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EXECUTIVE SUMMARY

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

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

types.

This effort required a process that includes six separate efforts at collecting and analyzing
information and utilizing those efforts to arrive at a set of recommended policies for the City,
non-profit organizations and developers to follow. The six primary efforts consisted of: a) an
on-site inventory of over 24,000 single family and duplex residences, b) a telephone survey
of over 500 City households, c) a study of the demographic characteristics of the City and
Market Area population, including forecasts and lifestyle composition, d) two opportunities
for input from the general public - a “focus group” evening town meeting and a “walk
through” open-house during the day, €) surveys and interviews with housing providers both
non-profit and for-profit, and f) discussion with the Lansing City Council and Planning
Commission.
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fThe on-site housing inventory was conducted using a 39 item checklist and an easy-to—read\
computer data base. The results showed that over 90 percent of the inventoried homes were
found to be in “good” or fair condition. The survey also showed there is a positive correlation
between the condition of a housing unit and whether or not it is owner-occupied, with owner-
occupied housing generally in better condition than rental housing. In addition, housing units
with substantial physical problems are concentrated in the central and northeastern sections

of Lansing.

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

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

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

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

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

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

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

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

Over the next 15 years, the City’s population is expected to undergo a modest decline of less
than two percent if current trends continue and_if proactive eff h h
recommended in thi re not made to proactively promote the Ci residence of
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fchgigg. City employment, however, is projected to increase by about five percent over that\
period of time, particularly as a result of investment into the City by General Motors.

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

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

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

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

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

+ historic neighborhoods provide the potential for active preservation
programs,

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

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

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

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

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

» the City has historically been unable to build upon its urban “uniqueness.”
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fTo create opportunities that will minimize negative conditions and optimize what is currently\
positive, this Study establishes an alternative scenario that consists of retaining young families

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

rio_encom
economic spectrums of the population in an effort to provide for a well-rounded urban
environment. ’

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

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

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

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

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

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

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

neighborhood organizations,

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

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

- /
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Kbuilding on the success of current City/School District efforts at collaboration, \
« setting up and promoting a residential-based college scholarship program,

» establishing a separate building code enforcement mechanism for historic buildings,
* encouraging company sponsored home ownership programs,

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

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

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

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

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

Long term strategies that should ultimately promote more expansive positive changes

include:

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

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

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

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

* never missing an opportunity to promote the image of Lansing as a residence of choice.
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SECTION 1| introduction

Purpose

Contents

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

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

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

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

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

It is the goal of this Housing Market Study to:

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

'Ingham, Eaton and Clinton Counties
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SECTION 1 Introduction

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

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

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

Section III contains an analysis of the Housing Market. This is defined in terms of both
supply and demand. We perceive the greater Lansing area as the market from which
potential new residents can be attracted to reside within the City. This defines the
“external market.” Within the City itself, (the “internal market”) the characteristics of the
smaller sub areas (census tracts, block groups) are identified to determine future housing
demand and supply pressures within the City. Relevant data at the Lansing-East Lansing
Metropolitan Statistical Area (MSA) level, which is the Tri-County Region, identifies the
characteristics of the market area population from which the City will attempt to attract
new residents. It identifies the status of Lansing relative to its neighboring communities
in housing residents with limited incomes (fair share). It describes the inventory of a good
portion of the existing housing stock that was undertaken as a part of this Study to help
define those properties and sections of the City that are falling into disrepair. The
analysis of the supply side of the City’s housing market also looks at the current mix of
housing by type (according to number of bedrooms), renter and owner occupancy,
vacancies, potentials for loft conversions and complete “build out” of the remaining
vacant residential parcels.

City of Lansing Housing Market Study -2



SECTION 1 Introduction

Within the demand side of the market, this Study provides a forecast of the City’s
population based upon past trends, describes the results of a telephone survey conducted
among 500 households within Lansing to obtain a better understanding of residents’
perceptions of housing in the City, and reviews housing price data. Quality of life issues
pertaining to the City’s schools and crime are presented. A retail market analysis
describes the economic conditions of the City’s neighborhood retail centers and the
impact those have on the housing stock. A housing provider survey was also conducted
and the results are described in this Section. Finally, absorption and capture rates for the
City’s existing stock are identified.

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

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

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

City of Lansing Housing Market Study 1-3
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SECTION 1N Fconomic Overview

NATIONAL SETTING

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

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

City of Lansing Housing Market Study n-1




SECTION 11 Fconomic Overview

vehicle costs 23.7 percent of the U.S. median household income, down from 24.5
percent in 1998. Industry forecasts call for vehicle sales to remain robust until past

2000.

TABLE II-1 - CAR AND LIGHT TRUCK SALES (MILLION OF UNITS)

Year Units

1994 15.0

1995 14.8

1996 15.0

1997 15.0

1998 15.6
First 6 mo, 1999 16.4 (Annual Rate)

SOURCE: U.S. Department of Commerce

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

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

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

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

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

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

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

The Tri-County Area does not have a strong international presence, which given the fact
that the global economy is in a slump, is not necessarily bad. In 1997, the area’s exports
reached only $217.5 million and have been growing at a 4 percent annual rate during the
past four years. In 1996, the area’s exports accounted for approximately 9 percent of
the area’s manufacturing gross regional product, an estimated $2.2 billion in 1996.
Canada, which has one of the stronger economies outside of our borders, accounts for
nearly three quarters of the area’s exports (Table [1-2).

2"f"lam.ﬁacturing at Work”, Industry Week, April, 1999 pgs 67-80.
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TABLE [I-2 - EXPORT TRADE - PERCENT DISTRIBUTION OF EXPORTS TRI-COUNTY AREA

1593 1994 1995 1996 1597

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

Asia 3.0% 4.5% 2.5% 4.4% 3.0%

South America 53% 6.6% 53% 4.3% 1.8%
Japan 3.5% 2.8% 4.2% 3.8% 2.4%

Other 3.9% 2.2% 6.2% 9.7% 9.2%

World 100.0% 100.0% 100.0% 100.0% 100.0%

SOURCE: Exporter Location Series, Census Bureau

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

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

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

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

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

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

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

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

Annual Averages
1998

Total 235,100
Manufacturing 28,400 12.1%

Transportation Equipment 14,700 6.3%

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

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

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

- Michigan 3.5

SOURCE: Employment Service Agency

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

in the business cycle.

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

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

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

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

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

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

TABLE II-5 - EMPLOYMENT GROWTH COMPARISON ANALYSIS - RANKING

Ranking of Growth Between 1992-1998

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

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

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

TABLE I1-6 - POPULATION GROWTH

Population Net Domestic Migration

Growth Out- Percent % of 1990

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

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

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

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

Households Moved Rest of the
to:/Moved from Clinton Eaton Ingham World
Clinton 27,563* 324 853 1,314
Eaton 312 35,846* 1,377 2,073
Ingham 969 1,634 83,869* 6,367
Rest of the World 1,115 1,748 6,005
Median Income of Movers and Stayers
Moved to:/Moved from Clinton Eaton Ingham na
Clinton $38,285* $23,580 $18,491 na
Eaton $28,151 $31,852* $19,930 na
Ingham $23,901 $22,131 $28,043* na
*Households who stayed at the same address or moved within the county.
SOURCE: Internal Revenue Service
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Shift-Share Analysis
A shift-share analysis offers a more in depth analysis of the area's economy. Shift-share

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

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

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

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

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

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

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

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

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

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

City of Lansing Housing Market study -




SECTION 1l

Economic Overview

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

CHANGE 1988 TO 1998

National Industrial Competitive

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

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

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

demand for housing would be weak with prices flat. Surprisingly, the median sales price
of existing single-family homes rose by a better-than-average annual rate of 6.0 percent
from 1991 to 1998 (Table I1-9). However, there is a problem with this analysis in that
it does not control for the type of houses on the market. An area median sales price can
rise due to more expensive homes being placed on the market and not because prices of
all houses have risen.

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

(in Thousands of Dollars) .lA.gvi:Zi

1699 1698 1997 1996 1995 1994 1993 1992 1991 Iﬁnnual

crease

Kalamazoo, Ml 108.7 102.3 972 90.0 822 74.8 71.1 69.6 64.9 6.7%
Davenport/Moline/Rock Island, IA IL 75.7 78.6 72.6 69.4 66.2 61.8 58.3 54.8 na na
Saginaw-Bay City-Midland, Ml 782 78.1 713 66.4 61.5 58.9 58.3 na 51.5 6.1%
Madison, W1 1313 131.8 127.0 122.0 125.0 116.0 104.6 94.9 87.7 6.0%
Tri-County Area, Ml 98.5 100.2 89.6 84.7 79.8 75.5 73.2 69.9 66.7 6.0%
Gary-Hammond, IN 104.3 105.6 97.3 95.0 91.6 87.2 82.8 76.1 703 6.0%
Peoria, WI 82.8 83.3 79.7 74.5 70.1 67.9 63.2 59.1 55.8 5.9%
Canton, OH na na 94.3 89.3 84.0 77.5 75.4 71.1 673 na
Akron, OH 98.4 106.1 106.0 98.8 92.1 849 83.2 79.3 71.8 5.7%
Grand Rapids, Ml 105.4 100.2 93.6 872 80.6 76.9 76.5 73.1 70.7 5.1%
Appleton, WI 91.6 92.6 88.2 85.8 85.1 80.6 754 71.0 66.4 4.9%
Toledo, OH 89.8 94.5 87.3 842 716 73.8 723 71.5 68.8 4.6%
Champaign. IL 86.4 90.1 84.5 79.8 79.4 74.1 69.7 66.6 65.9 4.6%
Ft. Wayne, IN 88.9 88.0 85.8 80.1 77.1 na na na na na
Dayton-Springfield, OH 100.9 102.8 96.7 95.1 88.3 842 82.1 81.2 76.3 4.4%
Rockford, IL 91.6 93.0 88.8 88.7 87.5 849 813 75.7 71.2 3.9%
Springfield, IL 86.6 86.1 83.8 82.1 79.1 75.8 72.6 61.7 66.6 3.7%

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

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

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

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

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

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

1998 1990 Percent Change
Lansing
employment 60,775 57,800 5.1%
civilian labor force 63,400 62,800 1.0%
unemployment rate 4.1% 8.0%
Surrounding Suburban Area*
employment 95,475 88,750 7.6%
civilian labor force 98,000 93,550 4.8%
unemployment rate 2.6% 5.1%
Smaller Cities/Towns
employment 22,550 20,325 10.9%
civilian labor force 23,300 21,775 7.0%
unemployment rate 3.2% 6.7%
Rural Townships
employment 58,850 52,445 12.2%
civilian labor force 60,725 56,850 6.8%
unemployment rate 3.1% 1.7%
*East Lansing and the townships of Bath, Delhi, Delta, DeWitt, Lansing, Meridian and Windsor

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

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

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

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

City.

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

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

City of Outside of the City
Lansing | Percent | in Tri-County Area | Percent
OCCUPATION AND SELECTED INDUSTRIES
Employed persons 16 years and over 60,089 156,737
Executive, administrative, and managerial occupations 6,689 11.1% 19,443 12.4%
Professional specialty occupations 7,613 12.7% 25911 16.5%
Technicians and related support occupations 2,428 4.0% 6,501 4.1%
Sales occupations 6,513 10.8% 17,670 11.3%
Administrative support occupations 11,718 19.5% 27,509 17.6%
Private household occupations 235 0.4% 649 0.4%
Protective service occupations 1,255 2.1% 2,997 1.9%
Service occupations, except protective and household 8,656 14.4% 18,333 11.7%
Farming, forestry, and fishing occupations 568 0.9% 3,148 2.0%
Precision production, craft, and repair occupations 5,531 9.2% 15,225 9.7%
Machine operators, assemblers, and inspectors 4,268 7.1% 9,059 5.8%
Transportation and material moving occupations 2,234 3.7% 4,973 3.2%
Handlers, equipment cleaners, helpers, and laborers 2,381 4.0% 5,319 3.4%
Construction 2,630 4.4% 6,730 4.3%
Manufacturing 8,677 14.4% 24,259 15.5%
Transportation, communications, and other utilities 3,302 5.5% 6,702 4.3%
Wholesale and retail trade 13,282 22.1% 32,521 20.7%
Finance, insurance, and real estate 3,782 6.3% 9,940 6.3%
Business and repair services 3,239 5.4% 5,769 3.7%
Professional and related services 14,984 24.9% 46,797 29.9%
Social Characteristics of Persons: 1990
EDUCATIONAL ATTAINMENT
Persons 2S5 years and over 77,268 175,648
Less than 9th grade 5,235 6.8% 7,581 4.3%
9th to 12th grade, no diploma 11,521 14.9% 15,562 8.9%
High school graduate (includes equivalency) 19,998 25.9% 49,712 28.3%
Some college, no degree 20,289 26.3% 40,706 23.2%
Associate degree 6,066 7.9% 13,873 7.9%
Bachelor's degree 9,318 12.1% 27,266 15.5%
Graduate or professional degree 4,841 6.3% 20,948 11.9%
JOURNEY TO WORK*
Workers 16 years and over 58,801 152,983
Worked in 56,138 95.5% 139,593 91.2%
Lansing City 37,466 63.7% 50,935 33.3%
East Lansing City 5,442 9.3% 26,001 17.0%
Remainder of Ingham County 7,094 12.1% 27477 18.0%
Eaton County 5,135 8.7% 24,967 16.3%
Clinton County 1,001 1.7% 10,213 6.7%
Worked Outside Tri-County Area 2,663 4.5% 13,390 3.8%
*The Journey to work does not include individuals who were temporarily absent from work
due to illness, vacations, or other reasons, therefore it presents a undercount of employed persons.

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

larger areas, it still matters.

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

services than in its neighboring areas.

