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HOUSEKEEPING

Bagels, pastries, and refreshments are available just outside of
the Woodward Room.

Copies of the presentations in this workshop will be shared to
all registrants via email later this month.

Please wait to ask questions until after the presentations,
unless the presenter opens their time for Q&A.

A lunch and facilitated discussion will be held after the
presentations and discussion among the case study panel. We
invite you to stay and provide input on housing in your
community



AGENDA

Welcome and Overview of Housing in Southeast Michigan
Kevin Vettraino, AICP Deputy Executive Director, SEMCOG

Housing Tools and Resources for Local Governments
Richard Murphy (Murph), AICP, Senior Program Manager, Michigan Municipal League

Housing Case Studies from Southeast Michigan

Paymentin Lieu of Taxes (PILOT) | Ben Carlisle, AICP, President, Carlisle | Wortman Associates, Pittsfield Charter Township
Public Engagement for Redevelopment | Jake Parcell, PhD., City Planner & City Development Manager, City of Sterling Heights
Zoning Streamlining and Housing Incentives | Jordan Twardy, Director of Economic Development, City of Dearborn

Housing Variety - ADUs, Duplexes, and Parking | Michelle Aniol, Community Development Manager, City of Dexter

Adjourn to Networking Lunch and Facilitated Discussion on Housing Priorities
Naheed Huqg, Economic and Community Vitality Manager, SEMCOG




OVERVIEW

City of Eastpointe, Macomb County

As housing availability and affordability remains a pressing issue
across the region, state, and country, stakeholders and
policymakers at all levels are creatively and proactively answering
the call in different ways. A critical step forward will be revising
zoning regulations and providing incentives to expand the variety
and attainability of housing for Southeast Michiganders of all
walks of life. Some topics we will discuss include:

The state of housing in Southeast Michigan

Tools and resources available for local governments
Public engagement in the redevelopment process
Zoning — streamlining permitting and encouraging variety
Incentives, such as Payment in Lieu of Taxes (PILOT)




TODAY’'S PRESENTERS

RICHARD (MURPH) MURPHY JAKE PARCELL, Ph.D. JORDAN TWARDY

BEN CARLISLE, AICP, LEED-AP MICHELLE ANIOL NOAH BUSSELL, AICP (MODERATOR)



Housing in Southeast Michigan

Kevin Vettraino, AICP
Deputy Executive Director, SEMCOG

June 16, 2026



Addressing Housing in Southeast Michigan
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HOW LOCAL GOVERNMENTS ARE

ADDRESSING AFFORDABLE HOUSING

IN JTHEAST MICHIG

PITTSFIELD TOWNSHIP

snce its Payment-in-Lieu of Taxes (PILOT) Inception, the Township has approved two projects with noarty 450
new dwellings ond recaptured taxes for use for other offordable housing Intiatives from a third project

Moat recently, the township completed Haverhill on Clark opartment development. it hos 288 units with rent
restrictions to qualifying residents with below-average incomes. The complex features a mix of ane- to three
bedroom opartments serving househaoids ot or below 40% to 80% of washtenaw County’s area medion income.
The location of this development was prioritized because cl ‘: pmurmP( to jobys and public transportation, os
well s Ann Arbor Public Schoots. (Imoage above from Hayverhill on Clark)

) CITY OF HARPER WOODS

Tha City of Horpar Woods' new Froser Square will create 71 naw
homes, many priced for familles eaming 60-120% of the Area’s
Madian Income (AMI). This Is the singia iorgest new developmeant
In Horpar Woods In many decodes. Fraser Square ncluces 48
duplaxes ond 23 townhomas; 13 units wil be priced ot market
rota, with typicol prices In the mid-$200,0008. Mast will ba soid
Dalow tha cost of construction ond will Include downpayment
assistonce for qualitied and priorty buyers (sorly occess to
teochars, Arst respondars, and city emplkoyees)

CITY OF HOWELL

The city has used Paymant-in-Lisu of Toxes {PIOT) to afow for tha reéhabilitotion of Country Gian Aportments
0 low-income sanike housing opartmant complex. Tha rehobilitation project will oliow for atfordobia rents, 38
housing units, to ba Mainained, n‘.manng the convearson of thae development to markat rota

YPSILANTI TOWNSHIP

Post 2012, Ypsilont Township odoprad o neighborhood
stabikzation policy that gove tham first nghl of refusgl over
the purchase of tax-foraciosad homes. Since the Incaption
of the progrom, the township has sokd over 232 homes with
32 moré in process to Hobitot foe Humaonity for just the lees
It nas incurred

The success of tha program has not only provided homa
ownership to many who could not otharwise afford it but
has contributed to tha stablization of many nelghborhoods

CITY OF PONTIAC

in 2023, the Cry of Pontioc odopted
the Residential Infil Owverlay District
to allow for diveesity in housing stock
and promote redeveiopment of doted
housing or vacant ots in cenain single
family neighbomoods

Tha Owverloy District pormits  the
construction of both two-tamily and
smailar one-famdy dwelings by right
subect to compllonce with cestoin
design standards intendaed o promote
compatility with existing hames in the
neighborhood

moge from pon

CITY OF DEXTER

The city has aliowed duplexes in single family districts since 1996 and ADUs since 2021 The city amended its
zoning crdinance in 2023 to reduce the minimum lot size (o 4500 sq. It and o lot width of 48.5" in the central
core of the city, Side yard requirements wera also reduced to 5 fof a singie side and 15" total, Parking was
reduced 1o one space per dwalling unit, and oddationol amandmants were mode to allow for single family,
dupiexes and mixed-use with residental ond multl-family bulangs In the city’s downtown

CITY OF YPSILANTI

To keap the homes affordable and ovailoble
to the most residants, o lottery system wos
outcbished which allowed residents to purchase
homes at 40% of the grea’s median Income
One half of all homes are listod ot this rate This
5 O true public-private partnership, in which the
city prioritized this spocific site to be developed
o= affordable housing. ond ultimately soid the
land to developers for $1

CITY OF BERKLEY

In 2025, the Cay of Serkley odopted Ordnance amendmaents that decreasod the number of single famiy
districts from 4 to 2, alowod ADUs in residential cistricts subjoct to design stondards, allowed multiplo fomiy
development in commerciol corridors whera such use hod not previously boen permitted, roduced the
mnimum dwelling unit size, reduced parong requirements for multi-family, and oaded o height bonus for
affordobie housing

Husporch ond locas example data comppled by Camisle Wortrran AMsociabes, pkinning, code aniorcasmwmnt and
muncipal consultants, Ann Arbor, ML




Housing in the Michigan Zoning Enabling Act

The Michigan Zoning Enabling Act (PA 110
of 20006) :

Establishes the legal framework for local governments to
regulate land use and adopt zoning ordinances.

