includes: partners, and funding recipients while enabling itself to

. identify additional housing needs, funding, resources, and
Benchmarks. Battle Creek should establish benchmarks for refinements to its housing programming and local spending.

the number of homes and households it aims to deliver,

preserve, and serve using local and philanthropic funding. By The Battle Creek Housing Action Plan includes potential
establishing clear benchmarks to track its spending, the City = benchmarks and indicators to evaluate priority programs
and its partners can easily evaluate progress on priority beginning on p. 120.

programs and refine how they allocate funding.

Indicators. Battle Creek should ensure that it is adequately
monitoring its progress towards achieving its housing goals.
Indicators include number of new homes developed, AMIs
served, homes sales data, private and other public funding

Battle Creek Housing Action Plan | HR&A Advisors
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HOUING TRUST FUND | ILLUSTRATIVE FUNDING SCENARIO

A $10 million funding commitment for affordable housing over the next five years could provide rental
housing or homeownership opportunities for 70 households per year.

If $10 million were allocated to address Battle Creek’s housing needs in the near-term, approximately $4 million (40%) could be
allocated towards capitalizing the revolving loan fund. The remaining funding ($6 million) could be allocated towards providing grants
and forgivable loans to supporting other priority programs, including expanding down payment assistance programs, establishing a
community land trust, and creating a single-family rehab program to supplement existing state and federal resources. In all, this could
provide at least 300 households with rental housing options or homeownership opportunities over a five-year period.

Battle Creek Housing Action Plan | HR&A Advisors

Potential Five-Year Impacts of Local Spending on Affordable Housing

$10 million $6 million $4 million

Grants and Forgivable Loans Revolving Loan Fund

Total local funding required to |
incorporate all priority

_ Projected Impacts:
recommendations

| Sample Allocation: |
|+ DPAProgram (20%) : * 40-50 new homes per year
| 10 new homeowners/year | orone apartment project
|« Community Land Trust (45%) | (infill or larger-site) per year
$23 : 6 new homeowners/year I
|+ Single-Family Rehab Program (35%) |

| |

| |

P it
ef tapiia 5 rehabbed homes/year

I
I
I
I
I
I
I
I
I
I
allocated annually !
I
[1] Projected funding impacts assumes up to $20,000 per home through revolving loan fund (tax credit and non-tax credit projects); up to $20,000 per prospective homebuyer for down-payment assistance program,

up to $75,000 per home for community land trust; up to $70,000 per home for single-family rehabilitation program.
[2] Funding projections assume 3% annual escalation in funding and 10% allocation towards staffing and administration costs. 115



HOUING TRUST FUND | ALTERNATIVE FUNDING SCENARIO

A $30 million investment for housing over the next five years may be able to accommodate residential
growth from BlueOval but would require substantial City and partner capacity to administer.

Allocating $30 million towards housing over the next five years could help address near-term housing demand derived from BlueOval,
providing approximately 930 households with access to new rental housing and homeownership options during this time. However,
scaling up programming and services to meet these goals requires significant City and partner staffing and expertise to
effectively administer priority housing programs. Additionally, development partners would need to have the financial capacity or
development experience to leverage revolving loan fund awards with other state, federal, and private gap financing sources to
maximize housing production.

Battle Creek Housing Action Plan | HR&A Advisors

Potential Five-Year Impacts of Local Spending on Affordable Housing

$30 million $18 million $12 million

Grants and Forgivable Loans Revolving Loan Fund

Total local funding required to meet
. . r
residential growth from BlueOval

Sample Allocation:
(low-end)

| | Projected Impacts: |
|+ DPAProgram (20%) : * 120+ new homes per year or I
: 30 new homeowners/year | 2 to 3 apartment projects :
|« Community Land Trust (45%) | (infill or larger-site) per year |
568 | 18 new homeowners/year | |
|+ single-Family Rehab Program (35%) | |
! l l
| | |

Per capita
P 15 rehabbed homes/year

allocated annually

[1] Projected funding impacts assumes up to $20,000 per home through revolving loan fund (tax credit and non-tax credit projects); up to $20,000 per prospective homebuyer for down-payment assistance program,
up to $75,000 per home for community land trust; up to $70,000 per home for single-family rehabilitation program.
[2] Funding projections assume 3% annual escalation in funding and 10% allocation towards staffing and administration costs. 116



HOUING TRUST FUND | ALTERNATIVE FUNDING SCENARIO

To fully accommodate new residential growth from BlueOval, the City and its partners would need to
invest $100 million.

