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Key terms

• Affordable Housing – Housing that costs less than 30% of a 
household’s income

• Cost Burdened – Term for household that are paying more than 
30% of income for housing costs

• Severely cost burdened - Term for household that are paying more than 
50% of income for housing costs

• Shelter Poverty – When a household does not have enough 
income left to pay for non-housing essentials after paying 
housing costs

Key Terms

• Area Median Income (AMI) – The income for a given area that 
50% of households fall above and below that amount

• Section 8 Housing Vouchers  - Incomes up to 50% AMI

• Low Income Housing Tax Credits (LIHTC) – Incomes up to 80% AMI

• Kalamazoo County median household income (2017-2021)
• $61,739 (ACS 5-year estimates)

MSDHA Income Limits, effective May 1, 2022

Pricing/Affordability - Owners

• About 20% of Michigan owner-households are cost burdened 
• Means about 1 in 5 homeowners
• Rates are higher for mortgaged versus non-mortgaged households

• Homeownership is increasingly out of reach
• Home prices have been increasing
• Stagnant wage growth, job growth clustered in low wage work
• Increased debt load among potential buyers

(MSHDA 2019a)

7

8

9



Building a Foundation not Attainable 
Housing – Kalamazoo County

10/17/2023

Michigan State university Extension 4

Pricing/Affordable - Renters

• About 45% of Michigan renter-households are cost burdened 
(1 in 2)
• ...and about half of those are severely cost-burdened
• Down from 50%+ levels seen in 2000s & 2010s

• Why?
• Rising housing costs/rents since the recession
• Renter incomes not increasing to match

(MSHDA 2019b)

Attainable Housing

“[At]tainable housing is defined as 
nonsubsidized, for-sale housing that is 
affordable to households with incomes 

between 80 and

120 percent of the area median 
income (AMI)“

(Ducker et al., 2019, pg 4)

The Current State of Housing
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Families have been changing in the US...

Changing 
family 
patterns

(Barrosso et al., 2020) 

Multigenerational Households

• Multigenerational households have been on the rise over the last 
15 years
• Potentially accelerated by pandemic and economic factors

• From 2014-2019
• Two-generation households increasing 15%

• Three generation households growing 4%

• Terms like “Granny Flat” or “MIL Apartment” or “Boomerang kids”

(Joint Center for Housing Studies of Harvard University, 2020) 

13

14

15



Building a Foundation not Attainable 
Housing – Kalamazoo County

10/17/2023

Michigan State university Extension 6

Changing Michigan Household Patterns, 1990-2020

2020*201020001990

3,980,4083,872,5083,785,6613,419,331Total households

2,526,4372,554,0732,575,6992,439,171Family households (families)

46.9%1,865,16347.96%1,857,12751.4%1,947,71055.1%1,883,143Married-couple family

4.8%190,5134.08%185,3634.1%154,1873.3%113,789Male householder, no wife present, family

11.8%470,76113.21%511,58312.5%473,80212.9%442,239
Female householder, no husband 

present, family

36.5%4,453,97134.04%1,318,43532.0%1,209,96228.7%980,160Nonfamily households

29.9%1,189,59427.88%1,079,67826.2%993,60723.7%809,449Householder living alone

6.6%264,3776.16%238,7575.7%216,3555.0%170,711Two of More Persons

(Source: Decennial Census Data, *2020 ACS 5-year Estimates)

Changing Michigan Household Patterns, 2013-2018

20182013

3,909,5093,823,280Total households
64.3%65.7%Family households (families)
47.4%48.5%Married-couple family

4.7%4.4%Male householder, no wife present, family

12.2%12.8%Female householder, no husband present, family

35.7%34.3%Nonfamily households
29.3%28.7%Householder living alone
11.6%10.5%65 years and over

National Trends

A larger blue bar means a 
potential excess of that type by 

2038

A larger orange bar means a 
potential shortage of that 

type by 2038
(Nelson 2020)

(< ⅙ acre)
(including townhomes) (All other detached)
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National Trends, continued...