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

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

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

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

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

Plant Activities Employment
Craft Centre - West Saginaw: Delta | May build the Cadillac Eldorado Current: 350
Township replacing the Cavalier and Sunfire Potential: 500 (yr: 2000)

convertible models

Metal Fabricating Division - West Components for various models Current: 2,800
Saginaw: Delta Township
Delta Engine Plant - Canal Road: Engines production Current: 1,610
Delta Township
Service Parts Operation - Mt. Hope- | Warehouse and part distributors Current: 650

Waverly: Delta Township

Lansing Car Assembly -Williams - Alero and Grand Am; could get Chevy | Current: 3,100

Lansing Malibu but could be closed in 2004 Long-term could close in 2004
Lansing Car Assembly Body Plant- | Alero and Grand Am; could get Chevy { Current: 4,200 .
Lansing Malibu but could be closed in 2004 Long-term could close in 2004
Motor Wheel Plant -North Larch- Machine tools Current: closed

Lansing Potential: 300

New Cadillac Plant - Lansing Cadillacs Potential: 1,500

SOURCE: Various issues of the Lansing Stare Journal

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

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

Employment Size Start-ups Expansions - |-~ Contractions - Closures Net
All 2,342 1,624 -1,228 -2,754 -16
Less than 150 1,942 1,283 -1117 -1,000 1,508
More than 150 400 341 -511 -1,754 -1,524

(excluding General Motors)

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

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

metropolitan areas in service employment growth. Its large health care industry and
robust business and professional services sector account for much of the “above trend”
employment growth in the service producing sectors. Enhancing the ability of the City
of Lansing to capture and/or retain its share of these high-growth sectors should be a
priority for its economic development effort. Unfortunately, there is very little data
available that can shed light on the City’s current share of the three-county service
sector. According to the /992 Economic Census, 49.8 percent of the Tri-County Area’s
business services employment, 44.5 percent of professional employment, 40.9 percent
of health services employment, and 36.5 percent of personal services employment were
located within the City.

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

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

1992 1993 1994 1995 1996 1997 | 1998
Total Retail 36.5 373 36.7 33.0 30.6 298 |31.5
Food 30.3 30.6 27.1 26.4 259 244  |25.6
Eating and Drinking 36.8 37.2 37.6 30.8 29.2 29.0 {303
General 33.7 33.8 324 30.8 28.9 272 |28.9
Merchandise
Furniture 60.3 60.7 59.6 50.3 479 473 |50.1
Automotive 46.3 46.3 453 38.5 342 334 |35

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

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

TABLE 1I-15 - KEY SITE SELECTION FACTORS (Percentage of Survey Respondents
Citing Factors to be Very Important or Important)*

Site Selection Factors 1992 1993 1994 1995 1997 1998
Highway accessibility 94.11 87.1 96.8 93.9 90.7 91.5
Availability of skilled labor 88.6] 88.8 919 87.9 84.4 88.0
Occupancy or construction costs 83.6f 85.5 87.3 90.2 85.5 85.7
Labor costs 90.3] 903 93.5 94.2 92.7 84.8
Avail. of telecommunication service 81.5| 80.7 87.0 80.2 83.5 82.0
Low crime rate 88.4] 86.6 87.2 86.6 79.4 81.3
Availability of land 8191 725 82.9 83.7 82.0 81.1
State and local incentives 86.8] 83.0 89.3 87.8 71.8 80.9
Energy availability and costs 83.7) 83.2 93.4 89.6 80.5 78.9
Environmental regulations 779{ 774 88.2 86.5 71.6 78.6
Tax exemptions 88.41 83.0 87.9 86.4 76.0 719
Nearness to major markets 79.0f 76.9 79.5 74.5 78.7 76.9
Low union profile 80.9] 759 80.1 82.8 774 75.0

* 1996 Data not available due to change in survey

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

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

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

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

identified by City staff.
TABLE II-16 - INDUSTRIAL PARKS
Name Municipality Acres Zone
Combs Industral Park Chariotte City 155.0 Heavy Industrial
Available land Charlotte City 0.7 Light Industrial
Total 155.7
Dansville Industrial Park Dansville Village 6.0 Light Industrial
Holt Road Site Dethi Charter Township 305.0 Light Industrial
Wieland-Davco Site Delhi Charter Township 45.0 Light Industrial
Holt Industrial Park Detlhi Charter Township 1.0 Light Industrial
Total 351.0
Available land Delta Township 157.2 Light Industrial
Seventy-two acres on Millett Delta Township 72.0 Industnal
Land-SE Mt. Hope/Snow Delta Township 23.0 Light Industnial
Canal Rd. N of A1 AutoParts Delta Township 17.8 Industrial
Vacant land Delta Township 9.2 Industrial
Rickle/Lanac Site Delta Township 1.0 Industrial
Total 280.1
M-78 Dnive in East Lansing City 30.0 Research
Midway Industrial Park Lansing City 41.0 Industnial
Midway Industrial Park Lansing City 6.3 Industnial
Midway Industnal Park Lansing City 6.0 Industrial
Cavanaugh Road Lansing City 15.0 Light Industrial
Jolly Road/Lansing Garden Lansing City 20.0 Light Industnal
Miller and Waverly Roads Lansing City 55.0 Residential*
Capitol City Blvd. Lansing City 20.0 Light Industrial
Airport Business Park Lansing City 15.0 Industnal
N. MLK Bivd. Lansing City 12.0 Industrial
Holmes Road Lansing City 12.0 Industrial
S.MLK Blvd. Lansing City 20.0 Industrial
Oakwood Industrial Park Lansing City 15.0 Industrial
MLK Blvd. Site Lansing City 23 Industrial
Total 239.6
*Targeted for manufacturing development in the City
Continued on next page
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Name Municipality Acres Zone
496 Business Center Lansing Township 12.0 Light Industrial
96-52 Super Site Leroy Township 375.0 Agriculture
Leslie Industrial Park Leslie City 42.0 Light Industrial
Jefferson Street Site Mason City [5.0 Light Industrial
Jerico Industrial Park Mason City 13.0 Light Industrial
Americhem Corp. Site Mason City 10.0 Light Industrial
Total 38.0
Karber Industrial Park Meridian Twp 13.0 Light [ndustrial
Forsberg land #1 Okemos CDP 11.0 Light Industrial
4444 Hagadorn Rd. Okemos CDP 10.0 Research
Total 21.0
St. Johns Industrial Park St. Johns City 110.0 Industrial
Stockbridge Industrial Park Stockbridge Township 45.0 Light Industrial
Jewett Road Site Vevay Township 166.0 Light Industrial
Vevay Industrial Airpark Vevay Township 55.0 Light Industrial
Vevay Office Airpark Vevay Township 28.0 Light Industrial
Hull Road Industrial Park Vevay Township 24.0 Light Industrial
Hayhoe Kipp Rd. Site Vevay Township 2.0 Light Industrial
Total 275.0
Webberville Industrial Park Webberville Village 154.0 Industrial
Williamston 1-96 Industrial Park | Williamston City 145.0 Light Industrial

SOURCE: Lansing Regional Chamber of Commerce

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

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

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

Estimate Forecast
1996 2000 2005 2010 2015

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

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

SOURCE: W.E. Upjohn Institute

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

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

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

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

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

® The Tri-County Area’s service sector is one of the few bright spots in the
area’s economy. Downtown locations offer face-to-face contacts and
access to many support services that cannot be found elsewhere. Lansing’s
downtown is a good business address. In addition, the City’s health care
industry centered around Sparrow and Ingham General Hospitals are still
strong employment growth centers.

City of Lansing Housing AMarket study 11-24



SECTION 11 Fconomic Overview

The City of Lansing’s economic outlook is bolstered by General Motors’ decision
to site its Cadillac plant next to its existing assembly plant near downtown.

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

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

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

Regardless of whether Lansing is viewed as a resource center, e.g. its labor force or as
a demand center in terms of retail and personal services revenue, the availability of
quality housing is a key factor to its success. A good housing stock and living
environment will help retain the City’s highly-skilled workers and, therefore,
enhance the City’s aggregate buying power.
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SFCTION V1 Conclusions and Recommendations

The City of Lansing offers a wide range of housing options and a solid living
environment. A majority of the households randomly surveyed in this study, 56.7 percent,
expect to be living in the City five years from now. The City’s population has held
relatively steady during the past 10 years which is not a minor achievement given national
trends toward expanding the urban fringe.

In addition, the City benefits from an active and highly cooperative group of nonprofit
housing organizations and a very active City Housing Department that are successful in
enabling families to achieve home ownership. Taking a variety of approaches, these
nonprofit organizations and the City are making a difference in an expanding number of
neighborhoods as they assist a growing number of families in becoming homeowners. As
one nonprofit director lamented, they are finding it more and more difficult to find “junk”
that can be converted to owner-occupied residences.

Moreover, the city can boast of many strengths and positive attributes including:

1. General Motors recent decision to site its Cadillac assembly plant in Lansing
will not only help retain high-paying jobs in the city but also has the potential
of attracting more jobs in and near the City as GM strongly encourages that its
major suppliers to locate their production plants within 150 miles of the plant.

2. From 1990 to 1998, the City’s population increased which was in sharp contrast
to a similar-sized city in Michigan and the Great Lakes state.

3. Surveyed residents view the City’s housing stock to be of good value. Moreover,
residents expressed that living in the City offers good access to work and
retail/shopping opportunities. A majority of the residents surveyed also found that
their neighborhood’s appearance, and neighbors to be positive attributes.

At the same time, the City is facing several major challenges that are limiting its role in
the Tri-County Area’s housing market. These challenges are:

1. Aslow-growing economy where the area’s unemployment rate is kept low due
to the lack of population growth and not due to strong employment growth.
While the economy offers stability, especially with the announcement of the new
Cadillac plant to be opened in 2001, it is expected to grow only slightly in the coming
years. Relative to 23 other similar-sized metropolitan areas in the Great Lakes region,
its past performance is marginal at best - except in the growth of service employment.
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Tied to the sluggish economy, the Tri-County Area population is also forecasted to
grow at a below-average rate. In fact, the three-county area lost population in 1998
according to preliminary estimates by the U.S. Census.

2. An existing housing stock that is comprised of many small, single-family units
that are more than 40 years old. This stock partially limits the City’s role as only
a place for “starter homes.” While older houses offer an attractive environment that
cannot be matched by many new houses, their age is associated with higher
maintenance costs. In addition, they have fewer and smaller bathrooms and closets
which decrease their attractiveness in today’s market. This fact is emphasized by the
finding that only 15.7 percent of the surveyed residents in their twenties expect to be
living at the same location in five years, and only 31 percent of the surveyed “thirty-
somethings” plan to be in their current dwelling units.

3. Strong location factors can affect housing values substantially. The same house
can dip in value by thousands of dollars by being located in different neighborhoods
in the City. While data limitations do not allow for the inclusion of race into the
report’s analysis, national trends highly suggest that, unfortunately, race continues to
play a part in determining neighborhood housing prices.

4. The City is burdened by more than its “fair share” of public assisted housing
relative to its surrounding townships.

5. A public school district that is struggling to serve a student population that is
burdened by poverty. The Lansing School District is working under a dark cloud
of a negative perception - out of a list of twelve neighborhood characteristics, it
received the weakest endorsement of surveyed residents. Unfortunately, the analysis
suggests that the school’s lackluster performance as measured by fourth grade MEAP
scores cannot be completely explained by the number of students coming from
poverty backgrounds.

6. Approximately 8.3 percent of the current surveyed housing stock is in a
“deteriorated” condition according to our inventory of more than 23,943 units.
It is important to note that this is an upper bound estimate as only those areas of the
City where the housing stock was considered to be “at risk” were surveyed.
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7. The inability, so far, to build upon the City’s urban “uniqueness.” Currently,
there are fewer than 5 residential lofts in the City’s downtown. The City’s historical
district is small relative to other cities and is being encroached upon by non-residential
uses. Still the City can boast of many historical buildings in attractive neighborhoods.

Given these challenges, it is important that the City allocate its limited resources
wisely through existing partnerships and by developing new partners. Moreover,
the City must have a firm understanding of its goal to become a residence of choice for
all populations. Such a goal may call on the City to step out of its current mode of
operation and to enact new programs that are not means-tested and targeted toward new
populations.

Status Quo Forecast
As stated earlier, City of Lansing’s population is forecasted to hold fairly steady during

the next 15 years, falling from 127,869 in 2000 to 125,189 in 2015. This forecast is based
on the assumptions that City’s housing policies and the perceptions of residents and non-
residents regarding the City’s quality of life will change very little during the forecasted
time period.

Key results of the Status Quo forecast are the following:

1. The established trend of households moving from the City while their children
are still pre-school age will continue. The percentage of decline in the number of
young families living in the City is expected to drop from 14.7 percent of the City’s
population to 12.4 percent in 2015. This movement may slow the “starter home”
market in the City in the coming years.

2. The City’s population will become more mature as the baby boomers continue
to age. This aging of the population will be following national trends and suggests
that the housing market for the City’s higher-end homes will remain stable.

3. Again, following national trends, a higher percent of the City’s population will
be senior citizens, increasing the demand for retirement community
environments within the City.
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TABLE VI-1 - STATUS QUO POPULATION FORECAST BY DEMOGRAPHIC GROUP

1990 1995 2000 2005 2010 2015

Total: 127321 127870 127869 127036 126139 125189
Percent Change 0.4% -0.0% -0.7% -0.7%| -0.8%

Pre-school 0-4yrs| 11,881 10,682 10,682 10,379 9,867 9,025
%of total 9.3% 8.4% 8.4% 8.2% 7.8% 7.2%

Elementary 5-9yrs 9,925 9,957 9,957 9,246 9,064 8,603
%oof total 7.8% 7.8% 7.8% 7.3% 7.2% 6.9%

Middle-High 10-19yrs 13,263 13,766 13,766 14,3661 12,663 12,552
%oof total 10.4% 10.8% 10.8% 11.3% 10.0% | 10.0%

Young Single 20-24yrs 5,741 5,769 5,769 5,673 6,025 5,278
%oof total 4.5% 4.5% 4.5% 4.5% 4.8% 42%

Young Married 25-34yrs| 23,724 18,799 18,799 17,078 15,938 15,465
%of total 18.6% 14.7% 14.7% 13.4% 12.6%| 12.4%

Middle Age 35-4%9yrs| 31,602 35,434 35,434 30,1581 25,899 23,525
Y%oof total]  24.8% 27.7% 27.7% 23.7% 20.5%] 18.8%

Mature 50-65yrs| 14,738 17,419 17,419 24910} 25,730| 30,160
%oof total 11.6% 13.6% 13.6% 19.6% 23.6% | 24.1%

Retire GT 65yrs| 16,447 16,044 16,043 15,2251 16,953 20,582
% of total 12.5% 12.5% 12.5% 12.0% 13.4% 16.4%

SOURCE: Gove Associates Inc., Upjohn Institute

Alternative Scenario

Building on its unique strengths, the City may have the ability to break away from the
status quo and the future that it foretells. Based upon the data gathered during this study,
the following alternative scenario for the City’s housing market is reachable if the City
implements an effective housing market strategic plan. Such a plan would draw on the
following unique characteristics and established roles that the City plays in the Tri-County

Area :

1. Lofts and Condominiums. The conversion of second-story loft apartments and
condominiums development in and around the downtown and “Old Town” areas
could attract young adults into the City. The same is true for the redevelopment of
former industrial and warehouse sites into condominiums. These housing options are
highly attractive to young professionals, who may or may not be married, but who
definitely do not have children. Currently, these individuals are living in apartment
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complexes throughout the Tri-County Area. The market for lofts and condominiums
overlap, with lofts, in general, being more affordable, attracting a younger and more
transitory population, such as young professional and students attending Cooley Law
School or LCC.