Allocating $100 million towards housing over the next five years would address housing demand derived from BlueOval, providing
approximately 3,100 households with access to new rental housing and homeownership options during this time. In addition to
challenges with scaling up programming and services, the City and its partners would need to identify permanent sources of
funding to sustain this level of commitment. Due to the political challenges of obtaining this level of financing in the near term from tax
revenues, private donations, or general fund reallocations, the City and its partners should ensure that the HTF and revolving loan
fund are sustained to make incremental impacts in the long-term towards addressing existing and future housing challenges.
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Potential Five-Year Impacts of Local Spending on Affordable Housing

$100 million $60 million $40 million

Grants and Forgivable Loans Revolving Loan Fund
residential growth from BlueOval ] Sample Allocation:

Total local funding required to meet

| | Projected Impacts:
(high-end) | ., ppp Program (20%) : * 400+ new homes per year or
: 100 new homeowners/year | 5 to 6 apartment projects
|« Community Land Trust (45%) | (infill or larger-site) per year
$226 : 60 new homeowners/year |
|+ single-Family Rehab Program (35%) |

| |

| |

Per capita
P 50 rehabbed homes/year

I
I
I
I
I
I
I
I
I
I
allocated annually !
I
[1] Projected funding impacts assumes up to $20,000 per home through revolving loan fund (tax credit and non-tax credit projects); up to $20,000 per prospective homebuyer for down-payment assistance program,

up to $75,000 per home for community land trust; up to $70,000 per home for single-family rehabilitation program.
[2] Funding projections assume 3% annual escalation in funding and 10% allocation towards staffing and administration costs. 117



A housing trust fund should be governed independently of political considerations and reflect the
voices and needs of community members who are directly impacted by funding decisions.

To reflect the needs and priorities of its community, the HTF governance structure needs a diversity of perspectives, not
just from housing professionals but inclusive of community voices and beneficiaries of housing programs. Governance
for the housing trust fund should be apolitical to maintain objectivity in evaluating requests for funding.

The HTF will be a resource to meet the evolving housing needs of the City of Battle Creek, independent of annual decisions
made about existing housing funding sources in Battle Creek, including CDBG, HOME grants, and other City decisions on
housing funding. This separation is important for ensuring that the HTF has the flexibility to meet a range of housing
needs and to adapt to those changing needs over time. Further, this separation ensures that diverse perspectives can play
a real role in setting priorities for local, flexible spending.

Best practices to ensure successful governance include:

« Formalize the application and allocation process to set priorities for the use of funds

* Include and empower community voices, including those who benefit from publicly-funded housing programs, in
decision-making processes

- Build trust in the governance process by providing clear communication about priorities and reducing real and
perceived conflicts of interest
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PRIORITY PROGRAM IMPLEMENTATION

Implementing priority programs will require the City and its partners to identify leads, allocate
resources and establish evaluation metrics.

Recommendation
LAND USE AND REGULATORY TOOLS

Timeframe

Leads and Partners

Resources Required

Metrics

Battle Creek City Council
Calhoun County Land
Bank Authority

Housing developers
Affordable housing
providers

Utility providers

develop plans

« City staffing
capacity

« Architectural
consultant services

1. Update the City’s Immediate Battle Creek Planning « City staffing Number of new homes approved and
existing zoning code (0 to 6 months) and Zoning Division capacity developed
to support infill Battle Creek City Council Number of stakeholders engaged
housing typologies. Housing developers Entitlement duration
Affordable housing Development and impact fees incurred
providers (total, average per project, average per
unit)
2. Adopt pre-approved Immediate Battle Creek Planning + $75,000 to Number of plans developed and approved
development plans. (0 to 6 months) and Zoning Division $100,000 to Number of new homes approved and

developed
Number of stakeholders engaged

Battle Creek Housing Action Plan | HR&A Advisors
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PRIORITY PROGRAM IMPLEMENTATION

Implementing priority programs will require the City and its partners to identify leads, allocate
resources, and establish evaluation metrics.