• The trend over last several decades has been towards larger new 
construction...
• Often to meet the upper ends of the market, this pushed out construction 

of smaller homes

• While family sizes have decreased...
• Many homes now have more bedrooms than people

• Limited stock of smaller homes for those who are seeking them, driving 
prices up

(Joint Center for Housing Studies of Harvard University, 2020)

The story in Kalamazoo

Planning for homes
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Labor, Lumber, Land, and Laws

Labor 
• Shortage of skilled labor, stemming 

from great recession

Lumber
• Cost and construction timelines are 

being inflated by the cost of 
materials

• Material prices have increase 33% 
since February 2022

Land
• Availability of land impacts pieces, less land means 

higher costs
• Is the land available suitable for building?

Laws

• Approval processes can add time and costs for 
developers

• Influences what types of homes can be built through 
zoning

(Michigan Association of Planning, 2022)

Administrative Barriers

• What does the process from proposal to be ready for new 
residents looks like?

• Often the bureaucratic and administrative steps are cited as barriers by 
developers

• Can add time and costs to the process

• Rhode Island has strict deadlines for approving projects that may 
increase affordable housing and Massachusetts incentivized best 
practices in streamlining

(Massachusetts Association of Regional Planning Agencies, 2007; National League of Cities, 2019; White House, 2016)

Reviewing your Development Review

• MEDC’s Redevelopment Ready Communities Best Practice #3 –
Development Review

Unnecessary steps or unclear instructions increase time and 
expenses associated with development. …. Making information on 
the development review process and resources readily available 
assists developers of all sizes and experience levels in 
understanding what they’ll need to know as they invest in the 
community.

(Michigan Economic Development Corporation, n.d.)

22

23

24



Building a Foundation not Attainable 
Housing – Kalamazoo County

10/17/2023

Michigan State university Extension 9

RRC Resource Library

Resource Library here: https://www.miplace.org/programs/redevelopment-ready-communities/rrc-library/

RRC Resource Library

Resource Library here: https://www.miplace.org/programs/redevelopment-ready-communities/rrc-library/

Planning for Homes

• Several states have statutes requiring 
master plans to have a section on low 
income or affordable housing
• Had the greatest compliance (and 

impact) when paired with regional supports

• Including these goals is associated with a 
decrease in cost-burdened residents

(Goetz et al 2003; Jun 2017; Ramsey-Musolf 2017 )
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Planning for Homes

Key considerations:

• Demand (present and future)

• Housing type

• Neighborhood typologies

• Social equity

• Rural-urban transect

• Price

• Proximity to:
• Transportation systems

• Schools

• Jobs

• Services

• Sewer/Water

• Your local context

Planners should base decisions about the location and 
density of housing on a careful analysis of housing needs, 

proximity to services, workplaces and transportation options

Attainable Housing in the Missing Middle

The kind of housing that all but disappeared when exclusionary 
single family residential zoning became the norm.

(Parolek, 2020)

Missing Middle

• House-scale buildings with multiple units in 
walkable neighborhoods.

• "Units" can be built to look like a single-family 
house if desired.

• A middle form and scale between single-family 
and multi-family buildings.

• Less than 10% of housing units built 
between 1990 and 2013 were Missing Middle 
Scale.

(Parolek, 2020)
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Neighborhood Typologies

• Traditionally the focus of zoning is on use, not design or typology

• A typological approach examines the existing built environment in 
an area and looks for patterns in:

• Building type, building size, building form, setbacks, lot sizes etc.

• Not quite form-based codes, but also not conventional zoning 
either.

Comparing 
neighborhood 
typologies

(Compiled by B. Neumann)
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Typologies
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Bungalow Courtyard Live-Work

Typologies

Duplex Triplex Courtyard Apartment

Typologies

Townhome Credit: Missingmiddlehousing.com

Multi-plex
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Other multi-family

• Some of these forms may 
or may not fit the character 
of your neighborhoods.

Credit: Mary ReillyMuskegon, MI

Housing Along the Transect

T6- The Urban Core

photo credit:2017 CBoca; 
CNU 

Courtyard Apartments/Brownstones
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T2-Rural 

photo credit: APA

Context-Sensitive Forms

T2-Rural 

Find more information here: https://www.extension.iastate.edu/communities/rural-housing-readiness-assessment

Other Rural Considerations

• Workforce housing - What type of workforce? 
• Service sector, civil service, manufacturing, agriculture

• Seasonal or year-round?

• Transportation options
• Is there public transportation? Housing within walking distance 

of places people want to be?