Requires local land-use decisions to reflect a careful
balance

Every city, village, and township must weigh property rights,
neighborhood stability, economic development, infrastructure
capacity; the need for more housing, along with the long-term fiscal
health of the community.

Sec. 207

Protects against exclusionary zoning v | A AR \
Sec. 204 i e B b
Requires a zoning ordinance to be based on a plan T e— m

S ~ CityofFe - -




Housing in the Michigan Planning Enabling Act

The Michigan Planning Enabling Act (Act 33 of
2008; MCL 125.3801 — 125.3885) was amended in
2025 to require housing as an element of a
community Master Plan:

Requires an assessment of the community's existing and

forecasted housing demands, with strategies and policies
for addressing those demands.

A community’s Master Plan gives its Zoning
Ordinance legal validity.

Ordinance or map amendments that address housing
supply, variety, or affordability must be rooted in the
policies and strategies laid out in the approved Master
Plan.
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Housing Zoning Preemption Bills

All the housing bills are in the
Government Operations Committee
and have not advanced to the full
House for a vote as of June 16, 2026.

No companion bills have been i
introduced in the Senate. =

:
ids4{ Alma |°2

All7 SEMCOG

The bills concerning MSAs would Counties are i g =i
affect all seven SEMCOG counties, in a MSA b |
Including rural villages, cities, and / e | [
townships. =[].F T \D\




Planning And Zoning Enable Housing

Planning and zoning are not barriers to
housing

Done well, they make housing possible:

In the right places, at the right scale, alighed
with the right infrastructure.

Planning connects housing to:

Sewer, water, roads, transit, schools, and public
safety

Density, design, and surrounding land uses

Stormwater, emergency access, utilities, and
environmental protection

Clear rules tied to a long-term plan




Past and Forecasted Total Population, 1990-2055
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Source: Draft SEMCOG 2055 Forecast, U.S. Census Bureau.



Households by Tenure, 2014-2024

Hm Owner H Renter
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Source: American Community Survey, 2014 and 2024.
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Housing Units

Housing Units by Building Type, Southeast Michigan, 2010-2024

Hm SingleFamily m®W2to4Units m®W5to9Units m10to19Units m20to49Units m 50+ Units
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Source: SEMCOG Building Footprints, 2010-2024.
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Housing Units by Building Type by State, 2024
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Source: American Community Survey, 2024 1-Year.
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Housing Units Permitted by Type, 2009-2025

—eo—Single-Family —e—Duplex Attached Condo  —e=—Multi-Family
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Source: SEMCOG Building Permits, 2009-2025.




Distribution of Housing Units Permitted and Planned, 2005-2035
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Actual versus Theoretical (at 5% Vacant) Housing Units, 2005-2025
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Home Mortgage Disclosure Act: Housing Loans, 2019-2024

246,490 Housing Loan Applications in Southeast Michigan in 2019
163,406 Housing Loan Applications in Southeast Michigan in 2024, Down 51% from 2019

47.2% of 2024 Housing Loan Applications are for Home Purchases

Loan Purpose, 2024

= Home purchase

= Cash-out refinancing
= Other purpose

= Home improvement
= Refinancing

= Not applicable

Application Outcome, 2024
= | oan originated
= Application denied

= Application withdrawn
by applicant

= Purchased loan

= File closed for
incompleteness

= Application approved
but not accepted

Loan Purpose 2019 % Total 2024 % Total
Home purchase 96,317 39.1% 77,112 47.2%
Refinancing 64,345 26.1% 25,743 15.8%
Cash-out refinancing 45,746  18.6% 21,555 13.2%
Home improvement 20,914 85% 19,824 12.1%
Other purpose 17,135 7.0% 18,924 11.6%
Not applicable 2,033 0.8% 248 0.2%
Total 246,490 163,406

Source: Consumer Financial Protection Bureau, 2019 and 2024 FFIEC HDMA.




National New Home Price and Cost Breakdown, 2019-2024

2024 Average Home: Sales Price Breakdown

® Finished Lot Cost: 13.7% Total Construction Cost: 64.4%
w Financing Cost: 1.5%
w Marketing Cost: 0.8% w Sales Commission: 2.8%

m Profit: 11%

$428,215 ========—---

Overhead and General Expenses: 5.7%

Sales Price Breakdown (2024 Dollars) 2019 Average Cost 2024 Average Cost Change Percent Change
Finished Lot Cost (Including Financing) $109,967 $91,057 $(18,910) -17.2%
Total Construction Cost $363,188 $428,215 $65,027 17.9%
Financing Cost $10,105 $10,220 $115 1.1%
Overhead and General Expenses $29,126 $38,248 $9,122 31.3%
Marketing Cost $5,944 $5,633 $(311) -5.2%
Sales Commission $21,993 $18,955 $(3,038) -13.8%
Profit $ 54,092 $72,971 $18,879 34.9%
Total Sales Price $594,416 $ 665,298 $70,882 11.9%
Total Construction Cost Per Square Foot $140 $162 $22 16.0%
Average Square Footage of New Home 2,531 2,514 -17 -0.7%
Average Lot Size in Square Feet 15,318 15,207 -112 -0.7%
&

Construction Cost Breakdown (2024 Dollars) 2019 Average Cost 2024 Average Cost Change Percent Change
Site Work $22,518 $32,719 $10,201 45.3%

Building Permit Fees $6,174 $7,640 $1,466 23.7%

Impact Fee $4,721 $6,367 $1,646 34.9%

Water and Sewer Inspection Fees $5,448 $6,260 $812 14.9%

Architecture and Engineering $5,448 $6,480 $1,032 18.9%

Other $726 $5,972 $5,246 722.2%
Foundations $42,856 $44,748 $1,892 4.4%
Framing $63,195 $70,982 $7,787 12.3%
Exterior Finishes $51,210 $57,510 $6,300 12.3%
Major Systems Rough-In $53,389 $82,319 $28,930 54.2%
Interior Finishes $92,250 $103,391 $11,141 12.1%
Final Exterior Work $24,697 $27,710 $3,013 12.2%
Other $13,801 $8,835 ($ 4,966) -36.0%
Total Construction Cost $363,188 428,215 65,027 17.9%

Source: National Association of Home Builders: Construction Cost Surveys, 2019-2024.



