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                                 CITY OF EAST LANSING 
                         Quality Services for a Quality Community 

 

      HOUSING COMMISSION  

 

      MEETING MINUTES -  
        APRIL 2, 2026, 6:30PM 

         HANNAH COMMUNITY CENTER  

         819 ABBOT ROAD 
 

1) OPENING  

 

Meeting called to order by Chairperson Fisher at approximately 6:30pm 

 

1.1 Roll Call  

Present – Fisher, Lowen, Abdullah, James, Tibebe, Todd, Wiggins 

Absent – McCann, Schicht 

 

Staff Present – Aleece Hodges, Claire Healey, Jackie Risley  

 

1.2 Approval of Agenda  

Motion to approve by James, second by Lowen. All present voted in favor. 

 

1.3  Approval of minutes from March 5, 2026, meeting minutes made by 

James, second by Wiggins. All present voted in favor. 

 

 

2) COMMISSIONER CONCERNS AND ANNOUNCEMENTS – NONE  

    

3) COMMUNICATION FROM THE PUBLIC  

3.1 Written communication:  

 

Written communication was received from Molly Szpunar, regarding a rental 

license cap.  

 

Written communication was received from Amy Gload, 540 Linden St, 

regarding The City's Zoning Ordinance - New Section 50-778.  
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Written communication was received from Jim and Sally Newton, 939 Sunset Ln, 

regarding The City's Zoning Ordinance - New Section 50-778.  

 

Written communication was received from Elinor M. Holbrook, regarding the City's 

Zoning Ordinance - New Section 50-778.  

 

Written communication was received from Kathryn Rodgers, regarding overlay 

districts.  

 

Written communication was received by Liz Schweitzer regarding The City's Zoning 

Ordinance - New Section 50-778.  

 

Written communication was received from Mathias & Charlotte Steiner, 1426 

Harvard Rd, regarding the City's Zoning Ordinance - New Section 50-778.  

 

Written communication was received from Shelby Abbott, 1041 W Grand River Ave, 

regarding the City's Zoning Ordinance - New Section 50-778.  

 

Written communication was received from Jeffrey Friedle, 12133 Tanager Ln, 

regarding the City's Zoning Ordinance - New Section 50-778.  

 

 3.2 Communication from the Public: Jeff Friedle, 1233 Tanager Ln, shared viewpoints 

regarding City's Zoning Ordinance - New Section 50-778.  

 

Anne Hill, 685 Buteo, opposes changes to Ordinance 1572. Diane Wing, 1024 

Huntington Rd, opposes changed to ordinance 1572.  

 

James Newton, 939 Sunset Ln, shared viewpoints regarding Ordinance 1572.  

 

Sally Newton, 939 Sunset Ln, shared viewpoints regarding Ordinance 1572.  

 

Lynn Richardson, 1300 Blanchette Dr, shared viewpoints regarding Ordinance 1572.  

 

Theodore Benca, 945 Pebblebrook Ln, shared viewpoints regarding Ordinance 1572.  

 

Beverly Bonning, 601 Northlawn Ave, shared viewpoints regarding Ordinance 1572.  
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4) PUBLIC HEARING  

 

 4.1 Initial rental license application review for a Conditional Class III renal license for an 

occupancy of up to two unrelated persons or a family at 231 Loree Dr. The owner of records 

is Kasey & Rachael Lund. The legal representative is Max Mikulik, East Lansing. Motion to 

approve the Class III rental license as presented. Motion made by Tibebe, seconded by James. 

All in favor. 

 

5) OLD BUSINESS - NONE 

 

 

6) NEW BUSINESS  

 

6.1 Discussion of Ordinance 1572 - An ordinance to amend Chapter 50, Zoning, Division 5, 

Residential Rental Restriction Overlay Districts, of the code of the City of East Lansing, to 

add a new section 50-778, Removal of property from the rental restriction overlay districts. 

Action: Housing commissioners decided to submit comments and feedback to Hodges. Hodges 

will compile all input for inclusion in next month’s housing commission agenda packet. Chair 

Fisher will draft a letter to the City Council that incorporates comments from Housing 

Commissioners and input from the public. The Commission also discussed establishing a 

standard of review for rental overlays. Staff will begin gathering the data needed for this 

work. 

 

6.2 International Property Maintenance Code (IPMC) Committee nominations: Tibebe 

nominated James and Fisher, nominations accepted by Fisher and James. All voted in favor.  

 

7) COMMITTEE REPORTS – NONE  

 

8) STAFF AND CITY COUNCIL UPDATES  

 

  8.1 Staff Updates: Hodges shared the diverse housing ordinance is still being discussed. 

Hodges reported that Albert El Fresco will not open this summer in the same manner, 

noted that the El Dog Park is now open, and provided a brief spring parks update.  

 

Council Updates: Mayor Pro Tem Grigsby provided a brief update regarding the tenant 

resource center, which will be attending an upcoming Housing Commission meeting and 

expressed appreciation to the Commission for their continued work. 
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9) ADJOURNMENT - Motion to adjourn meeting at 8:32pm made by Tibebe seconded by 

James.  
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JUSTICE
A HOUSING

ORGANIZATION
Making a Difference Together
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WHO WE ARE 

Mission Statement:

The Tenant Resource Center Mid
Michigan (TRC) is a community-driven

organization dedicated to keeping
Lansing residents housed - and helping

those without housing find a place to call
home. We provide tenants with the tools,

knowledge, and support they need to
navigate rental disputes, fight evictions,

and assert their rights. For those
searching for housing, we offer guidance,

resources, and connections to help
secure safe, affordable homes. Through
advocacy, education, and direct action,
we stand alongside tenants to challenge

unjust housing practices and build a
future where safe, stable housing is a

right - NOT a privilege.

Vision Statement

A Mid-Michigan where no one faces the
threat of homelessness alone - where
tenants are empowered, landlords are
accountable, and safe and affordable
housing is the foundation every
resident can build their life on. 

Core Values

1.Housing as a Human Right 

2.Tenant Empowerment

3.Accountability 

4.Community-Centered ActionPage 8 of 220



OVERVIEW
PROGRAM

Tenant Rights Navigation
Explains the rights of tenants and how to exercise
them, what their landlords responsibilities are, are how
to hold them accountable. 

Court Accompanient 
For tenants going through the eviction process, and
Tenant Unions looking to engage in litigation.

Survival Supply Distribution
Encompasses all of our contact with unhoused tenants.
We on the spot referrals to services, supply
distribution, hot foods, non perishable foodpacks, etc.  
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TRC TEAM 

Khadja
Erickson

Heather
Hannon

Ben
Christensen

Executive Director Operations Manager Policy + Education Director

We have 3 full-time employees and 10 regular volunteers
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WORKS
HOW THE PROGRAM

A tenant reaches out - by
phone, online intake, or referral
from a community organization

We assess their situation - eviction
threat, habitability issue, housing
search, or acute homelessness

We connect them to the right support - rights
navigation, court accompaniment, union
building, legal referrals, or survival supplies

We stay with them - through court
dates, landlord negotiations, and
housing transitions

TRC supports Tenant Unions
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TRC BY THE NUMBERS

551 Served in Q1 132 Households
Preserved

$20,484.24 “Ask Before
You’re Evicted”

264 People served through our Tenants
Navigation and Court Accompanient

Programs. 
287 people served through street outreach 

Through our Tenant Rights and Court
Accompanient Programs, we were able to

help 132 people avoid eviction or retain
housing.

In direct client financial support - hotel
stabilization, rental arrears, move-in costs,
storage rentals, moving trucks, and court-

fees. 

A digital tenant rights navigation tool
developed in partnership with MSU Housing
Justice Clinic that provides real-time, plain-

language guidance on eviction rights and
local resources - available beyond staff

hours. 

YEAR ONE GOAL: 150-175 SERVED 
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COLLABORATORS
OUR PARTNERS &

We are proud to partner with
these organizations.

MSU Housing Justice Clinic, Ingham County Health Department,
Michigan Coalition Against Homelessness, Ingham County Housing
Trust Fund, The HARA, Legal Services of South Central Michigan, Fair
Housing Center of Mid-Michigan, NAACP Lansing Branch, Rent Is Too
Damn High, Detroit Action, National Housing Law Program, and many
many more! 
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MEETING PEOPLE WHERE THEY ARE 
TRC EXISTS TO STAND WITH TENANTS

In court, in encampments, on the phone at 7pm when someone just got notice

517-289-3500

info@trcmm.org

www.trcmm.org
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 Housing Commission 

AGENDA ITEM REPORT 

 
To: Housing Commission 
Subject: Written Communications 
Meeting: Housing Commission - 07 May 2026 
Department: Planning, Building, and Housing 
Staff Contact: Aleece Hodges, Director of Planning, Building, and Housing 
 
BACKGROUND INFORMATION: 
Attached are written communications for Housing Commission meeting on May 7, 2026 
 
ATTACHMENTS: 
Communication_Newton 
Communication_Newton_2 
Communication_Richardson 
Communication_Szpunar 
1097 Central Bailey Neighborhood Overlay Map 
Email to Council - Amy Gload - 3-9-2026 
Email to Council - Ashton Henderson 3-11-2026 
Email to Council - Jacqueline Genovesi 3-17-2026 
Email to Council - Jeffrey Hank 3-9-2026 
Screen Shot 2026-03-30 at 1.41.19 PM 
Hank_Email 
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1

Aleece Hodges

From: Sally Newton <sallynewton@comcast.net>
Sent: Tuesday, April 7, 2026 2:29 PM
To: Aleece Hodges
Subject: East Lansing City Council:  Opposition of Ordinance 1572

Good aŌernoon, 
 
We are in opposiƟon of Ordinance 1572, to add a new secƟon 50-778, Removal of Property from the Rental RestricƟon 
Overlay Districts.   
 
This proposal draŌ, adding a new avenue for those wishing to remove their properƟes from rental restricƟon overlays, 
appears to have a very limited use.  However, in fact, it could affect properƟes within numerous areas of East Lansing 
that have successfully established overlays in order to preserve the character and integrity of their residenƟal 
neighborhoods.   
 
Our neighborhoods conƟnue to feel the pressure from investors eager to buy our properƟes for their own personal gain.  
Many do not reside in our city and have no vested interest in our community. 
At a Ɵme when our owner occupied home rates are declining, it is more important than ever to preserve our established 
RRO ordinances.   
 
 
Sincerely, 
 
  
Sally and Jim Newton        Dr. Robin Dickson and Dr. Patrick 
Dickson       Mary Freese 
 
Carole Hetherington        Dona McGovern   
         John and Carolyn Johnson 
 
Robert and Judy Steele        Jean Schultz    
                Gail and William Kendall 
 
Joann Steele          Kathy Rodgers   
         Barb Soper 
 
            Nancy and Gerald 
Lindman 
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1

Aleece Hodges

From: james newton <janewton5@gmail.com>
Sent: Monday, April 13, 2026 11:04 AM
To: Aleece Hodges
Subject: Fwd: Ordinance 1572

 

---------- Forwarded message --------- 
From: james newton <janewton5@gmail.com> 
Date: Mon, Apr 13, 2026 at 10:08 AM 
Subject: Ordinance 1572 
To: <ahodges@cityofeastlansing.con> 
 

At the Housing Commission Meeting on April 2, 2026, eight residents spoke in opposition to ordinance 
1572. In the discussion that followed their concerns were largely ignored except for one gentleman that 
challenged my statement that rentals comprise over 60% of East Lansing housing. Actually, according to 
the U.S. Census Bureau 2020-2024, the owner occupied unit rate is only 38.5%, thereby making the 
rental proportion 61.5%. Furthermore, in a 2021 independent Housing Strategic Report concluded that 
overlay districts were recommended to encourage investment in the neighborhoods and that conversion 
of for-lease detached units back to owner occupied units.  
One only needs to read the existing overlay ordinance to appreciate the needs and benefits of 
overlays.Please do not pass ordinance 1572. Please forward this correspondence to the other members 
of the commission.  
   
James Newton 

 You don't often get email from janewton5@gmail.com. Learn why this is important   

 
CAUTION: This message originated from an email address outside of the organization. Please use 
caution before clicking any links or responding. Verify that you know and trust this sender prior to 
proceeding.  
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1

Aleece Hodges

From: Lynn Richardson <skeenathedog@yahoo.com>
Sent: Tuesday, April 7, 2026 11:46 AM
To: Aleece Hodges
Subject: Proposed Ordinance 1572, residential rental overlay districts

1300 Blanchette Drive 
East Lansing MI 48823 
 
April 7, 2026 
 
Aleece Hodges (via email) 
Housing and University Relations Administrator 
City of East Lansing 
410 Abbot Road 
East Lansing MI 48823 
 
Re:  Proposed Ordinance 1572 
 
 
Dear Ms. Hodges: 
 
On April 2, 2026, the East Lansing Housing Commission considered Proposed Ordinance 1572, which would provide a mechanism to remove a 
single property from a residential rental overlay district. 
 
During public comment, approximately ten individuals provided information to the Commission about the flaws in the present proposal.  The 
ensuing discussion by the Commissioners seemed to suggest that they had been asked to make a recommendation on whether to approve rental 
overlay districts, not an individual’s attempt to remove their parcel from one.  There was much discussion about the availability of attainable 
housing, the proportion of rental properties in the City, inspection of rental properties, and other similar matters. But these issues are not before 
the Commission. The legality of rental overlay districts was settled by the Court of Appeals in Pavlovskis v City of East Lansing (COA No. 275236), 
December 20, 2007.   
 
Only at the end of the discussion did the Commission indicate that there might be a need for a mechanism to remove a property or, perhaps, the 
entire overlay district.  That is, in fact, the only question before the Commission.  It was noted that the present Residential Rental Overlay District 
Ordinance only allows a change in the type of overlay district, but there is no procedure by which the district boundary can be altered or 
removed.  Neither is there a procedure by which an individual parcel can be removed. 
 
No further fact finding is necessary.  It is simply a procedural issue.  During public comment, it was suggested that alteration or removal of an 
overlay district should be considered only by following the procedures pursuant to which it had been created—by a 2/3 vote of the owners of the 
parcels in the overlay district boundaries.  It was also suggested that the procedure for removal of an individual parcel would also need to meet 
the same criteria—approval of 2/3s of the parcel owners in the overlay district. 
 
I respectfully suggest that the Commission need not decide between these options nor does it need to draft such a proposal.  Instead, the 
Commission might recommend that Proposed Ordinance 1572 be denied and that the City Council consider amending the present ordinance to 
provide procedures to remove individual parcels from an overlay district.  Such a motion brought before the Commission might look like this: 
 
On March 17, 2026, the City of East Lansing City Council referred Proposed Ordinance 1572 to the Housing Commission for
consideration.  Following public hearings on April 2, 2026 and May 7, 2026, the Housing Commission respectfully recommends that the City 
Council deny the proposed ordinance.  Recognizing that the City of East Lansing Zoning Ordinance § 50-773 provides only for a change in the 
type of residential rental overlay district, the Housing Commission suggests that the City Council consider referring the matter to the City Attorney 
to draft a procedure to allow for removal of an individual parcel from a rental overlay district. 
 
I ask that you kindly distribute my comments to the Commissioners and the City Council liaison for their consideration. 
 
 
Respectfully submitted, 
 
Lynn K. Richardson 

 You don't often get email from skeenathedog@yahoo.com. Learn why this is important   

 
CAUTION: This message originated from an email address outside of the organization. Please use 
caution before clicking any links or responding. Verify that you know and trust this sender prior to 
proceeding.  
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1300 Blanchette Dr 
East Lansing MI 48823 
skeenathedog@yahoo.com 
517-285-1343 
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1

Aleece Hodges

From: Molly Szpunar <mhobey@gmail.com>
Sent: Wednesday, April 8, 2026 10:46 AM
To: Aleece Hodges
Subject: Communication for Housing Commission
Attachments: GIS Viewer_East Lansing Rental Parcels.pdf

Dear Housing Commission members, 
 
The 2020-2024 US census data for owner-occupied housing in EL is a meager 38.5%. This means 61.5% 
of our housing is investor-owned. 
(https://www.census.gov/quickfacts/fact/table/eastlansingcitymichigan/RHI725224 ). Ann Arbor's 
owner-occupied rate is 46%!  
 
The city's GIS Viewer tool, is informative - it's clear our rental housing stock is largely student rental. The 
shaded parcels are all rental licensed properties. See PDF attached. It seems to refute the theory that 
high rises keep the student rentals out of neighborhoods. 
 
Alice Dreger wrote to Council in 2022 that our overlay system preserves affordable housing near campus, 
using the Oakwood neighborhood as an example. In fact, Mr. Hanks' recent statements support this 
observation (and so does Zillow/BSAOnline data), as per Mr. Hanks, he is unable to sell his non-
licensable property at the same high price as the rentals on his street. Investors will pay premium for that 
guaranteed income $$$! Meanwhile, our school and community populations decline.  
 
We have 6 brand new elementary buildings to fill and we need to have a balance between investor 
interests and people who just want to live here. Please make sure that as we evaluate abandoning our 
diverse housing requirements, and abandoning our overlays, you are factoring in these data points.  
 
I believe the easiest and best solution is capping rental licenses issued.  
 
Thank you, 
Molly Szpunar 
 
 
 
--  
Molly Louise Szpunar 

 
CAUTION: This message originated from an email address outside of the organization. Please use 
caution before clicking any links or responding. Verify that you know and trust this sender prior to 
proceeding.  
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3/30/26, 1:28 PMConsumer Law Center, PLLC Mail - Fwd: Please include in Councilmem…; The City's Zoning Ordinance - New Section 50-778 (540 Linden St)
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Jeffrey Hank <jah@consumerpractice.com>

Fwd: Please include in Councilmember packets; The City's Zoning Ordinance -
New Section 50-778 (540 Linden St)

Amy Gload <amygload@gmail.com> Mon, Mar 9, 2026 at 5:12 PM
To: Jeffrey Hank <jah@consumerpractice.com>

---------- Forwarded message ---------
From: Amy Gload <amygload@gmail.com>
Date: Mon, Mar 9, 2026 at 5:10 PM
Subject: Please include in Councilmember packets; The City's Zoning Ordinance - New Section 50-778 (540 Linden
St)
To: <council@cityofeastlansing.com>

To Whom It May Concern,

I own and live at 540 Linden St, and my home is the only non-rental property on my side of the block.
Every surrounding property is a rental, including what appears to be MSU-owned student housing next
door and a fraternity two doors down. The character of the immediate area is already overwhelmingly
rental housing.