Battle Creek Housing Action Plan | HR&A Advisors

Recommendation Timeframe Leads and Partners Resources Required  Metrics
DEVELOPMENT FEASIBILITY TOOLS (SOURCES)
1. Create a housing trust Near-Term + Battle Creek Community -+ $1.5to $2 million «  Number of projects funded
fund. (12 to 18 months) Development Division annuallyp;in local « Homes approved and developed
» Philanthropic and funding (rental/for-sale)
mission-oriented + City staffing * Households served, disaggregated by race,
organizations capacity income, etc.
+ Battle Creek City Council *  Number of stakeholders engaged

* Housing developers
« Affordable housing

providers
2. Establish a revolving Long-Term + Battle Creek Community - Up to $3 million, + Homes approved and developed
loan fund. (2to 5 years) Development Division in private seed (rental/for-sale)

» Philanthropic and money * Funding allocated per home
mission-oriented * Matching City *  Number of loans
organizations contribution * Average loan size

+ Battle Creek City Council + City staffing *  Private investment leveraged

+ Affordable housing capacity
developers * Third-party fund

administrator

[1]1 Funding required for illustrative scenario for $10 million housing trust fund and capitalize accompanying revolving loan fund. City and funders may elect to contribute more to housing
trust fund to increase impacts.
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PRIORITY PROGRAM IMPLEMENTATION

Implementing priority programs will require the City and its partners to identify leads, allocate
resources and establish evaluation metrics.

Recommendation Timeframe

DEVELOPMENT FEASIBILITY TOOLS (USES)

Leads and Partners

Resources Required

Metrics

1. Provide seed funding
for non-traditional
developers to increase
capacity.

Long-Term
(2 to 5 years)

« Community
Development Finance
Institution (CDFI)

* Philanthropic and
mission-oriented
organizations

+ Calhoun County Land
Bank Authority

+ City staff

* Housing developers

« Affordable housing
providers

« City staffing
capacity

Number of emerging developers engaged,
disaggregated by race, experience, etc.
Number of new homes approved and
developed

Entitlement duration

Development and impact fees incurred
(total, average per project, average per
unit)

2. Supplement existing Near-Term
local homeowner
repair programs with
funding dedicated to
larger-scale

rehabilitations.

(12 to 18 months)

« Community
Development Division

+ City Council

+ Battle Creek homeowners

+ Affordable housing
developers

+ contractors

+ Up to $25,000 per
household (local
homeowner
repairs)

* Upto $75,000 per
developer (investor
repair)

« City staffing
capacity

Homeowners served, disaggregated by
race, income, etc.

Developers or investors served,
disaggregated by race, income, etc.
Funding allocated per homeowner

Battle Creek Housing Action Plan | HR&A Advisors
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PRIORITY PROGRAM IMPLEMENTATION

Implementing priority programs will require the City and its partners to identify leads, allocate
resources and establish evaluation metrics.

Recommendation Timeframe

DEVELOPMENT FEASIBILITY TOOLS (USES)

Leads and Partners

Resources Required

Metrics

3. Scale-up down Near-Term
payment assistance

program.

(12 to 18 months)

Community
Development Division household
Battle Creek Unlimited « City staffing
Philanthropic and capacity
mission-oriented

organizations

City Council

Affordable housing service

providers

« Up to $20,000 per

Homeowners served, disaggregated by
race, income, neighborhood etc.

« Funding allocated per homeowner

4. Establish a community Long-Term
land trust to increase (2to 5 years)
homeownership
opportunities for
lower-income
households.

Community + City staffing
Development Division capacity
Calhoun County Land

Bank Authority

City Council

Affordable housing service

providers

Community members

+ Homeowners served, disaggregated by

race, income, neighborhood etc.

*  Number of new homes approved and

developed

*  Number of community partnerships

formed

*  Number of meetings held
+ Meeting attendance
« Engagement with advocacy tools

Battle Creek Housing Action Plan | HR&A Advisors
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PRIORITY PROGRAM IMPLEMENTATION TIMELINE

The City and its partners need to increase capacity through expanding staffing, dedicating local and
philanthropic funding, and pursuing partnerships in order to implement the priority programs.

Recommendation

Immediate (0 to 6 Months)
LAND USE AND REGULATORY TOOLS

Near-Term (12 to 18 Months)

Long-Term (2 to 5 Years)

1. Update the City’s existing
zoning code to support
infill housing typologies.

Continue feedback discussions
with service providers and
developers regarding zoning code
updates to R-1B zoning.

Adopt zoning code updates to R-
1B zoning district to promote infill
development of ‘missing-middle’
housing typologies.