Residential Construction Employment, Southeast Michigan,
2001-2023

0
2001 2002 2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022 2023

B New Construction H Remodelers

Source: SEMCOG analysis of Quarterly Census of Employment and Wages (QCEW).
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Low Household Income Growth is Constraining the Housing Market

 Michigan ranks 49t out of 50 states in the Household Income Growth Rates, 1970-2023
i N Crease | nm ed |a N hou Se h O I d | N Co m e Hover over state for income figures {all in 2024 dollars), exact change rate and 2023 median income rank among all states.
Slnce 1 970 at 2 90/0 < 10 percent >10 percert i > 20 percent [ > 30 porcent [l > 40 percent [l > 60 percent [l > 70 percent [ Negative growth

* Only West Virginia at -0.4% has
experienced less income growth
« Other Great Lakes states:
* Minnesota: 39.7%
* New York: 30.5% @9 in Auto Manufacturing)
* lllinois: 30.2%
* Wisconsin: 18.7%
* Ohio: 16.6% #3 in Auto Manufacturing)
* Pennsylvania: 15.2%
* Indiana: 14.1% (#2 in Auto Manufacturing)

Source: Urban Institute.
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SEMCOG’s Data Tools and Resources

Community Profiles: Data by county and community on

o P population, economics, housing, transportation, and land
use
Community Explorer . . . .
Housing e IS Community Explorer: An interactive mapping tool

Suports ard deecutcws

o) sreus  owsein  cwe  wmen cwess - for comparing demographic and socio-economic
oo s LA indicators across Southeast Michigan communities.
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demographic and economic
changes in Southeast Michigan
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Housing Affordability in Southeast Michigan, 2015-2025

B Median Income m Income to Afford Median Priced Home (30% Housing Cost Share)
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$- $10,000 $20,000 $30,000 $40,000 $50,000 $60,000 $70,000 $80,000 $90,000

Source: Zillow Community Scale.

SEMCOG  50UTHEAST MICHIGAN COUNCIL OF GOVERNMENTS



Interest Rates on Outstanding Mortgages, Michigan

NMDB Outstanding Residential Mortgage Statistics
Interest Rate (Values Weighted by Number of Loans)

All Mortgages, Michigan
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Source: FHFA, National Mortgage Database (NMDB®)
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Percent of Units that are Vacant
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Producer Price Index for Construction Materials, United States
2013 - present

[ ] Producer Price Index for Construction Materials D 12-Month Percent Change
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Source: SEMCOG analysis of data from U.S. Bureau of Labor Statistics, Producer Price Index by Commodity: Special Indexes: Construction Materials.
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Tools and Resources for

Housing

Richard Murphy, AICP
Senior Program Manager, Policy Research Labs

We love where you live.



Meeting housing needs requires a multi-pronged approach

 Data for planning

« Code updates

* Pre-reviewed plan programs
* Filling financial gaps

michigan .
MM ) municipal We love where you live.
league




Michigan Housing Data Portal



Data: MiHousingData.org

MICHIGAN v ©®

Michigan Data Portal

DEMOGRAPHICS <HOUSING SUPPLY> (HOUSING EQUITY) (HOMEOWNERSHID

e M S H DA + M E DC COl Ia b <RENTAL AFFORDABILITY> ( HEALTH & HOUSING> <JOBS>

 Local profiles

° Com pa rison across Population Over Time Total Households Over Time
geographies

10.1M 4IM
. 10.05M 4.05M
* Quick reference or o
3.95M
full report + data download
9.9M 3.85M
9.85M 3.8M

q’o\u r@\o) 'P\b '19\/\ %0\% P&\ca W&Q m&:\ q,&q’ ’L&rb %&v ,,,0""' f19\(° '19\@ %0\’\ r&\% q,d\q WO: %&\ &fb qp'ib w&h

Source: American Community Survey (ACS), 5- Source: American Community Survey (ACS), 5-

Year Estimates, US Census Bureau Year Estimates, US Census Bureau
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Compare against region or peers

Median Rent Over Time (2011 - 2022)

Il Ann Arbor, MI Metro Area Kalamazoo-Portage, Ml Metro Area

$1,400
$1,300

$1,200

$1,100 ANN ARBOR, MI METRO AREA

$1,335

#1400 KALAMAZOO-PORTAGE, Ml METRO $994

AREA
- ';/’

$900
$800
$700

$600
20Mm 2012 2013 2014 2015 2016 2017 2018 2019 2020 2021 2022

Source: American Community Survey (ACS), US Census Bureau
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Comparative Share of Homes That Are Vacant and Available Over Time

Il Oakiand County Farmington

3.5%
3%

2.5%

2%
1.5%
1% @

0.5% G
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Source: American Community Survey (ACS), US Census Bureau
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Download data or charts

Comparative Home Supportable at Median Income vs. Median Home Price

(2024)
Download as CSV

Download as PNG

I Median Home Price Max Supportable at Median Household Incom

Max Supportable to Median Renter
$400K

$350K
$300K
$250K
$200K
$150K
$100K

$50K

$OK

Farmington Oakland County
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Code Reform Guides




Targeted incremental fixes and updates

* CNU Project for Code Reform
https://cnu.org/michigan

 MAP Zoning Reform Toolkit
https://planningmi.org/aws/
MAP/pt/sp/zoning-reform

L USERS’' GUIDETO .
ZONING REFORM

michigan .
MM ) municipal We love where you live.
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https://cnu.org/michigan
https://planningmi.org/aws/MAP/pt/sp/zoning-reform
https://planningmi.org/aws/MAP/pt/sp/zoning-reform
https://planningmi.org/aws/MAP/pt/sp/zoning-reform
https://planningmi.org/aws/MAP/pt/sp/zoning-reform

Project for Code Reform: tools to enable better development
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* Knowing your place type
* |dentifying topics for reform
* Prioritizing first, and then...
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Sometimes the code was
wrong for the context when it
was written

* Mid-century lot widths, lot sizes,
setbacks overlaid on historic / pre-
war neighborhoods = lots of non-
conformities.

* Do you value that number in your
ordinance more than you value the
existing neighborhood fabric?



A Legend
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“Neighborhood repair”
respects and recognizes
what you already have

 Just by changing the minimum lot
size from 5,000 to 3,500 square
feet, and reducing minimum lot
width, we took this neighborhood
from 80%+ non-conforming parcels
to nearly 100% conforming parcels

* (Check your side setbacks while
you're at it.)



Where your community
should start

....depends on where you are. Context
Is everything.

 Existing built form: main street? Pre-
war neighborhood mix?
Mid-century monoculture?

« Economics: existing prices vs cost to
build

« Needs: demographics, coordination
with other goals




Pattern Book Home Guides



Pattern homes - the kit houses of today

DUPLEX With High-Peaked English Gables
Brick and Stucco With Rich Half-Timbered Effect

Upper, 4 Rooms and Bath AVERAGE $ A

“a

Lower, 5 Rooms and Bath PAYMENTS Month
PRICE $3143

The PARKSIDE LT 1 | B8 ol ey

michigan .
municipal We love where you live.
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Pattern Book Homes

« Catalog of freely reusable plans for missing middle formats: cottage, townhome,
up/down duplex and fourplexes; multiple variants of each.