I graduated from Michigan State University in 2021 and now work in the Ann Arbor area. While I have
no desire to sell my home, there may be times when I need to live closer to work for longer than the
current house sitting regulations allow. As a single homeowner, I should reasonably have the option to
bring in roommates or rent my home if I am temporarily unable to live there full-time.

Because my property is surrounded by rentals and student housing, it is highly unlikely that a family or
other long-term non-student buyer would choose to purchase my home. Many of the surrounding houses
are already owned by landlords who operate multiple rental properties. In practice, my home is already
located in an area dominated by rentals, despite my being an owner-occupant.

The proposed rental ordinance amendment is limited, reasonable, and appropriately targeted. It would
provide flexibility for homeowners like me who own a single home and are not professional landlords but
may need practical options to manage their property while maintaining ownership.

I strongly encourage the City Council to adopt the City's Zoning Ordinance, specifically, New Section 50-
778 - removal of Property from Rental Restriction Overlay Districts. It supports responsible homeowners
without meaningfully changing the existing character of neighborhoods like mine, which are already
predominantly rentals.

Sincerely,
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Amy Gload

540 Linden St

cell:  (517)-290-4037
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3/30/26, 1:26 PMConsumer Law Center, PLLC Mail - Strong Support for Ordinance 50-772: A Former Resident's Perspective

Page 1 of 1https://mail.google.com/mail/u/0/?ik=dde64fe33d&view=pt&search=…msgid=msg-f:1859366893007080213&simpl=msg-f:1859366893007080213

Jeffrey Hank <jah@consumerpractice.com>

Strong Support for Ordinance 50-772: A Former Resident's Perspective

Ashton Henderson <hende248@gmail.com> Wed, Mar 11, 2026 at 8:00 AM
To: council@cityofeastlansing.com
Bcc: Jah@consumerpractice.com

Dear City Council Members -

I am writing to formally express my strong support for Ordinance 50-772. My wife, and I lived at 353 Division Street
for three years. Michigan State has always been home to us. As an alum, former Spartan football player, and
dedicated community advocate, it pains me to write this letter. In many ways, it still hardly feels real that we had
to surrender our property.

When we purchased our home for $350,000, we envisioned staying in East Lansing permanently. We invested an
additional $75,000 into renovations, bringing the home's appraised value to $450,000. However, our circumstances
unexpectedly changed when my wife was laid off, and I received a professional opportunity in the DMV area that I
had to pursue to advance my career and continue to support our family.

Facing the growing financial burden of managing two mortgages, we pleaded with the City Council for a rental
license. Given that the 100, 200, and 300 blocks of Division Street are already surrounded by rental properties, we
advocated for the same opportunity. Unfortunately, we were continually denied and quite frankly, given the
runaround when trying to advance this community-wide issue.

Without the ability to rent our home, we were forced to concede and put it on the market. We originally listed the
property at an advised $489,000. Over six months, we had more than 20 showings and received 10-12 separate
offers. Heartbreakingly, every single one of those offers was revoked strictly because the property lacked a rental
license, and potential buyers wanted the autonomy to rent. As a result, we continuously had to lower our asking
price month after month which was deeply disappointing. Many realtors expressed that they had never seen or
experienced anything like this before within their professional careers.

The current restrictions brought down our property value and future earnings, but more importantly, they are
actively hurting our former neighbors and the entire surrounding area. At one point, we feared we would never be
able to sell due to the recurring rejections tied directly to the licensing issue.

It is my sincere hope that the Council will have a change of heart and pass Ordinance 50-772. East Lansing residents
should not be forced to sell their homes at a disadvantage, nor should their financial stability depend on getting
lucky in a restricted market. It will take quite some time to rebuild our reserves, and the financial burden caused
unprecedented emotional distress and anxiety for my wife and me. 

As Dr. King stated: "The time is right; to always do what's right!" Please do what's right for my friends and
community members whom we miss dearly.

Thank you for your time and leadership on this matter.

Sincerely,

-Ashton 
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Jeffrey Hank <jah@consumerpractice.com>

Fw: Request for Consideration - 353 East Division Street East Lansing - Student
Rental Request

Jacqueline Genovesi <jn.genovesi@gama1tech.com> Tue, Mar 17, 2026 at 5:04 PM
To: "Jah@consumerpractice.com" <Jah@consumerpractice.com>

Jacqueline Genovesi
GAMA-1 Technologies

From: Jacqueline Genovesi <jn.genovesi@gama1tech.com>
Sent: Tuesday, March 17, 2026 4:30 PM
To: agordon@cityofeastlansing.com <agordon@cityofeastlansing.com>; rbelleman@cityofeastlansing.com
<rbelleman@cityofeastlansing.com>
Cc: Gustavo Gamarra <gus.gamarra@gama1tech.com>; Gamarra, Giancarlo <gamarrag@msu.edu>
Subject: Fw: Request for Consideration - 353 East Division Street East Lansing - Student Rental Request
 
Dear Council Members:

A courtesy copy for you of my email to Council of East Lansing. Please see below.

Regards,
Jacqueline Genovesi
Owner of 353 Division St, East Lansing

Jacqueline Genovesi
jn.genovesi@gama1tech.com

www.gama1tech.com

ISO 9001 | ISO 20000 | ISO 27001

Mission-Ready for Government Transformation

Proud to be a Great Place to Work® Certified Company!

 

__tpx__

From: Jacqueline Genovesi <jn.genovesi@gama1tech.com>
Sent: Tuesday, March 17, 2026 4:27 PM
To: council@cityofeastlansing.com <council@cityofeastlansing.com>
Cc: Gustavo Gamarra <gus.gamarra@gama1tech.com>; Gamarra, Giancarlo <gamarrag@msu.edu>
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Subject: Request for Consideration - 353 East Division Street East Lansing - Student Rental Request
 
Dear Members of Council:

I am the owner of 353 Division Street in East Lansing along with my husband, Gustavo
Gamarra and my son Giancarlo Gamarra, who is a student at Michigan State. I am writing to
respectfully request consideration for allowing my home to be designated as a rental property
within our neighborhood and obtain a rental license. As one of very few personally owned/not
rentable properties in an area largely comprised of rental properties I believe this request aligns
with the existing use of the neighborhood and gives more options for student housing in a very
tight student housing market.  As you may know, students are often required to secure housing
in September for the following school year and there are limited options that are safe, walkable
and available. My intention is to have my son live there (as an owner on the deed) but I would
request to also to have an option to rent to a limited number of students, ensuring a stable and
well maintained environment.

My husband and I live in Virgnina, but our student son, Giancarlo, lives in 353 Division Street.
We bought the house from a family who was also looking to turn the house into a rental for
students. I am committed to being a responsible property owner. I am currently investing
upgrades to the home including electrical and plumbing improvements to ensure the property
meets high standards of safety and habitability. My goal is to provide a well-maintained property
not only for my son but also for students who will respect the property.  I intend to continue to
ensure my son and any inhabitants are respectful to the community in which they live. I have
interacted with several of the students in the rental next door and across the street when I have
visited.  I have also met the family next door who have also expressed a desire to allow their
house to be a rental for students to align with the majority of the houses in the neighborhood. 
Having a single family house in the neighborhood does not really allow for community building
with other families since the majority of the residents are transient students.

I would greatly appreciate the opportunity to discuss this request further and provide any
additional information need to support my application.  Thank you for your time and thoughtful
consideration.

Regards,
Jacqueline Genovesi
Cell: 703-989-1713 

Jacqueline Genovesi
jn.genovesi@gama1tech.com

www.gama1tech.com

ISO 9001 | ISO 20000 | ISO 27001

Mission-Ready for Government Transformation

Proud to be a Great Place to Work® Certified Company!
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Jeffrey Hank <jah@consumerpractice.com>

Communication from Public to Council - Please include in Councilmember
packets

Jeffrey Hank <jah@consumerpractice.com> Mon, Mar 9, 2026 at 3:21 PM
To: council <council@cityofeastlansing.com>, Robert Belleman <rbelleman@cityofeastlansing.com>

I support the proposed change to ordinance 50-772 and believe Council should too. 

My family home is one of two non-rentals on the 300 block of Division where I have lived for 20+ years. We are
surrounded by rental properties of 4 to 6 people, with other nearby properties including the Hillel Center which has a
large parking lot and is non-residential in character, and fraternities and co-ops containing dozens of renters only
properties away. 1-2 blocks from us, thirteen and fifteen-story rental buildings are being proposed. 

There are no families besides my own living on my block -- in fact the only other one that was, recently moved out
after frustration with not being able to rent their home when a career opportunity out-of-state arose. Our neighbor had
at least ten purchase offers on their home fall through because potential buyers declined to purchase the home when
they found out about the overlay and the character of the surrounding properties. The purchase price of the home had
to be repeatedly lowered until a family with children attending MSU finally purchased the home for the children to live
in. The result of being surrounded by rentals but not being a rental is a devaluation of our home's property value and
creates impediments to being able to sell a home for fair market value by narrowing the pool of potential
interested buyers. While we love living here, it is not ideal for many reasons for young children (which we have), and
most reasonable people would not purchase a non-rental home surrounded by student rentals on our block. The result
of the current overlay regulations denies us the reasonable right to use our property similar to the neighboring property
uses, denies us both the right to earn income and provide affordable housing in our community, and damages the
potential re-sale value of the home. While we can understand why areas that are majority non-rentals want to retain
that character of use, it should also be understandable why areas that are predominately rentals should be open to
the occasional modification of a singular property or two.

The proposed reform is an ordinance modification that is narrowly tailored and likely would not be applicable to that
many properties. To any property that it does apply, it would first have to have an interested applicant qualify and
apply for a modification. Then the applicant would have to go through both Planning Commission and City Council
approvals, creating several layers of review to assure that any requested change would be warranted, and to assure
fairness and an opportunity to be heard for both the property owner and neighboring properties. 

This further protects the non-rentals in the overlay, because the current overlay ordinance requires that to modify an
existing overlay, the current overlay needs to be repealed. That may be a nearly impossible burden that prevents
change after decades of new circumstances in any neighborhood, but also risks that if a new overlay was proposed
while an existing overlay was repealed, that there would be no restrictions on rental applications in the interim. The
current ordinance's inflexibility also invites litigation that could be costly for the city and that potentially would restrict
the city's ability to have overlay districts at all if a Court were to find it infringed unreasonably upon property or other
constitutional rights. 

The reasonable ordinance amendment proposes a process for the Planning Commission and City Council that
continues to provide safeguards for our neighborhoods while also providing safeguards for the handful of property
owners it might apply to from being denied the right to use their property as is most appropriate considering adjacent
land uses. 

I strongly urge the Council to vote to move this ordinance amendment forward. Thank you to our Council Members
that are trying with this proposal to wisely address and balance several important public policy goals including
addressing the crisis of affordable housing in this community, protecting our neighborhoods, and treating property
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owners fairly. 

--
Jeffrey A. Hank, Attorney
Mailing Address: PO Box 1358
East Lansing, MI 48826
Telephone:  (855) 426-5529
Facsimile:   (888) 490-7750
E-mail:        JAH@ConsumerPractice.com
www.hanklegal.com

----------------------------------------------------------------

This e-mail may contain a communication protected by a legal privilege including attorney-client or attorney-work
product or may be confidential. If you do not expect such a communication from the sender, please delete this
message without reading it or any attachment, and then notify sender at jah@consumerpractice.com of the
inadvertent miscommunication. If this communication is related to a case I have an filed an appearance on, email is
not considered proper service absent a written agreement specifying e-service. Please see MCR 2.107. Sending,
receiving, or communicating via email does not constitute an attorney-client relationship. This email is not intended to
serve as an electronic signature.

DISCLOSURE UNDER TREASURY CIRCULAR 230: To ensure compliance with requirements imposed by the IRS,
we inform you that, unless specifically indicated otherwise, any tax advice contained in this communication (including
any attachments) is not intended or written to be used, and cannot be used, for the purpose of (i) avoiding tax-related
penalties under the Internal Revenue Code, or (ii) promoting, marketing or recommending to another party any tax-
related matter addressed herein.
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Aleece Hodges

From: Jeffrey Hank <jah@consumerpractice.com>
Sent: Thursday, May 7, 2026 12:15 PM
To: Aleece Hodges; Chuck Grigsby
Cc: Amy Gload; Ashton Henderson; jn.genovesi@gama1tech.com; 

gus.gamarra@gama1tech.com
Subject: Support for Overlay Amendment Ordinance
Attachments: 1097 Central Bailey Neighborhood Overlay Map.pdf; Email to Council - Jeffrey Hank 

3-9-2026.pdf; Email to Council - Ashton Henderson 3-11-2026.pdf; Email to Council - 
Amy Gload - 3-9-2026.pdf; Email to Council - Jacqueline Genovesi 3-17-2026.pdf; 
Screen Shot 2026-03-30 at 1.41.19 PM.png

Good afternoon Members of the Housing Commission, 
 
Attached for your consideration at tonight's meeting, please find emails from myself and three neighbors 
in Bailey that were previously provided to Council but some of which never made it into agenda packets, 
all supporting the Overlay amendment ordinance. These concerns are from those affected discussing 
the unique challenges we face in our particular circumstances that this ordinance would rectify. Maps 
outlining the peculiar nature of the boundaries are also included. The amendment ordinance also wisely 
protects the city generally and overlays generally from certain litigation by adding processes currently 
lacking in the city code. Adoption of this ordinance is in the best interest of the city and is an 
improvement in public policy. For that reason, the Housing Commission should move to recommend 
adoption by city council.  
 
Sincerely,  
 
--  
Jeffrey A. Hank, Attorney 
Mailing Address: PO Box 1358 
East Lansing, MI 48826 
Telephone:  (855) 426-5529 
Facsimile:   (888) 490-7750 
E-mail:        JAH@ConsumerPractice.com 
www.hanklegal.com 
 
---------------------------------------------------------------- 
 
This e-mail may contain a communication protected by a legal privilege including attorney-client or 
attorney-work product or may be confidential. If you do not expect such a communication from the 
sender, please delete this message without reading it or any attachment, and then notify sender at 
jah@consumerpractice.com of the inadvertent miscommunication. If this communication is related to a 
case I have an filed an appearance on, email is not considered proper service absent a written 
agreement specifying e-service. Please see MCR 2.107. Sending, receiving, or communicating via email 
does not constitute an attorney-client relationship. This email is not intended to serve as an electronic 
signature. 

 You don't often get email from jah@consumerpractice.com. Learn why this is important   
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FOR SETTLEMENT PURPOSES ONLY:  This transmittal constitutes a Compromise or Offer to Compromise 
and is privileged and confidential communication under the Federal Rules of Evidence Rule 408 and all 
appropriate and corresponding state rules of evidence.  
 
DISCLOSURE UNDER TREASURY CIRCULAR 230: To ensure compliance with requirements imposed by 
the IRS, we inform you that, unless specifically indicated otherwise, any tax advice contained in this 
communication (including any attachments) is not intended or written to be used, and cannot be used, 
for the purpose of (i) avoiding tax-related penalties under the Internal Revenue Code, or (ii) promoting, 
marketing or recommending to another party any tax-related matter addressed herein.  
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 Housing Commission 

AGENDA ITEM REPORT 

 
To: Housing Commission 
Subject: Discussion of Ordinance 1572 - An ordinance to amend Chapter 50, Zoning, 

Division 5, Residential Rental Restriction Overlay Districts, of the code of the City 
of East Lansing, to add a new section 50-778, Removal of property from the rental 
restriction overlay districts. 

Meeting: Housing Commission - 07 May 2026 
Department: Planning, Building, and Housing 
Staff Contact: Aleece Hodges, Director of Planning, Building, and Housing 
 
BACKGROUND INFORMATION: 
At the March 17, 2026 City Council meeting, City Council motioned to send Ordinance 1572 to 
Housing Commission and Planning Commission for their review.  City Council has requested that 
both commissions review the ordinance and make a recommendation to city council.  Attached is a 
copy of the draft ordinance and a staff report to help inform the discussion. 
  
At the April Housing Commission meeting commissioners discussed the ordinance and decided that 
feedback would be sent to Staff before the May meeting to help guide the discussion even more.  
Attached are some comments received from commissioners. 
  
Staff have reviewed the commissioner's comments and have prepared several draft motions that the 
commission could consider when making a recommendation to City Council. 
 
STRATEGIC PRIORITIES: 
This discussion and proposed ordinance is in alignment with the City Council's 2024 & 2025 Strategic 
Priorities Goal 3: Remain a responsive municipality by ensuring local laws and policies are relevant 
and increase public input from all stakeholders.  
 
RECOMMENDATION: 
Sample Motions: 
  
I move to recommend City Council (adopt or not adopt) Ordinance 1572, an ordinance to amend 
Chapter 50, Zoning, Division 5, Residential Rental Restriction Overlay Districts, of the code of the City 
of East Lansing, to add a new section 50-778, Removal of property from the rental restriction overlay 
districts. 
----- 
  
I move to recommend City Council (not adopt) Ordinance 1572, an ordinance to amend Chapter 50, 
Zoning, Division 5, Residential Rental Restriction Overlay Districts, of the code of the City of East 
Lansing, to add a new section 50-778, Removal of property from the rental restriction overlay districts 
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and recommend City Council look into other avenues for amending the rental restriction overlay 
districts. 
----- 
  
I move to recommend City Council adopt Ordinance 1572, an ordinance to amend Chapter 50, 
Zoning, Division 5, Residential Rental Restriction Overlay Districts, of the code of the City of East 
Lansing, to add a new section 50-778, Removal of property from the rental restriction overlay districts 
with these additional amendments: 
  
Under Sec. 50-778 (c). Removal of Property from Rental Restriction Overlay Districts. 
  
Add the following to (c). 
  
The review shall also consider the purpose and objectives of the residential restriction overlay 
ordinance, including but not limited to: 

(1)   The protection of the privacy of residents and to minimize noise, congestion, and nuisance 
impacts by regulating the types of rental properties; 
  

(2)   The maintenance of an attractive community appearance and to provide a desirable living 
environment for residents by preserving the owner occupied character of the neighborhood; 

(3)   The prevention of excessive traffic and parking problems in the neighborhoods. 
 