• Infrastructure
• Can it support more homes? What would need to change?
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Understanding YOUR Context

• Each community will have its own 
unique local situation, so 
understanding that local context is key

• National and state tends are useful 
parts of the story, but not the whole 
story

• Do not assume your community is the 
same as the state or national average

Share:

What makes your 
community's housing 

situation unique?

Understanding YOUR Context

• Housing markets vary greatly 
across the state

• Getting local and regional data 
can help craft local and regional 
solutions

• HUD categorizes key housing 
market factors into three areas

• Economic, demographic, and 
housing supply

(U.S. HUD, 2020)

Economic and Demographic Factors

• Economic
• Job growth
• Job types
• Public transportation
• Income (Poverty)

• Demographic
• Population change
• Age distributions
• Household structure
• Education levels
• Cost burden
• Preferences

43

44

45



Building a Foundation not Attainable 
Housing – Kalamazoo County

10/17/2023

Michigan State university Extension 16

Housing Supply Factors

• Make up of current stock
• Breakdown of housing types (single family, multi, etc.)
• Permits for new homes and rental units
• Home sale/pricing
• Quality

Statewide Housing Plan Data

• AS part of the MSHDA’s Statewide Housing Plan efforts massive 
data books were created for each region 

• (Kalamazoo is Region J)

• Compiled data on households, housing affordability, quality, 
vacancy

• Classified markets and provided suggested housing policies

Find Region J data here: https://www.michigan.gov/mshda/developers/statewide-housing-plan
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Planning for Housing - Charlevoix, 2022 Master Plan

GOAL 6: Create housing that meets the 
needs of all residents, ensuring all are safely 
and adequately housed.

1) Encourage higher density in appropriate 

locations

2) Promote infill development

3) Preserve and create ne dedicated 

affordable housing

(City of Charlevoix, 2022)

Planning for Housing – Texas Charter Twp 2020 Master 
Plan
• Goal 2: “Maintain the Township’s regional position as a community that 

provides safe, attractive, and vibrant neighborhoods that can accommodate 
resident’s at all stages of life”

• 2.1: “Support a system of organized land uses to provide greater housing 
choices, where new and redeveloped areas respect existing 
neighborhoods.”

• 2.2: “Encourage residential developments that are needed by persons of 
all ages, incomes, and household sizes.”

• 2.3: “Encourage diverse types of housing within areas where envisioned 
densities are consistent with non-single family housing types.”

(Texas Charter Township, 2020)

Planning for Housing – Climax Twp 2016 Master Plan

• “Low Density Residential GOAL: To support the opportunity for residential 
development throughout the Township, wit the rural areas supporting larger 
parcels through land division and the area abutting or within the Village 
areas providing for smaller parcels through land division, lots through 
subdivision or building sites through condominium development.”

• “Medium/High Density Residential GOAL: To only support more intensive 
residential development where such development could potentially be 
served by public utility systems, should such systems be extended into the 
Township. This would include the mobile home park area just west of the 
Village of Climax or the area abutting the elementary school within the 
(unincorporated) Village of Scotts.”

(Climax Township, 2016)
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Spartyville 1 – Planning for housing

The Spartyville Planning Commission is in 
the middle of their own housing issues and 
has established a housing task force to 
provide recommendations.

Read through the scenario and work through 
the discussion questions as a group.

Time: 20 minutes

Principal Residence Exemption (PRE)

• A term used in assessing (taxation)

• Identifies owner occupied units

• Data is locally available

SMART Goal

• Example 1: Within ___ years of Master Plan adoption, the 
Planning Commission will recommend zoning ordinance 
amendments addressing ________ within _____ (land use 
classification, neighborhoods, etc.)

• Example 2: (NOT SMART): Spartyville will have more 
affordable housing.
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Planning for Housing Checklist

• Use the provided planning for housing 
checklist to take stock of your local 
situation

• Follow up on those you marked “Not 
sure”

• Is it time to consider those that you 
marked “No”?

Zoning Considerations
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Planning & Zoning

• The plan must provide clear, well-supported vision and polices to 
support changes to zoning regulation.

• Infrastructure, employment trends, income

• Existing housing types

• Demographic changes- household size, age, birth rates, etc.