« Guidance on designing a pre-review / streamlined approval process
(mml.org/pattern-book-homes)

michigan
municipal We love where you live.
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THIS USED TO BE NORMAL

PATTERN BOOK HOMES
FOR 215" CENTURY
MICHIGAN

ﬁ
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Guides show how to fit homes into your community

( Building Density (units \
Duplex Coverage by Lot per net acre)
Depth
he dupnlex pattern was anize W 1" ONe
The duplex pattern was organized with one primary = == 40 FT LOT WIDTH
door on the front fagade, facing the street, for the first- \o P q 27 ft: 22
floor home. The secondary door is located on the side N *-Ar‘}:i;f.{r 24% ft: 20
. neh) ) fe- 22% fe p
but near the front of the building and is also oriented o ﬁ‘éﬁ 20 ft: 22% 18,
toward the street. It is detailed to offer equal dignity to | l“ “! ;‘ 50 FT LOT WIDTH
L
the upstairs resident LA . 228 RS
110 ft;: 20% 10 fr: 16
" N 120 ft: 189 12 is
The table shows how this pattern may interact with - =
various standards found in zoning codes, inciuding 60 FT LOT WIDTH
the minimum values needed to enable this home 0D . AY
- -~ 100 ft: 18% 100 ft: 1
on different lot sizes, including lots both smaller and l/ \ 169 1O ft: 15.5
\ ) ¢ 120 ft: 12. /
larger than the design assumption A 4 NG s L 5/
3 //' T T \\
As noted in the zoning recommendations section, some Lot Width Side setbacks needed to enable Parking locations |
standards may be found in local zoning ordinances
that are redundant with the form and placement de f<izft Rear-load
40 FT ide < 4 ft je-load (corner lot
standards discussed here, that conflict with the goal of o 5 : ! ‘
= W un-e ved h to encroa in er {e setba ide yvard 8 ft "B X ith d by
enabling housing, and that are too abstract to provide |
P ) Rear-load ey
meaningful requlatory value. We recommend that FAR e - :
= p Soth sid¢ (L 22N d & (corms t)
(floor area ratio) and dwelling unit density standards ide yard driveway
in particular be avoided in neighborhood contexts, or
removed where they currently exist 60 FT Both sides to 2ft )
This Used to be Normal: Pattern Book Homes for 21st Century Michigan 45

4 This Used to be Normal: Pattern Book Homes for 21st Contury Michigan

3
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How to use at the community level

* Pre-review plans: offer expedited building approval for selected models
« Zoning audit to remove barriers, ensure by-right approval
« Building type-based FBCs can incorporate plans as permitted

« Beyond the zoning/permitting process:
* Proactively identify and map available sites—including city/land bank owned.
» Get incentives/abatements in place

michigan .
M ) municipal We love where you live.

league




Financial Tools




Development incentives much more necessary than pre-2020

FRED gﬁ wee Consumer Price Index for All Urban Consumers: All Items in U.S. City Average, Jan 2020=100
== =« Producer Price Index by Commodity: Inputs to Industries: Net Inputs to Residential Construction, Goods, Jan 2020=100
150

140
130

120

| ndex

110

100

S0

a0
2017 2018 2019 2020 2021 2022 2023 2024 2025 2026

Source: U.5. Bureau of Labor Statistics via FRED®

Shaded areas indicate U.5. recessions. fred.stlouisfed.org
g ITuUYyus



The expanded menu of tax abatement tools

» Housing TIF: for-sale or rental housing, up to 120% AMI

* Neighborhood Enterprise Zone: owner-occupied new or rehab

 Affordable Housing Facilities Exemption: rental up to 4 units, up to 120% AMI
» Residential Housing Facilities Exemption: rental over 4 units, up to 120% AMI
« Payment in Lieu of Taxes (PILOT): any rental, up to 120% AMI.

» Obsolete Property Rehab Act (OPRA), Commercial Rehab Act (CRA): any type
of development

michigan .
M ) municipal We love where you live.
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Online Learning

* https://learn.mml.org

* Housing TIF
» Adaptive reuse
« Community partner mapping

* Development incentives 101 —
coming soon




no magic wands

different tools (and combinations) needed for each situation

local innovation and leadership is critical

Tell us what you're working on!
murph@mml.org / 734-669-6329

michigan .
MM ) municipal We love where you live.
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mailto:murph@mml.org

Support the M|l Home Program — House Bills 5660 & 5661

 Partnering for Results
« Zoning Reform with Community Context
 Aid to Developers to Fill the Gap on Projects in Eligible Communities

* Long Term Impacts

michigan .
MM ) municipal We love where you live.
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Program Activities

Invests $160 million annually for five years to stimulate housing investment through four targeted programs:

1. MI Home Readiness
» Housing Readiness Incentive Grants
+ Statewide matchmaking platform

2. Ml Home Grant

* Provide grant funds directly to qualified developers to pay for the cost of building and rehabbing qualified
residential property

3. Ml Home Fund

. Creat?ta revolving loan fund that addresses finance gaps for building or rehabbing qualified residential
property

4. MI Home Employer

« Employer-Assisted Housing Fund

michigan
municipal
league

We love where you live.




Recommended Zoning Actions: 50% to unlock gap funding

« Reduce residential parking requirements to 1.5« Allow multi use dwellings and mixed use where
space per dwelling or less commercial is allowed

» Allow accessory dwelling units (ADU) for long- « Reduce governing body approvals by

term housing as permitted use expanding and expediting administrative
« Allow duplex as permitted use in residential review approvals
« Adopt pre-approved plans * Reduce minimum lot size requirements
« Allow higher density near transit and * Provide height density bonuses
employment centers » Adopt universal design standards

 Allow single room occupancy for non-related < Allow modular as a permitted use in
individuals for long-term housing residential

» Reduce allowable dwelling unit size « Complete the RRC program

michigan

municipal We love where you live.
league
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AFFORDABLE
HOUSING

Pittsfield Township
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PITTSFIELD TOWNSHIP

* Township directly south of
Ann Arbor

 Mix of rural, suburban and
Urban

40,000 residents, strong
mix of commercial, light
industrial, and office




HOUSING

* The median housing value in Pittsfield Charter
Township ranges between $400,000 and
$445,000.

» Above the Michigan median but is generally
more affordable than neighboring Ann Arbor,
where prices often range higher.