ATTACHMENTS: 
Proposed Ordinance 1572 
Classification of Rental Licenses 
Housing Staff_Ordinance_Review of Neighborhoods 
Proposed Ordinance 1572_HCFisher_edits 
RRO_Ordinance1572_HCAbdullah_Recommendation 
Ordinance 1572_HCTodd comments 
 

Page 34 of 220



 

 

Introduced:  

Public Hearings:  

Adopted:  

Effective:  

 

CITY OF EAST LANSING, MICHIGAN 

 

ORDINANCE NO. 1572 

 

AN ORDINANCE TO AMEND CHAPTER 50, 

ZONING, DIVISION 5, RESIDENTIAL RENTAL 

RESTRICTION OVERLAY DISTRICTS, OF THE 

CODE OF THE CITY OF EAST LANSING, TO ADD 

A NEW SECTION 50-778, REMOVAL OF 

PROPERTY FROM RENTAL RESTRICTION 

OVERLAY DISTRICTS. 

 

THE CITY OF EAST LANSING ORDAINS: 

 

Section 1 of Ordinance 

 

City of East Lansing City Code Chapter 50, Zoning, Division 5, Residential Rental Restriction 

Overlay Districts, will be amended to add a new Section 50-778, Removal of Property from Rental 

Restriction Overlay Districts, to read as follows: 

 

Sec. 50-778.  Removal of Property from Rental Restriction Overlay Districts 

(a) A property owner whose residential property is subject to rental restriction overlay 

district regulations may submit a request asking the City Council to consider 

amending Section 50-777 to remove their property from the list of properties in 

such a district, which request must include all of the following initial showings: 

  

(1) The applicant’s property is located on one side of a city block where the 

other homes on the same side of the city block are not subject to the rental 

overlay district in question. 

(2) The applicant’s property is owner-occupied and not rented. 

(3) No more than two owner-occupied, unrented properties, including the 

applicant’s property, exist on the same side of the city block as the 

applicant’s property. 

(b) The City shall provide forms upon which such request may be made.  

(c) Upon receipt of a request under this section, the City shall confirm the 

circumstances claimed in the request and, if accurate and complete, prepare a draft 

amendment to section 50-777 of this zoning ordinance for purposes of removing 

the subject property from the list of properties in the rental restriction overlay 
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district in which it is located and submit that draft amendment to the Planning 

Commission and the City Council for review and consideration in accordance with 

existing procedures for an amendment to the zoning ordinance. Notice of the public 

hearing before the Planning Commission and the City Council shall be provided as 

required by section 50-31 of this chapter, as well as to all properties in the entire 

overlay district within which the subject property is located. A City confirmation 

under this subsection that a request involves the initial showings required under 

subsection 50-778(a) does not entitle the property owner to any relief or approval 

or adoption of an ordinance amendment associated with the request. Instead, the 

submission of a request meeting the initial requirements of subsection 50-778(a) 

only allows for the preparation and presentation of an ordinance amendment to City 

Council for consideration, the adoption of which will be based on the discretion of 

City Council and otherwise applicable zoning ordinance amendment 

considerations. 

(d) If the City Council enacts a zoning ordinance amendment removing a property or 

properties from the list of properties in a residential rental overlay district, the 

removed property or properties shall be subject to the underlying zoning 

classification for the zoning district it is located in but will no longer be subject to 

the residential rental overlay district regulations. 

(e) For purposes of this section, the term “city block” means a geographic area of the 

City consisting of the portion of a single street that is between two intersecting 

streets. 

Section 2 of Ordinance 

 

City of East Lansing City Code Chapter 50, Zoning, Division 5, Residential Rental Restriction 

Overlay Districts, Section 50-778-50-789, Reserved, is amended to read as follows: 

Secs. 50-779—50-789. - Reserved. 

Section 3 of Ordinance. Repealer. 

 

All ordinances or parts of ordinances in conflict with this Ordinance are hereby repealed only to 

the extent necessary to give this Ordinance full force and effect, and the City of East Lansing Code 

of Ordinances shall remain in full force and effect, amended only as specified above. 

 

Section 4 of Ordinance.  Savings. 

 

All proceedings pending and all rights and liabilities existing, acquired, or incurred at the time this 

Ordinance takes effect are saved and may be consummated according to the law in force when 

they were commenced. 
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Section 5 of Ordinance.  Severability. 

 

If any section, clause, or provision of this Ordinance shall be declared to be unconstitutional, void, 

illegal, or ineffective by any court of competent jurisdiction, such section, clause, or provision 

declared to be unconstitutional, void, or illegal shall thereby cease to be a part of this Ordinance, 

but the remainder of this Ordinance shall stand and be in full force and effect. 

 

Section 6 of Ordinance.  Effective Date. 

 

The provisions of this Ordinance are hereby ordered to take effect on the date provided by 

applicable law following publication. 

 

Section 7 of Ordinance.  Enactment. 

 

This Ordinance is declared to have been enacted by the City Council of the City of East Lansing 

at a meeting called and held on the _____ day of _______________, 2026, and ordered to be given 

publication in the manner prescribed by law. 

 

Moved by Council member: 

Supported by Council member: 

 

ADOPTED:  

Yeas:  

Nays:  

Absent:  

 

 

____________________________________ 

Mayor Erik Altmann 

 

Dated: _________________________, 2026 

 

CLERKS CERTIFICATION: I hereby certify that the foregoing is a true and complete copy of an 

Ordinance adopted by the East Lansing City Council at its meeting held on 

___________________, 2026, the original of which is part of the Council's minutes. 

 

____________________________________ 

Emily Gordon, City Clerk 

City of East Lansing 

Ingham and Clinton Counties, Michigan 

 

Approved as to form: 

 

_______________________ 

Steven P. Joppich, Esq. 

East Lansing City Attorney 
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Ordinance 1572 - Staff Analysis for Housing Commission 

City Council asked the City Attorney to draft an ordinance that would allow some owner-occupied 

properties that reside in overlays to petition city council to be removed from the overlay.  The draft ordinance 

provides several stipulations that would limit those eligible to be removed from the overlay.  This ordinance 

originated from a local resident who is surrounded by rental units and spoke with city councilmembers about his 

concerns on the resale of his property given that it’s surrounded by rentals.  In March 2026, the city attorney 

presented a draft ordinance to City Council to review. At their March 17, 2026 meeting, City Council moved to 

send the draft ordinance to Housing Commission and Planning Commission for review.  City Council would like 

recommendations from both commissions by May 15, 2026. 

While the intent was to narrow the scope to a very small number of homes, believed to be only 2 in the 

city, staff have found that there are potentially 10-15 homes that could qualify for the new ordinance allowing a 

removal from the overlay.  Below are snapshots of the overlay districts that have owner-occupied homes that are 

surrounded by rentals.  Properties that might be eligible for Ordinance 1572 are identified with a blue star. These 

properties meet SOME of the criteria outlined in the ordinance, but it’s not clear yet if they meet all the criteria 

outlined in Ordinance 1572.  These pictures serve for informational purposes only and the properties identified 

may not qualify under Ordinance 1572, but are properties that are next to many rentals and may have the same 

concerns. 

Legend for GIS Maps 
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BAILEY NEIGHBORHOOD 
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CHESTERFIELD HILLS NEIGHBORHOOD 

 

LANTERN HILL NEIGHBORHOOD 

 

 

 

 

Page 41 of 220



 

RED CEDAR NEIGHBORHOOD 

 

SOUTHEAST MARBLE NEIGHBORHOOD 
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Potential impact: 

Using the Red Cedar neighborhood as a hypothetical case- If the 2 properties on Lilac Ave (shown in 
Figure 1) were able to petition and get approved to be removed from the Overlay, the boundary would 
then change. Figure 2 shows the potential boundary change in light pink.  With that new boundary there 
are now 2 more properties that might qualify for Ordinance 1572. 

Figure 1  

 

Figure 2 
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Introduced: 
Public Hearings: 
Adopted: 
Effective: 

CITY OF EAST LANSING, MICHIGAN 
 

ORDINANCE NO. 1572 
 

AN ORDINANCE TO AMEND CHAPTER 50, 
ZONING, DIVISION 5, RESIDENTIAL RENTAL 
RESTRICTION OVERLAY DISTRICTS, OF THE 

CODE OF THE CITY OF EAST LANSING, TO ADD 
A NEW SECTION 50-778, REMOVAL OF 

PROPERTY FROM RENTAL RESTRICTION 
OVERLAY DISTRICTS. 

 
THE CITY OF EAST LANSING ORDAINS: 
 

Section 1 of Ordinance 
 
City of East Lansing City Code Chapter 50, Zoning, Division 5, Residential Rental 
Restriction Overlay Districts, will be amended to add a new Section 50-778, Removal of 
Property from Rental Restriction Overlay Districts, to read as follows: 
 
Sec. 50-778. Removal of Property from Rental Restriction Overlay Districts 
 
(a) A property owner whose residential property is subject to rental restriction overlay 
district regulations may submit a request asking the City Council to consider 
amending Section 50-777 to remove their property from the list of properties in 
such a district, which request must include all of the following initial showings: 
 

(1) The applicant’s property is located on one side of a city block where the 
other homes on the same side of the city block are not subject to the rental 
overlay district in question. 
 
(2) The applicant’s property is owner-occupied and not rented. 
 
(3) No more than two owner-occupied, unrented properties, including the 
applicant’s property, exist on the same side of the city block as the 
applicant’s property. 

 
(b) The City shall provide forms upon which such request may be made. 
 
(c) Upon receipt of a request under this section, the City shall confirm the 
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circumstances claimed in the request and, if accurate and complete, prepare a draft 
amendment to section 50-777 of this zoning ordinance for purposes of removing 
the subject property from the list of properties in the rental restriction overlay district in 
which it is located and submit that draft amendment to the Planning Commission and the 
City Council for review and consideration in accordance with existing procedures for an 
amendment to the zoning ordinance. The review shall also consider the purpose and 
objectives of the residential rental restriction overlay ordinance, including but not limited 
to: 

(1) The protection of the privacy of residents and to minimize noise, congestion, and 
nuisance impacts by regulating the types of rental properties; 
 

(2) The maintenance of an attractive community appearance and to provide a 
desirable living environment for residents by preserving the owner occupied 
character of the neighborhood; 

 
(3) The prevention of excessive traffic and parking problems in the neighborhoods. 

 
Notice of the public hearing before the Planning Commission and the City Council shall be 
provided as required by section 50-31 of this chapter, as well as to all properties in the 
entire overlay district within which the subject property is located. A City confirmation 
under this subsection that a request involves the initial showings required under 
subsection 50-778(a) does not entitle the property owner to any relief or approval or 
adoption of an ordinance amendment associated with the request. Instead, the 
submission of a request meeting the initial requirements of subsection 50-778(a) only 
allows for the preparation and presentation of an ordinance amendment to City 
Council for consideration, the adoption of which will be based on the discretion of City 
Council and otherwise applicable zoning ordinance amendment considerations. 
 
(d) If the City Council enacts a zoning ordinance amendment removing a property or 
properties from the list of properties in a residential rental overlay district, the 
removed property or properties shall be subject to the underlying zoning 
classification for the zoning district it is located in but will no longer be subject to 
the residential rental overlay district regulations. 
 
(e) For purposes of this section, the term “city block” means a geographic area of the 
City consisting of the portion of a single street that is between two intersecting 
streets. 
 

Section 2 of Ordinance 
 
City of East Lansing City Code Chapter 50, Zoning, Division 5, Residential Rental 
Restriction Overlay Districts, Section 50-778-50-789, Reserved, is amended to read as 
follows: 
 

Formatted: Indent: Left:  0.75",  No bullets or

numbering

Formatted:  No bullets or numbering

Formatted: Numbered + Level: 1 + Numbering Style:

1, 2, 3, … + Start at: 1 + Alignment: Left + Aligned at: 

0.5" + Indent at:  0.75"
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Secs. 50-779—50-789. - Reserved. 
 

Section 3 of Ordinance. Repealer. 
 
All ordinances or parts of ordinances in conflict with this Ordinance are hereby repealed 
only to the extent necessary to give this Ordinance full force and effect, and the City of East 
Lansing Code of Ordinances shall remain in full force and effect, amended only as 
specified above. 
 

Section 4 of Ordinance. Savings. 
 
All proceedings pending and all rights and liabilities existing, acquired, or incurred at the 
time this Ordinance takes effect are saved and may be consummated according to the law 
in force when they were commenced. 
 

Section 5 of Ordinance. Severability. 
 
If any section, clause, or provision of this Ordinance shall be declared to be 
unconstitutional, void, illegal, or ineffective by any court of competent jurisdiction, such 
section, clause, or provision declared to be unconstitutional, void, or illegal shall thereby 
cease to be a part of this Ordinance, but the remainder of this Ordinance shall stand and 
be in full force and effect. 
 

Section 6 of Ordinance. Effective Date. 
 
The provisions of this Ordinance are hereby ordered to take effect on the date provided by 
applicable law following publication. 
 

Section 7 of Ordinance. Enactment. 
 
This Ordinance is declared to have been enacted by the City Council of the City of East 
Lansing at a meeting called and held on the _____ day of _______________, 2026, and 
ordered to be given publication in the manner prescribed by law 
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Lila Abdullah 

Housing Commissioner, City of East Lansing 

April 28, 2026 

 

City Council 

City of East Lansing 

 

Dear Members of the City Council, 

I am writing in my capacity as a Housing Commissioner to provide my individual recommendation 
regarding Ordinance 1572. I recommend that the City Council not adopt Ordinance 1572 as 
currently proposed. 

The intent of this ordinance is to address concerns raised by individual property owners within Rental 
Restriction Overlay districts; however, it does so by introducing highly specific, case-by-case criteria for 
RRO exemptions. By allowing individual properties to petition for removal based on the defined criteria, 
the ordinance allows for small boundary changes that, over time, may undermine the integrity of RRO 
districts. 

I am particularly concerned that this approach shifts decision-making away from a neighborhood-level 
framework toward individual exceptions. RRO districts were established through a collective process 
requiring two-thirds support from property owners, making it a neighborhood-wide determination about 
housing composition. Ordinance 1572, by contrast, allows for piecemeal changes that do not require the 
same level of collective agreement, potentially weakening the integrity of the overlay system. 

I also recognize that neighborhoods are not static. RRO districts reflect the will of property owners at the 
time they are adopted; however, the current framework provides limited structured opportunity to revisit 
those decisions as ownership changes. Over time, properties change hands, and individuals who were not 
part of the original decision-making process become the primary stakeholders in these neighborhoods. 

Rather than addressing these dynamics through narrow exemptions, I encourage the City Council to 
consider a more comprehensive and transparent approach. The primary focus of any reform should be 
maintaining decisions at the neighborhood level through collective processes. Changes to RRO districts 
should therefore occur through two mechanisms: maintaining the existing two-thirds petition process for 
removal, and establishing a required reevaluation when ownership within a neighborhood has materially 
changed. The City should establish a reevaluation process that would trigger a neighborhood-level re-vote 
when a defined threshold of properties within the district has changed ownership.This ensures that RRO 

Page 47 of 220



districts remain grounded in the preferences of current residents, rather than being determined indefinitely 
by past conditions or weakened through individual exemptions. 

For these reasons, I recommend that City Council not adopt Ordinance 1572 and instead pursue an 
alternative method for reforming Rental Restriction Overlays.  
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Aleece Hodges

From: Ryan Todd <ry.todd13@gmail.com>
Sent: Thursday, April 30, 2026 10:03 AM
To: Aleece Hodges
Subject: Rental Overlay Ordinance.

Aleece,   
 
First, apologies if you get an email from me twice, my connection is odd.  
 
Second, my thoughts are as follows: 
 
Primarily, I am generally opposed to overlay districts as I tend to be against measures that limit use. At 
the same time I acknowledge that these overlay districts are long-standing and were hard fought for att 
he time they were created. However, East Lansing's overlay districts were in some cases created over 
twenty years ago. In that period of time there has been a substantial enough turnover in the population of 
the city to reconsider the use of overlay districts. If the city were to permit residents to remove 
themselves from overlays I would recommend a more thorough approach to such an ordinance. 
 
From speaking with neighbors and residents of other overlay districts, it seems that this ordinance is 
unpopular. I acknowledge that the groups of people I have spoken with do not represent a complete 
population of overlay districts, thus giving me an incomplete picture of the broad attitudes toward 
overlays. Residents of these districts should be given a greater voice in an ordinance that impacts them 
so directly.  
 
Ultimately, I would recommend that city council vote 'no' on this ordinance; with the understanding that 
the overlay districts in East Lansing need to be reexamined in the future. The city should take a more 
holistic approach that involves residents, the university, and other stakeholders in East Lansing's rental 
market. Perhaps the city could conduct a study to determine how to better address rentals and the far-
reaching effects of such an ordinance.  
 
 
Hope this helps, and again sorry if you get a duplicate. My connection is a little odd right.  
 
Best,  
Ryan Todd  

 
CAUTION: This message originated from an email address outside of the organization. Please use 
caution before clicking any links or responding. Verify that you know and trust this sender prior to 
proceeding.  
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 Housing Commission 

AGENDA ITEM REPORT 

 
To: Housing Commission 
Subject: Discussion of Ordinance 1559, which would amend Sec. 50-94 of the Zoning 

Ordinance, which defines a diverse housing requirement in downtown East 
Lansing. The amendment would allow for a fee to be paid in lieu of meeting the 
requirement, define a formula for that fee, and allow for the transfer of diverse 
housing credits from areas outside of downtown. 

Meeting: Housing Commission - 07 May 2026 
Department: Planning, Building, and Housing 
Staff Contact: Aleece Hodges, Director of Planning, Building, and Housing 
 
BACKGROUND INFORMATION: 
Background 
  
Ordinance 1384 was adopted in November 2016, and amended the Zoning Ordinance by establishing 
a diverse housing requirement in certain areas of downtown East Lansing. 
  
The diverse housing requirement in Section 50-94 requires that 25% of units for any proposed multi-
family residential development within the core downtown area of East Lansing (specifically those 
properties within the DDA district west of Collingwood Avenue) be owner-occupied, priced to be 
affordable for low-moderate income residents, restricted to residents aged 55 or older, or some other 
way of increasing the diversity of housing types within downtown. There is also a mechanism which 
allows one development with a number of units exceeding the minimum requirement to transfer, on a 
per-unit basis, credit for their units to a different project which would not otherwise meet this 
requirement. 
  
  
Proposed Ordinance 1559 would modify the City's downtown diverse housing requirement. 
  
City Council introduced and referred to the Planning Commission the attached ordinance on February 
17, 2026. The Planning Commission held a public hearing for the proposed ordinance on March 25 
2026, and discussed it at length at the following meeting on April 8 and April 22nd.  
  