2. Retain Young Families. Currently the City’s housing stock is highly concentrated
in small, single-family houses that serve as great “starter” homes. Unfortunately, as
young families begin to have both children and a better income, they tend to look
elsewhere and often this search leads them to choosing a suburban location. Building
a productive partnership with the public schools and the area’s financial
institutions, the City should establish incentives that encourage young families
to “fix up and not move out.”

3. Preserve Historical Neighborhoods. The City has lost many of its historical houses;
however, it still has several outstanding neighborhoods of historical importance that
should be saved and which offer unique living environments that cannot be duplicated
anywhere else in the Tri-County Area. These areas should continue to be maintained
and protected as they may provide attractive locations for middle-to-upper income
households interested in living in historical houses.

4. Ease the transfer of dwelling units between generations. The City houses many
elderly residents who have successfully raised their families and are now living in
dwellings that may be too large and difficult to maintain. However, since a large
portion of the assets of these “empty nesters” is tied up in their houses, they may be
hesitant to move to smaller, more suitable dwellings. A program that would ease
the transition of these homes to the market would increase the number of homes
available to younger families.

5. Assist households who are economically disadvantaged. The City will continue
to house many of the Tri-County’s households who are economically disadvantaged.
The affordability of the City’s housing stock will, alone, ensure that the City will
continue to play this vital role in the area. It is not a role that the City should shirk.
In fact, the City, through its various community development programs and
excellent partnerships with neighborhood housing assistance programs, has
helped numerous families in achieving financial independence and home
ownership. Once they have made the difficult transition to home ownership, these
households become the backbones of many of the City’s inner-City neighborhoods
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and play a strong and positive role in protecting and enhancing these neighborhoods’
quality of life.

Table VI-2 provides estimates of the potential for each of these populations. Based on
the demographics of the Tri-County area, there are strong markets for each of these
opportunities.

The table shows the number of individuals currently living in the City of Lansing and in
the Tri-County Area, who due to their social and economic characteristics are likely
candidates for the five types of housing options listing above. For example, there are an
estimated 4,333 households currently living in the City who may find a condominium
living environment attractive. These individuals are middle-aged, single or married
without children and are in the middle-to-upper income category. More than 15,000 are
residing outside the City, and in total, these households account for 11.8 percent of the
Tri-County Area’s total number of households. Similarly, there are 2,568 senior-headed
households who may be interested in a program that would enable them to move to a
more attractive dwelling. More than 11,000 young single professionals currently living
outside the City of Lansing may find downtown lofts attractive.

A key target group for the City is young families with children who may be in the
market for a larger house. The retention of these families is a key component of a
housing market strategy. Currently more than 22,200 young families reside in the City.

TABLE VI-2 - POTENTIAL NUMBER OF “TARGET” HOUSEHOLDS BY HOUSING TYPE

Current Number of Households living:
in Lansing QOutside of Lansing
Condominiums Buyers 4,333 15,326
Single or married without children, middle to upper income professionals, 35 to 54 years
Intergenerational Transfers l 2,568 l *
Retirees, low to moderate income, homeowners
Historical District Dwellers [ 3,482 l 3,694
Married with growth children, middle to upper income professionals, 45 to 54 years old
Loft renters l 8,061 l 11,029
Young singles, no children, students and or new professional, low-to-middle income
Young, Growing Families | 22,234 l 19,562
Young families with children, middle income, looking for more room
Low-to-Moderate Families l 13,138 T *
Young families and single moms with children, low-to-middle income
*Not targeted population for movement into City

SOURCE: Claritas
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An Alternative Future
A successful housing market strategy, that is built upon the City’s residential strengths

and which provides incentives for families to live in the City, would not only increase the
City’s population but also property values and retail/commercial areas. A successful
strategy would:

Encourage the development of loft apartments in and around downtown,
Encourage additional condominium development,

Encourage the rehabilitation of historical homes near the downtown and in established
neighborhoods for single family residence,

Retain families who seriously considered moving to suburban locations,

Create an environment that would stimulate new single-family home construction.

In Table VI-3, an alternative “growth” forecast is offered for the City based upon the
following obtainable goals:

1.

The construction of 10 new condominium units per year to 2015. In addition, the
alternative forecast is above and beyond the 150 residential units planned in the
Prudden Wheel Condominiums.

The conversion of 5 lofts in the downtown, Old Town, and other central City
commercial areas in the City per year to 2015.

The rehabilitation of 5 large historical houses per year in and outside of the
current historical district for single family dwellings. This is in addition to the
City’s and nonprofit organization’s successful efforts to rehabilitating older houses
each year.

The retention of 1,000 families who would have moved out of the City to a
suburban location without a significant improvement to the City’s quality of
life. It should be noted the retention of these 1,000 families would have only a
modest impact on the City’s population since they would have sold their homes to
other younger families. The only difference would be family size and income.
However, the retention of these families will provide a positive impact on schools due
to the retention of school-age children.

The construction of 92 new single-family homes per year to 2015. This would
double the City’s pace set from 1990 to 1999,
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If successful, this comprehensive effort would attract nearly 630 more residents into the
City population in the year 2000. Under this alternative by 2015, the City’s population
would be an estimated 134,453 or 7.4 percent more than it would be otherwise under the
Status Quo scenario. The gain in the City’s population would be due to both a greater
number of individuals moving into the City, as well as more births, since a high
percentage of the women moving into the City would be between the ages of 24 and 39
years. As shown in Table VI-4, the net difference in the two population forecasts suggest
that the alternative forecast would make a greater demand on the Lansing Public Schools.
This can only be expected since the forecast, in part, rests upon improving perception and
performance of the Lansing Public Schools during the forecast period. In addition, the
alternative forecast would support greater retail/commercial activity in the City.

For this more robust forecast to be a reality, the implementation of the following short-
term housing strategy is recommended.
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TABLE VI-3 - ALTERNATIVE GROWTH SCENARIO

1990 1995 2000 2005 2010 2015
Total: 127,321 127,870 128,497 130,326 132,494 134,453
0-4 11,881 10,682 10,772 10,829 10,317 9,475
5-9 9,925 9,957 10,071 9,816 10,049 9,597
10-14 8,524 8,573 8,705 8,812 9,044 9,702
15-19 4,739 5,193 5,290 6,700 5,939 6,074
20-24 5,741 5,765 5,772 5,688 6,503 6,352
25-29 10,000 9,221 9,234 8,347 8,139 8,237
30-34 13,724 9,578 9,618 8,996 8,140 8,021
35-39 12,881 13,124 13,184 9353 8,858 8,022
4044 10,501 12,336 12,385 9,714 9,098 8,640
4549 8,220 9,974 10,004 11,785 9,345 8,772
50-54 5,820 7,821 7,821 12,513 11,132 8,937
55-59 4,601 5,381 5,381 7478 12,213 10,527
60-64 4317 4217 4217 5,069 6,764 11,473
65-69 4316 3,841 3,841 4,078 4,585 6,654
70-74 3,388 3,691 3,601 3235 3,705 4344
75-79 3,124 2,976 2,976 2,709 3,001 3,929
80-84 2,341 2,459 2,459 2,168 2,335 2,984
85+ 2,778 3,076 3,076 3,034 3,326 2,713
SOURCE: Gove Associates Inc. and Upjohn Institute
TABLE VI4 - NET CHANGE IN POPULATION UNDER THE ALTERNATIVE SCENARIO
2000 2005 2010 2015
Total 628 3,290 6,355 9,264
04 90 190 210 230
5-9 114 330 494 479
10-14 132 660 1,205 1,595
15-19 . 97 485 1,116 1,629
20-24 3 15 477 1,074
25-29 13 65 79 518
30-34 40 200 262 275
35-39 60 300 490 548
4044 49 245 529 710
4549 0 150 382 651
50-54 0 100 240 461
55-59 0 50 94 227
60-64 0 0 45 88
65-69 0 0 0 42
70-74 0 0 0 0
75-79 0 0 0 0
80-84 0 0 0 0
85+ 0 0 0 0
SOURCE: Gove Associates Inc. and Upjohn Institute
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POLICY RECOMMENDATIONS
This report’s set of policy recommendations are divided into short-term strategies that can

improve the housing market of the City without calling forth significant changes in the
existing housing stock and long-term recommendations that indeed call for major changes
in the City’s current housing mix.

Short-Term Strategies
Building on the Traditional Roles of Core Cities

Historically, older core cities such as Lansing play established, well-known roles in the
“household life cycle.” Indeed, the data gathered in this report confirm that Lansing’s
“place” in the household life cycle may be highly limited to the traditional role of
supplying starter homes, temporary way stations for young professionals and a permanent
address for low-to-moderate income families and seniors financially unable to explore
other housing options. The challenge facing the City of Lansing is to expand its role
to all segments of the household life cycle. It is not our recommendation that the City
should abandons its existing roles but build upon them.

Keeping the Starter Home Family

Lansing offers an attractive “incubator environment” for young families. The City offers
a wide selection of small houses that rank high in resale value. Moreover, owners and
renters alike highlight the City’s affordable housing stock. Unfortunately, as the young
family’s income increases and their children reach school age, they are pulled - larger
homes in more architecturally attractive locations- and pushed - by school concerns, low
property tax rates and too small of houses- to suburban locations.

FIRST CHALLENGE: HOW TO MAKE LANSING THE HOUSING CHOICE
FORITS RESIDENTS’ NEXT HOME

Objective: To persuade residents to turn their first home into their next residence
by remodeling or putting on an addition.

Strategies
1. Continue to support neighborhood action plans that enhance the quality of life

of the neighborhood residents, such as those found in the Green Oaks, Seven Block
and West Genesse neighborhoods. Improved streets, lighting and sidewalks can
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enhance quality of life in neighborhoods and encourage current residents to invest “in
place” instead of elsewhere. A competitive grant program to fund small
neighborhoods - directed public improvements should be established.

2. Support and enhance the capability of the City’s neighborhood organizations. As
our analysis shows many of the City’s neighborhoods face serious negative
neighborhood effects that reduce the market value of existing homes. Simply moving
a house from one neighborhood to another in the City can reduce its market value
by up to 47 percent. Active neighborhood organizations that succeed in cultivating
a sense of pride and ownership in the neighborhoods can help to revitalize
neighborhoods and enhance their attractiveness. To be a success neighborhood
organizations must be able to go beyond the coordination of neighborhood watch
programs to sponsor and facilitate:

+ Streetscape programs.

* Block group activities.

» Neighborhood leadership development.

» Marketing seminars that instruct residents to be better able to promote their

neighborhood to friends and potential new home buyers.

Volunteers can and do much of the work associated with these and other efforts;
however, hard work cannot do it alone. The City should explore ways to support
further financial and technical support for active neighborhood organizations. City
staff can assist in working with neighborhood leaders in the preparation of a
neighborhood action and then work to form funding partnerships to finance these
plans. Neighborhood businesses, banks, foundations should be encouraged to
participate and in such instances the City may consider offering a challenge match.

3. Create a City income tax credit for home improvement expenditures by
homeowners. While state law prohibits cities from offering property tax abatement
for residential expansion - like they can for industrial expansion - the City should
explore the possibility of instituting an income tax credit. Under such a plan, a
percentage of the expenditures made for house improvements by homeowners, as
documented by a building permit, could be applied as a tax credit on their income tax
over a five-year period. This would require the City to work with the state legislature
to allow for such a credit, either in a limited number of older cities that meet specific
criteria or for all communities that levy an income tax.
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An existing state law, the Mathieu-Gast Home Improvement Act, does prohibit the
cost of normal repairs and maintenance on a home from being considered by an
assessor in his’/her determination of the true cash value of the property until the
property is sold.

Objective: Make Another House in Lansing the Clear Choice for the Next Home.

Strategies
1. Create an Individual Housing Purchasing Saving Account Program for

households that will be partially matched by the City. The purchase of a new
home is the largest purchase most all families make; it requires careful planning and
years of savings. Through the establishment of an Individual Saving Account
Program, where individual savings are earmarked for home purchases and partially
matched by the City, would provide needed financial assistance to interested home
buyers and give the City's residential housing market a competitive edge over
surrounding area. The City would invest one dollar for every four saved by the
household. The saving account could only be used in the purchase of a house in the
City. Moreover the program would be available to household living outside the City
but interested in moving inside the City's boundaries

2. Build on the success of CLASS-Commission of Lansing School's Success - and
explore ways for the, school district and the city to work together to improve
public education in the City. It was never the intent of this study to serve as an
evaluation of the Lansing Public School District. As shown in the report, the Lansing
Public Schools face a serious challenge in that many its students come from low-to-
moderate income families, which has been statistically shown to be a significant
negative factor to academic performance as measured by the MEAP test, Transitory
households, where children are being forced to move from school building to school
building, are forcing the school to adopt a district-wide curriculum strategy that
limits the flexibility of teachers. The school district’s worthwhile effort to have each
high school provide a comprehensive course offering runs counter to the magnet
school approach that is favored by many parents.