* However, new single-family homes start at
minimum at 600k or higher

* 1,314 housing permits issued in last 5 years

« 886 attached or multiple family




IDENTIFIED
GOALS

Ahead of the curve: Pittsfield
Township in the 2010 Master Plan
identified a goal for housing diversity,
including affordable housing.

Housing opportunities that account
for the needs of different
demographic groups, future growth
projections, and issues of affordability
with an understanding of densities,
existing and proposed land use
patterns, and proximity to amenities.

MASTER PLAN
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THE ISSUE

» Township is a desirable place to live
* People want to live here

* Township is trying to address
housing issue on the supply side

 But also losing existing affordable
housing




BACKGROUND

PROJECT DENIED IN ANN ARBOR

Proposed affordable housing project
was denied in City of Ann Arbor.

| called them the next day and told
them | had a site in Pittsfield.

e

ANN ARBOR

Ann Arbor council rejects affordable senior
housing development

Updated: Mar. 19, 2019, 9:25 a.m. | Published: Mar. 19, 2019, 9:16 a.m.

SOUTH COMPOSITE ELEVATIO

252
N
Wha washtenaw L
housing alliance

RGN
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MICHIGAN | MULTIFAMILY

TOWNSHIP Lockwood Companies celebrates
SUPPORT opening of 295-unit seniors

housing development in

* Township recruited .o fvinm
development /
developer

« Township
supported them
throughout the
approval process

e Offered PILOT




WHAT IS A PILOT

A Payment in Lieu of Taxes, or PILOT, is a local tax-abatement
tool used to make affordable housing projects financially
feasible.

Instead of paying normal property taxes based on taxable
value, the affordable housing owner pays the municipality a
negotiated or ordinance-based annual service charge.

In Michigan, the statute describes this as an annual service
charge "for public services in lieu of all taxes” for eligible
housing projects.




WHAT IS A PILOT

« Normal project: pays regular property taxes based on
assessed/taxable value.

« Affordable housing project with PILOT: receives a property tax
exemption or reduction and pays a lower predictable service
charge instead.

* In Michigan, PILOTs are commonly tied to projects financed or
supported through MSHDA, federal aid, or LIHTC.




WHAT IS A PILOT

In Michigan'’s affordable-housing PILOT statute, “shelter rent”
means the rental or carrying charges for occupancy in the
housing project, excluding taxes and charges for heat, light,
water, cooking fuel, and other necessary utilities.

MSHDA's model PILOT ordinance uses the related term
“Annual Shelter Rent,” meaning the total rent or occupancy-
charge collections during an annual period from, or on behalf
of, all occupants, exclusive of utilities.

Pittsfield provided 4% of annual shelter rent.




WHAT IS A PILOT

Avg. Monthly Rent 1,850

If the PILOT is 4% of

shelter rent, the Avg. Annual Rent $4,662,000
payment would be:

$4,288,900 x 4% =
$171,556 per year
paid to Township

5% Vacancy -$233,100
Utilities Expense -$140,000
Shelter Rent $4,288,900

4% PILOT Payment $171,556
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Sterling Heights by the Numbers

FPopulation

Owner Occupied Units

Renter Occupied Units

Median Household Income

Median Home Value

Population Born Outside United States

Oleln

s

134,346

75%

2594

81,102

$287,600

25%

(A Stérling Heights
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QUICK AFFORDABLE AND
ATTAINABLE HOUSING STATISTICS

Key Statistics:
Housing Units (2022 ACS): 52,791
Occupied Housing Units (2022 ACS): 50,989

Projected Occupied Units (2050 SEMCOG): 56,191
Owner-Occupied Units (2022 ACS): 38,733 (76%)
Renter-Occupied Units (2022 ACS): 12,256 (24%)

Single-Family Building Permits: 332 building permits have
been issued from 2021 to 2024, per SEMCOG.

Vacancy: Residential vacancy rates have shrunk 5.2% to 3.3%
from 2010 to 2023, per ESRI data.

Data from U.S. Census Bureau’s 2018-2022 American Community Survey
(ACS) unless otherwise noted.

Balancing development interests

Impact of high traffic roads on housing demand
Limited housing diversity

* Managing a fully built out community

Challenges in
Sterling Heights

QUICK STATISTICS:

2020 LAND COVER IN STERLING HEIGHTS
Impervious (buildings, roads, driveways, parking lots): 42%
Trees (woody vegetation, trees): 17%
Open Space (agricultural fields, grasslands, turfgrass): 39%
Bare (soil, aggregate piles, unplanted fields): 1%
Water (rivers, lakes, drains, ponds): 1%

Data from SEMCOG

Oleln

s
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The Public
Engagement Process

» The City has had success with recent
long-range planning projects and
ordinance reform.

« Engagement is heavily used as an
educational tool and has helped to
increase our approval rate.

e Our 2025 Master Plan involved over 6,000
residents in-person and virtually from
early 2024 until adoption.

- Engaging residents of all ages has helped
ensure inclusivity.

(A Stérling Heights

wvatingliving



Unique Development
Options

The City has to continually utilize zoning
overlays, sub-area plans, and PUDs.

The City acts as a partner in development
to help facilitate projects through the RFP
process.

All residential uses have been streamlined
through zoning overlay districts.

Financing discussions are often had to
ensure project viability.

e

Sterling Heights

nnovatingliving




Using Underutilized
Land as Housing

 There are no greenfield left to develop in
the City that are not encumbered with
floodplain or environmental issues.

R Y o e  Impervious surface is 42% of the City’s land

. cover.

« Infill efforts have led to the City’s first
mixed-use project.

+ Infill development is being used to help
revitalize commercial areas and support
local businesses.

A ‘ Stéfling Heights

InnovatingLiving




What’s Next?

* First comprehensive rewrite of the City’s zoning
ordinance in nearly 55 years.

* Introduction of a new residential zoning district
surrounding commercial nodes that will allow for
patternbook housing styles.

+ Exploration of accessory dwelling units for the first time.

* Increased flexibility in designated areas to help
facilitate development that is more well integrated into
our nodes and corridors.

Oleln

s

o

Sterling Heights
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Jake Parcell

jparcell@sterlingheights.gov
586-446-2352
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Addressing Housing Supply &
Affordability in Dearborn

Jordan Twardy
Economic Uevelopment Director, Dearborn, M|

ECONOMIC SEMCOG University: June 16, 2026 SEMCOG




Dearborn’s Housing Context

® 1,500 units needed by 2035; 80% absorption
rate; /3% of units built pre-1959; ~26 new
units/yr

® Shortage of 1BR units (10K 1-person households,
oK units); affordable starter and age-in-place
ownership opportunities

® (Growing, young population: ~30% of population is
under 18; over 1,/00 newborns per year.