Engage affordable housing
providers and housing developers
to identify additional refinements
to entitlement processes,
permitting fees, and development
fees.

Pursue additional zoning &
regulatory changes as they arise.
Continue to monitor and evaluate
entitlements processes and fees
incurred.

2. Adopt pre-approved
development plans.

Review Michigan Municipal
League and MEDC “Pattern Book
Homes for 21st Century Michigan
catalogues to ensure alignment
with Battle Creek zoning
requirements.

Finalize pre-approved
development plan catalog.

Adopt pre-approved development
plan catalog.

n

|dentify high-capacity contractors
who can execute on delivering
pre-approved developer plans.

Continue to evaluate and revise
pre-approved development plan
catalog as zoning updates are
made.

Battle Creek Housing Action Plan | HR&A Advisors
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PRIORITY PROGRAM IMPLEMENTATION TIMELINE

The City and its partners need to increase capacity through expanding staffing, dedicating local and
philanthropic funding, and pursuing partnerships in order to implement the priority programs.

Recommendation

Immediate (0 to 6 Months)

DEVELOPMENT FEASIBILITY TOOLS (SOURCES)

Near-Term (12 to 18 Months)

Long-Term (2 to 5 Years)

1. Create a housing trust .
fund.

Pursue local and philanthropic
‘seed’ funding sources to establish
housing trust fund.

Identify local ‘permanent’ funding
sources to sustain housing trust
fund.

Engage prospective board
members to administer housing
trust fund, including affordable
housing service providers, for-
profit and non-profit develoeprs,
brokers, homeowners, and non-
market rate housing residents.

Pursue approval of housing trust
fund and allocation of funding.
Finalize immediate project needs
to be financed through housing
trust fund

Create housing trust fund
governance structure.

Develop evaluation criteria for
housing trust fund requests.

Continue to train and empower
board members to increase
competency around funding
request reviews and
recommendations

Provide annual reporting on
funding allocations.

2. Establish a revolvingloan -
fund.

Pursue “seed” funding source
from philanthropic or mission-
oriented organization

Design parameters and identify
funding priorities for loan fund
Dedicate matching local funding
Select fund administrator

Recruit additional private funding

Monitor and report on annual
funding allocations for revolving
loan fund

[1]1 Funding required for illustrative scenario for $10 million housing trust fund and capitalize accompanying revolving loan fund. City and funders may elect to contribute more to housing

trust fund to increase impacts.

[2] Projections for revolving loan fund assume $20,000/unit for capitalizing revolving loan fund. The City and its partners should evaluate and refine as program is developed.
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PRIORITY PROGRAM IMPLEMENTATION TIMELINE

Implementing priority programs will require the City and its partners to identify leads, allocate
resources and establish evaluation metrics.

Recommendation

DEVELOPMENT FEASIBILITY TOOLS

Immediate (0 to 6 Months)

Near-Term (12 to 18 Months)

Long-Term (2 to 5 Years)

1. Provide seed funding for
non-traditional
developers to increase
capacity.

Engage local developers and
contractors to identify seed
funding offerings such as
predevelopment grants,
acquisition loans, and equity.
Identify and engage potential
investors to developer fund.
Identify community development
finance investor (CDFI) or similar
partner to administer fund.

Create development plan,
detailing capital terms,
governance structure,
partnerships, legal structure, and
impact metrics.

Engage consultants or local non-
profit partners to provide
technical assistance for
establishing and monitoring fund.

Deploy funding for developer
fund.

Monitor and report on annual
funding allocations and
compliance.

2. Supplement existing local
homeowner repair
programs with funding
dedicated to larger-scale
rehabilitations.

Establish eligibility requirements
(income restrictions,
neighborhood targeting, uses of
funds) for larger-scale
rehabilitations program in
conjunction with CLT and down
payment assistance program.

Identify and engage qualified
contractors and nonprofit housing
providers to provide repairs and
renovations for both owner-
occupied and larger-scale
rehabilitations.

Deploy funding and program for
owner-occupied and larger-scale
rehabilitations.

Monitor and report on annual
funding allocations for owner-
occupied and larger-scale
rehabilitation programs.

Continue to coordinate with down
payment assistance and CLT
program to streamline processes.
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PRIORITY PROGRAM IMPLEMENTATION TIMELINE

Implementing priority programs will require the City and its partners to identify leads, allocate
resources and establish evaluation metrics.