CLASS is an excellent example of a city-school-business partnership and is the
outcome of a Blue Ribbon Panel established by the Mayor of the City of Lansing.
CLASS reported impressive outcome of its efforts in the 1998 -99 school year
including:
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+ Recruiting 1,100 academic volunteers

+ Introducing the Galaxy Science/Language Arts program for K-S grades
+ Establishing new partnerships with area businesses and organizations

» Gathering $728,200 in community support

+ Instituting the CLASS ACT student retention program at Everett High School.
The program had promising results with 19 of the 23 identified at-risk students
staying in school

The challenges facing this effort are twofold: 1) assist students who may fall behind
at school and become at risk of not completing high school and 2) help transform the
Lansing Public school as a magnet that can attract middle and upper income
household back into the city. The two challenges, while compatible are distinct from
each other and call for difference strategies. Children from highly vulnerable low-
income, single-parent households require difference grams and assistance from the
school system than children raised in middle to upper income households.

3. Set up and highly promote a residential-based, non-mean tested scholarship
program available for the top 25 students each year in Lansing schools to attend
any college of their choice. The City, partnering with area foundations, should strive
to establish a scholarship program. If each scholarship were worth $10,000 for each
of the four years, then it would require a $12.5 million investment of eight percent.
This would be an attractive incentive to many families with children.

4. Encourage the rehabilitation of the City’s older historical homes by establishing
a separate building code enforcement policy for historic houses. Individuals
attempting to update an existing house without destroying the outward historical
presentation of the home often come up against building code requirements. In
instances where these code mandates are required for public safety issues, there
should be no exceptions allowed. However, too often the code violations concern
non-safety issues. A separate code, such as the Uniform Building Code for building
preservation, for the remodeling and rehabilitating of the City’s older homes could
eliminate regulatory barriers that could be stopping families from moving into
Lansing neighborhoods.

5. Ease the transfer of dwelling units between generations. Elderly residents, who
have lived in the same house for a long period of time and may be having difficulty
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in maintaining their homes, could lack the necessary information to properly decide
if selling their home is in their best interest. The City, Schools, through adult
education, and Tri- County Council on Aging provide information on available
residential options open to these long-term residents and a primer on how to sell your
home. Through this effort, the City may be able to ease the transition of these homes
to the market and increase the number of homes available to younger families.

6. Encourage and promote company sponsored home ownership programs. Sparrow
Hospital and the Lansing Board of Water and Light already offer home ownership
assistance for their employees. Other employers should ve encouraged to follow suit
by offering down payment assistance for any of their workers who choose to live a
targeted distressed neighborhood. Such programs promote both a more stable work
force for the employer and neighborhood goodwill.

7. Provide a mechanism to make infill development more acceptable to the
community. Often, remaining undeveloped land is highly prized by City residents,
particularly those living adjacent to such land. There are relatively large parcels in
Lansing that are developable, but may never be developed if surrounding residents
strenuously object to the loss of open space. At the same time, an important
component of making Lansing more competitive in the residential market is the
development of new (particularly upper scale) housing. It is highly likely that there
will be conflicting interests that will arise as new development is proposed.

In order to address those conflicts and competing interests, the City should require
developers of larger land holdings to produce a development impact study. Such
a study would identify the economic (including cost/benefit analysis), social and
physical impacts upon the surrounding area and be considered by City officials as the
primary basis for their decision.

8. Encourage the use of federal and state incentives for the improvement of
historic buildings. Under new state legislation, tax incentives can be taken for up
to 25 percent of the eligible costs of improvements to properties located in locally
established historic districts.
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Attracting the Professional “Campers”

Many young professionals without children seek a more urban lifestyle and are attracted
to core City locations, nationwide. Young professionals tend to seek out downtown lofts,
warehouse districts, and older historical neighborhoods. In Lansing, the 600 to 700
students attending Cooley Law School each quarter as well as young state government
workers can be grouped into those categories. The City’s Central Business District and
the “Old Town” have substantial potential for these individuals. Currently, there are fewer
than five residential lofts in Lansing downtown and six planned on the 100 block of South
Washington.

However, with marriage these young professionals could seek a more traditional lifestyle
and turn their focus to unique, upscale residential areas. The City of Lansing is at a strong
disadvantage due to its limited number of historical housing and modest housing stock to
meet this demand.

SECOND CHALLENGE: ATTRACTING AND KEEPING THE PROFESSIONAL
CAMPER.

Objective: To promote, expand and improve Lansing’s “Urbanism”

Strategies:
1. Develop the CBD as an “urban residential environment” by developing loft

apartments above the downtown retail outlets and promoting the construction of
condominiums in areas near downtown that are not historically significant. With a
growing residential community in and around the downtown area, as well as in the
Old Town area, the number of retailers in both commercial areas will only expand.

2. Save existing historical housing around the CBD for residential use. A combina-
tion of historical preservation funds/tax credits and City development funds should
be used to save and restore Lansing’s remaining historical residences. In addition,
the City should consider adopting a separate building code, such as the UBC Code
for Preservation, for existing residential buildings that are more flexible except on
safety code compliance.
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Helping the Salt of the Earth

Many of the City’s residents are hard-working individuals stuck in low-wage jobs. In
many situations, they may be struggling from the consequences of poor decisions made
in the past, such as not finishing high school, or unwittingly building a bad credit history.
Others may be suffering illnesses and/or physical disabilities or may be victims of racial
discrimination. Home ownership can play a vital role in assisting these households to
achieve a better quality of life for themselves and their children. In fact, according to
officials at the Lansing Public Schools, one of the great challenges facing teachers is
meeting the needs of children from families who are constantly moving from one rental
unit to another.

In addition to encouraging home ownership, efforts should be made to ensure that all
Lansing residents reside in safe buildings that are located in safe neighborhoods. Building
code enforcement and police working in the community go hand-in-hand in making
Lansing a residence of choice and not just a residence of last resort.

Finally, the special emergency needs of families for shelter cannot be ignored. In
particular, the provision of safe and affordable housing is a vital first step for women
striving to rebuild their lives and those of their children after escaping harmful domestic
environments or recovering from substance abuse.

In addition, there are a number of programs provided by various agencies in the City
intended to shelter homeless or prevent low income people from becoming homeless.
Those include emergency overnight shelters with a capacity of 180 beds, daytime shelters
and after hour referral with a voucher or direct pay program to motels/hotels. There are
also four transitional housing facilities able to accommodate 52 people. There are also 115
units with space for about 200 disabled individuals and adult foster care homes provide
space for another 130 persons.

These programs for the homeless and those at risk of homelessness also provide various
social services, including substance abuse treatment and counseling, child care, health
care, educational and job training assistance, adult literacy educational services, personal
hygiene, emergency services outreach activities, case management and general counseling.

The current trend is increasing homelessness, with cutbacks in state funded welfare and
assistance payments and diminishing opportunities for housing that is affordable to people
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with limited incomes. Homelessness affects the overall quality of life in the city and
consequently indirectly impacts the status of Lansing as a residence of choice. The
provision of reasonable, affordable housing for limited income residents will in turn help
to sustain the viability of Lansing as a community for those who can afford to purchase
or rent higher quality housing.

Overall, these programs for the homeless and those at risk of becoming homeless provide
a wide range of services for both physical and social needs. The city needs to ensure that
those who are truly in need of shelter are able to secure it and are able to avail themselves
of those social programs that will assist them to obtain permanent housing and
employment in accordance with their skill levels. These programs are in effect, a “safety
valve” for those in need and should continue to be applied with increased effectiveness
and efficiency.

Objective: Make home ownership a reality for low-to-moderate income
households.

Strategies:
1. Continue to support home ownership programs including: home-buying assistance

programs, down payment assistance, and provision of low-interest loans. The City
is very active in these areas and is fortunate to have several excellent nonprofit
housing agencies working to provide homeowner opportunities for low-to-moderate
income households. In addition, the lack of personal finance management is a
common barrier facing many individuals seeking to purchase a home. Lansing Public
Schools should be encouraged to enhance its current instruction on personal finance
management on the secondary and primary levels and in its adult education offerings.

2. Continue to financially support rehabilitation loans and other support programs
for low-to-moderate homeowners. A broken water heater or a leaky roof can
threaten home ownership for a low-to-moderate income family. Emergency loans
funded though the City’s Community Development Block Grant fund can make the
difference between ownership and mortgage default. Moreover, to improve the
environment of the neighborhood, rehabilitation loans should be allowed to be
used for streetscape improvements, even if they are not structurally necessary.

3. Coordinate the City’s efforts of policing within the community with its building
code enforcement. Crack houses and other dwellings where illegal activities are
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being conducted should be identified and subject to strict code enforcement
compliance.

4. Continue to allow for home-based business opportunities. Income growth is key
in providing healthy neighborhoods. For a small minority of low-to-moderate income
residents, home-based businesses can provide supplemental income for their
households. These businesses should continue to be allowed in residential area as
long as they do not generate unwanted travel or noise.

Long Term Strategies
Changing the Face of Lansing

In the long-term, the City should strive to redevelop its residential mix to meet the needs
of today and tomorrow’s households of all income levels. However, given the ample
availability of greenfield sites for residential development in the surrounding townships,
it is unlikely that private developers will take the risk of redeveloping Lansing’s
neighborhoods without City-sponsored incentive programs. The challenge facing the City
of Lansing is to create an environment where private developers are attracted to explore
the construction of new upper-end residential units in the City.

Several actions can be taken in the long-term that would enhance the City’s environment
for residential construction of new, market-price houses and the rehabilitation of its
existing housing stock.

1. The enactment of a statewide property tax abatement program that would
reduce or eliminate the property taxes assessed on the value of additions of
existing owner-occupied structures by eligible homeowners. The tax abatement
program would be available for only structures of a specific age and value and, if
possible, only to homes in the core cities of urban areas. Such an abatement would
be a strong incentive for homeowners to consider building an addition instead of
moving. The program should not place limits on the householder’s incomes and
should be an extension of the Mathieu-Gast Act referred to on page VI-12, but
limited to older urban core areas.

2. The conversion of abandoned commercial structures and vacant upper stories
of existing commercial establishments to loft apartments should remain a top
priority of the City’s housing strategy. Lofts highlight the uniqueness of urban
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living that is available only in older cities. To be successful, loft conversions must
be tied to the creation of an attractive urban setting that provides unique
retail/commercial activities as well as public amenities. = The conversion of
abandoned commercial buildings in a deteriorating commercial area, for example,
has a very low probability of success on its own. It is strongly recommended that the
City limits its efforts to convert vacant structures to loft apartments within target
areas such as the downtown and Old Town or as a part of a large development
project and avoid efforts to develop scatter sites lofts which are likely to fail.

3. The quality of the Lansing Public Schools will remain a major factor in the
City’s effort to become a residence of choice for moderate to upper income
households. Magnet schools have been found to be successful in other communities
in keeping families from voting with their feet regarding the education of their
children. Magnet schools tend to have a special curricular theme such as a math and
science center and to concentrate in providing an academically challenging
environment based on that theme. They are accessible to students residing anywhere
in the district but most have academic standards that limit admission. Studies have
shown that magnet schools have been partially successful in reducing “white flight”
from inner City school districts and in nurturing better interracial social interactions.!

Magnet schools can be expensive to operate and their success can come at the
expense of the district’s other schools as they tend to attract the district’s better
students, raising deep concerns among magnet school critics. Moreover, they are not
the cure-all in keeping the middle and upper income families in the City as
summarized by Varady and Raffel,

...magnet schools...can be a feasible approach to improving the
attractiveness of City schools. The most difficult issue relating to magnets
is the question of equity, especially in selecting which pupils will be
assigned to magnet schools, but this is not a zero-sum question. The
additional cost of magnet schools is also a hindrance, especially in difficult
economic times. Still middle-class parents recognize the educational value
of magnet schools, and may well be attracted to areas served by magnets...
However, magnet schools will not be enough to produce home buyer

' Christine Rossell, The Carrot or the Stick Jor School Desegregation Policy: Magnet Schools or
Forced Busing, Philadelphia: Temple University Press, 1990.
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return to the City. In the long run, they must part of a broader strategy to
revitalize areas of a City.?

In addition to giving consideration to the creation of a magnet school(s), it is
recommended that the City and school district take a hard look at the problem of
transitory students who are bounced around, school to school, due to their parent(s)
or guardian(s) constantly being forced to move from place to place. The current
policy solution is district-wide course adoption that encourages instruction uniformity
across the district. Such a solution discourages flexibility in the classroom and does
nothing about the lack of social interaction the students experience as they bounce
from school to school. One possible solution would be to attempt to keep the
students in the same school building as long as their parents reside in the district.
This would require an expensive transportation system that cannot be supported
solely by the school.

4. Promote upscale planned resident developments (PRD). The City should restrict
or highly encourage only high-end development plans for their limited acreage of
available vacant parcels. Such plans can and should consider mixed-income housing
opportunities; however, the key element should be the construction of a high quality
residential environment that rivals that found outside the City in the Tri-County area.

5. The City should strive toward consolidating tax foreclosed properties into
economically viable units of 20 or more acres that can be redeveloped into
premium residential developments. Such large scale land consolidation will allow
for developers to establish a comprehensive residential environment that would be
more attractive to prospective home buyers than scattered site opportunities.

6. Partner with the Capitol Area Transit Authority to design transit village
redevelopment areas which re-engineers historical neighborhood designs and
promotes public transportation.

7. Continue to never miss an opportunity to promote the image of Lansing as the
residence of choice for all of its residents.

David P.Varady and Jeffrey A. Raffel Selling Cities: Attracting Home buyers Through School and Housing
Programs, Albany, N.Y.:State University of New York Press, 1995.
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Non-Profit Housing Provider Survey Results

Name: Timothy Strasz Assistant Vice President
Organization:  Lansing Neighborhood Housing Corp.
Date: May 14, 1999

What is the primary mission of your organization?

To providing financing for non-profit organizations to rehab/purchasing acquisitions in low-to-
moderate income neighborhoods. In addition, LNHC sponsors home buying fairs. Banks loan the
funds to non-profits for S V2 percent and provide grants.

Example: LNHC provides loans to Habitat for Humanity that covers rehab costs for its projects. It
also financed St. Stephens non-profit housing and health fair. It also supports housing fairs to promote
home ownership.

Where has your organization concentrated its efforts within the City?

Targeted low-to-moderate income neighborhoods as defined by the 1990 Census.

What geographic areas with the City need the most attention in terms of housing?

Census Tracts 5, 6, and 7. He notes that neighborhood associations have potential political weight.

He also mentioned the Northtown area, C.T. 65 (Habitat for Hurmanity), Baker Street (Project
Teamwork), and River Point.

What aspect of the housing market needs the most attention?