2K daviime worke . n1an HIK 1i

) | oo SEMCOG University: June 16, 2026




Dearborn’s Approach

HOUSING MARKET ANALYSIS
ga A MICHIGAN
2025 ? " INFRASTRUCTURE
OFFICE
w M 5:MSHDA

L—_; PACGRESSIVE
¥ COMPAMES

Set & validate vision Align vision & De-risk and recruit
with current and regulation through investment through
credible data zoning reform pre-development

o) | et Ohven SEMCOG University: June 16,2026 SEMCOG




Data-informed Vision
® 2020: US Census - validated our growih.

® 7022-2025: Engagement & Zoning Reform - acted on local ideas; initial wins
® 2025: Housing Market Analysis - validated demand & needs.

® /025: Hotel Market Analysis - /made case for major reaev.

® 7026: Mayor's Strategic Plan - articulated goals & metrics.

® 7026-27: Master Land Use Plan Update - /zstitutionalize the vision.

ECONOMIC SEMCOG University: June 16,2026  SEMCOG




Aligning Vision & Regulation

* Aligned FBC with mixed use construction needs
* Parking exemption for downtown districts

* Stopped sending easy decisions to ZBA

* |nvesting S500K+ in Master Plan, zoning update
* Aligned with state BMPs/goals
* Housed all land use services within Econ Dev

ECONOMIC SEMCOG University: June 16,2026  SEMCOG




De-Risking Investment Through Pre-development

* S3M+ invested in land assembly & planning
* Lundy: 21 acres, city-owned; 300 units, MIO grant
* Fairlane: master plan to build consensus & momentum [f 5 o

* Lonyo: 30+ city parels; pre-reviewed plans, infill
* City Parking lots: listing after setting dev parameters

L 1
.' alfalninniain . ’ '. alninin 1 alniaplninde
J J
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Strategies for Supporting Affordability

* Offsetting development costs with pre-development:

* (ity investment - master planning, zoning overlays,
pre-reviewed plans, infrastructure planning & imp.

* Sources: CDBG-DR, MIO; pairing with other
projects (LG, SS4A, DNR, etc.)

* Creative layering of incentives:

* MSHDA TIF; tying local brownfield to ownership
opportunities; exploring HOME/CDBG for downpmt assist.

) | oo SEMCOG University: June 16, 2026




Projects in the Works (600+ units)

* 329 units ready to go pending MSHDA TIF approval:

* 218 apartments; former Hyatt (mixed use hotel,
apartments, convention ctr.)

* 111 townhomes; vacant land near city site & Carhartt HQ
* Lundy Site - 21 acres, 300 units
* Lonyo Site - 30+ parcels, 40-60 units (SF, duplex + JLG)

) | oo SEMCOG University: June 16, 2026




Thank you!
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Addressing Housing Availability
Through Zoning in Dexter

Michelle Aniol

Community Development Manager
City of Dexter




Addressing Housing Availability Through Zoning

» Permitting and Guidelines for Accessory

Dwelling Units (ADU

* Public Engagement Process

- Permitting Duplexes by Right

» Addressing Parking Minimums

I GUIDE 2 ADUs I

Corsslency _with _Moser Flan.  Accessory
dweling unifs foster the responsible use of land,
end ore o sustainable use of exsling public
services, ufiities, and infrastructure; an overall
land use goal for the city. The recently updoted
Master Plan envisions the development of ADUs

sfion fo provide a residential

" verse housing opfions. The
Example of Life Cycle of an GU|DE 2 ADUS <ognized that fo implement

Accessory Dwelling Unit* ‘ Ml Lond Use gools and oliow
Oudingnce to hed lo be

. -
" not widely avalable in
rdinances prohibit ADUS or
omeowners fo create Ihem:

.

2 JRHSICARC el . oo

s " oo o bttt dll | bo reluctant 1o implement

n in idents concemed about 1)

housing, Following World Wor I, there [T TR YOS A

Bl e DO | 2 ihe impact on porking.

A m““..’:';.'.‘. Dibecole :‘:C"“_':":‘“ sffects on properly volues &
.ﬁ" . emphatis on the nuclear family and

lorge lohs, and resulting suburban iodest & simple set of design
development that had fo conlom to compoliviity with the
3 orhood.  Reguiations deal

. e o ol ol 107! and ste posiion of the
- fofyr it ol o, cro e coion ot e

somars o sy s R
Saiable Usa o miadl Teadai ind neighborhoad, into the
in the 1970 - 19805 some municipalities

©odopled ADU programs: many were
d i'l nol successful, due lo inflexible wr

regulalions and scope. Even though
communities were restricting
development of ADUs, awareness and
acceplance as an Inexpensive way fo
increase the cffordability of hovsing
. . upply, began fo grow.
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What Dexter Is Already Doing

/ﬁ‘ ADUs Permitted

:&; Public Engagement Process

ADUs allowed by right on any single-family lot since 2021. Community-driven planning ensures zoning decisions reflect
Streamlined admin approval. 5 ADUs built to date. Dexter's unique character, infrastructure, and priorities.
Last month Zoning Ordinance amended to allow a

Duplex/Two-family Dwelling in the VR-1 Residential Zoning
District to have one ADU by right.

Duplexes By Right — Since 1939 ﬁ Parking Minimums

Dexter has permitted duplex (two-family) dwellings by right

Locally calibrated parking standards that account for Dexter's
in designated residential districts for over 85 years.

infrastructure capacity and development patterns.



Introduction: Dexter Housing Task Force Report, 2020

WHY IS THERE A SHORTAGE? KEY HOUSING DISTINCTION

7 Supply & Demand Imbalance Affordable Housing
_ : o ) _ ) Rental or ownership housing with income restrictions (typically <60% AMI for
Dexter is highly desirable — excellent schools, historic rental, <80% AMI for ownership) governed by housing assistance programs.
downtown, and recreational amenities drive housing
_ demand, but supply is critically short. Housing Affordability

Access to homeownership or rental options based on housing price relative to
Contributing Factors household income.

e Geographic limits are set — much of the city is built-out DEXTER BY THE NUMBERS
e Zoning regulations limit affordable housing supply
e Most new housing built over last 20 years - single-family detached
~$300K $200/sf

Most Affected by Affordability Avg. single-family home price Average price per sq ft

* Young professionals (teachers, public safety)

e Service and retail workers >$ZOOK ~$65K

e Seniors, young families, and other low-income individuals

Minimum home prices Median county household income

Guide 2 ADUs [ Introduction [ City of Dexter



ADU Life Cycle

How ADUs adapt over a family’s lifetime — adapted from Christopher Strom Architects

ADU:s flex with families across decades — the same property can serve grandparents, grown children, young renters, and back again.
Example of Life Cycle of an
Accessory Dwelling Unit’ O . ®
il I |

N

A Brief History

Early 20th century:
ADUs common in single-family neighborhoods.
Post-WWII:

Suburban boom + Euclidean zoning led to ADU decline as housing emphasized nuclear family and large lots.
1950s—-60s:

Demand for low-density development removed ADUs from most zoning codes.
1970s—-80s:

m Some municipalities adopted ADU programs; many failed due to inflexible regulations.