Recommendation

DEVELOPMENT FEASIBILITY TOOLS

Immediate (0 to 6 Months)

Near-Term (12 to 18 Months)

Long-Term (2 to 5 Years)

3.

Scale-up down payment
assistance program.

Engage BCPS and BCU to identify
opportunties to streamline DPA
programming.

Establish eligibility requirements
(income restrictions, funding
assistance, neighborhood
targeting) for down payment
assistance in conjunction with CLT
and rehabilitation programming.

Partner with City and Land Bank
to acquire publicly-owned
properties.

Build or rehabilitate CLT
properties.

|dentify target homebuyers for
CLT homes.

Establish guidelines and
procedures for affordability
requirements, and terms.

Monitor and report on annual
funding allocations for recipients
of down payment assistance.
Continue to coordinate with
rehabilitation and CLT program to
streamline processes.

Establish a community
land trust to increase
homeownership
opportunities for lower-
income households.

Identify and engage prospective
administrator of community land
trust (local housing non-profit,
community development
organization)

Gather seed money to acquire
properties and “buy” affordability
of homes.

Confirm target neighborhood(s)
within Battle Creek to deploy
community land trust.

Partner with City and Land Bank
to acquire publicly-owned
properties.

Build or rehabilitate CLT
properties.

|dentify target homebuyers for
CLT homes.

Establish guidelines and
procedures for affordability
requirements, and terms.

Sell homes to income-qualified
households

Monitor and report on annual
funding allocations for CLT
homebuyers.

Continue to coordinate with down
payment assistance and
rehabilitation program to
streamline processes.
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Appendix A:
EXisting Program
Details



EXISTING LOCAL PROGRAMS

The City of Battle Creek and its partners sponsor housing programs which address some of the city’s
most pressing housing needs, such as down payment assistance, housing repairs, and rehabilitations.

Repairs &
Rehabilitations

Minor Home Repair Program (City)

Provides up to $5k of assistance (or $15k for new roof) for lower-income
households

Homeowners earning
less than 80% AMI

Rental Rehab Program (City)

CDBG-funded program which provides no-interest forgivable loans for new
construction (up to $60k) or rehabs (up to $25k) of rental housing. Not
applicable for single-family homes.

Building owners
Prospective buyers

Weatherization Assistance Program (City,
CAASCM)

Provides insulation, air leakage reduction, smoke detectors, and dryer
venting services for homeowners.

Homeowners earning
less than 80% AMI

Lead Safe Program (City, CAASCM)

Provides lead testing for children under 6 years old. Funding provided
through Michigan's Children’s Health Insurance Program

Homeowners earning
less than 80% AMI
Building owners

Lead Hazard Control Program (City,
Neighborhoods Inc. of Battle Creek)

Provides grants for lead hazard remediation

Contractors
Building owners

Down Payment BCPS Housing Incentive Program (City, Battle Provides new residents within Battle Creek Public Schools with $10,000 in + Homeowners
Assistance Creek Public Schools) down payment assistance or $4,500 in rental assistance. * Renters
Talent Retention, Attraction, and Inclusion Provides new or existing residents within Battle Creek with up to $12,000 in | « Homeowners
Incentive (BCU) down payment or rental assistance. * Renters
Homebuying Quiet Title Expedition Assistance (CCLBA) Expedites legal process for title resolution, allows for properties to be + Homeowners
Counseling and insurable in as little as 45 days.
Support
Developer Capacity Calhoun Builders Connection Program (CCLBA, | Provides networking services and small business support to BIPOC and « Developers
Building LISC, Home Builders Association of Western women-led contractors.
Michigan
Gap Financing Tax Increment Financing (City) Establishes TIF districts to provide incremental property tax revenues for » Developers

development projects.
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State and federal programs through agencies such as MSHDA and MEDC offer programs to support
repairs & rehabilitations, new construction for developers

Repairs & Low-Income Housing Tax Credits (MSHDA and Non-competitive 4 percent or competitive 9 percent tax credits for » Developers
Rehabilitations Federal Government) producing new or rehabilitated rental housing affordable to low- and * Renter households earning at
moderate-income persons. or below 60% AMI
Community Revitalization Program (MEDC) Encourages and promotes rehabilitation and redevelopment of « Developers

Battle Creek Housing Action Plan | HR&A Advisors

brownfield and historic sites in downtowns and high impact corridors.