Encourage home ownership which improves the neighborhoods. Work on the small group of
problem landlords who rent to low-to-moderate income individuals. These units are substandard
and lack maintenance. Need to evaluate code enforcement policies to intervene in these properties.

What are the major obstacles in providing adequate housing/shelter to your customers?

Historical preservation regulations make the rehab of older housing financially out-of-reach for low-to-
moderate income households. [n addition, there can be very costly regulation delays and the bidding
process of the City can be time consuming.

What actions should be taken to address the housing problems in these areas?

For historical preservation we must do a better job in identifying historical homes. Do houses, not
neighborhoods. The problem is that the attractiveness of truly historical homes is diminished by the
inability to rehab deteriorating housing. He fears that historical preservation efforts are meant to keep
low-to-moderate income households out.

How would you describe your relationship with other non-profit organizations? Please give
examples.

Good. Michigan National Bank helps fund Project Teamwork. Lenders support Greater Lansing
Housing Coalition and Ferris Development.
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Non-Profit Housing Provider Survey Results

Do you believe that other non-profit housing organizations share your vision for Lansing?

In general, yes.
How are your housing activities funded?

Eight banks make up the LNHC. Banks participation ranges from credit-loan to
corporation/investment.

What changes could be instituted to increase home ownership in the City?

A problem is that individuals who are qualified for loans do not want to live in the city due poor
perceptions of the schools and, to a lesser extent, crime. The percieved quality of the Lansing Public
Schools is a major weakness.

If the City found $1 million in "free” funds that could be spent on housing, how should they use
it?

1) Provide operational support to the non-profits. 2) Provide i nfrastructure in some neighborhoods.
Duplication of some of the non-profits exists; however, the current structure is ok, and it would be
very difficult to get the non-profits to merge.

Beyond funding what other changes could the City make to enhance the operation of your
organization?

Bidding process can be improved. Provide operational funding of non-profits. Delay in building
inspection should be avoided. Overall, the city is doing a good job, but there are "catches" in the
system that can delay inspections.

Additional Comments

Look at the Home Mortgage Disclosure Report at the web site of the Comptroller of the Currency
or the Federal Reserve. The Internet site should have information on the CRA as well.

List of the most active non-profits: Total
Greater Lansing Housing Coalition 50
Project Teamwork 48
Ferris Development approx 20
Franklin Street Community Housing Coop.

Habitat for Humanity

St. Stephen Community Non-profit Housing Corporation
Other organizations: Emergency and homeless

Loaves and Fishes

City Mission

Harvest House
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Non-Profit Housing Provider Survey Results

Name: Amy Salisbury
Organization: LISC
Date: 5/14/99

What is the primary mission of your organization?

LISC assists community development through the supporting of non-profit organizations with the
focus of revitalizing neighborhoods and grassroots efforts.

Interested in mixed income projects.
Where has your organization concentrated its efforts within the City?

Restricted to low-to-moderate income neighborhoods and focused on the West Side near CBD and
on the near Northside. Also working with community micro fund which funds owner occupied/renter
and supports efforts to subsidized rehab. for residents makeing below 80 percent of the area’s
median income '

What geographic areas within the City need the most attention in terms of housing?
Northtown neighborhood, Crystal Ray Community, Baker Street.
What aspect of the housing market needs the most attention?

Landlords are keeping non-code compliance housing vacant instead of fixing them up. Suggests that
the City should hound these owners by being sure that the vacant house is up to standards.

She suggests looking at the PILOT program where in payment of lieu of taxes replace builders’
property taxes if they provide affordable housing. Also, she talked about the Low Income Housing
Tax Credit, but she worries how maintenance is funded after the project is completed.

What are the major obstacles in providing adequate housing/shelter to your customers?

[Perception of the Lansing schools.
2)Lack of financial programs to assist low-to-moderate income home buyers.
3)Housing stock. Older houses do not have the features wanted by today's buyers, e.g. bathrooms,

neighborhood parks, and schools. She believes households move when their children reach middle
school age.

What actions should be taken to address the housing problems in these areas?

Must improve the perception of the Lansing Public Schools.

2)Create programs to attract higher to moderate income families into older neighborhoods.
3)Enhance commerdial/retail corridors: S. Washington, W. Saginaw - St. Lawrence to Pine
and Main Street.

How would you describe your relationship with other non-profit organizations? Please give
examples.

LISC funds some of the largest ones. Provide guidance and share experience of other areas.
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Non-Profit Housing Provider Survey Results

Do you believe that other non-profit housing organizations share your vision for Lansing?

Yes, LICS sponsors monthly meeting attended by 10 to 12 non-profits where they share issues and
concerns. CDC used to be territorial and often fought each other.

How are your housing activities funded?

Ford Foundation, private banks/local/private. She mentioned that it is unfortunate that General
Motors does not do neighborhood non-profit projects.

What changes could be instituted to increase home ownership in the City?

I} More education for households on how to buy a house and budgeting.
2) "Walk to Home" programs (see below).

If the City found $1 million in *free" funds that could be spent on housing, how should they use
it?

Take a targeted neighborhood and purchase vacant/abandoned housing structures.

Beyond funding, what other changes could the City make to enhance the operation of your
organization?

No complaints. The City seems open to new programs.
Additional Comments

Very important point: Perception of low-to-moderate income households is negative. In fact,
most low-to-moderate income households are working families holding lousy jobs and would be

good neighbors.
She stressed the importance of strict code enforcement of housing that has been vacant.

NOTE: this raises a very interesting property rights issue - the owner’s property rights allow him/her

to keep the unit vacant regardless of the negative neighborhood impact.
She is working at the state level to get a bill on quick take procedures.
Suggests talking to Housing Resource Center emergency grant program.
The City has a rehab program for low-to-moderate income home owners to rehab their houses.
Main Street Initiative: Amy Collett 485-4283. This is very important as this seems to be one

of the older and struggling retail areas in the city.

Market rate new housing units at Turner and North Lansing 40 units, $100,000 First non-subsidized
housing in the city.

CDC project where CBDG/Home Funds™MSHDA in the CHOC/CHASE.

Employers: Walk-to-Home $5,000 grant for down payment, no-interest forgivable loans if the
employee stays in the house for 5 years. Limited to targeted neighborhoods. Participating
employers: Sparrow, Ingham County, Lansing Board of Water and Light, City of Lansing. Sparrow
has given out $50,000 on 12 houses in the past 2 months. Problem with this effort is that it is feasible
for only larger employers because of overhead. LISC is looking into setting up a employers' pool for
smaller businesses.
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Non-Profit Housing Provider Survey Results

Name: Bob Wielenga
Organization: PROJECT TEAMWORK
Date: 5/14/99

What is the primary mission of your organization?

To assist first ime home owners in buying their home. The household must be at or below 80
percent of median income. The program is simple: Project Teamwork has a line of credit at a local
bank and they buy ‘junk" or donated properties. They have five construction teams that have
specialists on staff to make estimates on rehabing the house and put the house up for sale at the cost
of rehab: $50,000 or so. The prospective buyer gets pre-approved for a loan and agrees to buy the
house. With the purchase agreement in hand, Project Teamwork rehabs the house and reimburses

the bank with sale proceeds.

PROJECT TEAMWORK depends on over 1,000 volunteers and works with high school tech
programs and corporations. It does not have sweat equity requirements.

They also run a Christan budgeting program. The mortgages are through FHA, VA, and regular
banks.

They have not looked at tax sales as yet.
20 houses per year.
Where has your organization concentrated its efforts within the City?

Officially, the targeted area centers around Baker St. 1-496, MLK, Clermens and Mt. Hope. Each of
the non-profits seem to have targeted neighborhoods. But Project Teamwork will take any house
anywhere in the city.

What geographic areas within the City need the most attention in terms of housing?

Baker Street - Mt. Hope, Railroad, Washington areas. Fabulous acres. There are "no wrong side of
the tracks in Lansing only bad pockets.”

What aspect of the housing market needs the most attention?

Encouraging new home owners. Project Teamwork stays with the new houseowner for a year. He
argues that children do better when their parents own and household confidence levels are up.
However, home owners also depend on the quality of surrounding renters.

What are the major obstacles in providing adequate housing/shelter to your customers?

Because of PROJECT TEAMWORK's efforts in the Baker Street area, spectators are increasing the
price of junk making it more difficult for PROJECT TEAMWORK to buy the property and rehab it for
a price that low-to-moderate income households can afford.
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Non-Profit Housing Provider Survey Results

What actions should be taken to address the housing problems in these areas?
Encourage home ownership and rehab junk.

How would you describe your relationship with other non-profit organizations? Please give
examples?

Good, he attends the monthly meeting at LISC. Finds the meeting full of goodwill and information.
Believes that networking is important.

Do you believe that other non-profit housing organizations share your vision for Lansing?
There is a commonality among the non-profits.

How are your housing activities funded?

See question 1.

What changes could be instituted to increase home ownership in the City?

Return to the values of the 1950s and [960s where fewer families rented apartments. Renting has a
bad name; now, it is too common and accepted.

If the City found $! million in *free* funds that could be spent on housing, how should they use
it?

No answer.

Beyond funding, what other changes could the City make to enhance the operation of your
organization?

The City has been good to work with. Has successfully worked to lower building permit process.
Worries about historical districts’ regulations.

Additional Comments
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Non-Profit Housing Provider Survey Results

Name: Roger Newcomb
Organization: Ferris Development
Date: 52199

What is the primary mission of your organization?

Provide safe, clean and affordable housing in the state of Michigan. Customers must be no more than
80 percent of medium income. 100% of their activities in the City of Lansing. Ferris Development is
not a lender. Customers must qualify for a conventional mortgage. The organization has a $3 million
budget.

The organization acquires, rehabs, sells or leases single/multi-family housing. Also, the organization
builds new and sells or leases single/multi-family housing.

Production:  This year: 16 units - 2 new and 14 rehab.
Next year 20 units - 14 single family rehabs, 4 new, 2 new duplexes

Where has your organization concentrated its efforts within the City?

Eastside

What geographic areas with the City need the most attention in terms of housing?
Oak Park, Sparrow Estates, and Northtown.

What aspect of the housing market needs the most attention?

In these three areas of the City, the standard quality of the housing supply must be maintained. The
downward trend in the ratio of owner-to-renter must be abated and reversed. Homeowner brings
stability, less transit neighborhoods, helps with curb appeal, individual pride and a better environment
for raising children.

What are the major obstacles in providing adequate housing/shelter to your customers?
NDown payment assistance, 2)Cleaning up credit history and 3)improving the income-to-debt ratio.

He mentions the “Walk-to-Home" program with Sparrow and the Board of Water and Light.
MSDHA down payment program and the $75,000 city CDBG funds.

Ancther problem is the large number of substandard housing units. The economy is strong right now
and is key, in general, for all groups because of strong investment returns. He argues that returns to
investment is robust right now.

What actions should be taken to address the housing problems in these areas?

In regards to the bad credit issues - money management courses should be taught in school, and
elementary school would not be too early. Second, adults do not know where to turn to seek
assistance with their money matters and are too unwilling to discuss money issues. A strong need
exists for marketing of current programs.
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Non-Profit Housing Provider Survey Results

How would you describe your relationship with other non-profit organizations? Please give
examples.

Very good. The monthly meetings at LISC are useful. The environment is not as competitive as it
was several years ago when the individual programs competed in terms of programs and territories.

Two or three years ago, the five existing housing non-profits sat down and worked out an agreement
of territory due to HUD.

Do you believe that other non-profit housing organizations share your vision for Lansing?
Yes.

How are your housing activities funded?

Grants, home funds, MSHDA, LNHC and a good relationship with Dart Bank.

What changes could be instituted to increase home ownership in the City?

Information - What is needed is a campaign that focuses on promoting and marketing the City's
housing market. This program would be very useful for the CDCs to market and sell their houses.
Also, focus on the historical preservation opportunities in the community.

If the City found $1 million in "free” funds that could be spent on housing, how should they use
it?

Develop the River front area - build housing - upper end housing - with a river view. The key here is
the positive spillover effects such a project would have on the surrounding neighborhood.

Beyond funding, what other changes could the City make to enhance the operation of your
organization?

The city has been very supportive to their efforts, and he believes that the city's planning and
neighborhood dept. is the best in the state.

Additional Comments.

Regarding the schools - rumors suggest that the schools are plagued by low test scores, but it is
changing and has become the first priority of the city.

Final comment: the advantage of the city is that you can move into a neighborhood and not just a
subdivision.
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Non-Profit Housing Provider Survey Results

Name: Rose Norwood
Organization: Housing Resource Center (no longer operating)
Date: May 14, 1999

What is the primary mission of your organization?

The goal of Housing Resource Center is to assist in assuring decent, safe and sanitary housing for the
area's residents. Programs have been designed to increase self-sufficiency of renters and home
owners in their lifelong housing experience, as well as provide a “safety net" of programs for
emergency housing needs

Where has your organization concentrated its efforts within the City?

The focus of the organization's efforts is to meet the housing needs of the very low-income
households: 50 to 60 percent of median. It is customer driven and not restricted to any one
neighborhood but serves the entire tri-county area.

What geographic areas within the City need the most attention in terms of housing?

No answer.

What aspect of the housing market needs the most attention?

The area lacks affordable housing for low-income households.

What are the major obstacles in providing adequate housing/shelter to your customers?

In many of the neighborhoods the housing stock is very old and is in need of repair. Therefore,
expanding the sources for rehab funds is very important. Equally important, is the need to provide

support services for households including financial budgeting and planning assistance.
Finally, current FHA regulations make it difficult for many households to buy a home.

What actions should be taken to address the housing problems in these areas?

In the short-term, provide education and training on housing budgeting and social skills. In addition,
many households need additional job skill training.

In the long-term, work on the development of a better urban design for the city and create better
paying jobs.
How would you describe your relationship with other non-profit organizations? Please give

examples.

Very good. Attends the LISC monthly meeting. Furthermore, the agency collaborates on providing
continuous care for homeless households. They have been working on the development of a
common in-take form for individuals and households seeking housing and assistance.
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Non-Profit Housing Provider Survey Results

Do you believe that other non-profit housing organizations share your vision for Lansing?

Some do, and some don't. She worries that there exist conflicts between place development and
person/household assistance. For instance, a neighborhood can improve but at the expense of pricing
many of the current residents out of their dwellings.