• Community engagement- housing solutions and opportunities

Planning and zoning are pieces of the puzzle...
• Inclusive zoning incentives

• Supportive housing services and counseling

• Home buyer education and counseling

• Streamline permit review

https://www.canr.msu.edu/mimoneyhealth/contact

Zoning Implementation Techniques

• Focus on the building envelope: width, depth, height

• Adopt smaller minimums: lot size, setbacks, dwelling size

• Allow missing middle housing where it already exists

• Consider a Form-Based Code

• Expand mixed-use zones that allow housing

• Eliminate the exclusive single-family zone

• Reconsider off-street parking requirements

• Allow Accessory Dwelling Units (ADUs)

• Regulate short-term rentals

PARTIAL 
LIST OF 
WHAT 

CAN BE 
DONE
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Focus Regulations on the Building Envelop

• Regulate the maximum building 
envelope (form and scale) rather 
than number of units (i.e. density)
• Instead of defining a maximum 

number of units in zoning, define a 
maximum width, depth, and height 
(i.e. an allowed building envelope)

• Allow any number of units >1 within 
that defined envelope

La Palma, CA

Example: Focus on the Building Envelope

• Regulations allow a building up to 50 feet wide, 55 feet deep, and 
two stories tall. Maximum 5,500 square feet

• Instead of regulating the number of units – the maximum building 
size allows a builder to build:

• Two 2,750 square foot units,

• Four 1,375 square foot units, or

• Eight 688 square foot units.

• See next slide

Start with the desired form... (same form,1-8 units)

Source: Opticos
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Carefully Regulate Building Depth and Width

• Otherwise, larger lots will result 
in larger buildings out of scale 
with neighboring buildings.

• More units does not have to 
mean larger buildings.

• Provide more units, with higher 
densities, within house-scale 
buildings

Source: Opticos

Carefully Regulate Height

• Most traditional 
neighborhoods have heights 
of 2.5 stories.

• How do you measure height?
• Highest point will encourage flat 

roofs vs. midpoint or eave (or 
parapet) Marquette; Brad Neumann

Adopt Smaller Minimums

Infrogmation of New Orleans 
(https://creativecommons.org/licenses/by-sa/3.0/deed.en)
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Adopt Smaller Minimums

• Reduce minimum lot size and 
setbacks to allow for infill and 
denser redevelopment

• 1 unit redeveloped to 2 or more

• How about establishing a 
maximum lot size for new 
subdivisions (plats)?!?

Marquette; Brad Neumann

Google

BEFORE

AFTER

Adopt Smaller Minimums

• Be critical of any minimum lot size
rule much higher than 5,000 sqft

• Large lot sizes - 5,000 sqft lots - are 
the standard in U.S. post-War II 
suburbs

• Small lot sizes - 1,600 sqft lots - allow 
for rowhouses and shotgun houses Bloomington, IN; Nyttend - Public Domain

Adopt Smaller Minimums

• Reduce minimum setbacks
• Even a modest 10' setback drastically 

reduces the buildable envelope

• 200' x 400' block subdivided into example 
4, 8, and 32 lots

• For side yards, use a smaller one side 
minimum (e.g. 5') with a larger 
aggregate minimum (e.g. 13')

(Price 2017)

72%

64%

16%

Buildable %
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Adopt Smaller Minimums

• Reduce minimum dwelling size
• Housing North recommends 450 sq ft or 

less

• Or eliminate minimum dwelling size

• Reduce, or eliminate, minimum single-
family structure width

• Reduce to 12' - 18’

• Your minimum dwelling size sets the 
price floor for new housing

Dwelling Unit - One or 
more rooms ... with 
bathroom and principal 
kitchen facilities, 
designed as a self-
contained unit for 
permanent residential 
occupancy...
- City of Marquette

Allow Missing Middle Housing Where it Already Exists

• Some neighborhoods have existing:
• Small lots with smaller setbacks

• Duplexes and multiplexes (i.e. mansion apartments) 
here and there

• These might be nonconforming lots, structures, 
and uses

• Amend zoning so these lots, structures, and 
uses are conforming

Regulate Form

• Concerned about the character of 
new building types and infill?

• Adopt a Form-Based Code for 
residential district(s) too

• Regulate building:
• Placement

• Height

• Frontage – porch/stoop; fenestration

• Even architectural standards, if 
desired including roof type

Draft Lansing FBC
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Form-Based Code

• Allows you to be direct about 
housing types

• Embed the allowed housing 
types within new or existing 
zones

Lot DepthLot WidthBuilding 
Type

100' min40' min, 75' 
max

Duplex

100' min75' min.; 
100' max

Cottage 
Court

80' min18' min;
35' max

Rowhouse

75' min30' min
50' max

Detached 
House:
Compact

Source: Opticos Design Inc.