Brownfield Revitalization Program (MEDC and Tax-increment financing program which allows for property tax » Developers
MSHDA) revenues gained over base value to cover costs associated with
brownfield redevelopment. In October 2023, the State approved of an
amendment to the TIF policy to allow for predevelopment and housing
construction costs to be covered through the Brownfield Housing TIF.

Revitalization and Placemaking (MEDC) Provides access to gap financing for place-based infrastructure » Developers
development, real estate rehabilitation and development, and public
space improvements

MI-HOPE (MSHDA) Federally funded grant program fund energy-efficiency focused » Developers
residential repairs and upgrades for developments less than four (4) * Renter and households
units. earning less than 300% of the

Federal Poverty Level

Build MI Community Grants (MEDC) Grant funding for small-scale, incremental redevelopment projects. » Developers with less than 3
Focus on developers and property owners with limited real estate years of experience
development experience to build their capacity
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EXISTING STATE AND FEDERAL PROGRAMS

MSHDA and MEDC also offer programs to support tax abatements, and pre-development support for
housing developers

New Construction

Low-Income Housing Tax Credits (MSHDA and
Federal Government)

Non-competitive 4 percent or competitive 9 percent tax credits for the
production of new or rehabilitated rental housing affordable to low- and
moderate-income persons at or below 60% AMI

Developers

Renter households
earning at or below 60%
AMI

Community Revitalization Program (MEDC) Encourages and promotes rehabilitation and redevelopment of brownfield « Developers
and historic sites in downtowns and high impact corridors.
Brownfield Revitalization Program (MEDC and Tax-increment financing program which allows for property tax revenues « Developers
MSHDA) gained over base value to cover costs associated with brownfield
redevelopment. In October 2023, the State approved of an amendment to
the TIF policy to allow for predevelopment and housing construction costs
to be covered through the Brownfield Housing TIF.
MSHDA Mod Program (MSHDA) Up to $200k in construction financing up to $200k for model delivery, taxes, | « Developers

site preparation, on-site finishing, and related construction costs to build
modular homes in critical need areas

Renter and owner
households earning 60%
- 120% AMI

New Infill Construction Encouragement (MSHDA)

Provides up to $800k in grants for for-sale, infill housing developments.
Utilizes a combination of state and federal funding, including ARPA.

Developers

Renter and owner
households earning
below 120% AMI
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EXISTING STATE AND FEDERAL PROGRAMS
MSHDA and MEDC also offer programs to support tax abatements, and pre-development support for

housing developers

Tax Abatements

Neighborhood Enterprise Zone (MEDC)

Property tax incentives for new home construction and home rehabilitation.
For new home construction, instead of the full millage rate, the new home
is taxed at half of the statewide average. For rehabilitation projects, the
assessment is frozen at pre-improvement levels. Each of these abatements
can be approved for 6 to 15 years.

Developers
Property owners

Obsolete Property Rehabilitation Exemption
(MEDC)

Freezes local property taxes of contaminated, blighted and functionally
obsolete properties at the predevelopment level for up to 12 years upon
successful remediation and redevelopment.

Developers
Property owners

Pre-Development
Support

Redevelopment Ready Sites (MEDC)

Prepares communities to offer a transparent, predictable, and efficient
development experience. Sites hand-picked as redevelopment ready are
promoted statewide to developers and can have a variety of proposed land
uses.

Developers
Municipalities

Contractor Assistance Program (MSHDA)

New MSHDA program aimed to provide training and technical assistance to
prospective builders and contractors.

Developers
Contractors
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Revolving loan funds can create a consistent source of ‘quick strike’ financing to acquire land or
buildings and source of long-term, low-cost capital to finance the preservation of affordable homes.

The DC Housing Preservation Fund was established in the 2016 as a public-
private preservation fund to help preserve multifamily affordable housing. It
consists of short-term loans for preservation, acquisition,
predevelopment, and critical repairs. The Preservation Fund evolved from
the Site Acquisition Financing Initiative, which struggled to be competitive with
the private market.

The goal is preserving the affordability of 100% of Washington DC’s existing
federally and city-assisted affordable rental homes. To do this, the
Preservation Fund offers eligible borrowers short-term financing for the
pre-development and acquisition of occupied multi-family properties in
which more than five housing units and half of the households earn up to 80%
AMI.