» O

Growing awareness of ADUs as an affordable, flexible housing tool is driving renewed interest.

th

Guide 2 ADUs | ADU Life Cycle | City of Dexter



ADU Advantages & Disadvantages

Guide 2 ADUs | City of Dexter

ADU s offer significant benefits for homeowners, renters, and the community — with manageable trade-offs.

+ —
ADVANTAGES DISADVANTAGES

e Extra income for homeowners, especially those on fixed incomes * Property taxes may increase
e Less expensive to build than a new home — no lot purchase needed e Possible issues with renters & maintenance
¢ Increases community housing supply without extending infrastructure e Not all HOAs allow ADUs

e Allows development within city boundaries (important for built-out Dexter) e Diminishes privacy

Attractive to elderly/disabled persons who want to live near family NIMBYism (Not In My Back Yard)
Attractive to empty nesters and young adults entering the workforce

e Can be designed to blend with neighborhood architecture

¢ Often the only affordable studio/1-BR rental option in SFR neighborhoods

Adaptable over time for different household types, income levels, and life stages

Addressing NIMBYism

Public education and modest design guidelines (mass, scale,
height, site position) inject predictability and compatibility —
reducing neighborhood opposition.

Guide 2 ADUs | Advantages & Disadvantages | City of Dexter



Removing Regulatory Barriers & Addressing Public Concerns

Guide 2 ADUs | City of Dexter

Transparent, predictable requlations — not a special land use process — are key to making ADUs a viable housing tool.

Permitted Use Unit Size Eligibility
One ADU allowed by right in all single-family zoning 600 sqg ft minimum to 800 sq ft maximum, Owner-occupancy required in ADU or Principal
districts — no SLU process required. depending on lot size. Dwelling

* A duplex/two-family dwelling may have one ADU .

by right in the VR-1 Zoning District. Neighbor Notice Rentals

Adjacent property owner notification required. Long-term rentals allowed; short-term & vacation
rentals (e.g., Airbnb) are prohibited.

Lot & Setbacks Utilities Permits

Minimum lot sizes, setbacks, and design guidelines Must connect to existing utility connections of Permit required along with annual renewal and tied
established to ensure neighborhood compatibility. principal dwelling and no tap fee. to rental inspections.

Parking Setbacks Guardrails

Existing on-street parking may be used where Detached ADU setbacks consistent with regulations Deed restrictions

available. for detached accessory structures.

Guide 2 ADUs | Removing Regulatory Barriers | City of Dexter




Master Plan Consistency, Resources & Contacts

Guide 2 ADUs | City of Dexter

MASTER PLAN & ZONING CONSISTENCY

Consistency with Master Plan:
ADUs foster the responsible use of land and are a sustainable use of existing public services, utilities, and
infrastructure — an overall land use goal for the City.

The recently updated Master Plan
envisions ADUs as one option to provide a residential environment with diverse housing options. It also
recognized that a Zoning Ordinance amendment was needed to allow ADUs.

Compatibility:
Design guidelines addressing mass, scale, height, and site position inject predictability and ensure
compatibility with the principal structure and surrounding neighborhood.

Why This Matters

o Studies show neighborhood impacts from ADU development are minimal
e Thousands of ADUs will NOT sprout up overnight

e ADUs will not dramatically alter the landscape of existing neighborhoods
e Development will be slow and scattered throughout the city

RESOURCES

Report, Dexter Housing Task Force,
2020

Accessory Dwelling Unit Guldebook,
Forida Housing Codlition, 2019

ABC's of ADUs - AARP 2019

Zoning Practice - Accessory Housing,
American Planning Association 2012

PAS Quick Notes — Accessory
Dwelling Units, Planners Advisory
Service (PAS) American Planning
Association (APA) 2009

Accessory Dwelling Units: Case Study,
US. Department of Housing and
Urban Development, 2008

Accessory Dwelling Unlfs, Model
State Act and Local Ordinance, a
Publication of the Public Policy
Institute of the Association of
American Retire Persons (AARP) and
the American Planning Association
{APA), 2000

Guide 2 ADUs | Master Plan, Resources & Contacts | City of Dexter



Purpose & Intent of the ADU Ordinance

Guide 2 ADUs | City of Dexter Zoning Ordinance

It is the policy of the City of Dexter to promote and encourage the creation of legal accessory dwelling units (ADUs) in a manner that:

n Housing n Infrastructure n Changing
Affordability Efficiency Family Needs

Supports the City’s housing affordability goals. Supports the efficient use of existing housing Provides housing that responds to changing family
stock and public infrastructure. need, smaller households, and increasing housing
costs.
n Resident n Seniors & n Neighborhood
Housing Needs Disabilities Enhancement
Meets the housing needs of residents. Provides accessible housing for seniors and Enhances residential neighborhoods.

persons with disabilities.

Guide 2 ADUs | Purpose & Intent | City of Dexter




ADU Types & Definition

Guide 2 ADUs | City of Dexter Zoning Ordinance

Definition: ADUs — also known as accessory apartments, second units, garden apartments, mother-in-law suites, or granny flats — are additional living quarters located
on single-family lots, independent of the primary dwelling, equipped with kitchen and bathroom facilities, and for not more than one family.

ATTACHED DETACHED INTERIOR

Living spaces added onto the Structurally separate from the Located within the primary
primary dwelling. primary dwelling. dwelling.*
¢ Side or rear addition to primary structure e New accessory stand-alone structure e Conversion of existing interior space
e Conversion of an attached garage e Constructed over or within an existing e Attic or upper-level conversion
e New addition constructed on top of an accessory structure e Basement or lower-level conversion
attached garage e Conversion of an existing detached garage
ATTACHED GARAGE ABOVE GARAGE GARAGE GARAGE NEW SECOND/
BASEMENT
CONVERSION CONVERSION1 CONVERSION2 ~ CONSTRUCTION UPPER LEVEL oA

* Duplex/Two-family dwellings not included

Guide 2 ADUs | ADU Types [ City of Dexter



2024 Master Plan Update: Public Engagement Process

CONTEXT HOUSING ENGAGEMENT SECOND STREET CORRIDOR

Since the 2019 Master Plan, Dexter
experienced significant change:

¢ Housing Task Force report (2020)

e Full Zoning Ordinance rewrite

e Controversial development proposals
The MPEA 5-year review became an
opportunity for a deep public engagement on

housing, community character, and the future
of the Second Street corridor.