Form-Based Code

• To learn more about FBCs, visit the 
Form-Based Codes Institute:

• https://formbasedcodes.org/definition/

• https://formbasedcodes.org/resources/

Expand Mixed-Use Zones that Allow Housing

• Allow residential by right on 
upper floors in commercial 
districts
• Or commercial in front half of 

building, residential behind 
(accessory commercial use)

• Create new live/work districts
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Expand Choice in the Single-Family Zone

• Amend zoning to allow more than one 
dwelling unit / lot
• Allow by right (more effective); or minimally

• Allow by special land use (less effective)

• In 2019, Minneapolis amended zoning 
to permit up to 3 units / lot

Single-Family 
Residential

General 
Residential

Reconsider Off-Street Parking Requirements

Parking limits density 
and adds cost

• 1 off-street parking space 
adds 6% to the unit cost

• 2 spaces add 16%

• 3 spaces add 34% 
compared with no 
parking. 

Increased Per Unit Housing Price Due to Parking Costs

(Litman 2021, p. 13)

Reconsider Off-Street Parking Requirements

• Reduce to a minimum of 1 required 
off-street space per unit, or

• Reduce to 0 in walkable districts with 
sidewalks, bike lanes, public transit

• Traverse City is considering eliminating 
off-street parking requirements in certain 
neighborhoods

• Replace with market-priced on-street 
parking

Brad Neumann
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Resources: Reconsidering Off-Street Parking Requirements

• Ending Parking Minimums. Strong Towns. 
https://www.strongtowns.org/parking/

• Baldwin Hess, D. & J. Rehler. (2021). Minus Minimums. Journal 
of the American Planning Association, 87:3, 396-408, DOI: 
10.1080/01944363.2020.1864225

• Parking Reform Made Easy. Fall 2013. Richard Wilson. Access 
Magazine. https://www.accessmagazine.org/wp-
content/uploads/sites/7/2015/10/parking-reform.pdf

Allow Accessory Dwelling Units (ADUs)

• By right in all or certain districts
• By SLU in all or certain districts
• Attached or accessory structures

• Consider with off-street parking

ADU Size Examples

NotesMaximumMinimum

650 sf300 sfCharlevoix
Lot sizes 5,000 to 7199 sf= 600 sf
Lot sizes over 7200 sf- 800sf or 
same size as the ground floor of 
the main dwelling, whichever is 
less.

600 sf or 800 
sf

No stated 
min.

Ann Arbor

Cannot exceed 40% of the gross
floor area of the primary structure 
(it was 25% which was 
problematic).

850sf400 sfGrand 
Rapids

*depends on zone/ 650 sf max 
DADU in low-rise zones for 
rowhouses and townhouses.

1,000 sfSeattle, WA
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Kalamazoo ADU Example – Rose Street

Regulate Short-Term Rentals (STR)

• Know what your intent is for regulating 
STR

• Know what you are looking to regulate
• Hosted sharing
• Unhosted sharing
• Dedicated vacation rentals

• STRs are a lawful use and cannot be totally 
excluded where there is a demonstrated 
need and the use is appropriate

Planning & Zoning News
July and August 2018

Regulate 
Short-
Term 
Rentals
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Reduce administrative barriers

• What does the process from proposal to be ready for new 
residents looks like?

• Often the bureaucratic and administrative steps are cited as barriers by 
developers

• Can add time and costs to the process

• Rhode Island has strict deadlines for approving projects that may 
increase affordable housing and Massachusetts incentivized best 
practices in streamlining

(Massachusetts Association of Regional Planning Agencies, 2007; National League of Cities, 2019a; White House, 2016)

Target Zoning Reform

• Market segments looking 
for smaller and different 
housing types are not 
interested in auto-
dependent zones

• Identify districts to amend 
zoning for added density, 
residential infill, and 
denser redevelopment 
with that in mind.