Video of Council's February 17, 2026 discussion (Agenda Item 5.1) 
Video of Planning Commission's March 25, 2026 public hearing (Agenda Item 6.1) 

Video of Planning Commission's April 8, 2026 discussion (Agenda Item 8.1) 
  

During the most recent discussion, the Planning Commission requested that staff provide a few 
recommended options. 
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Staff's recommendations in this Agenda Item Report (AIR) are bolded and highlighted in 
yellow. Here is a summary of staff's recommendations, with more detail for each provided 
later in this AIR. 

 Fee In Lieu of providing diverse units on site: 5% of total residential construction cost 
 Allow 1% fee reduction in exchange for constructing a mass timber building. 
 Consider fee reduction of 0.5% for providing transit passes for all tenants for 5 years, and/or 

the same reduction for providing at least one car-share vehicle on site for 5 years. 
 Create a Council-appointed Advisory Commission or Committee to recommend 

disbursement of funds received under this program. 
 Allow transfers of credits from areas outside of downtown 
 Recommend 1.0 : 1.0 for credits transferred from B3 or EV zoned properties 
 Recommend 1.1 : 1.0 for credits transferred from B2, RM32, or RM54 properties 
 All properties from which credits are transferred must be located south of Saginaw Highway 

  
 Expand area in which diverse housing requirement applies to the entire DDA area. 

  
The Planning Commission did make a motion at their April 22nd Meeting to amend the diverse 
housing requirement.  Below is a summary of the Planning Commission's motion (this is just a 
summary of the motion, a copy of the full motion will be shared with Housing Commission on May 7th. 
 

 Support Fee in Lieu program that is 5% of total residential construction costs 
 Allow for 1% reduction for mass timber/LEED 
 Create council-appointed advisory commission or committee to recommend disbursement of 

funds received under this program 
 Allow transfers of credits from areas outside of downtown 

Fee-In-Lieu Program 
  
The proposed fee-in-lieu program establishes a fee that would be paid by the developer instead of 
providing diverse housing units on site. 
  
Staff reviewed approaches used in several other communities, including Ann Arbor, Columbus, OH; 
Iowa City, IA; Bloomington, IN; and Evanston, IL. Each of these jurisdictions applies a fee structure 
based on either a per-unit or per-bedroom methodology. Ann Arbor's formula is based on the 
"affordability gap" calculated from AMI numbers in comparison to previous years' sales records. 
Please refer to the attachment titled "East Lansing - Affordability Gap Calculation" for an updated 
calculation showing how this model could work in East Lansing. 
  
The Borough of State College, PA bases its fee on actual construction costs, and staff has also 
considered whether such an approach could be appropriate in East Lansing. Basing a fee on the cost 
of construction for the residential component of a proposed development is quite straightforward and 
is the option recommended by staff. Please refer to the attachment titled "Construction Cost 
Model" to review potential scenarios for recent East Lansing developments if they had used this 
approach. 
  
Should a Fee-In-Lieu be implemented, it is worth considering how the fee could affect the viability of a 
development project, how the fee would be absorbed/passed along, and the purposes for which funds 
received would be used. 
  
One developer suggested reducing the fee by an amount or percentage as an incentive for providing 
specific community needs or amenities. Such amenities could include:  
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- LEED certification of the building 
- Use of mass timber for a majority of building materials 
- Providing low-cost or free car-share on site 
- Providing tenants with annual transit passes 
- Providing a green roof, green wall, or similar 
- Providing additional off-site community amenities 
  
Staff recommends a Fee In Lieu of 5% of total residential construction cost, AND allowing a 
1% fee reduction in exchange for constructing a mass timber building. 
  
Staff also suggests considering a fee reduction of 0.5% for either providing transit passes for 
all tenants for 5 years, and/or the same reduction for providing at least one car-share vehicle 
on site for 5 years. 
 
Finally, the Commission should consider, and seek to recommend to Council: 

1. Appropriate metrics of success for an East Lansing program. 
2. How funds received through the Fee-In-Lieu program would be managed and disbursed. 
3. If using an affordability gap model, recommend preferred methods to regularly revisit the 

formula in order to respond to changes to the Consumer Price Index (CPI) and other market 
conditions.  

  
Staff recommends the creation of a Council-appointed advisory body, similar in size, makeup, 
and duration to the Community Development Advisory Committee, which meets for a few 
months every winter to recommend recipients of CDBG funds received by the City. 
  
This Commission or Committee would evaluate applications for financial support related to supportive 
housing activities, development and programs, in accordance with guidelines approved by City 
Council. City Council would have final authority to approve or deny applications. The new body would 
also provide annual reports on the funding impacts of the program and would provide 
recommendations for program improvements. Please refer to the attachment titled "Fund 
Management Overview" for more details. 
  
Transfer of Credits from Other Developments 
  
Section 50-94(b)(4)(e) provides a mechanism which allows one development with a number of units 
exceeding the minimum 25% requirement to transfer, on a per-unit basis, credit for their units to a 
different project which would not otherwise meet this requirement. A development could send their 
credits to another development project which would receive those credits. 
  
Under the current regulations, both projects (transferring and receiving credits) must be located within 
the diverse housing requirement area. Staff proposes to change this. 
  
Staff recommends allowing transfers of credits: 

 from B3 and EV zone districts on a 1.0 unit : 1.0 credit basis, and  
 from B2, RM32, and RM54 on a 1.1 unit : 1.0 credit basis.  

  
That is, transfers from outside of downtown (B3) or East Village (EV) would count 10% less than 
those from within those zones. 
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Staff also recommends that the transfer area be limited to properties south of Saginaw 
Highway. 
  
Finally, given a diminishing number of redevelopment-ready sites within the existing area in which 
diverse housing is required (DDA area west of Collingwood Rd.), it may be worth expanding this area. 
This would provide more opportunities for developers to provide diverse housing units, or alternatives 
as created by this proposed Ordinance. 
  
Staff recommends expanding the area in which diverse housing is required to the entire area 
within the DDA boundaries. 
  
That would include properties on both sides of Grand River Avenue east to Hagadorn Rd., bounded 
by the Red Cedar river to the south. 
  
Other Proposed Changes 
  
Staff recommends a few additional changes to the diverse housing requirement. The section which 
requires diverse housing (Sec. 50-94(b)(4)e.) is currently located within Article II (Administration and 
Enforcement), Division 3 (Special Use Permit) of the Zoning Ordinance. This means that the diverse 
housing requirement applies only to residential units that require Special Use approval. 
  
Ordinance 1536 was adopted in late 2024, which among other things provided incentives for mass 
timber, LEED-certified, or Net Zero buildings. The ordinance also made upper story residential uses a 
permitted use in all business districts, in line with commonly-applied Planning best practices. 
However, this change unintentionally resulted in the diverse housing requirement no longer applying 
to residential units downtown, unless other proposed building elements require Special Use approval 
for the project. This was not staff's intent (nor Council's, we believe) when developing Ordinance 
1536. 
  
To rectify this unintentional result, staff recommends moving the diverse housing requirement 
section OUT of the Special Use Permit section of the Zoning Ordinance and instead place it 
INTO Article VII (Other Districts), Division 8 (Building Height Overlay District). Within that 
section, there are also duplicated words or sentences that should be removed. 
  
A zoning ordinance section describing procedures for requesting additional building height 
immediately follows the section describing the diverse housing requirement in its current location. 
Staff recommends also moving this section to the "Building Height Overlay District" section in 
Article VII, Division 8. 
  
 
FINANCIAL IMPACT: 
It is very difficult to estimate the financial impact of adopting this ordinance. Creating alternatives to 
providing diverse units on site could facilitate additional development in downtown East Lansing. 
Making one such alternative a fee in lieu of units would bring in an indeterminate amount of funds that 
could be substantial. Additional costs should be expected associated with managing and 
administering such funds, as well as tracking compliance with the conditions that allowed for payment 
of the fee in lieu of providing units. 
  
 
STRATEGIC PRIORITIES: 
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This proposal is particularly responsive to two of East Lansing's strategic priorities: 
Goal 3: Remain a responsive municipality by ensuring local laws and policies are relevant and 
increase input from all stakeholders. 
Goal 9: To increase housing options and affordability by constructing 1,100 housing units over five 
years. 
 
RECOMMENDATION: 
_ 
 
ATTACHMENTS: 
DRAFT Ordinance No. 1559 diverse housing changes v3 CC intro REDLINE 
DRAFT Ordinance No. 1559 diverse housing changes v3 CC intro CLEAN 
Map of DDA Area currently requiring Diverse Housing 
Construction Cost Model 
East Lansing - Affordability Gap Calculation 
Fund Management Overview 
College Town Fee-in-Lieu Analysis 
April 8 AIR for Diverse Housing Item 
Maner Costerisan Fee-In-Lieu Report - East Lansing 2-11-2026 
R. Belleman to Planning Comm. RE Zoning Ord. Ch 50-94 7.9.25 
aaahf-policy_10-20-2014_v2 
US Cities-IZ Ordinances and Diverse Housing Requirements for 8-12 PC discussion 
Carrie Freeman Letter to Robert Belleman re Ord 1384 
Carrie Freeman Letter to PC 7-23-25 
Ordinance 1384 - As Adopted 
Dietrich Spreadsheet of other Cities Fees for Ord 1559 
Map of B1 zoned properties 
Map of B2 zoned properties 
Map of B3 zoned properties 
Map of B4 zoned properties 
Map of B5 zoned properties 
Map of RM54 zoned properties 
Map of RM32 zoned properties 
Map of RM22 zoned properties 
Map of RM14 zoned properties 
Map of RM08 zoned properties 
Map of R3 zoned properties 
Map of R2 zoned properties 
Map of R1 zoned properties 
Map of RA zoned properties 
Ballein Family_Harbor Bay Ventures_Letter_Planning Commission 4.22.26 
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Introduced: February 17, 2026  
Public Hearing:   
Adopted:  
Effective:  

 
CITY OF EAST LANSING, MICHIGAN 

 
ORDINANCE 1559 

 
AN ORDINANCE TO AMEND THE ZONING USE 
DISTRICT MAP OF CHAPTER 50 - ZONING - OF 
THE CODE OF THE CITY OF EAST LANSING 

 
THE CITY OF EAST LANSING ORDAINS: 
 

Section 1 of Ordinance 
 
City of East Lansing City Code Chapter 50, Zoning, will be amended as follows: 
 
Sec. 50-94. - Standards for review. 
 
(a) All uses. Except as may be provided elsewhere in this section or chapter, each special use 
permit application shall meet each of the following standards: 
 
(1) The proposed use shall be consistent with the purpose of the use district in which it is located 

and the purpose and provisions of this division. 
 

(2) The site plan for the property shall be approved in accordance with the provisions of section 
50-36 of this chapter. 
 

(3) The proposed size, height, architectural character and placement of new or expanded 
structures on the site shall be reasonably compatible with the existing or anticipated buildings 
on adjacent properties. 
 

(4) Streets and access facilities serving the site shall be able to safely accommodate the expected 
traffic generated by the proposed use; the use shall not cause excessive traffic congestion or 
delays, obstruct access to adjacent properties, or imperil the safety of motorists, pedestrians 
or bicyclists. 
 

(5) The proposed use shall not adversely affect the use and enjoyment of adjacent properties by 
generating excessive noise, vibration, light, glare, odors or any other form of pollution or 
nuisances. 
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(6) The proposed use shall not materially diminish the economic value of adjacent properties or 
the city as a whole. 
 

(7) The proposed use shall not materially diminish the privacy, safety, security or enjoyment of 
any residential dwelling or residential neighborhood within the vicinity of the site. 
 

(8) The proposed use shall be located with direct access to and frontage on a major street as 
designated in the major street plan, or within an area designated for adaptive reuse in the city 
center element of the comprehensive plan. 
 

(b) Specific uses. In addition to the standards above, to address their unique characteristics, 
certain uses shall also meet the applicable standards below. 
 
(1) Churches. 
 
a. Standards set forth in items (3) and (8) of subsection (a) above do not apply to churches. 
 
b. The minimum yard requirements of the use district in which the church is to be located shall 

apply except that in no event shall the yard requirement be less than 0.5 feet of yard to each 
foot of building height (excluding steeples) as applied to rear yard or side yard depth. 

 
(2) Businesses selling alcoholic beverages. The following additional standards shall apply to 
restaurants and businesses licensed or to be licensed for the sale of alcoholic beverages or 
alcoholic liquor for consumption on or off the premises. 
 
a. The establishment shall not be located in such proximity to churches, elementary, or 

secondary schools, child development centers, or community centers so as to annoy, injure, 
offend, disrupt, disturb, or interfere with the activities conducted thereon or the persons 
conducting, attending, or traveling to or from such premises. This restriction may be waived 
by city council at the request of the church, school district, child development center or 
community center whose location would otherwise prohibit the proposed use or, if there is an 
objection to the waiver of this restriction by the church, school or development of community 
center, city council may waive this restriction only after hearing and good cause shown that 
the proposed establishment will not be in such proximity so as to annoy, injure, offend, 
disrupt, disturb, or interfere with the activities of the particular church, school or 
development of community center. 

 
b. The establishment shall not cause or continue an undue concentration of similar uses in the 

neighborhood such that liquor establishments and trade become a dominant influence or 
feature of the district or neighborhood. 

 
c. This section does not apply to businesses selling alcoholic beverages only for off-the-

premises consumption and if less than 25 percent of the sales floor area is devoted to the sale 
of alcoholic beverages. 

 
(3) Fraternities and sororities. 
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a. The standard set forth in item (8) of subsection (a) above does not apply to fraternities and 

sororities. 
 
b. In addition to the parking requirements for such uses specified in section 50-812, fraternities 

and sororities shall provide and maintain a parking access and management arrangement 
sufficient to serve the parking and access demands associated with chapter meetings, formal 
and informal social activities, or other on-site events which include the attendance of persons 
other than those who reside on the property. Such parking and access arrangements may 
include, but are not limited to, the provision of additional on-site parking, the use of private 
off-premises parking, the use of public parking in municipal lots or on-street spaces, and the 
availability of bus or shuttle service or carpooling arrangements. 

 
(4) Multiple-family dwellings in business districts. Where multiple-family dwelling units are 
provided in conjunction with business uses on a property in a business district, the following 
additional standards shall apply. 
 
a. Except where multiple-family dwelling units may be permitted as the sole principal use of a 

building to provide unique housing opportunities which are not otherwise available in the 
city center, at a minimum, the first floor of any building shall primarily be used for principal 
permitted business uses, and the number of multiple-family dwelling units and the permitted 
occupancy of the units shall be limited to maintain a reasonable balance between the business 
and residential uses on the property consistent with the purpose of each business district. The 
provision of first floor retail may be waived by majority vote of the city council in the area of 
the B-3 district outside of the area bounded by Grand River Avenue, Bailey Street, Albert 
Avenue, Grove Street, Linden Street, Abbot Road, City Parking Lot 15, the north-south alley 
west of Abbot Road and 200 West Grand River Avenue (The Peoples Church) where 
warranted by the existing retail opportunities in close proximity to the project.  

 
b. The number of multiple-family dwelling units, the permitted occupancy of the units and the 

height and size of structures containing such units shall be limited to be compatible with 
adjacent development patterns and any nearby residential districts. 

 
c. Reasonable amounts of yard areas and open space shall be provided where necessary to be 

consistent with surrounding use and development patterns and to provide for the privacy and 
enjoyment of the residents. 

 
d. The design, type and operational characteristics of the business and residential uses on the 

property shall be compatible with one another. 
 
e. The residential units shall be designed and marketed to diversify housing opportunities in the 

neighborhood and shall not increase existing high concentrations of similar housing units in 
the neighborhood. Further, in the area west of Collingwood Drive within the district 
boundaries of the City of East Lansing Downtown Development Authority, in order to 
achieve diversity in the types of housing offered in the area including an appropriate balance 
of owner occupied housing, senior housing, low to moderate income housing, mixed-market 
rental housing and other types of diverse housing in the area, for all development plans that 
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contain housing, an appropriate number of the dwelling units shall be marketed and/or sold 
as owner occupied housing or housing offered to and restricted to residents 55 and older, 
restricted to low to moderate income housing or restricted to some other occupancy that 
would add diversity to the area so that at least 25 percent of the housing is owner occupied, 
restricted to residents 55 and older, restricted to low to moderate income housing or restricted 
to some other occupancy that would add diversity to the area.  
 
i. For the purposes of this section, "development" shall include more than one structure as 

long as multiple structures are part of the same site plan approval. The requirement of 
this section shall not apply to hotels.  
 

ii. For any development that is constructed and occupied in excess of the 25 percent 
requirement of this section, the developer shall be given one credit for each residential 
unit in excess of the 25 percent. The credits, or any portion thereof, may be used by the 
developer, or the developer's assignee, as a credit, on a one for one basis, to meet the 25 
percent requirement for future development projects in this area.  

 
iii. Projects which exceed 25% percent diverse housing and are on properties located 

outside the DDA area west of Collingwood Drive with B2, B3, or EV zoning may 
transfer credits into the area in which the diverse housing requirement applies on a 2:1 
basis.  
For example, if a theoretical B2-zoned 100-unit project outside the diverse housing area 
includes 75 units of diverse housing, 50 of those units would exceed the 25% 
requirement, and thus credits for 25 units could be transferred to a proposed 
development in the diverse housing requirement area.   

 
iv. Diverse housing units shall be provided by the development as units on-site, or may 

provide payment of a contribution fee-in-lieu of units, which fee shall be specified in 
section 50-32 of this chapter and calculated based on consistent with the formula 
adopted by annual resolution of City Council, the affordability gap method, or by a 
combination of housing unit development and contributions. The affordability gap 
model calculates the difference between the cost of an affordable and market rate unit 
over the lifetime of the unit, and utilizes the previous year’s sales data, median housing 
size, and area median income. The calculation has two components and is based on the 
difference between the two: 

 
(1) A (Median Market Rate Price for single-family dwelling units of 2,000 square 

feet or less) (minus) B (the Amount Affordable to a three-person household at 
50% of the Area Median Income (AMI) as defined by the U.S. Department of 
Housing and Urban Development (HUD) annually and including the standard 
costs of ownership such as principal, interest, taxes and insurance) = 
Affordability Gap 
 

(2) To determine the per-square-foot-price, the Affordability Gap is divided by 
the median square footage for houses sold in the previous year.  
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v. The fee-in-lieu shall be reviewed and revised annually pursuant to section 50-32 of this 
chapter. This review shall take into account adjusted data from the previous year, 
including but not limited to Median Market Rate Price for single-family dwelling units 
of 2,000 square feet or less, the Amount Affordable to a three-person household at 50% 
of the AMI as determined by HUD, and the median square footage for houses sold in the 
previous year. 
 

vi. Projects where the applicant or property owner objects to the fee-in-lieu payment on 
grounds that it is a governmental taking or otherwise contrary to law, may appeal the 
fee-in-lieu payment as part of their application for special use permit under this chapter. 
The planning commission shall review the objection and make a recommendation of 
whether the fee is a governmental taking or otherwise contrary to law, under the 
particular facts and circumstances of that case as explained in detail by the applicant as 
part of its application for a special use permit. The planning commission’s 
recommendation shall be transmitted to the city council as part of its review and 
recommendation for special use permit, and the city council shall determine whether the 
fee-in-lieu payment constitutes a governmental taking or is otherwise contrary to law as 
part of its review and action for a special use permit. The Planning Commission and City 
Council may request additional information from the applicant or property owner or 
staff, if it determines that insufficient information is provided by them to make a 
recommendation and determination. The applicant may appeal the final determination to 
circuit court pursuant to MCR 7.122. 

 
vii. The number of credits obtained for any development shall be calculated by the zoning 

official and maintained in the city records. Any assignment of credits must be in writing 
and signed by the developer. The intent to use credits of this nature, the number of 
credits intended to be used, the location of the development which created the credits, 
and any documentation showing any assignment of the credits shall be submitted with 
the site plan or amended site plan. 