How are your housing activities funded?

Government grants, United Way.

What changes could be instituted to increase home ownership in the City?
Down payment assistance, funds for rehabs,

If the City found $! million in *free® funds that could be spent on housing, how should they use
it?

Improve its current housing stock, and provide further support for jobs skills development and
support services.

Beyond funding, what other changes could the City make to enhance the operation of your
organization?

Technical support for grant applications

Additional Comments.
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Non-Profit Housing Provider Survey Results

Name: Jennifer Grau
Organization: Habitat for Humanity
Date: May 5, 1999 with follow-up phone conversation.

What is the primary mission of your organization?

Build decent, simple, and affordable housing. Target market is households earning 50 percent of the
poverty level.

Where has your organization concentrated its efforts within the City?
The organization's efforts are not limited to any location within the city or the county.
What geographic areas with the City need the most attention in terms of housing?

She provides a brief description of the housing stock in the city. The north section of the city has a
good stock of houses that can not be reproduced and that have historical value. Indeed, she believes
that the City's northern neighborhoods offer the type of housing that would be attractive to “urban
frontiers.” The housing stock in the southern portion of the city was built primarily after World War i
and is reproducible. In fact, she is worried that the south side of the City may be a future problem
because the overall quality of the housing is not very good.

What aspect of the housing market needs the most attention?

Curb appeal. The neighborhood should look inviting to a future residents. it must look safe and be
well-maintained.

What are the major obstacles in providing adequate housing/shelter to your customers?

Providing financing assistance to households with low and very low income levels.
Lack of code enforcement on properties owned by neglectful landlords.

What actions should be taken to address the housing problems in these areas?

The city should take a careful look at reforming its building codes to allow for the rehab of older
homes. In fact there should be two codes: one for new construction and another for the rehab of
older houses.

How would you describe your relationship with other non-profit organizations? Please give
examples.

Very good. Habitat for Humanity has worked jointly on projects with Project Teamwork and
participates at the monthly meeting held by LISC.

Do you believe that other non-profit housing organizations share your vision for Lansing?

Yes.
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Non-Profit Housing Provider Survey Results

How are your housing activities funded?

Fund raising, donations, and sweat equity of the future owner. (500 hours min.) Note: the sweat
equity requirement has been found to be strongly correlated with low delinquent rates.

What changes could be instituted to increase home ownership in the City?

The city should adopt a uniform building code that allows for the rehab of older houses.
Actively recruit home owners who currently live in the suburbs.

If the City found $1 million in "free” funds that could be spent on housing, how should they use
it?

Provide financial support to community group activities who would determine what they want to do.
Use it to improve curb appeal by offering grants.

Beyond funding, what other changes could the City make to enhance the operation of your
organization!?

Additional Comments.
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Non-Profit Housing Provider Survey Results

Name: Martina Johnson
Organization: St.Stephens Community Non-Profit Housing Corporation
Date: June, 28 1999

What is the primary mission of your organization?

Provide affordable housing to low-to-moderate income households in the neighborhood.
Where has your organization concentrated its efforts within the City?

The Northwest section of the City. Martin Luther King to Saginaw to Willow to the western city
limits.

What geographic areas with the City need the most attention in terms of housing?

Most of the Northern section of the City, east of Martin Luther King and West of U.S. 27.

What aspect of the housing market needs the most attention?

Credit counseling for home buyers. ldentified the Ferris Development as offering a good program.
What are the major obstacles in providing adequate housing/shelter to your customers?
Funding for rehab projects. Construction costs are rising, especially wallboard prices.

What actions should be taken to address the housing problems in these areas?

Develop an inventory of the neighborhoods to determine the volume of rehab needed.

How would you describe your relationship with other non-profit organizations? Please give
examples.

Very good. She has developed a very good working relationship with Ferris Development.
Do you believe that other non-profit housing organizations share your vision for Lansing?
Yes.

How are your housing activities funded?

City of Lansing and bank loans for rehab projects.

What changes could be instituted to increase home ownership in the City?

Did not have an answer.

If the City found $1 million in *free” funds that could be spent on housing, how should they use
it?

Divide it between the non-profits for rehab projects.
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Non-Profit Housing Provider Survey Results

Beyond funding, what other changes could the City make to enhance the operation of your
organization?

Did not have any further comments except to say that city has been very supportive.

Additional Comments.
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Non-Profit Housing Provider Survey Results

Name: Dawn Flynn
Organization: Franklin Street Community Housing Cooperative
Date: June 28, 1999

What is the primary mission of your organization?

Provide affordable housing to low-to-moderate income individuals in the neighborhood.
Where has your organization concentrated its efforts within the City?

North Lansing: Martin Luther King, Saginaw, Turner, Filley, Pennsylvania.

What geographic areas within the City need the most attention in terms of housing?
The city's older neighborhoods

What aspect of the housing market needs the most attention?

Financing for low-income households and home maintenance counseling.

What are the major obstacles in providing adequate housing/shelter to your customers?

Cost of purchasing and the cost of rehab. In an ironic sense, the organization is being hurt by the
neighborhoods' success in that it is beginning to be more difficult to obtain and acquire housing.

What actions should be taken to address the housing problems in these areas?

If the city wants less rental and more homeowners, then the city will have to subsidize the rehab
process.

How would you describe your relationship with other non-profit organizations? Please give
examples. :

Good. She has developed a good working relationship with Ferris Development and the Greater
Lansing Housing Coalition.

Do you believe that other non-profit housing organizations share your vision for Lansing?

Yes, however, her neighborhood is more concerned than most about low-income housing instead of
moderate-income housing

-How are .your housing. activities funded?
City's revolving loan fund, LISC , MSHDA and area banks.
What changes could be instituted to increase home ownership in the City?

Help persons who are high risks to get loans at reasonable interest rates and to provide home buying
and home maintenance counseling.
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If the City found $1 million in *free" funds that could be spent on housing, how should they use
it?

Subsidize CDC to purchase “tagged” abandoned housing and develop a loan pool for low-income
home buyers.

Beyond funding, what other changes could the City make to enhance the operation of your
organization?

In general, the city is doing a pretty good job.
Additional Comments

For many low-income households, rental housing is still needed.
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Name: Steve Nikkel
Organization: Lansing Community Microenterprise Fund
Date: June 23, 1999

What is the primary mission of your organization?
To provide technical assistance and loans to small micro businesses that are often based in the home.
Where has your organization concentrated its efforts within the City?

The organization serves the needs of small business owners, city-wide. But the organization works
with low-to-moderate income households and individuals.

What geographic areas within the City need the most attention in terms of housing?
South of the Freeway in the Baker Street area.
What aspect of the housing market needs the most attention?

The integration of income diversity. The ability to combine two lots into one large housing site could
attract more high-income residents into the city's older neighborhoods. In addition affordability
remains an issue for low-to-moderate income households. .

What are the major obstacles in providing adequate housing/shelter to your customers?

Zoning issues are one of the major obstacles facing home-based business owners. While retail
activities should not be based at home-sites, other service activities that do not draw heavy foot or car
traffic should be allowed. For potential home buyers bad credit histories are a major barrier.
Repairing credit is a time-consuming process and proves to be difficult for many persons.

What actions should be taken to address the housing problems in these areas?
A small revolving loan fund could be established to assist the development of home-based businesses.

How would you describe your relationship with other non-profit organizations? Please give
examples.

Mutual supportive.

Do you believe that other non-profit housing organizations share your vision for Lansing?
~No,-the-organization’s focus of small business creation is unique.

How are your housing activities funded?

Community Development Block Grant, LISC, and other sources.

What changes could be instituted to increase home ownership in the City?

Tax breaks for the construction of affordable housing units. Enhance the city's downtown by attracting
more restaurants and evening activities targeted at young professionals.
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If the City found $1 million in *free” funds that could be spent on housing, how should they use
it?

Help CDCs and financially support better home owner training and classes in economics.

Beyond funding what other changes cold the City make to enhance the operation of your
organization?

The city should re-examine its zoning law and enforcement in regards to home-based businesses.
Home-based businesses can play a very important role in achieving economic sustainability in the
neighborhood. Indeed, home-based business can enhance the neighborhood wealth and help keep
income in the neighborhood longer.

Additional Comments.

The city could lower its small business license fees.
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Name: Almus M. Thorp
Organization: Greater Lansing Housing Caoalition
Date: May 21, 1999

What is the primary mission of your organization?

To provide quality, affordable housing to low-to-moderate income households and revitalize
neighborhoods.

Where has your organization concentrated its efforts within the City?
West end of Lansing.
What geographic areas within the City need the most attention in terms of housing?

Northtown and Baker Street, lower eastside just below Kalamazoo Street, east of Pennsylvania and
the far southwest where there are too many 2-bedroom, concrete slab housing units.

What aspect of the housing market needs the most attention?

1) Financing in general and maintenance, and 2)many potential low-to-moderate income households
have poor credit histories that can stop them from being home owners.

What are the major obstacles in providing adequate housing/shelter to your customers?

Inability to get a mortgage due to the lack of funds. Poor credit histories of potential home buyers,
and finally, the lack of a good information network.

What actions should be taken to address the housing problems in these areas?

Consistent code enforcement. Too often, code inspectors disagree as to what is required to make
code on rehabilitated structures. Efforts should be made to have a good mix of affordable housing
and a mix of income households in the neighborhoods.

How would you describe your relationship with other non-profit organizations? Please give
examples.

Increasing cordiality. There was a level of mistrust in the past. LISC should be credited for its role as
host to monthly meeting.

Do you believe that other non-profit housing organizations share your vision for Lansing?
Yes.
How are your housing activities funded?

MSHDA, Home dollars, CBDG, and various grants and loans.
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What changes could be instituted to increase home ownership in the City?

Better schools or, at least, a better perception of the Lansing Public Schools. The student-teacher
ratio in the schools is too high.

If the City found $1 million in *free" funds that could be spent on housing, how should they use
it?

Should be used in setting up a home owner rehab loan funds. The creation of a good ad campaign
promoting and identifying what is available. Finally, down payment assistance to low-to-moderate
income households.

Beyond funding, what other changes could the City make to enhance the operation of your
organization!?

I. The city does an excellent job and has developed good relationships with non-profit organizations.
2. The city should work to have code enforcement be more consistent and aggressive.
3. The city should work with banks; it is too passive on development issues.

Additional Comments
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Real Estate Developers: 6 respondents
t. How many developments have you completed in city?

0=2
q=1
3=
4 =2

A. What would encourage you to do one / more?
-Lower Crime / better schools esp. junior & high schools
~-Schools in Lansing perceived poor
-Land availability
-Stronger market
-Nothing
B. What kind of projects!?
-1 affordable home, | condo, | multi family, | downtown rehab/renewal

-1 home from ground up, 3 rehabs
-2 senior apts, | townhouse
-Apts.

2. Price range of Development?
-$400-700/unit per month
-$120,000-300,000 = 5

3. Isthere an area you would not develop in?
-Southwest
-South side
-No =2
-Northwest
-Only a few locations | would put a development

4. What can the City do to make the City a more attractive residential location?
-Reduce Crime,
-Improve perception of schools esp. Jr & High School = 2,
-Eliminate the 196 income tax,
-More aggressive in zoning buffering between res. and com./ind. locations,
-Maintenance to homes,
-Infrastructure Improvements,
-Clean up Neighborhoods

S. What can be done to make Lansinga residence of choice for upper income househoid?
-Reduce or remove Income Tax
-Schools system needs help& improved image = 5
-Continue what they are doing they are on the right track
-Need to increase the amount of housing which is suitable for and increase the number of
locations which are desirable for upper income households.
-Don't know, make downtown like Ann Arbor with shopping and cafes’ etc.
-Crime rate to high

6. $1,000,000 Question
-Take a nice location near downtown & River clean it out and make it open for
development of housing for empty nesters
-Rehab existing housing stock through low interest loans
-lmprove property in specific areas with rehab loans
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For-Profit Housing Provider Survey Results

-Historic preservation
-Use it for subsidizing low income / entry level / first time home owners
-To difficult to develop new homes at the current market rate to make any difference, so
need to use it for rehab
-Use it to hire a development company to put something together and implement the plan
-Clean up neighborhood & SF neighborhoods to spin off into other areas =2
-Clean up neighborhoods-bybulldozingg the entire neighborhoods and start new or major rehab

7. Is there a market for Condo Conversion
-Yes- New condos near downtown =2
-Don't know =2
-| think so-East side where older fokks live in two story homes w/bathrooms on 2nd floor
so maybe barrier free condos on the east side for the older segment of Lansing
-No- Housing is cheap and the available locations for conversion are limited

Additional Comments
-Lack of tap fees for H20 and Sewer hookup a BIG plus and should be kept
-need some housing downtown, & a grocery store & retail downtown, Schools perceived
bad although they may not be
-Encourage better maintenance on existing housing, need some sort of encouragement,
“try the carrot approach not the big stick approach”
-Love the new mayor and is working out great and is putting the City back on track

Real Estate Appraiser: 6 respondents
[. What proportion of your appraisals are in City?
-75%
-20-25%
-Don't Know
-50%
-40%
-30%

2. What are the common shortcomings you encounter when appraising a home in the City?
-Exterior maintenance painting
-Neighborhood environment
-Home condition- no upkeep
-Bad neighborhood to much noise, crime, & lack of respect for neighbors
-Lack of assessment technology at assessors office
-None = 2

3. What changes can the City do to institute or alleviate these problem?
-Increase inspections
-Don't Know
-More patrols of specific neighborhoods, enforce laws at night
-Install PAL system
-lmplement computerized system in Assessors Office similar to what E. Lansing has, for
phone service. =2
-Professional Appraiser on staff at the Assessors Office
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4. As an appraiser, what area of the City has the with most problems with housing stock?
-Refused to answer
-Value- older downtown, already being addressed by organizations
-SW of Jolley & Waverly area not showing appreciation
-No one area, scattered clusters/pockets
-Don't Know
-Repair older sections where rentals are frequent

5. $1,000,000 question
-Incentives to buy in older parts of town, to buy and fix up to code
-Neighborhood grants to improve homes
-Encourage home ownership= up keep
- I'st target certain neighborhoods all at once for a long term, start downtown and go block
to block & target and educate individual homeowners on care of homes.
-Redevelop SW of Jolley & Waverly area not showing appreciation
-Rehab older neighborhood “central downtown™ = 2

Additional Comments
-Community policing is very helpful
-Notices improvements over past few years and going in the right direction
-Chty doing good on Westside & Old Town and the efforts should continue throughout the City

Realtors: 6 respondents

|. Sales listing area?
-about Y4 mile radius of Capital
-Greater Lansing Area = 5

2. Inthe past 5 years what proportion of homes you have sold are in City
-95%
-Don't Know
-60%
-20-25 %
-25%
-45-65%

3. Type and price range is most popular in City
-Type and price less important than quality $ 40-150-000
-All depends on buyer
-$90,000 or less, SF
-Average $90,000
-$50-70,000
-$60,000 +

~ Is this different from suburbs?