The fund sits with the DC Department of Housing and Community
Development (DHCD). There are three managers for the fund: Capital Impact
Partners, LISC-DC, and Low- Income Investment Fund (LIIF). Each fund manager
operates using public fund awards from the DC government combined with
private funding from either their own balance sheet or funds which they raise
using their relationships.

CAPITAL IMPACT

ISC

Q
rf LOWINCOME INVESTMENT FUND
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REVOLVING LOAN FUND | STRIKE FUND CASE STUDY

Revolving loan funds can create a consistent source of ‘quick strike’ financing to acquire land or
buildings and source of long-term, low-cost capital to finance the preservation of affordable homes.

In 2017, Washington DC's Preservation Fund was initially capitalized with $10
million from the District of Columbia and then LISC-DC and Capital Impact Partners
provided additional funding. Since then, the District has provided additional
funding for a total of $29 million.

The three fund managers offer slightly different terms but in general the funding
is short term (less than 5 years) and has an interest rate of less than 5%. After
fund raising, the Fund's initial target was to preserve 1,000 homes of their broader
preservation goal.

Between March 2018 and January 2020, LISC and CIP exceeded that goal through
financing for 15 projects with $63.5 million in funds, preserving 1,367 homes for an
average of $46,500 per home.

Since 2019, approximately $125 million in funds have been deployed to
preserve over 2,000 affordable homes. The Preservation Fund has worked in
tandem with the Tenant Opportunity to Purchase Act, which gives multifamily
residents the first right of refusal if their building is up for sale, by providing
residents acquisition financing helping them take advantage of the program and
prevent displacement.

DC Housing Preservation Fund -
Funding Sources

Capital Impact Bl it @
Partners Columbia

$22 million | $29 million

LISC-DC
$30 million
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REVOLVING LOAN FUND | PRESERVATION FUND CASE STUDY

Revolving loan funds can create a consistent source of ‘quick strike’ financing to acquire land or
buildings and source of long-term, low-cost capital to finance the preservation of affordable homes.

The Greater Minnesota Housing Fund (GMHF), Hennepin County,
and other local partners established the $25 million NOAH
Impact Fund in response to the loss of naturally occurring
affordable housing through demolition, redevelopment, and rent
increases throughout the seven county Minneapolis, MN region

The Fund, launched in 2017 provides equity to nonprofit and
mission oriented for profit developers in the region to support
acquisition of unsubsidized, older rental apartments in exchange
for offering affordable rents to low income households (below
80% AMI) for 15 years The Fund's investors have established a
goal to preserve 10-20 of for sale buildings annually.

The Greater Minnesota Housing Fund serves as the Fund
manager while Hennepin County and the McKnight Foundation
provided initial investments to the fund. Private financial
institutions and local developers are involved as fund investors
and fund users, respectively.

RLF Loan
34% ($2.3M)

Philanthropic

Traditional Funding
Multifamily 20% ($5M)
First Mortgage
61% ($4.1K) Public Funding
30% ($7.5M)
Sample GMHF Project GMHF Capital Stack
Cost: $6.8M Fund Size: $25M

The capital stack diagrams above show (1) an example preservation project in Hennepin
County, Minnesota and (2) the capital stack used for the Hennepin County Preservation
Fund. The City would need to establish project-specific capital stack guidelines.
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Development Sites



ADDITIONAL SITES

Privately-owned sites could also become available to development of priority housing

typologies.

Proposed Project Sites

Fort Custer -
Industrial Park

)

Up to 300 multifamily homes and daycare at former K-Mart site
10-20 single-family rental homes/ Allen Down

55-unit permanent supportive housing development

136-unit downtown office-to-residential conversion

31-unit downtown multifamily conversion

Church-adjacent infill housing for 15-20 single-family homes
Youth Village Campus - 175 multifamily units with supporting J

NouhkwWhN =

e Downtown

& Battle Creek | . |.
& Executive Airport
S Pl

commercial uses " Proposed Projects -

..........
.....

8. 140-unit multifamily development along riverfront

9. Horrocks and Calvary Chapel Battle Creek = o I HHH| meetl

10. Treehouse Foods Redevelopment
11. Riverside Golf Course

12. Fieldstone

13. Washington School

wwwwww

Springfield

Note: #3 has no site selected yet

....
9%

Yoy anw % »
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