 
(5) Additional building height. 
 
a. Where a special use permit is required to permit building height above the base level 

permitted in any use district, the compatibility of the building shall be determined in part 
by the extent to which the use of the building and the building design, its setbacks and its 
orientation on the site successfully mitigate negative impacts upon neighboring uses, the 
natural features of the site and public facilities and services. Such buildings may be 
approved only if they comply with subsection (a) of this section and all of the following 
additional standards: 
 
1. The building shall not be located in such proximity to a single-family or two-family 

neighborhood so as to cause excessive noise or shadowing impacts, or substantial 
reductions in personal privacy or property values. The planning and zoning 
administrator may require the applicant to submit a solar angle diagram and shadow 
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analysis prepared by a registered architect or engineer showing the extent of 
shadowing caused by the proposed building on adjacent properties and structures. 
 

2. The portion of the building extending above the base level permitted in each use 
district shall be located no closer to the property line of a residentially zoned property 
than a distance equal to the amount of the height in excess of the base level. 

 
3. The building shall not result in traffic generation which exceeds the carrying capacity 

of adjacent streets, exceeds the parking capacity of on-site spaces or nearby municipal 
parking facilities, causes excessive congestion or risks to public safety, or causes or 
substantially contributes to excessive volumes of traffic through residential 
neighborhoods. 

 
4. The building shall not generate demands which exceed the capacity of public utilities 

and services necessary to serve the site. 
 

b. In addition, the city council may further increase the maximum permitted building height 
in the B-3 district as specified in section 50-593(f) for a building deemed to be of 
significant public benefit. The city council shall find, upon an affirmative vote of three-
fourths of all members of the city council, that such buildings meet subsections (5)a.1. 
through 4., of this subsection and all of the following standards: 
 
1. The building, through its proposed use, shall contribute substantially to the mix of 

desirable commercial, residential, social, cultural or employment opportunities or 
public amenities or open space available in the business district to achieve one or 
more public goals or objectives, as specified in the comprehensive plan or other 
strategic plan of the city, to benefit the business district, the adjacent residential or 
public areas, and the city as a whole. 
 

2. The applicant demonstrates that additional building height is necessary in order to 
make the proposed development economically feasible for the intended use and no 
reasonable alternative to additional height exists. 

 
3. The additional building height will cause no significant additional negative impact on 

adjacent properties, public streets and parking facilities, or public utility and services. 
 

(6) Dispensaries and primary caregiver operations. The following additional standards shall 
apply to dispensaries and primary caregiver operations: 

 
a. They shall comply at all times and in all circumstances with the Medical Marihuana Act 

and the General Rules of the Michigan Department of Community Health and/or the 
Department of Licensing and Regulatory Affairs. 
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b. They must be located outside of a 1,000-foot radius from any school, including any 
licensed facility with after school programs, child care centers, or daycare centers, to 
insure community compliance with federal "Drug-Free School Zones" requirements. 
 

c. No more than five primary caregivers may operate from a dispensary. 
 

d. All medical marihuana shall be contained within an enclosed, locked facility, inaccessible 
on all sides and equipped with locks that permit access only by the registered caregivers, 
as reviewed and approved by the building official and the police department. 
 

e. All necessary building, electrical, plumbing and mechanical permits shall be obtained for 
any portion of the structure which contains electrical wiring, lighting and/or watering 
devices that support the cultivation, growing or harvesting of marihuana. 
 

f. Any portion of the structure where energy usage and heat exceeds typical residential use, 
such as a grow room, and the storage of any chemicals such as herbicides, pesticides, and 
fertilizers shall be subject to inspection and approval by the fire department to insure 
compliance with the Michigan Fire Protection Code. 
 

g. They shall not be operated from a business which sells alcoholic beverages. 
 

h. The establishment shall not be located in such proximity to churches or community 
centers so as to annoy, injure, offend, disrupt, disturb, or interfere with the activities 
conducted thereon or the persons conducting, attending, or traveling to or from such 
premises. 
 

i. The establishment shall not cause or continue an undue concentration of similar uses in 
the neighborhood such that dispensaries and medical marihuana paraphernalia trade 
become a dominant influence or feature of the district or neighborhood and no caregiver 
operation or dispensary shall be located within 500 feet of another caregiver operation or 
dispensary. 
 

j. The establishment shall be designed, operated, and maintained at all times consistent with 
responsible business practices and so that no excessive demands shall be placed upon 
public safety services, nor any excessive risk of harm to the public health, safety, or 
sanitation, interference with vehicular or pedestrian traffic or parking, or the continuance 
or maintenance of any unlawful conduct, public nuisance, or disorderly conduct either 
within the establishment or on or about the adjacent businesses and public streets, alleys, 
parks, parking facilities, or other areas open to the public. The establishment shall make 
reasonable effort to report to authorities any unlawful conduct that is observed from the 
premises. The requirements of this section shall be a written condition of each special use 
permit issued to a dispensary or caregiver operation. 
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k. No drive-through facilities shall be permitted. 
 

l. They may not be operated out of a residence or residential structure. 
 

m. All transfers and deliveries of medical marihuana to qualifying patients must occur within 
the structure out of public view or inside the patient's residence. 
 

n. The consumption of medical marihuana on the premises is prohibited. 
 

(7) Household pet daycares. The following additional standards shall apply to household pet 
daycares: 
 

a. Household pet daycare shall be located within a fully enclosed accessory structure 
meeting the requirements of the zoning code. Such accessory structure shall be located in 
the rear yard no closer than 100 feet from any adjoining dwelling and no closer than 25 
feet from the dwelling of the owner thereof. 
 

b. The enclosure shall be properly ventilated to prevent drafts and remove odors, shall be of 
sufficient size to accommodate the animals, and shall be designed so as to prevent rats, 
mice, or other rodents from being harbored underneath, inside, or inside the walls of the 
enclosure. 

 
c. Outdoor activities must be supervised and restricted to the hours between 9:00 a.m. and 

5:00 p.m.; and fully contained within a six-foot high solid fenced area in the rear yard. 
The required fenced area shall be a minimum of 15 feet from the property line. A fence 
located on a property line shall not satisfy the requirement for a fenced area. 

 
d. Hours of operation shall be 12 hours or less and be restricted to the hours between 6:00 

a.m. and 7:00 p.m. Animals shall be kept within the accessory structure or within a 
fenced area at all times unless leashed, and shall not be permitted to run at large. 

 
e. All structures for the keeping of such animals shall be constructed of material that can be 

easily cleaned and shall be kept in a clean and sanitary condition. The required fenced 
area must be cleaned daily and kept free from trash and accumulated droppings. 
Appropriate disposal of droppings is required. All provisions of the city Code relating to 
noise, odor, and sanitation, including the provisions of this article, shall apply to the 
keeping of animals under this section. 

 
(8) Reduced building height. Where a special use permit is required to permit building height 
below the level permitted in any use district, such buildings may be approved only if they 
comply with subsection (a) of this section and one of the following additional standards: 
 

a. The proposed building is of a particular architectural style that has significant importance 
to the proposed use of the building or is deemed an architecturally significant addition to 
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the overall attractiveness of the district and the applicant has demonstrated that there is no 
reasonable alternative to the height sought in achieving such attractive construction. 
 

b. The proposed use contributes substantially to the mix of desirable commercial, 
residential, social, cultural or employment opportunities or public amenities or open 
space available in the business district to achieve one or more public goals or objectives 
as specified in the comprehensive plan or other strategic plan of the city, to benefit the 
business district, the adjacent residential or public areas or the city as a whole. 

 
(9) Kennels, including small animal veterinary hospitals and clinics. The following additional 
standards shall apply to kennels and small animal veterinary hospitals and clinics: 
 

a. Pet daycare shall be located within a fully enclosed structure meeting the requirements of 
the zoning code. 
 

b. The enclosure shall be properly ventilated to prevent drafts and remove odors, shall be of 
sufficient size to accommodate the animals, and shall be designed so as to prevent rats, 
mice, or other rodents from being harbored underneath, inside, or inside the walls of the 
enclosure. 

 
c. No outside exercise or training areas shall be located within 500 feet from any property 

zoned residential, excepting Residential Agricultural. 
 

d. Outdoor activities must be supervised and fully contained within a six-foot high solid and 
opaque fenced area in the rear yard. The required fenced area shall be a minimum of 15 
feet from the property line. A fence located on a property line shall not satisfy the 
requirement for a fenced area. 

 
e. Hours of operation for outdoor activities shall be restricted as set forth in the special use 

permit. Animals shall be kept within a structure or within a fenced area at all times unless 
leashed, and shall not be permitted to run at large. 

 
f. All structures for the keeping of such animals shall be constructed of material that can be 

easily cleaned and shall be kept in a clean and sanitary condition. The required fenced 
area must be cleaned daily and kept free from trash and accumulated droppings. 
Appropriate disposal of droppings is required. All provisions of the city Code relating to 
noise, odor, and sanitation, including the provisions of this article, shall apply to the 
keeping of animals under this section. 

 
Section 2 of Ordinance. Repealer. 

 
All ordinances or parts of ordinances in conflict with this Ordinance are hereby repealed only to 
the extent necessary to give this Ordinance full force and effect, and the City of East Lansing Code 
of Ordinances shall remain in full force and effect, amended only as specified above. 
 

Section 3 of Ordinance.  Savings. 
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All proceedings pending and all rights and liabilities existing, acquired, or incurred at the time this 
Ordinance takes effect are saved and may be consummated according to the law in force when 
they were commenced. 
 

Section 4 of Ordinance.  Severability. 
 
If any section, clause, or provision of this Ordinance shall be declared to be unconstitutional, void, 
illegal, or ineffective by any court of competent jurisdiction, such section, clause, or provision 
declared to be unconstitutional, void, or illegal shall thereby cease to be a part of this Ordinance, 
but the remainder of this Ordinance shall stand and be in full force and effect. 

 
Section 5 of Ordinance.  Effective Date. 

 
The provisions of this Ordinance are hereby ordered to take effect immediately upon publication. 
 

Section 6 of Ordinance.  Enactment. 
 
This Ordinance is declared to have been enacted by the City Council of the City of East Lansing 
at a meeting called and held on the _____ day of _______________, 2026, and ordered to be given 
publication in the manner prescribed by law. 
 
Moved by Council member:   
Supported by Council member:  
 
ADOPTED:   
Yeas:  
Nays:  
Absent:    
   

____________________________________ 
Mayor Erik Altmann 

 
Dated: _________________________, 2026 

 
 
CLERKS CERTIFICATION: I hereby certify that the foregoing is a true and complete copy of 
an Ordinance introduced at the East Lansing City Council meeting held on Tuesday, February 
17, 2026, and adopted by the East Lansing City Council at its meeting held on 
___________________, 2026, the original of which is part of the Council's minutes. 
 
 

____________________________________ 
Emily Gordon, City Clerk 

City of East Lansing 
Ingham and Clinton Counties, Michigan 
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Approved as to form: 
 
 
_______________________ 
Steven P. Joppich, Esq. 
East Lansing City Attorney 
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Introduced: February 17, 2026  
Public Hearing:   
Adopted:  
Effective:  

 
CITY OF EAST LANSING, MICHIGAN 

 
ORDINANCE 1559 

 
AN ORDINANCE TO AMEND THE ZONING USE 
DISTRICT MAP OF CHAPTER 50 - ZONING - OF 
THE CODE OF THE CITY OF EAST LANSING 

 
THE CITY OF EAST LANSING ORDAINS: 
 

Section 1 of Ordinance 
 
City of East Lansing City Code Chapter 50, Zoning, will be amended as follows: 
 
Sec. 50-94. - Standards for review. 
 
(a) All uses. Except as may be provided elsewhere in this section or chapter, each special use 
permit application shall meet each of the following standards: 
 
(1) The proposed use shall be consistent with the purpose of the use district in which it is located 

and the purpose and provisions of this division. 
 

(2) The site plan for the property shall be approved in accordance with the provisions of section 
50-36 of this chapter. 
 

(3) The proposed size, height, architectural character and placement of new or expanded 
structures on the site shall be reasonably compatible with the existing or anticipated buildings 
on adjacent properties. 
 

(4) Streets and access facilities serving the site shall be able to safely accommodate the expected 
traffic generated by the proposed use; the use shall not cause excessive traffic congestion or 
delays, obstruct access to adjacent properties, or imperil the safety of motorists, pedestrians 
or bicyclists. 
 

(5) The proposed use shall not adversely affect the use and enjoyment of adjacent properties by 
generating excessive noise, vibration, light, glare, odors or any other form of pollution or 
nuisances. 
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(6) The proposed use shall not materially diminish the economic value of adjacent properties or 
the city as a whole. 
 

(7) The proposed use shall not materially diminish the privacy, safety, security or enjoyment of 
any residential dwelling or residential neighborhood within the vicinity of the site. 
 

(8) The proposed use shall be located with direct access to and frontage on a major street as 
designated in the major street plan, or within an area designated for adaptive reuse in the city 
center element of the comprehensive plan. 
 

(b) Specific uses. In addition to the standards above, to address their unique characteristics, 
certain uses shall also meet the applicable standards below. 
 
(1) Churches. 
 
a. Standards set forth in items (3) and (8) of subsection (a) above do not apply to churches. 
 
b. The minimum yard requirements of the use district in which the church is to be located shall 

apply except that in no event shall the yard requirement be less than 0.5 feet of yard to each 
foot of building height (excluding steeples) as applied to rear yard or side yard depth. 

 
(2) Businesses selling alcoholic beverages. The following additional standards shall apply to 
restaurants and businesses licensed or to be licensed for the sale of alcoholic beverages or 
alcoholic liquor for consumption on or off the premises. 
 
a. The establishment shall not be located in such proximity to churches, elementary, or 

secondary schools, child development centers, or community centers so as to annoy, injure, 
offend, disrupt, disturb, or interfere with the activities conducted thereon or the persons 
conducting, attending, or traveling to or from such premises. This restriction may be waived 
by city council at the request of the church, school district, child development center or 
community center whose location would otherwise prohibit the proposed use or, if there is an 
objection to the waiver of this restriction by the church, school or development of community 
center, city council may waive this restriction only after hearing and good cause shown that 
the proposed establishment will not be in such proximity so as to annoy, injure, offend, 
disrupt, disturb, or interfere with the activities of the particular church, school or 
development of community center. 

 
b. The establishment shall not cause or continue an undue concentration of similar uses in the 

neighborhood such that liquor establishments and trade become a dominant influence or 
feature of the district or neighborhood. 

 
c. This section does not apply to businesses selling alcoholic beverages only for off-the-

premises consumption and if less than 25 percent of the sales floor area is devoted to the sale 
of alcoholic beverages. 

 
(3) Fraternities and sororities. 
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a. The standard set forth in item (8) of subsection (a) above does not apply to fraternities and 

sororities. 
 
b. In addition to the parking requirements for such uses specified in section 50-812, fraternities 

and sororities shall provide and maintain a parking access and management arrangement 
sufficient to serve the parking and access demands associated with chapter meetings, formal 
and informal social activities, or other on-site events which include the attendance of persons 
other than those who reside on the property. Such parking and access arrangements may 
include, but are not limited to, the provision of additional on-site parking, the use of private 
off-premises parking, the use of public parking in municipal lots or on-street spaces, and the 
availability of bus or shuttle service or carpooling arrangements. 