-Yes- lower in the City = 2
-Yes- higher in the suburbs = 3

4. What area of the City is easiest to sell a home?
-Moores River Drive area; more active neighborhood association well maintained homes,
west side the hottest market now homes were buitt in the [920s
-Area E. of Pennsylvania St. & south of Potter, and between Mt. Hope and Pennsylvania
St., because of the upkeep of the homes
-South east, nice subdivisions, lower crime than south west
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-North east side; proximity to the University & US 127 & city limits, area has new development
-No specific area all based on the price of the home
-East Side

S. What area is most difficuft to sell a home?
-South side, where small 1000 sq. ft. homes are not up to code =2
-North of Willow; no upkeep
-SW near Waverly: lower income area perception of high crime in SW
-Area near the Olds Factory; because of the Factory
-None based on the price and the leve! of Crime

6. What can the City do to make the City a2 more attractive residential location?

-Reduce the high 9% of rental properties=too many junk cars, too much trash

-Don't Know

-Cleaner Streets in all neighborhoods, street repairs; stricter codes on junk; ordinance to
not store junk in front or side yards, it should be kept in the back or gone
altogether; enforce Ord. & not allow portable daycare signs in residential areas.

-Schools have less than a desireable reputation. = 2

-Control crime, increase the safety for Middle & High schools.

7. What can be done to make Lansing a residence of choice for upper income household?
-Creation of historic districts in neighborhoods where tax incentives can be used along with the extra
income upper income households have for rehab of the homes.
-Improve schools esp. high schools =2
-Reduce or eliminate | % income tax
-City has no room to grow & develop new homes within the City limits, so they go out
-Ensure families that children can get a good education all the way throught school system, elementary
schools good, very bad middle & high school
-Cleanup neighborhoods

8. What are the barriers that tenants face in moving toward home ownership?
-Lack of downpayment = 5
-Poor credit history = 3
-Lack of a steady job
-Lack of knowledge

9. What are effective / innovative strategies in selling homes and how well do they work?
-Home tours good, garden tours great
-Advertise in Home Mag. or multi-listing service =2
-Home tours and housing fairs don't work well in the city, marketing in general to blue

collar workers is good, TV & Radio

-General open house, internet technology
-Personal contacts-sell homes ; customers return to buy their next home
-Newspaper

10. Common terms of sale!
FHA =6
-Conventional = 5
-PMI Conventional
VA
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[1.$1,000,000 question

-Reduce traffic speeds in neighborhoods

-Eliminate one-way streets

-Help finance homes- offer repair programs to aid low income owners & buyers to pay
for repairs

-Distribute funds out of specific areas and give help to area outside to encourage more
home ownership

-Use it to allow people to renovate homes in need

-Study on improvements in education system

-Give certain areas tax breaks to improve homes and allow home ownership

-Don't know

12, Is there a market for condo conversions?
-Yes; General apartment complexes-he needs to do research to specify location
-Yes; Nothing to convert all big buildings gone torn down in the past
-Don't know
-Yes; the entire city
-No; supply of condo’s sufficient
Yes; Downtown

13. Key problem areas?
-Schools- 6
-Crime- 3
-Property maintenance- |
-Mixed Use- |
-Other

Additional Comments
-Zoning changes should follow the master plan
-Empty nesters a huge market which is ignored
-3,300 homes have been removed for parking since the 1960s in the neighborhoods
-Must comply with the plan and stop rezoning for offices
-Stop talking about low/mod income no one likes to be called low/moderate income

Mortgage Institutions: 6 respondents
I. What percent of mortgage applications within the City are approved?

-99%
-50%
-50%
-High
-75-80%
-90-95%

2. What are the biggest problems when approving mortgages for homes in the City?
-None
-Bad credit = 4
-Low income
-No down payment
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3. Are there certain areas of the City where these problems are manifested more frequently?
-No =12
-Not sure never studied it that closely
-No; it is based on individual qualifications
-No not in his experience
-No not necessarily

4. What changes that could be instituted to increase home ownership?
-Additional special programs to assist lower income people become homeowners
-Down payment assistance = 3
-Applicants need steady work history
-Better credit
-The city needs a program to help provide grants & low interest loans & down payment
assistance
-Not sure about the City

5. Is a CRA report available?
-Yes =2
-No =4

6. $1,000,000 question
-Rehab of older homes throughout the entire City = 2
-Upgrade Infrastructure, sidewalks etc. =2
-For purchase of homes in difficutt neighborhoods for owner occupancy
-Help people buy homes, then make them work off a portion of the money- this will give
them a sense of ownership & they will take care of it
Ex. If you make a kid work for his/her bike then her/she will take care of t, if you just give it to
them then they will not take care of it.
-Go through non-profit foundations to assist 1st time home buyers with purchases of new
homes or maintenance of their existing home
. ~Target areas for clean up all over including housing - streets, etc. would be a good start
-Ist ime Homeowner assistance

Additional Comments
-NONE

Property Management Companies: 4 respondents
l. What type of unity does your company manage?
-Mutti-family, townhouse, senior apts
-SF homes
-9 apts. in 4 different structures to rent to families and individuals
-1 building with 12 units

2. What are the obstacles in managing rental properties in Lansing?
-Qualified tenants =2
-Qualified tenants in terms of credit history and Income
-Tenants paying on time
-Ensure that tenants do not destroy units =2
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3. Average occupancy rate?
-95-100%
-90%
-100%
-85-90%

4. Average Rent?
-Including both tax credit to market rate $450-1000
-$500-600
-$350-550
-$415-425

5. $1,000,000 question
-Clean up certain areas in central & south & north Lansing to encourage development
-Don't know
-Remove some of the shacks or dumps & put up new structures
-Rental inspection program good and should be maintained
-Educate tenants to be more respectful of their homes

Additional comments
-Interest rates low drive renters to be owners

Builders/ Rehabilitation 4 respondents
I. How many projects have you completed in the City?
-Zero; his clients don't ask him to develop / build in the city; He would do one if he was asked by client
-Over the last 15 years 25; all SF homes
-4 single family
-30 - 6 new structures in last year

2. Is there a market for condo conversions?
-He does not know, he does not build in Lansing
-Not significant
-Yes; growing market of older residents who would be suitable for them
-Yes, This company actually did some condo conversions

3. What price range do you develop?
-$150-250,000
-$160,000 +
-$150,000 +
-$ 90,000 -+

4. Is there an are you would NOT put a development?
=If someone-asked him to build in the City he would consider it, but his clients want out of the City, so he
builds in the suburbs
-Probably not downtown area or south of Mt. Hope
-No
-South and South West - for financial success reasons

5. What can the City do to make the City a more attractive residential location?
-Improve the infrastructure = 4
-improve the reputation of the schools =2
-New infill homes
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- Space for neighborhood associations to meet and funds for newsletters to be distributed
- Tax Credits for residential restoration

6. What can be done to make Lansing a residence of choice for Upper Income Household?
-Improve neighborhoods
-Make land available in areas which would be attractive to upper income households =2
-Market is driven by perception, the perception is High crime and poor schools =2
-Space for neighborhood associations to meet and funds for newsletters to be distributed
-Tax Credits for residential restoration
-Infrastructure/ street and curb repairs

7. $1,000,000 question
-Rehab & maintain the old homes with historic district potential
-A paid director for the historical society to keep the historic homes issues moving
-Funds for home restoration for low/ mod income home owners

Additional comments
-Would like to see Lansing improve the home ownership rate & encourage residents to live in the City

-Need to draw tourists in to downtown, promote museums, put a plan together for the Ottawa street
Power station.

COMMONLY ASKED QUESTIONS

What can the City do to make the City a more attractive residential location?

Developer
-Reduce Crime,

-Improve perception of schools esp. Jr & High School = 2
-Eliminate the 196 income tax
-More aggressive in zoning buffering between Res. and Comy/Ind locations,
-Maintenance to homes
-Infrastructure Improvements
-Cleanup Neighborhoods
Realtor
-Reduce the high % of rental properties =too many junk cars, too much trash
-Don't Know

For-Profit Housing Provider Survey Results

-Cleaner Streets in all neighborhoods, street repairs; stricter codes on junk; ordinance to not store junk in
front or side yards, it should be kept in the back or gone altogether; enforce Ord. & not allow portable day

care signs in residential areas
-No good instant answer, Schools zones have less than a desirable reputation
-Control crime, increase the safety of Middle & high schools

Builders
-Improve the infrastructure = 4
-improve the reputation of the schools
-New infill homes
-Offer a meeting place for neighborhood associations and financial assistance for neighborhoods
associations to put out News letters,
-Get state funds funneled for city distribution for tax credits for residential restoration
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Is There a Market for Condo Conversion

Developers
-Yes- New condos near downtown =2
-Don't know =2

-] think so-East side where older folks live in Two story homes w/bathrooms on 2nd floor so maybe barrier
free condos on the East side for the older segment of Lansing
-No - Housing is cheap and the available locations for conversion are limited

Realtors
-Yes; General apartment complexes-he needs to do research to specify location
-Yes: Nothing to convert all big buildings gone torn down in the past
-Don't Know
-Yes; the entire city
-No; supply of condos sufficient

Builders
-Yes; growing market of older residents who would be suitable for them
-Yes in the downtown area, their company actually has done some condo conversions

What can be done to make Lansing a residence of choice for Upper Income Household?

Developers
-Reduce or remove Income Tax

-Schools system needs help& improved image = 5

-Continue what they are doing they are on the right track

-Need to increase the amount of housing which is suitable for and increase the number of
locations which are desirable for Upper income households.

-Don't know - make downtown like Ann Arbor with shopping and cafes, etc.

-Crime rate to high

Realtors
-Creation of historic districts in neighborhoods where tax incentives can be used along with the extra
income upper income households have for rehab
-Improve schools esp. high schools
-Schools need improvements
-City has no room to grow & develop, new homes within the City limits so they go out
-Ensure families that children can get a good education all the way through school system, elementary s
schools good, very bad middle & high school

Builders
-Improve neighborhoods
-Make land available in areas which would be attractive to upper income households =2
“Market is driven by perception, the perception is High crime and poor schools =2
-Infrastructure improvements- no more partial paving and repair curbs and streets.
-Offer a meeting place for neighborhood associations and finanicial assistance for neighborhoods
associations to put out News letters.
-Get state funds funneled for city distribution for tax credits for residential restoration

$ 1,000,000 Question
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Developers
-Take a nice location near downtown & River clean it out and make it open for development of housing for

empty nesters
-Rehab existing housing stock through low interest loans
-Improve property in specific areas with rehab loans
-Historic preservation
-Use it for subsidizing low income / entry level/ first time home owners
-To difficult to develop new homes at the current market rate to make any difference, so
need to use it for rehab
-Use it to hire a development company to put something together and implement the plan
-Cleanup neighborhood & SF neighborhoods to spin off into other areas =2
-Cleanup neighborhoods-by bulldozing the entire neighborhoods and start new or major rehab.

Appraisers

-Incentives to buy in older parts of town, to buy and fix up to code

-Neighborhood grants to improve homes

-Encourage home ownership= up keep

-1 st target certain neighborhoods all at once for a long trem, start downtown and go block to block & target
and educate individual homeowners on care of homes.

-Redevelop SW of Jolley & Waverly area not showing appreciation

-Rehab older neighborhood “central downtown™ =2

Realtors
-Reduce traffic speeds in neighborhoods
-Eliminate | way streets
-Help finance homes- offer repair programs to aid low income owners & buyers to pay for repairs
-Distribute funds out of specific areas and give help to area outside to encourage more home ownership
-Use it to allow people to renovate homes in need
-Study on improvements in education system
-Give certain areas tax breaks to improve homes and allow home ownership

Mortgage Institutions
-Rehab of older homes throughout the entire City

-Upgrade Infrastructure, sidewalks etc. =2

-For purchase of homes in difficult neighborhoods for owner occupancy

-Help people buy homes, then make them work off a portion of the money- this will give them a sense of

ownership & they will take care of it
Ex. If you make a kid work for his/her bike then her/she will take care of &, if you just give it to them
then they will not take care of it.

-Go through nonprofit foundations to assist [st time home buyers with purchases of new

homes or maintenance of their existing home
-Target areas for clean up all over including housing - streets, etc. would be a good start

Property Management Companies
-Cleanup certain areas in central & south & north Lansing to encourage development
-Don't know
-Remove some of the shacks or dumps & put up new structures
-Rental inspection program good and should be maintained
-Educate tenants to be more respectful of their homes
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Builders
-Rehab and maintain the old homes with historic district potential
-Hire a paid director of the Historical Society to keep the historic home rehab and identification issues
moving
-Funnel funds for restoration of homes to low - mod. Income home owners
-Need staffing for local history room at the Lansing / County library and space for research to be done

Additional Comments

Developers
-Lack of tap fees for H20 and Sewer hookup a BIG plus and should be kept

-need some housing downtown, & a grocery store & retail downtown, Schools perceived
bad atthough they may not be.
-Encourage better maintenance on existing housing, need some sort of encouragement, “try the carrot
approach not the big stick approach”
-Love the new mayor and is working out great and is putting the city back on track

Appraisers
-Community policing is very helpful
-Notices Improvements over past few years and in right direction
-City doing good on westside & old town and the efforts should continue throughout the city

Reattors
-Zoning changes should follow the master plan
-Empty nesters a huge market which is ignored
-3,300 homes have been removed for parking since the 1960's in the neighborhoods
-Must comply with the plan and stop rezoning for offices
-Stop talking about low/mod income no one likes to be called low/moderate income

Mortgage [nstitutions
-NONE

Property Management Companies
-Interest rates low drive renters to be owners

Builders
-Would like to see Lansing improve the home ownership rate & encourage residents to live in the City
-Need shopping downtown- need a tourist draw into the downtown, Promote the Museums, Come up
with a development plan for restoration and development of tourist oriented used for the Ottawa Street
Power Station
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City of Lansing Housing Providers Survey
Respondents

Real Fstate Appraisers

Beth L. Grahm Appraiser
Albert Appraisal Services
Richter Appraisal Company
Ross Appraisal Services
Abood Reafty Company

Jerry Lazar Appraisal
Real Estate Developers
Pearl Development Company

Fairfax Management Inc.
Dave Muylle Developer

McCardel Development and Management Inc.