Oct. 2024 Listening Session

Small groups discussed:
e What residents liked about housing
e What housing types were needed
e What “small-town character” means
e What to preserve or strengthen

Scientific Sample Survey

Built on listening session themes to dig deeper
into housing priorities and community character
values.

Outcome

Planning Commission used survey, listening
session, and a housing analysis to establish goals,
objectives, and implementation steps — with a
focus on housing affordability.

Walking Tour + ESRI Story Map

Previously overlooked in the Master Plan and
Zoning Ordinance updates. A controversial
proposal to reuse an industrial building prompted
meaningful direct engagement.

Mailed postcards invited all residents and
businesses to a walking tour. An ESRI Story Map
enabled virtual participation.

Outcome

In-person and virtual input shaped a new Future
Land Use category created specifically for the
Second Street corridor.

Guiding Principle

Public voices shaped decisions throughout
drafting. The amendment reflects the priorities of
those who participated.

Staff, consultants, and Planning Commissioners relied on public input to shape their decisions — the amendment reflects the voices of those who participated.




Questions?

Michelle Aniol

Community Development Manager,
City of Dexter

(734) 580-2233




Upcoming Webinars

Housing Series #2 — State and Federal Financing Tools to
Support Housing Needs

Thursday, July 16, 2026

Webinar

Housing Series #3 — Housing for Everyone
Thursday, August 20, 2026

Webinar
If you are interested in attending either or both webinars, or have any additional
questions, please contact Noah Bussell, AICP, Economic and Community Vitality Planner:

(313) 301-4328
bussell@semcog.org



mailto:bussell@semcog.org
mailto:bussell@semcog.org

Please Join Us for Lunch!

For our facilitated discussion, consider some of these
questions on the needs, opportunities, challenges in your
communities:

What actions or policies your community has taken to increase
supply, availability and/or affordability of housing?

What challenges have you heard from developers pursuing housing
developments in your community?

Which populations are facing the most barriers when it comes to
housing affordability?

What state or federal policies would be most helpful to your
community’s ability to increase supply and/or affordability?




	Slide 1
	Slide 2: HOUSEKEEPING
	Slide 3: AGENDA
	Slide 4: OVERVIEW
	Slide 5: TODAY’S PRESENTERS
	Slide 6: Housing in Southeast Michigan  Kevin Vettraino, AICP Deputy Executive Director, SEMCOG
	Slide 7: Addressing Housing in Southeast Michigan
	Slide 8: Housing in the Michigan Zoning Enabling Act
	Slide 9: Housing in the Michigan Planning Enabling Act
	Slide 10: Housing Zoning Preemption Bills
	Slide 11: Housing Zoning Preemption Bills
	Slide 12: Planning And Zoning Enable Housing
	Slide 13: Past and Forecasted Total Population, 1990-2055
	Slide 14: Households by Tenure, 2014-2024
	Slide 15: Housing Units by Building Type, Southeast Michigan, 2010-2024
	Slide 16: Housing Units by Building Type by State, 2024
	Slide 17: Housing Units Permitted by Type, 2009-2025
	Slide 18: Distribution of Housing Units Permitted and Planned, 2005-2035
	Slide 19: Actual versus Theoretical (at 5% Vacant) Housing Units, 2005-2025
	Slide 20: Home Mortgage Disclosure Act: Housing Loans, 2019-2024
	Slide 21
	Slide 22: Residential Construction Employment, Southeast Michigan,  2001-2023
	Slide 23: Low Household Income Growth is Constraining the Housing Market
	Slide 24: SEMCOG’s Data Tools and Resources
	Slide 25: Housing Affordability in Southeast Michigan, 2015-2025
	Slide 26: Interest Rates on Outstanding Mortgages, Michigan
	Slide 27: Monthly Single-Family and Condominium Sales Value, 2000-2025
	Slide 28: Share of Single-Family Homes that are Vacant, 2014-2024
	Slide 29: Producer Price Index for Construction Materials, United States 2013 - present
	Slide 30
	Slide 31
	Slide 32
	Slide 33
	Slide 34
	Slide 35
	Slide 36
	Slide 37
	Slide 38
	Slide 39
	Slide 40
	Slide 41
	Slide 42
	Slide 43
	Slide 44
	Slide 45
	Slide 46
	Slide 47
	Slide 48
	Slide 49
	Slide 50
	Slide 51
	Slide 52
	Slide 53
	Slide 54
	Slide 55
	Slide 56
	Slide 57
	Slide 58: BREAK
	Slide 59: Affordable Housing
	Slide 60: Pittsfield Township
	Slide 61: Housing
	Slide 62: IDENTIFIED GOALS 
	Slide 63: Loss of Affordable Housing
	Slide 64: The Issue
	Slide 65: Background
	Slide 66
	Slide 67
	Slide 68: Township Support
	Slide 69: WHAT IS A PILOT
	Slide 70: WHAT IS A PILOT
	Slide 71: WHAT IS A PILOT
	Slide 72: WHAT IS A PILOT
	Slide 73: Questions????
	Slide 74: Ben Carlisle
	Slide 75
	Slide 76
	Slide 77
	Slide 78
	Slide 79
	Slide 80
	Slide 81
	Slide 82
	Slide 83: Jordan Twardy Economic Development Director, Dearborn, MI
	Slide 84: 1,500 units needed by 2035; 80% absorption rate; 73% of units built pre-1959; ~26 new units/yr  Shortage of 1BR units (10K 1-person households, 5K units); affordable starter and age-in-place ownership opportunities  Growing, young population: ~3
	Slide 85: Set & validate vision with current and credible data
	Slide 86: 2020: US Census - validated our growth.  2022-2025: Engagement & Zoning Reform - acted on local ideas; initial wins  2025: Housing Market Analysis - validated demand & needs.  2025: Hotel Market Analysis - made case for major redev.  2026: Mayor
	Slide 87: Aligning Vision & Regulation
	Slide 88: De-Risking Investment Through Pre-development
	Slide 89: Strategies for Supporting Affordability
	Slide 90: Projects in the Works (600+ units)
	Slide 91: Thank you!
	Slide 92: Addressing Housing Availability Through Zoning in Dexter
	Slide 93: Addressing Housing Availability Through Zoning 
	Slide 94: Questions?
	Slide 95: Upcoming Webinars
	Slide 96: Please Join Us for Lunch!
	Michelle Aniol_Dexter_SEMCOG University Housing Slides_06162026.pdf
	Slide 1
	Slide 2
	Slide 3
	Slide 4
	Slide 5
	Slide 6
	Slide 7
	Slide 8
	Slide 9