 
(4) Multiple-family dwellings in business districts. Where multiple-family dwelling units are 
provided in conjunction with business uses on a property in a business district, the following 
additional standards shall apply. 
 
a. Except where multiple-family dwelling units may be permitted as the sole principal use of a 

building to provide unique housing opportunities which are not otherwise available in the 
city center, at a minimum, the first floor of any building shall primarily be used for principal 
permitted business uses, and the number of multiple-family dwelling units and the permitted 
occupancy of the units shall be limited to maintain a reasonable balance between the business 
and residential uses on the property consistent with the purpose of each business district. The 
provision of first floor retail may be waived by majority vote of the city council in the area of 
the B-3 district outside of the area bounded by Grand River Avenue, Bailey Street, Albert 
Avenue, Grove Street, Linden Street, Abbot Road, City Parking Lot 15, the north-south alley 
west of Abbot Road and 200 West Grand River Avenue (The Peoples Church) where 
warranted by the existing retail opportunities in close proximity to the project.  

 
b. The number of multiple-family dwelling units, the permitted occupancy of the units and the 

height and size of structures containing such units shall be limited to be compatible with 
adjacent development patterns and any nearby residential districts. 

 
c. Reasonable amounts of yard areas and open space shall be provided where necessary to be 

consistent with surrounding use and development patterns and to provide for the privacy and 
enjoyment of the residents. 

 
d. The design, type and operational characteristics of the business and residential uses on the 

property shall be compatible with one another. 
 
e. The residential units shall be designed and marketed to diversify housing opportunities in the 

neighborhood and shall not increase existing high concentrations of similar housing units in 
the neighborhood. Further, in the area west of Collingwood Drive within the district 
boundaries of the City of East Lansing Downtown Development Authority, in order to 
achieve diversity in the types of housing offered in the area including an appropriate balance 
of owner occupied housing, senior housing, low to moderate income housing, mixed-market 
rental housing and other types of diverse housing in the area, for all development plans that 
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contain housing, an appropriate number of the dwelling units shall be marketed and/or sold 
as owner occupied housing or housing offered to and restricted to residents 55 and older, 
restricted to low to moderate income housing or restricted to some other occupancy that 
would add diversity to the area so that at least 25 percent of the housing is owner occupied, 
restricted to residents 55 and older, restricted to low to moderate income housing or restricted 
to some other occupancy that would add diversity to the area.  
 
i. For the purposes of this section, "development" shall include more than one structure as 

long as multiple structures are part of the same site plan approval. The requirement of 
this section shall not apply to hotels.  
 

ii. For any development that is constructed and occupied in excess of the 25 percent 
requirement of this section, the developer shall be given one credit for each residential 
unit in excess of the 25 percent. The credits, or any portion thereof, may be used by the 
developer, or the developer's assignee, as a credit, on a one for one basis, to meet the 25 
percent requirement for future development projects in this area.  

 
iii. Projects which exceed 25% percent diverse housing and are on properties located 

outside the DDA area west of Collingwood Drive with B2, B3, or EV zoning may 
transfer credits into the area in which the diverse housing requirement applies on a 2:1 
basis.  
For example, if a theoretical B2-zoned 100-unit project outside the diverse housing area 
includes 75 units of diverse housing, 50 of those units would exceed the 25% 
requirement, and thus credits for 25 units could be transferred to a proposed 
development in the diverse housing requirement area.   

 
iv. Diverse housing units shall be provided by the development as units on-site, or may 

provide payment of a contribution fee-in-lieu of units, which fee shall be specified in 
section 50-32 of this chapter and calculated based on the affordability gap method, or by 
a combination of housing unit development and contributions. The affordability gap 
model calculates the difference between the cost of an affordable and market rate unit 
over the lifetime of the unit, and utilizes the previous year’s sales data, median housing 
size, and area median income. The calculation has two components and is based on the 
difference between the two: 

 
(1) A (Median Market Rate Price for single-family dwelling units of 2,000 square 

feet or less) (minus) B (the Amount Affordable to a three-person household at 
50% of the Area Median Income (AMI) as defined by the U.S. Department of 
Housing and Urban Development (HUD) annually and including the standard 
costs of ownership such as principal, interest, taxes and insurance) = 
Affordability Gap 
 

(2) To determine the per-square-foot-price, the Affordability Gap is divided by 
the median square footage for houses sold in the previous year.  
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v. The fee-in-lieu shall be reviewed and revised annually pursuant to section 50-32 of this 
chapter. This review shall take into account adjusted data from the previous year, 
including but not limited to Median Market Rate Price for single-family dwelling units 
of 2,000 square feet or less, the Amount Affordable to a three-person household at 50% 
of the AMI as determined by HUD, and the median square footage for houses sold in the 
previous year. 
 

vi. Projects where the applicant or property owner objects to the fee-in-lieu payment on 
grounds that it is a governmental taking or otherwise contrary to law, may appeal the 
fee-in-lieu payment as part of their application for special use permit under this chapter. 
The planning commission shall review the objection and make a recommendation of 
whether the fee is a governmental taking or otherwise contrary to law, under the 
particular facts and circumstances of that case as explained in detail by the applicant as 
part of its application for a special use permit. The planning commission’s 
recommendation shall be transmitted to the city council as part of its review and 
recommendation for special use permit, and the city council shall determine whether the 
fee-in-lieu payment constitutes a governmental taking or is otherwise contrary to law as 
part of its review and action for a special use permit. The Planning Commission and City 
Council may request additional information from the applicant or property owner or 
staff, if it determines that insufficient information is provided by them to make a 
recommendation and determination. The applicant may appeal the final determination to 
circuit court pursuant to MCR 7.122. 

 
vii. The number of credits obtained for any development shall be calculated by the zoning 

official and maintained in the city records. Any assignment of credits must be in writing 
and signed by the developer. The intent to use credits of this nature, the number of 
credits intended to be used, the location of the development which created the credits, 
and any documentation showing any assignment of the credits shall be submitted with 
the site plan or amended site plan. 

 
(5) Additional building height. 
 
a. Where a special use permit is required to permit building height above the base level 

permitted in any use district, the compatibility of the building shall be determined in part 
by the extent to which the use of the building and the building design, its setbacks and its 
orientation on the site successfully mitigate negative impacts upon neighboring uses, the 
natural features of the site and public facilities and services. Such buildings may be 
approved only if they comply with subsection (a) of this section and all of the following 
additional standards: 
 
1. The building shall not be located in such proximity to a single-family or two-family 

neighborhood so as to cause excessive noise or shadowing impacts, or substantial 
reductions in personal privacy or property values. The planning and zoning 
administrator may require the applicant to submit a solar angle diagram and shadow 
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analysis prepared by a registered architect or engineer showing the extent of 
shadowing caused by the proposed building on adjacent properties and structures. 
 

2. The portion of the building extending above the base level permitted in each use 
district shall be located no closer to the property line of a residentially zoned property 
than a distance equal to the amount of the height in excess of the base level. 

 
3. The building shall not result in traffic generation which exceeds the carrying capacity 

of adjacent streets, exceeds the parking capacity of on-site spaces or nearby municipal 
parking facilities, causes excessive congestion or risks to public safety, or causes or 
substantially contributes to excessive volumes of traffic through residential 
neighborhoods. 

 
4. The building shall not generate demands which exceed the capacity of public utilities 

and services necessary to serve the site. 
 

b. In addition, the city council may further increase the maximum permitted building height 
in the B-3 district as specified in section 50-593(f) for a building deemed to be of 
significant public benefit. The city council shall find, upon an affirmative vote of three-
fourths of all members of the city council, that such buildings meet subsections (5)a.1. 
through 4., of this subsection and all of the following standards: 
 
1. The building, through its proposed use, shall contribute substantially to the mix of 

desirable commercial, residential, social, cultural or employment opportunities or 
public amenities or open space available in the business district to achieve one or 
more public goals or objectives, as specified in the comprehensive plan or other 
strategic plan of the city, to benefit the business district, the adjacent residential or 
public areas, and the city as a whole. 
 

2. The applicant demonstrates that additional building height is necessary in order to 
make the proposed development economically feasible for the intended use and no 
reasonable alternative to additional height exists. 

 
3. The additional building height will cause no significant additional negative impact on 

adjacent properties, public streets and parking facilities, or public utility and services. 
 

(6) Dispensaries and primary caregiver operations. The following additional standards shall 
apply to dispensaries and primary caregiver operations: 

 
a. They shall comply at all times and in all circumstances with the Medical Marihuana Act 

and the General Rules of the Michigan Department of Community Health and/or the 
Department of Licensing and Regulatory Affairs. 
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b. They must be located outside of a 1,000-foot radius from any school, including any 
licensed facility with after school programs, child care centers, or daycare centers, to 
insure community compliance with federal "Drug-Free School Zones" requirements. 
 

c. No more than five primary caregivers may operate from a dispensary. 
 

d. All medical marihuana shall be contained within an enclosed, locked facility, inaccessible 
on all sides and equipped with locks that permit access only by the registered caregivers, 
as reviewed and approved by the building official and the police department. 
 

e. All necessary building, electrical, plumbing and mechanical permits shall be obtained for 
any portion of the structure which contains electrical wiring, lighting and/or watering 
devices that support the cultivation, growing or harvesting of marihuana. 
 

f. Any portion of the structure where energy usage and heat exceeds typical residential use, 
such as a grow room, and the storage of any chemicals such as herbicides, pesticides, and 
fertilizers shall be subject to inspection and approval by the fire department to insure 
compliance with the Michigan Fire Protection Code. 
 

g. They shall not be operated from a business which sells alcoholic beverages. 
 

h. The establishment shall not be located in such proximity to churches or community 
centers so as to annoy, injure, offend, disrupt, disturb, or interfere with the activities 
conducted thereon or the persons conducting, attending, or traveling to or from such 
premises. 
 

i. The establishment shall not cause or continue an undue concentration of similar uses in 
the neighborhood such that dispensaries and medical marihuana paraphernalia trade 
become a dominant influence or feature of the district or neighborhood and no caregiver 
operation or dispensary shall be located within 500 feet of another caregiver operation or 
dispensary. 
 

j. The establishment shall be designed, operated, and maintained at all times consistent with 
responsible business practices and so that no excessive demands shall be placed upon 
public safety services, nor any excessive risk of harm to the public health, safety, or 
sanitation, interference with vehicular or pedestrian traffic or parking, or the continuance 
or maintenance of any unlawful conduct, public nuisance, or disorderly conduct either 
within the establishment or on or about the adjacent businesses and public streets, alleys, 
parks, parking facilities, or other areas open to the public. The establishment shall make 
reasonable effort to report to authorities any unlawful conduct that is observed from the 
premises. The requirements of this section shall be a written condition of each special use 
permit issued to a dispensary or caregiver operation. 
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k. No drive-through facilities shall be permitted. 
 

l. They may not be operated out of a residence or residential structure. 
 

m. All transfers and deliveries of medical marihuana to qualifying patients must occur within 
the structure out of public view or inside the patient's residence. 
 

n. The consumption of medical marihuana on the premises is prohibited. 
 

(7) Household pet daycares. The following additional standards shall apply to household pet 
daycares: 
 

a. Household pet daycare shall be located within a fully enclosed accessory structure 
meeting the requirements of the zoning code. Such accessory structure shall be located in 
the rear yard no closer than 100 feet from any adjoining dwelling and no closer than 25 
feet from the dwelling of the owner thereof. 
 

b. The enclosure shall be properly ventilated to prevent drafts and remove odors, shall be of 
sufficient size to accommodate the animals, and shall be designed so as to prevent rats, 
mice, or other rodents from being harbored underneath, inside, or inside the walls of the 
enclosure. 

 
c. Outdoor activities must be supervised and restricted to the hours between 9:00 a.m. and 

5:00 p.m.; and fully contained within a six-foot high solid fenced area in the rear yard. 
The required fenced area shall be a minimum of 15 feet from the property line. A fence 
located on a property line shall not satisfy the requirement for a fenced area. 

 
d. Hours of operation shall be 12 hours or less and be restricted to the hours between 6:00 

a.m. and 7:00 p.m. Animals shall be kept within the accessory structure or within a 
fenced area at all times unless leashed, and shall not be permitted to run at large. 

 
e. All structures for the keeping of such animals shall be constructed of material that can be 

easily cleaned and shall be kept in a clean and sanitary condition. The required fenced 
area must be cleaned daily and kept free from trash and accumulated droppings. 
Appropriate disposal of droppings is required. All provisions of the city Code relating to 
noise, odor, and sanitation, including the provisions of this article, shall apply to the 
keeping of animals under this section. 

 
(8) Reduced building height. Where a special use permit is required to permit building height 
below the level permitted in any use district, such buildings may be approved only if they 
comply with subsection (a) of this section and one of the following additional standards: 
 

a. The proposed building is of a particular architectural style that has significant importance 
to the proposed use of the building or is deemed an architecturally significant addition to 

Page 73 of 220



 

 
 

the overall attractiveness of the district and the applicant has demonstrated that there is no 
reasonable alternative to the height sought in achieving such attractive construction. 
 

b. The proposed use contributes substantially to the mix of desirable commercial, 
residential, social, cultural or employment opportunities or public amenities or open 
space available in the business district to achieve one or more public goals or objectives 
as specified in the comprehensive plan or other strategic plan of the city, to benefit the 
business district, the adjacent residential or public areas or the city as a whole. 

 
(9) Kennels, including small animal veterinary hospitals and clinics. The following additional 
standards shall apply to kennels and small animal veterinary hospitals and clinics: 
 

a. Pet daycare shall be located within a fully enclosed structure meeting the requirements of 
the zoning code. 
 

b. The enclosure shall be properly ventilated to prevent drafts and remove odors, shall be of 
sufficient size to accommodate the animals, and shall be designed so as to prevent rats, 
mice, or other rodents from being harbored underneath, inside, or inside the walls of the 
enclosure. 

 
c. No outside exercise or training areas shall be located within 500 feet from any property 

zoned residential, excepting Residential Agricultural. 
 

d. Outdoor activities must be supervised and fully contained within a six-foot high solid and 
opaque fenced area in the rear yard. The required fenced area shall be a minimum of 15 
feet from the property line. A fence located on a property line shall not satisfy the 
requirement for a fenced area. 

 
e. Hours of operation for outdoor activities shall be restricted as set forth in the special use 

permit. Animals shall be kept within a structure or within a fenced area at all times unless 
leashed, and shall not be permitted to run at large. 

 
f. All structures for the keeping of such animals shall be constructed of material that can be 

easily cleaned and shall be kept in a clean and sanitary condition. The required fenced 
area must be cleaned daily and kept free from trash and accumulated droppings. 
Appropriate disposal of droppings is required. All provisions of the city Code relating to 
noise, odor, and sanitation, including the provisions of this article, shall apply to the 
keeping of animals under this section. 

 
Section 2 of Ordinance. Repealer. 

 
All ordinances or parts of ordinances in conflict with this Ordinance are hereby repealed only to 
the extent necessary to give this Ordinance full force and effect, and the City of East Lansing Code 
of Ordinances shall remain in full force and effect, amended only as specified above. 
 

Section 3 of Ordinance.  Savings. 
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All proceedings pending and all rights and liabilities existing, acquired, or incurred at the time this 
Ordinance takes effect are saved and may be consummated according to the law in force when 
they were commenced. 
 

Section 4 of Ordinance.  Severability. 
 
If any section, clause, or provision of this Ordinance shall be declared to be unconstitutional, void, 
illegal, or ineffective by any court of competent jurisdiction, such section, clause, or provision 
declared to be unconstitutional, void, or illegal shall thereby cease to be a part of this Ordinance, 
but the remainder of this Ordinance shall stand and be in full force and effect. 

 
Section 5 of Ordinance.  Effective Date. 

 
The provisions of this Ordinance are hereby ordered to take effect immediately upon publication. 
 

Section 6 of Ordinance.  Enactment. 
 
This Ordinance is declared to have been enacted by the City Council of the City of East Lansing 
at a meeting called and held on the _____ day of _______________, 2026, and ordered to be given 
publication in the manner prescribed by law. 
 
Moved by Council member:   
Supported by Council member:  
 
ADOPTED:   
Yeas:  
Nays:  
Absent:    
   

____________________________________ 
Mayor Erik Altmann 

 
Dated: _________________________, 2026 

 
 
CLERKS CERTIFICATION: I hereby certify that the foregoing is a true and complete copy of 
an Ordinance introduced at the East Lansing City Council meeting held on Tuesday, February 
17, 2026, and adopted by the East Lansing City Council at its meeting held on 
___________________, 2026, the original of which is part of the Council's minutes. 
 
 

____________________________________ 
Emily Gordon, City Clerk 

City of East Lansing 
Ingham and Clinton Counties, Michigan 

 

Page 75 of 220



 

 
 

 
Approved as to form: 
 
 
_______________________ 
Steven P. Joppich, Esq. 
East Lansing City Attorney 
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Construction Cost Fee in-Lieu Model p. 1 of 2 

Proposed Construction Cost Fee in-Lieu Model 
Sta  Recommendation 

City of East Lansing 
 

In reviewing the research that sta  collected on fee in-lieu programs throughout the 
country, there was no clear standard approach. In order to simplify the fee in-lieu program 
for East Lansing, sta  are recommending a Construction Cost Model.  Below is an example 
of how residential construction costs would be used to determine a fee in-lieu.  Also, 
examples from three prior downtown developments are calculated to show what their fee 
in-lieu would have been based on their construction costs. An important note to consider 
when reviewing these examples is that the cost of new construction has grown significantly 
since these developments were built.  With that in mind, we have also provided a 
hypothetical scenario using more realistic 2026 cost considerations to show what the fee 
in-lieu might look like if those same projects were built today. 

Construction Cost Calculation: 

Step 1: Determine Construction Cost and total number of floors for the building 

Step 2: Divide Construction cost by number of total floors = cost per floor 

Step 3: Multiply Residential floors by the cost per floor = Total residential construction cost 

Step 4: Multiply residential construction cost by 10%, 8%, or 5% = Fee in-Lieu 

The Planning Commission should also consider using square footage as the basis for 
this calculation, which would account for a mix of uses within one floor. 

Example using Prior Downtown East Lansing Housing Development 

                                          Construction Costs Calculation   
  The Hub The Abbot Landmark 
Total Construction Cost as built $49,384,150.00 $40,250,000.00 $45,290,761.00 
Total Floors 10 13 12 
Construction Cost Per Floor $4,938,415.00 $3,096,153.85 $3,774,230.08 
Number of Residential Floors 8 10 10 
Residential Construction Cost $39,507,320.00 $30,961,538.50 $37,742,300.80 
10% Fee in Lieu $3,950,732.00 $3,096,153.85 $3,774,230.08 
8% Fee in Lieu $3,160,585.60 $2,476,923.08 $3,019,384.06 
5% Fee in Lieu $1,975,366.00 $1,548,076.93 $1,887,115.04 

*These developments were built between 2017-2019 and the calculations are based on their actual costs 
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Construction Cost Fee in-Lieu Model p. 2 of 2 

 

 

Hypothetical Example Using 2026 construction cost 

2026 Hypothetical Construction Costs Calculation 
  The Hub The Abbot Landmark 
Total Est. Construction Cost in 2026 $64,199,395.00 $52,325,000.00 $58,877,989.30 
Total Floors 10 13 12 
Construction Cost Per Floor $6,419,939.50 $4,025,000.00 $4,906,499.12 
Number of Residential Floors 8 10 10 
Residential Construction Cost $51,359,516.00 $40,250,000.00 $49,064,991.20 
10% Fee in Lieu $5,135,951.60 $4,025,000.00 $4,906,499.12 
8% Fee in Lieu $4,108,761.28 $3,220,000.00 $3,925,199.30 
5% Fee in Lieu $2,567,975.80 $2,012,500.00 $2,453,249.56 

*These are hypothetical calculations assuming a 30% increase in construction costs 

Given the significant rise in construction costs, the sta  recommendation is a 5% fee in-
lieu calculation for residential construction costs.  Additionally, sta  would recommend 
the construction cost percentage be evaluated every 2-3 years, to review market conditions 
and adjust accordingly.  The above example’s prior developments yield comparable results 
to a formula using the “A ordability Gap” method for residents with an income equal to or 
less than 80% of Area Median Income (AMI). Sta  are recommending the residential cost 
method over AMI for two reasons. First, the cost model is easier to understand for 
developers and residents. Second, it is the opinion of sta  that AMI would be more suitable 
if we were only seeking a ordable housing. The city is committed to growing diverse 
housing options, residential construction cost is a more appropriate measure.   