Oakwood Companies
Mulder Company

Realtors

Kellogg Real Estate

Royal Real Estate

Luken Real Estate

O'Leary Real Estate

Remax Home Professionals
Porter Real Estate

Mortgage [nstitutions

Vandyk Mortgage Corporation
State Employees Credit Union
Michigan Money Managers
Mason State Bank

Capital City Mortgage Co.
NBD Mortgage

Property Management Companies

Oakwood Companies

PK Housing & Management
Arista Management
Stebbins Development Co.

Builders / Rehabilitation

Oneida Home Builders
Kuhiman Inc.

Adcock Builders

City Vision Inc.
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HOUSEHOLD SURVEY

To obtain citizen viewpoints on housing in Lansing, the Kercher Center for Social Research at
Western Michigan Univ. conducted a telephone survey of 518 households between May 20 and
June 8, 1999 using a randomly generated computer dialing system designed to cover all the
geographic areas of the City according to 5 digit zip codes.

Over half of the respondents were between the ages of 20 and 40, with 6 out of 10 being female
and almost 7 out of 10 being homeowners. Almost 34% of households have only one adult living
in the house, and 55% have two adults. Only 39% have children living in the house.

According to the survey respondents,

Over 50% have lived at their present address five years or less
Almost 2/3 moved to their present dwelling from another dwelling in the City
44% expect to be living at the same address in five years

Almost 3/4 of homeowners expect the market value of their property to increase over the
next three years with 40% expecting it to increase by more than 5%

55% of renters are considering buying a home within the next three years and 47% of
those are looking in their local neighborhood or another area of the City.

About 80% of households have an adult working outside the home, with 49% taking less
than 10 minutes to travel to work and 44% taking between 11 and 30 minutes.

The most desirable characteristics in a new home were: a) more closets, b) a larger
garage, ¢) a larger house

The greatest assets keeping residents in their neighborhoods are: a) affordability,
b) access to work, ¢) access to shopping

The greatest negative qualities driving people to consider moving are: a) the school
system, b) property taxes, c) size of dwelling unit, d) traffic safety

The survey indicated several strengths the City possesses as a place in which to live. Over half of
the respondents indicate their neighbors are a positive asset, with almost 60 % sighting
neighborhood appearance as a benefit Seeurity and affordabllity, along with access to shopping
and to work are characteristics that make the City attractive to those who live here. That is all
reflected in the perception of City residents that their homes have a relatively good resale value.
These are all strengths that the City can build upon.
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Introduction

The 1999 City of Lansing Housing Survey was undertaken by the Kercher Center for
Social Research (KCSR) at Western Michigan University to obtain citizen viewpoints on housing
issues. The survey utilized a random-digit dialing telephone approach within the City of Lansing
telephone exchanges. This approach has been preferred because it generally produces a higher
response rate and more representative data than mail protocols.

The sample, specified to represent telephone households in the City of Lansing, was
purchased from Survey Sampling, Inc. That company is a leading supplier of social science
telephone samples and provides numbers from which non-working and business exchanges have
been removed. The survey was conducted at the KCSR’s computer-assisted telephone
interviewing facility. With this equipment, the interviewer dialed the telephone number that had
been generated. After the respondent agreed to participate, the interviewer read the questions
from the computer screen and entered the respondent’s answers directly into the computer. Skip
patterns and contingency questions were automatically invoked based on the answers provided.
When the interviews were completed, the data from the various interviewer’s disks were
accumulated into a single file and translated for analysis in a statistical software program. Then,
they were carefully checked for accuracy and analyzed.

The survey instrument was drafted by George Erickcek of the Upjohn Institute for
Employmen;c Research and Nick Evefs of Gov.e Assoéiaféé with input from representatives of the
City of Lansing, modified by the KCSR to meet accepted standards of interviewing practice, and
approved by the City. The instrument was programmed into the CATI system by KCSR staff and

pretested on May 19, 1999. No problems with the instrument were identified and the 30 cases



completed during the pretest were therefore included in the full county survey. Interviewing
resumed on May 20 and continued until June 8, 1999. Calls were made on week nights from 5
until 9 p.m. and on Saturday from 10 a.m. until 2 p.m. In total, interviewing yielded 518
completed interviews with 865 refusals and terminations for a response rate of 38%. This rate is
in line with other recent telephone interviewing projects both locally and nationwide.

The 1990 Census reports an adult (18 and over) population for the City of Lansing of
approximately 92,407. A sample of 518 is sufficient to represent the adult population of the City
at a 95 percent confidence interval with a level of precision of plus or minus four and a half
points. Sampling and interviewing was done proportionally by the adult population in zip codes
within the City.

KCSR staff prepared frequency distributions for each item on the survey. These are
displayed in Appendix A alongside a copy of the survey instrument.

Results
Characteristics of the Sample
Table 1 presents the distributions of respondents for zip codes in the City of Lansing.

Table 1. Zip Codes

n %
48906 98 19.0
48910 - 159 . 309
48911 146 283
48912 64 12.4
48915 38 7.4
48933 10 1.9

Table 2 shows the distribution of respondent demographic characteristics. As is the




Table 2. Demographic Characteristics of Sample

Age categories
Under 20 yrs
20to 29 yrs
30to 39 yrs
40 to 49 yrs
50to 59 yrs
60 to 69 yrs
70 yrs and older
[don’t know/refused]

Ethnic categories
Caucasian
African-American
Hispanic
Asian-American
American-Indian
Alaskan Native
International/Non-US Resident
Pacific Islander
Multiracial
Other
[don’t know/refused]

Household income

Less than $10,000
$10,000 - 25,999
$26,000 - 45,999
$46,000 - 65,999
$66,000 - 85,999
$86,000 - 120,999
121,000 to $170,999
Over 170,000

- [don’t know/refused]

Gender (determined by voice)
Male
Female
[Not determined]

n

7
101
126
115
77
39
46

383
82
15

10

10

11

29
104
160
94
41
30

47

199
314
2

%

1.4
19.6
245
223
15.0
7.6
8.9
0.8

74.4
15.9
2.9
0.2
1.9
0.0
0.2
0.0
1.9
04
2.1

5.6
20.2
31.1
18.3

8.0

5.8

1.2

0.8

- 9.1

38.6
61.0
0.4

1990 Census %

3.6
27.8
26.4
15.1

9.4

9.0

8.3

(includes pop. <18)
73.9
18.6

1.7

1.0
0.0

Not comparable (inflation)



tendency in telephone protocols, the sample somewhat under-represents young adults (who may

be out of the home more often) and males'.

Respondent’s Residential Situation

A series of four questions asked the respondent to describe their residential situation.
Table 3 shows the frequency of response for each. The first question showed that over half of
respondents have lived in their current residence for five or fewer years while about 16% have
lived there for more than 20 years. Almost two-thirds reported their last residence (before the
current one) as in Lansing, with an additional 24% reporting that residence as within 50 miles of
their present location. Given this history of regional stability, it is not surprising that only one in
five expect that five years from now they will be living “beyond the Lansing area.” Finally,
about 30% of respondents were renters, about 69% were owners, and about 2% did not answer
the tenure question. The preponderance of owners is consistent with residential stability but also

with the under-representation of young adults noted above.

'In households with both a male and a female resident, women tend to answer the phone
more often and to refuse to participate less often. We attempt to correct for the first issue by
asking for the adult member of the household with the most recent birthday.



Table 3. Residential Situation

n %
How long have you lived
at your present address?
1 year or less 110 21.9
2-5 years 156  31.1
6-10 years 87 17.3
11-20 years 70 14.0
20 + years 79 15.7
Was your last residence?
in Lansing 326 63.3
within 50 miles of your 125 243
current location
beyond 50 miles 59 11.5
[don’t know/refused] 5 1.0
Five years from now do you expect to?
be living at the same address 226 439
be living in a different house 66 12.8
but in the City of Lansing
be in the Lansing area but 64 12.4

outside of the city
be living beyond the Lansing area. 110 21.4

[don’t know/refused] 49 9.5
Do you rent or own?

rent 152 29.5

own 353 68.5

[don’t know/refused] 10 1.9

Value

‘The-next-two-questions were asked only of homeowners. The first asked the respondent
to estimate whether the home will increase or decrease in value and roughly by how much. Table
4 shows that almost three-fourths of respondents expect an increase with about 40% expecting an

increase of more than five percent. Only 2% expect a decline. The next question asked for the
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same information retrospectively - that is, how has the value changed in the last three years - and
was, of course, asked only of homeowners who had resided in their present home for more than

three years. The numbers were very close to the previous indicator.

Table 4. Home Value

n %

During the next three years do

you expect the market value

of your house to:
increase more than 5 percent 140 397
increase 5 percent or less 119 337
stay the same 47 13.3
decline 7 2.0
[don’t know/refused] 40 11.3

{If homeowner for over 3 years}

Over the past three years do

you believe that the market value

of your house has:
increased more than 5 percent 117 453
increased 5 percent or less 78 30.2
stayed the same 42 16.3
declined 3 1.2
[don’t know/refused] 18 7.0

House Search

Two questions were then asked only of renters (Table 5). The first was whether the
respondent was.considering buying.a home in the next three years. Over half responded
affirmatively. Those respondents were then asked where they are looking. About 16% said their
current local neighborhood, about a third said somewhere else in Lansing, and about 43% said

outside of Lansing.




<

Table 5. Home Search (current renters only)

n %

Are you considering buying a
home in the next three years?

yes 84 55.3

no 64 42.1

[don’t know/refused] 4 2.6
{If yes} Where are you looking?

in your local neighborhood 13 15.5

in Lansing but outside of 27 32.1

the neighborhood

outside of Lansing 36 42.9

[don’t know/refused] 8 9.5
Work Issues

Three questions addressed work-related issues thought to effect housing decisions (Table
6). The first asked whether an adult in the household was working outside the home. Almost
80% said yes. Those respondents were asked the length of the work commute for the person with
the highest paying job outside thé home. About half who responded said 10 minutes or less with
most of the remainder saying 11 to 30 minutes. Finally, about 93% reported using a car to get to

work.



Table 6. Work Issues

n %

Are you and/or another adult

in the household currently

working outside the home?
yes 409 794
no 103 20.0
[don’t know/refused] 3 0.6

{If yes}

How long does it take for the

adult with the highest paying

job outside the home to

commute to work?
1-10 minutes 199  48.7
11-30 minutes 179 437
31+ minutes 25 6.1
[don’t know/refused] 6 1.5

How do they get to work:
car 380 929
bus 4 1.0
car pool 3 0.7
walk/bicycle 18 4.4
other 4 1.0
[don’t know/refused] 0 0.0

Desired Housing Characteristics

Respondents were next asked to imagine they were going to move in the next three to five
years. A series of eight questions were designed to let respondents tell us what characteristics
- would-be-most desirable.in a new home. .Table 7 shows the results. Each question had the

response set with 5 being “very important” and 1 being “not a factor.”



Table 7. Desired Housing Characteristics (%)

Not a
factor
1

a larger house 28.7
a larger yard 35.0
additional bathrooms 30.1
more bedrooms 35.7
a larger garage 29.7
a condominium 73.2
a single floor 38.1
more closets 19.4

2

7.4
6.6
12.0
10.9
5.6
6.8
10.7
6.4

3

20.0
18.3
16.1
223
153

8.0
18.1
20.4

4

7.2
10.3
9.7
8.3
12.2
5.0
7.4
18.6

Very dk/
imp. refused
5 6
355 1.2
289 1.0
309 1.2
216 12
359 12 -
49 2.1
245 14
33.8 14

These characteristics show relatively similar distributions with the exception of

“condominium” where the vast majority would not consider that as a factor. All other

characteristics have roughly a fifth to a third saying both that it is not a factor and that it is a very

important factor. The distributions are well balanced in intermediate categories as well with the

exceptions of “a larger garage” and “more closets” where more respondents would appear to give

at least some weight to that characteristic.

Current Neighborhood Characteristics

On a scale with 5 being “a tremendous asset that is keeping you in the neighborhood” and

1 being “a negative quality that is making you consider moving out,” respondents were asked to

evaluate 12 characteristics of their current ﬁeighbc;fhgba. Table 8 shows the distribution of

responses.
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Table 8. Attractiveness of current neighborhood characteristics (%)

1 2 3 4 5 6(dk/r)

size of house/apartment 126 58 283 183 340 1.0
neighbors 113 7.8 250 19.0 353 1.6
neighborhood appearance 82 62 274 256 317 1.0
K-12 school system 247 9.1 184 103 214 16.1
property taxes (exclude if renter) 140 124 355 157 168 55
security 10.1 11.8 272 219 274 1.6
affordability 6.0 43 167 266 437 2.7
access to retail/shopping 6.6 58 198 21.7 443 1.7
resale value (exclude if renter) 44 69 229 289 303 6.6
access to work (for those working) 5.8 7.0 194 243 425 1.0
architectural characteristics 91 13,6 31.8 192 233 29
traffic safety 124 113 297 18.1 278 0.8

The only characteristic which was perceived to be an extremely negative factor by more
than 14% of respondents was the schools with almost 25%. In fact, in addition to the schools,
only property taxes, security, architectural characteristics, and traffic safety had combined
negative ratings (a 1 or 2) from at least 20% of respondents. On the extreme positive (attractive)
side, schools were far down the list at 21.4%. The most often cited factors as greatly atiractive

were affordability and access to shopping and to work with ratings above 40%.

Household Characteristics

The final set of questions (apart from the demographic questions we have already
presented) asked respondents for information about their households. Table 9 displays the
results. The first question shows that about a third of households had only one adult, about 55%

had two, and the remaining 10% had more. About 39% of responding households had children
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