Rural Considerations

Rural residential minimum parcel sizes typically too 
large to meet the needs of the community

• Consider Attainable Housing along with farm/forest 
land protection techniques such as

Sliding scale zoning, Area-based allocations

Allow for Accessory Housing

• 2 or more residences allowed on a property
• Allow ADUs by right or special land use

• Allow duplexes in certain rural districts by right or SLU

See Rural Housing Readiness Assessment. ISU Extension

Kurt Schindler

85

86

87



Building a Foundation not Attainable 
Housing – Kalamazoo County

10/17/2023

Michigan State university Extension 30

Rural Considerations

• Adopt inclusive standards for farm worker housing

• Add density adjacent to sewer, water, and transportation options
• Rezone land to denser residential district – location matters!

• Adopt new higher-density districts (Don't forget the zoning plan first!)

• Partner with city/village to support higher-density housing
• Shared service provision; Intermunicipal agreements; 425 agreements; etc.

Photo: Michigan Farm Bureau

In summary

• Incrementally increasing the number 
of units per lot can increase the 
number of housing units in the 
community and address housing 
affordability.

• Higher density does not equate to 
larger buildings:

• House-scale buildings can accommodate 
more units, more housing choice, and 
lower housing cost.

Duplex - Marquette; Brad Neumann

Spartyville 2: Zoning for Missing Middle Housing

The Spartyville Planning Commission is ready 
to act on some of the recommendations for 
the housing task force’s work, including 
updates to the zoning ordinance.

Read through the scenario and work through 
the discussion questions as a group.

Time: 25 minutes
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Additional Resources & Considerations

Framing the Issue

• "Density" is a loaded word with racist and 
classist beginnings. Use other terms: 
Missing Middle Housing, house-scale, 
diversity of housing type, and housing 
choice

• Photograph and use local examples

• Personalize the conversation with stories 
of elders wanting to age in place, single 
parents looking for smaller units, etc.

ADU - Marquette; Brad Neumann

More on framing here: https://www.frameworksinstitute.org/publication/finding-a-frame-for-affordable-housing/
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Funding – MSHDA & MEDC

• MSHDA
• MSHDA Investing in Community

Housing (MICH)

• MSHDA MOD (modular homes)

• Low Income Housing Tax 
Credits (LIHTC) – 9% and 4%

• Pass-Through Bond Program

• MEDC
• Revitalization and Placemaking 

(RAP)

• Community Revitalization
Program (MCRP)

Funding – Tax Incentives

• Payment in Lieu of Taxes (PILOT) for workforce housing
• Expanding PILOTs to workforce housing (120% AMI)

• Brownfield Tax Increment Financing (TIF)
• Added reimbursements for activities associated with housing

• Neighborhood Enterprise Zone (NEZ)

Michigan Association of Planning

• In 2022 MAP released this 
Zoning Reform Toolkit for 
Housing Choice and 
Supply

• 15 reforms for communities 
to consider
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Renter/Homebuyer Education

Plan Collaboratively

98

State Planning and Development Regions –
c/o MI Assoc. of Regions: http://www.miregions.com

• This is complex issue and takes a lot of 
partnerships to tackle

• Regional Housing Partnership
• State organizations
• MI Association of Regions
• Neighboring jurisdictions
• Non-profits
• Businesses

More 
Resources
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Recap

• Michigan and the US have been trending towards housing issues 
for years, 2020 accelerated things

• Understanding local and regional markets is key
• Economics, demographics, and housing supply are key

• Use local data to explicitly plan for housing goals
• A variety of policy, regulation and finance tools for communities 

to use
• They are all potential pieces of the solution
• Finding the options that align with your community

Activity – Personal Reflection

• What is your community doing to expand housing choice and 
attainability?

• Now that you've learned more about what can be done, how do 
you feel about the steps your community is taking?

• What needs to be improved, changed, initiated with respect to 
your community's housing strategy?

• Where do you now plan to begin making changes in your 
community's housing efforts?
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Contact the MSU 
Extension land use 

educator closest to you 
with your planning and 

zoning questions.
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Land Use Educators
Brad Neumann
neuman36@msu.edu
906-315-2661 

Harmony Gmazel
gmazelh@msu.edu
734-222-3832

Tyler Augst
augsttyl@msu.edu

269-657-8213 

Mary Reilly
reillym8@msu.edu

231-889-4277 

Ryan Coffey Hoag
Newaygo County

coffeyry@msu.edu
231-924-9677

TBD
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