To encourage Mass Timber and LEED certified buildings, the sta  recommendation is a 
reduced fee in-lieu with either a 4% (1% reduction) or 3% (2% reduction) calculation. 

Mass Timber/LEED Construction Costs Calculation Example 
ADDRESS: 123 Street   
Total Construction Cost $80,000,000.00 
Total Floors 10 
Construction Cost Per Floor $8,000,000.00 
Number of Residential Floors 8 
Residential Construction Cost $64,000,000.00 
4% Fee in Lieu $2,560,000.00 
3% Fee in Lieu $1,920,000.00 
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Affordability Gap Fee In Lieu Model 
City of East Lansing 

 
The Affordability Gap Fee-In-Lieu method follows a defined set of steps to determine the 
affordability gap on a per-square-foot basis. The outline below describes how the 
Affordability Gap Model is applied to calculate the Fee In Lieu amount. 
 
Affordability Gap Calculation: 

The first step in estimating the affordability gap is determining a representative market price 
for a typical single-family home.  The market price is intended to reflect prevailing conditions 
for homes under 2,000 Sq. Ft. 

The City Assessor provides the prior year sales report which includes the Residential Sales 
of 2,000 Sq. Ft. or less, which is used to calculate the median sale price per sq. ft. and 
median home size in sq. ft.  Median values normalize the estimate for unit size and reduce 
the influence of outliers.   

Step 1. Calculate the Median Sale Price Per Sq. Ft.   

Step 2. Calculate the Median Home Size in Sq. Ft. 

Step 3.  Determine the market price of a typical single-family home, 2,000 Sq. Ft. or less.   

Market Price = Median Price Per Sq. Ft. x Median Home Size 

Step 4.  Determine the affordable home price – maximum purchase price, for the target 
household by applying HUD affordability standards and subtracting non-mortgage costs 
from the household’s budget, limiting housing costs to 30% of the gross household income.  

Annual Housing Budget = Gross Household Income x 30%  

Step 5.  Determine Non-Mortgage Ownership Costs of property taxes, homeowner’s 
insurance.   

Non-Mortgage Ownership Costs = Property Taxes + Homeowner’s Insurance 

Step 6.  Calculate Mortgage Payment Capacity.  The amount remaining represents the 
maximum mortgage payment capacity available for principal and interest. 

Mortgage Capacity = Annual Housing Budget – Non-Mortgage costs 

Step 7.  Calculate the Affordable Home Price by converting the monthly mortgage payment 
capacity into a mortgage loan amount. 

Annual Housing Budget – Non-Mortgage ownership costs ÷ 12 
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Affordable Home Price = Maximum Mortgage Loan Amount ÷ .95 (Downpayment) 

Step 8.  Calculate the Affordability Gap 

Affordability Gap  = Market Price Home – Affordable Home Price 

Step 9.  Convert affordability gap to per Sq. Ft. fee.  This fee rate represents the estimated 
contribution required per Sq. Ft. of residential area to offset the affordability gap. 

Sq. Ft. Fee Rate = Affordability Gap ÷ Median Home Size 

Step 10.  Fee In Lieu Calculation Approach 

Average Unit Size = Total Residential Square Footage ÷ Total Residential Units 

Affordable Housing Requirement (25%)  

Required Number of Affordable Units = Total Units x 25% 

Estimated Fee in Lieu = Affordable Units x Average Sq. Ft. x Sq. Ft. Fee 

Below are the examples, for illustrative purposes only, for 233 Abbot, 918 E. Grand River Ave. 
and 205 E. Grand River Ave. 

Household Size:  3 
Area Median Income (AMI) 50%, 60% and  80%  
 

233 Abbot Rd. 50% AMI 60% AMI 80% AMI 
Fee Per Sq. Ft. $170 $143 $87 
Fee In Lieu $5,855,990 $4,925,921 $2,996,889 

 
918 E. Grand River Ave.  50% AMI 60% AMI 80% AMI 
Fee Per Sq. Ft. $170 $143 $87 
Fee In Lieu $8,037,388 $6,760,861 $4,113,251 

 
205 E. Grand River Ave. 50% AMI 60% AMI 80% AMI 
Fee Per Sq. Ft. $170 $143 $87 
Fee In Lieu $7,332,780 $6,168,162 $3,752,658 
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Fund Management for Fee in-Lieu Fund p. 1 of 1 

Proposed Fund Management Framework 
Staff Recommendation 

City of East Lansing 

 

Staff recommends City Council establish a Committee or Commission, for the 
purpose of evaluating applications for financial support related to supportive housing 
activities, development and programs. All applications reviewed by this body must be 
evaluated in accordance with the guidelines approved by City Council, which support 
the diverse housing requirement (affordable, 55+, owner-occupied).   

The Committee or Commission will review all applications, prepare recommendations 
for approval or denial and forward its recommendations to City Council.  City Council 
would have final authority to approve or deny any applications.  This body would also 
provide annual reports on the funding impacts and would provide recommendations 
for program improvements.   
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FEE IN LIEU
CALCULATIONS ARE FOR ILLUSTRATIVE PURPOSES ONLY AMI = Area Median Income

Columbus, OH Model Option #1 Option #2 Fee Per Unit *Each August 1, the fee is updated by the percentage increase in CIP-U 
20% Units 30% Units $40,165.21 (U.S. City Average, all Items, Not Seasonally Adjusted) plus 5 percentage points.

233 Abbot $1,574,476.23 $2,361,714.35
205 E. Grand River Ave. $2,193,020.47 $3,289,530.70
918 E. Grand River Ave. $2,787,465.57 $4,181,198.36

Borough of State College, PA Model 10% Units Fee Per Unit 04/03/26 Update:  Fee is set annually based on actual construction cost of a unit and land costs
$159,585.00 Housing Costs:  129,000; land $30,585

233 Abbot $3,127,866.00
205 E. Grand River Ave. $4,356,670.50
918 E. Grand River Ave. $5,537,599.50

Iowa City, IA Model 10% Units Fee Per Unit * Fee in lieu methodology compares the financial value of a 100% market-rate development
$113,065.00 to that of a development with 10% affordable units.  The difference in value between the

233 Abbot $2,216,074.00 two scenarios is the basis of the fee.  The fee is updated biennially using current market data.
205 E. Grand River Ave. $3,086,674.50
918 E. Grand River Ave. $3,923,355.50

Bloomington, IN Model 15% Bedrooms 15% Bedrooms
Fee Per Bedroom $20,000.00 $50,000.00 Fee is $20,000 but is expect to increase soon; potentially up to $50,000

233 Abbot $1,440,000.00 $3,600,000.00
205 E. Grand River Ave. $1,640,000.00 $4,100,000.00
918 E. Grand River Ave. $1,600,000.00 $4,000,000.00

Evanston, IL Model 15% Bedrooms Studio $405,000 Adjusted Annual based on CPI
1 bedroom $481,000 

233 Abbot $19,876,200.00 2 bedroom $711,000 
205 E. Grand River Ave. $25,590,150.00 3 bedroom $1,070,000 
918 E. Grand River Ave. $29,802,300.00 4 bedroom $1,429,000 Page 84 of 220



FEE IN LIEU  - 10%
CALCULATIONS ARE FOR ILLUSTRATIVE PURPOSES ONLY AMI = Area Median Income

Ann Arbor, MI Model 10% Units 10% Units 10% Units *Fee is based on the affordability gap calculation using prior calendar year home
50% AMI 60% AMI 80% AMI sales of 2,000 sq. ft. or less, avg. sq. ft., 30% household income and AMI .  

Fee Rate: $170 per sq. ft $143 per sq. ft. $87 per sq. ft.
233 Abbot $2,390,200.00 $2,010,580.00 $1,223,220.00
205 E. Grand River Ave. $3,008,320.00 $2,530,528.00 $1,539,552.00
918 E. Grand River Ave. $3,242,750.00 $2,727,725.00 $1,659,525.00

Columbus, OH Model Option #1 Fee Per Unit *Each August 1, the fee is updated by the percentage increase in CIP-U 
10% Units $40,165.21 (U.S. City Average, all Items, Not Seasonally Adjusted) plus 5 percentage points.

233 Abbot $787,238.12
205 E. Grand River Ave. $1,096,510.23
918 E. Grand River Ave. $1,393,732.79

Borough of State College, PA Model 10% Units Fee Per Unit 04/03/26 Update:  Fee is set annually based on actual construction cost of a unit and land costs
$159,585.00 Housing Costs:  129,000; land $30,585

233 Abbot $3,127,866.00
205 E. Grand River Ave. $4,356,670.50
918 E. Grand River Ave. $5,537,599.50

Iowa City, IA Model 10% Units Fee Per Unit * Fee in lieu methodology compares the financial value of a 100% market-rate development
$113,065.00 to that of a development with 10% affordable units.  The difference in value between the

233 Abbot $2,216,074.00 two scenarios is the basis of the fee.  The fee is updated biennially using current market data.
205 E. Grand River Ave. $3,086,674.50
918 E. Grand River Ave. $3,923,355.50

Bloomington, IN Model 10% Bedrooms 10% Bedrooms
Fee Per Bedroom $20,000.00 $50,000.00 Fee is $20,000 but is expect to increase soon; potentially up to $50,000

233 Abbot $960,000.00 $2,400,000.00
205 E. Grand River Ave. $1,100,000.00 $2,750,000.00
918 E. Grand River Ave. $1,080,000.00 $2,700,000.00
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Ann Arbor, MI 

Management of Fee In Lieu 

The Ann Arbor Affordable Housing Fund is a dedicated special revenue account managed by 
the City and used exclusively to support affordable housing initiatives. Project applications 
are made available through the Washtenaw County Office of Community & Economic 
Development (OCED). OCED staff review submitted materials and present their findings to 
the Housing & Human Services Advisory Board (HHSAB). The HHSAB then forwards 
recommended projects to City Council for final consideration. 

Success of the Fee In Lieu 

Between 2023 and 2025, Ann Arbor collected $18.5 million in fee-in-lieu payments. We are 
currently awaiting a response from City staff regarding how these funds have been allocated. 
The staff members who can provide this information have been out of the office. Once we 
receive their update, we will revise the report accordingly. 

Columbus, Ohio 

Management of Fee in Lieu Funds 

The Fee-in-Lieu program, established in 2018, has generated approximately $9 million to 
date. These funds are administered by the City and used to support the operation of a 
homebuyer down-payment assistance program. 

Success of the Fee In Lieu Program 

An annual report is released each September to document program performance. In 
Program Year 2024, projects utilizing the Fee-in-Lieu option contributed a total of 
$2,024,280. 

Iowa City, IA 

Management of Fee In Lieu 

The Fee-in-Lieu program, established in 2016, has generated approximately $5.8 million to 
date. These funds are administered by the City and are designated to support the 
development of affordable housing within the Riverfront Crossings area. 

Success of the Fee In Lieu 

Three projects, representing nearly 600 housing units, opted to use the Fee-in-Lieu option. 
The City explored investing these funds in a Low-Income Housing Tax Credit (LIHTC) 
development within the Riverfront Crossings area; however, that opportunity is no longer 
expected to proceed. The City remains committed to directing the collected fees toward 
the creation of new housing units with long-term affordability.  
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Bloomington, IN 

Management of Fee In Lieu 

The Bloomington Housing Development Fund (HDF) is administered by the Department of 
Housing and Neighborhood Development (HAND). The fund was established to expand the 
supply of safe, affordable housing for Bloomington residents earning up to 120% of the area 
median income, with monthly rental costs set at no less than 20% of household income. The 
HDF provides low-cost loans and grants to support the development of affordable housing. 

Success of the Fee In Lieu 

We are currently awaiting a response from City of Bloomington staff, who have been out of 
the office. Once we receive the necessary information, we will update the report. 

Borough of State College, PA 

Management of Fee In Lieu 

The Fee-in-Lieu program, established in 2011 to advance the Borough of State College’s 
mission of expanding housing opportunities, has generated $4,989,275 through 2022 and 
has expended $2,905,421 to date, with an additional $3,800,860 anticipated from two 
pending projects. 

Success of the Fee In Lieu 

A total of $2,905,215 has been expended, resulting in the creation of 30 units, 10 rental units 
and 20 first-time homebuyer units. Private-sector developers have produced an additional 
29 units through the use of Fee-in-Lieu contributions. 
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Planning Commission 

AGENDA ITEM REPORT 

To: Planning Commission 

Subject: Consideration of Ordinance 1559, which would amend Sec. 50-94 of the Zoning 
Ordinance, which defines a diverse housing requirement in downtown East 
Lansing. The amendment would allow for a fee to be paid in lieu of meeting the 
requirement, define a formula for that fee, and allow for the transfer of diverse 
housing credits from areas outside of downtown. 

Meeting: Planning Commission - 08 April 2026 

Department: Planning, Building, and Housing 

Staff Contact: Landon Bartley, Principal Planner 

BACKGROUND INFORMATION: 
Proposed ordinance 1559 would modify the City's downtown diverse housing requirement. 

City Council introduced and referred to the Planning Commission the attached ordinance on February 
17, 2026. The Planning Commission will now hold a public hearing for the proposed ordinance, then 
vote on a recommendation for action by Council. Following the Planning Commission's 
recommendation, City Council will schedule another public hearing, then hold that public hearing, 
then make a decision to adopt or deny the proposed ordinance. 

Video of Council's February 17, 2026 discussion (Agenda Item 5.1) 

There was some discussion as to whether the following are appropriate: 
• A fee based on 50% AMI vs. higher AMI (such as 80%). Using a higher AMI would result in a 

lower per-square-foot rate. 
• A ratio of less than 2:1 for transferring credits from outside of downtown (consider lower, such 

as 1 . 1 : 1 or 1.2: 1 ) 
• Considering a different base diverse housing requirement or with different boundaries. One 

councilmember suggested 10% rather than 25%. There has also been some discussion about 
changing the area in which the requirement applies. Particularly if the requirement is reduced 
from 25%, it may make sense to expand the area in which diverse housing is required. 

At Council's request, Planning staff reported back on the Commission's March 25 discussion at the 
Council meeting on April 7. Councilmembers discussed options at some length and requested 
recommendations from the Planning Commission and Planning staff. 

Background 

Ordinance 1384 was adopted in November 2016, and amended the Zoning Ordinance by establishing 
a diverse housing requirement in certain areas of downtown East Lansing. 
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The diverse housing requirement in Section 50-94 requires that 25% of units for any proposed multi­
family residential development within the core downtown area of East Lansing (specifically those 
properties within the DOA district west of Collingwood Avenue) be owner-occupied, priced to be 
affordable for low-moderate income residents, restricted to residents aged 55 or older, or some other 
way of increasing the diversity of housing types within downtown. There is also a mechanism which 
allows one development with a number of units exceeding the minimum 25% requirement to transfer, 
on a per-unit basis, credit for their units to a different project which would not otherwise meet this 
requirement. 

Early in 2025, a prospective developer spoke with Councilmembers and the City Manager about their 
interest to construct a new building in downtown East Lansing which would be subject to that diverse 
housing requirement. However, that developer had concerns about their projects viability if they were 
to provide the diverse housing units on site, and requested alternative methods of meeting the 
requirement, including fee-in-lieu. 

City Manager Robert Belleman sent a memorandum to the Planning Commission in July 2025 which 
discussed potential alternative pathways to compliance, including a fee-in-lieu program. The Planning 
Commission discussed these suggestions at length, and ultimately suggested consideration by 
Council of all five options, as well as four more brought by staff. Council discussed those options at 
length, and in October 2025 directed staff to develop a proposal for a fee-in-lieu program and to 
allow transfer of credits from projects outside downtown. 

Fee-In-Lieu Program 

The proposed fee-in-lieu program establishes a fee that would be paid by the developer instead of 
providing diverse housing units on site. 

The fee would be calculated based on the "affordability gap." The affordability gap is the difference 
between the market price (average sale price of a single-family house with fewer than 2,000 floor 
area AND sold in the City during the previous calendar year), and an affordable price (that which 
could be afforded by a very low-income - 50% AMI - family of four). This affordability gap, once 
determined, is then used to calculate a fee in lieu for the purposes of diverse housing. 

Accounting consultant Maner Costerisan performed an audit to determine the fees that would have 
been assessed to The Abbot, The Hub, and The Landmark. 

In their report to determining the proposed fee, Maner Costerisan found that 184 single-family houses 
of 2,000 sq. ft. or less were sold in the City of East Lansing during calendar year 2025. The average 
sales price for those houses was $213 per square foot (psf), and the average size of those houses 
was 1,410 square feet. This equates to market price of $300,330. 

In 2025, a family of three (3) equal to 50% of the Area Median Income had an annual income of 
$45,350, according to the U.S. Department of Housing and Urban Development (HUD). Using up to 
30% of that income to cover housing costs (the general benchmark used to determine if housing is 
considered "affordable"), that family could afford a house with a price of $60,217. 

The difference between the market price ($300,330) and affordable price for a 50% AMI family of four 
($60,217) is $240,113. This is then divided by the number of square feet of the average single-family 
home sold in the previous calendar year (1,410). 
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$240,113 / 1,410 = $170 per square foot. 

This fee would be paid on a per-square-foot basis which would be calculated based on 25% of the 
total square footage of residential space in the proposed building. 

The analysis was also performed using 60% and 80% AMI data for comparison purposes. 60% AMI 
equates to an annual income of $54,420 for a family of three, and 80% AMI equates to an income of 
$72,600. If the fee-in-lieu were to be adjusted for 60% AMI, it would be $143 per square foot. For 
80% AMI, it would be $87 per square foot. 

Maner Costerisan considered how employing a fee in lieu of providing diverse housing units on site 
would have affected three recent development projects: The Abbot (100 W. Grand River aka 233 
Abbot), The Landmark (205 E. Grand River), and The HUB (918 E. Grand River). 

At its March 25 meeting, the Planning Commission expressed general agreement with using the 
affordability gap method proposed by City staff, which is similar to Ann Arbor's approach. This method 
determines the gap between the average home sale price in the previous year compared to the ability 
of a prospective homeowner with an income lower than that of the area median income (AMI). 

Ordinance 1559 as introduced would set a Fee In Lieu based on a prospective homeowner with an 
income of 50% of AMI. This level is considered "very low income" and is lower than the 80% AMI 
(low- to moderate-income) typically used for housing incentives or assistance. 

The 80% AMI figure can be found online at https://www.cityofeastlansing.com/253/HUD-lncome­
Qualifications, broken down by number of people within the household. 

Calculating the affordability gap for 50% AMI pricing for a 25% diverse housing requirement, the Fee 
would be set at $170 per sq. ft. of residential floor area in the proposed project, which Planning 
Commissioners generally considered to be too high. 

However, there was also interest in reducing the diverse housing requirement altogether, echoing 
Councilmember Whelan's comments at the March 17 Council meeting. Specifically, a reduction of the 
requirement from 25% to 10% was considered. Should the requirement be reduced, the per-square­
foot rate may stay the same but apply to a smaller area of the building. 

Table 1 below shows what three large projects constructed in East Lansing in the last ten years would 
have paid for a Fee in Lieu, for 25% of units/residential space. Comparisons are provided for 50%, 
60%, and 80% AMI. This is the same table that was previously presented to Planning Commission 
and Council for discussion. If the diverse housing requirement is maintained at 25%, staff 
recommends using the 80% AMI to calculate the fee (which results in $87 psf). 

Table 1. Hypothetical Fee in Lieu with current 25% requirement. 

The Abbot 
The Landmark 
The HUB 
Total 

50% AMI ($170 psf) 
$5,855,990 
$7,332,780 
$8,037,388 

$21,226, 158 

60% AMI ($143 psf) 
$4,925,921 
$6,168,162 
$6,760,861 

$17,854,944 

80% AMI ($87 psf) 
$2,996,889 
$3,752,658 
$4,113,251 

$10,862,798 
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Table 2 considers the amount paid in this scenario if the requirement were to be reduced from 25% to 
10%. If this is done, staff recommends using 50% AM I to calculate the fee (which results in a higher 
psf rate but fewer square feet to which the rate applies). 

Table 2. Hypothetical Fee In Lieu with reduced 10% requirement 

The Abbot 
The Landmark 
The HUB 
Total 

50% AMI ($170 psf) 
$2,342,396 
$2,933,112 
$3,214,955 
$8,490,463 

60% AMI ($143 psf) 
$1,970,368 
$2,467,265 
$2,704,344 
$7,141,978 

80% AMI ($87 psf) 
$1,198,756 
$1,501,063 
$1,645,300 
$4,345,119 

Should a Fee-In-Lieu be implemented, it may be worth considering how the fee could affect the 
viability of a development project, how the fee would be absorbed/passed along, and the purposes for 
which funds received would be used. 

One developer suggested reducing the fee by an amount or percentage as an incentive for providing 
specific community needs or amenities. Such amenities could include: 
- LEED certification of the building 
- Use of mass timber for a majority of building materials 
- Providing low-cost or free car-share on site 
- Providing tenants with annual transit passes 
- Providing a green roof, green wall, or similar 
- Providing additional off-site community amenities 

This approach is similar to Ann Arbor's, in which the Council theoretically decides upon a fee-in-lieu 
formula on an annual basis based on market conditions and needs at that time. 

Staff reviewed approaches used in several other communities, including Columbus, OH; Iowa City, 
IA; Bloomington, IN; and Evanston, IL. Each of these jurisdictions applies a fee structure based on 
either a per-unit or per-bedroom methodology. The Borough of State College, PA bases its fee on 
actual construction costs, and staff has also considered whether such an approach could be 
appropriate in East Lansing. 

At the March 25 meeting, the Planning Commission requested information about those communities' 
programs, including how it is managed and whether it is considered to have been successful. This 
analysis has been completed and is included as an attachment to this agenda item report ("College 
Town Fee-in-Lieu Analysis"). 

That attachment includes a spreadsheet showing the fees that would have been assessed to The 
Abbot, The Hub, and The Landmark using the methodologies utilized by the different jurisdictions, as 
well as more details about each program's management and metrics for success. 

The calculations and methodology and are intended to demonstrate how various methodologies could 
be applied using the three past projects as examples, based on the available information regarding 
the fee-in-lieu. 

Staff looked at several other cities as well, for comparison purposes. 
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Minneapolis, MN uses a different approach, assessing fees based on the net residential area, with a 
different per net residential area sq. ft. fee for buildings up to seven stories and buildings eight stories 
or taller. 

Seattle, WA administers a Mandatory Housing Affordability (MHA) program that requires most 
commercial, residential, and live-work developments to contribute to affordable housing. Developers 
may either include affordable units within their projects or pay a fee into a dedicated housing fund. 
Fees are calculated using a dollar per sq. ft. rate that varies by zoning. 

Eugene, OR uses a Construction Excise Tax set at 0.5% of the value of permitted work for 
improvements that create a new structure, add square footage to an existing structure, or add new 
living space. 

Finally. the Commission should consider. and seek to recommend to Council: 
1. Preferred methods to regularly revisit the Fee-In-Lieu formula to respond to changes to the 

Consumer Price Index (CPI) and other market conditions, 
2. Appropriate metrics of success for an East Lansing program, 
3. How funds received through the Fee-In-Lieu program would be managed and disbursed. 

Transfer of Credits from Other Developments 

Section 50-94(b)(4)(e) provides a mechanism which allows one development with a number of units 
exceeding the minimum 25% requirement to transfer, on a per-unit basis, credit for their units to a 
different project which would not otherwise meet this requirement. A development could send their 
credits to another development project which would receive those credits. 

Under the current regulations, both "sender" and "receiver" projects must be located within the 
diverse housing requirement area (the DOA area west of Collingwood Rd.). Proposed new subsection 
50-94(b)(4)(e)iii. would change this. 

Staff's initial recommendation was to allow transfers from any property zoned 82 (Retail Sales 
Business) or EV (East Village). This was done to support adaptive residential reuse of vacant upper­
story space in those districts, as upper-story residential uses are now permitted by right in all 
business districts following a zoning amendment in late 2024 (Ordinance 1536). Mixed uses such as 
this tend to have reduced parking and traffic impacts since use of those facilities gets spread across 
the day more, vs. more pronounced peak times for a single-use property. 

There was discussion among the Planning Commission about including RM32 (City Center Multiple 
Family Residential), RM54 (University-Oriented Multiple-Family Residential) or others. For the 
Planning Commission's April 8 meeting, staff is providing individual maps showing only those parcels 
with specific zoning, so the Commission can more easily understand the effects of expanding the 
sending area. Staff has provided individual maps of all B (Business) and R (Residential) zone districts 
at the end of this agenda item. 

There was some discussion about a coefficient that would be applied to the number of credits which 
would provide some sort of disincentive to sending credits from outside of the diverse housing area. If 
that coefficient were 1.2, for example, units constructed outside of the diverse housing area would 
count 20% less than those constructed within that area. 
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This proposed coefficient was intended to reduce the potential for sprawl in areas of the City further 
from downtown, and also to recognize increased costs of development in downtown. However, some 
commissioners expressed a general lack of interest in adding such a coefficient. Should the overall 
diverse housing requirement be reduced, it may be worth revisiting, or reconsidering, this approach. 

Current Process 

The Planning Commission held a public hearing for the proposed ordinance on March 25, 2026 and 
received one comment in general favor of the proposed changes (in general public comment, item 
5.2) or removing the diverse housing requirement altogether. 

After the Planning Commission's public hearing and recommendation, this Ordinance would return to 
Council, which would schedule its own public hearing. After hosting that public hearing, Council would 
then vote to approve or deny the proposed text amendment. 

For the current discussion, staff requests that the Planning Commission discuss the proposed 
ordinance in detail and determine if changes to the ordinance as introduced are warranted. The 
Planning Commission may choose to vote on a recommendation to City Council, or if additional 
information is needed in order to make such a recommendation, may postpone the item to a future 
meeting. 

If the Commission determines it is ready to make a recommendation, a sample motion is provided 
below for convenience. Any proposed amendments to the ordinance as introduced should be clearly 
stated within the motion. 

FINANCIAL IMPACT: 
It is very difficult to estimate the financial impact of adopting this ordinance. Creating two alternatives 
to providing diverse units on site could facilitate additional development in downtown East Lansing. 
Making one such alternative a fee in lieu of units would bring in an indeterminate amount of funds that 
could be substantial (around $8 million in one example). Additional costs should be expected 
associated with managing and administering such funds, as well as tracking compliance with the 
conditions that allowed for payment of the fee in lieu of providing units. 

STRATEGIC PRIORITIES: 
This proposal is responsive to two of East Lansing's strategic priorities: 
Goal 3: Remain a responsive municipality by ensuring local laws and policies are relevant and 
increase input from all stakeholders. 
Goal 9: To increase housing options and affordability by constructing 1,100 housing units over five 
years. 

RECOMMENDATION: 
Sample Motion 

I move to recommend the City Council (adaptor not adopt) Ordinance 1559, which would 
amend Sec. 50-94 of Chapter 50 of the City Code - Zoning - to allow for a fee to be paid in lieu 
of meeting the diverse housing requirement in areas of downtown East Lansing, define a 
formula for that fee, and allow for the transfer of diverse housing credits from areas outside of 
downtown, for the following reasons: 
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Prepared for: 
City of East Lansing  

February 11, 2026

Fee-in – Lieu Calculation
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Project Overview   
The City of East Lansing requested an illustrative analysis to evaluate how an affordable housing 
payment in lieu of construction might have applied to several previously approved development 
projects if a policy similar to the City of Ann Arbor’s Planned Unit Development affordability 
framework had been in place at the time of approval. A payment in lieu is a monetary contribution 
made by a developer in place of constructing required affordable housing units on site, with funds 
typically dedicated to a local affordable housing fund to support the development or preservation 
of affordable housing. 

The City identified three older projects as test cases: 233 Abbot, 205 E Grand River Avenue, and 
918 E Grand River Avenue. These projects were selected to understand, on a retrospective basis, 
what the magnitude of a payment in lieu could have been if an affordability requirement existed 
and if the developers had elected to satisfy that requirement through a monetary contribution 
rather than constructing affordable units on site. 

The intent of this exercise is illustrative only. It does not imply that these projects were subject to 
such a requirement, nor does it attempt to retroactively apply a policy. Instead, the analysis is 
intended to demonstrate how an Ann Arbor style affordability gap methodology functions when 
applied to East Lansing conditions and to provide context for the potential scale of a payment in 
lieu under current housing market, income, tax, and interest rate assumptions. 

The sections that follow describe the data sources, assumptions, and step by step calculations 
used to estimate the affordability gap that would form the basis for a payment in lieu calculation 
under this framework. 

Definitions and Data Sources 
 

This analysis relies on a defined set of terms and publicly available data sources to ensure 
transparency and repeatability. The definitions below establish how key values are used 
throughout the calculation and identify the source of each input. 

 

Key Definitions 
 

Market Price (A) 
Market price represents the estimated sale price of a typical market-rate single-family 
home in East Lansing. For purposes of this analysis, the market price is calculated using the 
sales data from the City of East Lansing and uses  median sale price per square foot 
multiplied by the median home size for homes under 2,000 square feet. This approach 
mirrors the structure used in the City of Ann Arbor’s methodology and normalizes for 
variation in unit size. 
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Affordable Price (B) 
Affordable price represents the maximum home price that a target household can afford 
based on income, standard housing affordability thresholds, and typical ownership costs. 
The affordable price is derived from HUD income limits and assumes a household is not 
cost burdened when total housing costs, including mortgage principal and interest, 
property taxes, and homeowners insurance, do not exceed 30 percent of gross household 
income. 

Affordability Gap = A-B 
The affordability gap is defined as the difference between the market price and the 
affordable price. This value represents the subsidy required to bridge the gap between 
market housing and housing affordable to the target household. This gap is later converted 
to a per square foot amount when calculating a payment in lieu. 
 

 

Data Sources 
 

Income Limits 
The analysis evaluates housing affordability for a three person household at 50 percent of 
Area Median Income, consistent with the income thresholds used in Ann Arbor’s adopted 
policy framework. Household income limits were sourced from the U.S. Department of 
Housing and Urban Development HOME Income Limits for Fiscal Year 2025. The Lansing–
East Lansing area 50 percent income limit for a three person household was used. 
 
Housing Market Data 
Market price inputs were provided by the City of East Lansing Assessor and are based on 
residential sales data for single family homes under 2,000 square feet sold in 2025. The 
analysis used the median sale price per square foot and the median home size from this 
dataset to estimate a representative market price. 
 
Property Tax Data 
Property taxes were estimated using the total PRE millage rate applicable to residential 
property located in the City of East Lansing, Ingham County, and the East Lansing School 
District in effect at the time of the analysis. Taxable value was approximated at one half of 
market value for purposes of estimating annual property tax obligations. 
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Insurance Assumptions 
Homeowners insurance costs were assumed for purposes of this analysis due to the 
absence of project specific insurance data. An annual insurance amount of $2,000 was 
used as a planning assumption and applied consistently across the analysis. 
 
Financing Assumptions 
Mortgage calculations assume a 30 year fixed rate loan with a 6.22 % percent interest rate 
and a five percent down payment. The interest rate assumption reflects current market 
conditions and differs from the lower rates in place when Ann Arbor originally adopted its 
policy. 
 
Transition to Methodology 
The following section applies these definitions and data sources to a step by step 
calculation of the affordability gap, beginning with the determination of the market price 
and proceeding through the calculation of the maximum affordable home price for the 
target household. 
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Methodology and Calculations  
 

Market Price Calculation (A) 
 
The first step in estimating the affordability gap is determining a representative market 
price for a typical single family home in East Lansing. Consistent with the Ann Arbor 
framework, the market price is intended to reflect prevailing conditions for homes under 
2,000 square feet rather than higher priced or larger homes that may skew averages. 
 
Market price inputs were provided by the City of East Lansing Assessor and are based on 
residential sales data for single family homes under 2,000 square feet sold in 2025 ( 184 
homes) . Two summary statistics from this dataset were used: 

• Median sale price per square foot 
• Median home size in square feet 

 
Using these median values normalizes the estimate for unit size and reduces the influence 
of outliers. 

 
The market price was calculated as follows: 

 
Market Price (A) = Median Price per Square Foot × Median Home Size 
 

Based on the assessor data: 
 

o Median price per square foot: $213 
o Median home size: 1,410 square feet 

 
Applying the formula: 

 
300,330 = 1,410 x 213 
 

Market Price (A): $300,330 
 

This value represents a typical market rate single family home in East Lansing within the 
size threshold used for the analysis and serves as the market benchmark for calculating the 
affordability gap. 
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Affordable Price Calculation (B) 
 
The following section calculates the maximum affordable home price for the target 
household by applying HUD affordability standards and subtracting non-mortgage 
ownership costs from the household’s total housing budget. The resulting affordable price 
represents the maximum purchase price a three person household at 50 percent of Area 
Median Income could afford under current East Lansing conditions. 

Income and Affordability Standard  
Affordable housing capacity was evaluated for a three person household at 50 
percent of Area Median Income using HUD HOME Income Limits for Fiscal Year 
2025 for the Lansing–East Lansing area. At this income level, the household’s gross 
annual income is $45,3501. 

Consistent with HUD’s commonly used affordability threshold and the 
methodology adopted by the City of Ann Arbor, housing costs were limited to 30 
percent of gross household income. Applying this standard results in a maximum 
annual housing budget of: 

45,350 ×  30 % =  13,605 

 
Non Mortgage Ownership Costs  
Non-mortgage ownership costs were deducted from the total housing budget to 
determine the amount available for mortgage principal and interest. 

Property taxes were estimated using the total principal residence exemption 
millage rate applicable to residential property located in the City of East Lansing, 
and the East Lansing School District (49.234 mills). Taxable value was one half of 
market value for purposes of estimating annual property tax obligations 
($150,165). Based on these assumptions, annual property taxes were estimated at 
$7,392. 

Homeowners insurance costs were assumed for purposes of this analysis due to 
the absence of project specific insurance data. An annual insurance amount of 
$2,000 was applied  for the analysis. 

Total non-mortgage ownership costs were therefore calculated as: 

  7,392 + 2,000 = 9,392 

  

 
1 Calculations were also performed at 60 percent and 80 percent of Area Median Income, equal to $54,420 
and $72,600. 
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Mortgage Payment Capacity  
The amount remaining after deducting non-mortgage ownership costs represents 
the maximum mortgage payment capacity available for principal and interest. 

 13,605 – 9392 = 4,213 

• Maximum annual mortgage payment (principal and interest): $4,213 
• Maximum monthly mortgage payment (principal and interest): $351.11 

This value represents the maximum monthly payment the target household could 
afford toward mortgage principal and interest. 

 

Affordable Home Price  
The maximum affordable home price was calculated by converting the monthly 
mortgage payment capacity into a mortgage loan amount and then adjusting for a 
standard down payment assumption. 
Mortgage financing assumptions were as follows: 

Fixed interest rate: 6.22 percent 

Loan term: 30 years 

Down payment: 5 percent 

Based on these assumptions, a monthly mortgage payment of $351 supports a 
maximum mortgage loan amount of approximately $57,206. Assuming a 5 percent 
down payment, the corresponding affordable home price was calculated as: 

   $57,206 ÷ 0.95 =  $60,217 

  Affordable Home Price (B): $60,217 

This value represents the maximum home purchase price affordable to the target 
household under the assumptions used in this analysis. 
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Affordability Gap Calculation (A-B) 
 

The affordability gap represents the difference between the prevailing market price of housing 
and the maximum home price affordable to the target household under the assumptions described 
in the prior sections. This gap reflects the amount of subsidy required to bridge the difference 
between market housing costs and housing affordable to a three person household at 50 percent 
of Area Median Income. 

 

Affordability Gap CalculaƟon 
The affordability gap was calculated as the difference between the representative market 
price and the affordable home price. 

• Market Price (A): $300,330 
• Affordable Home Price (B): $60,217 

Affordability Gap = A - B 

 300,330 – 60,217 = 240,113 

Affordability Gap: $240,113 

This value represents the estimated subsidy required to make a typical market rate home 
affordable to the target household under current East Lansing housing market, tax, 
insurance, and financing conditions. 

Conversion to Per Square Foot Fee 
The affordability gap was converted to a per square foot fee by dividing the gap by the 
median home size used in the market price calculation. 

• Affordability Gap: $240,113 
• Median Home Size: 1,410 square feet 

 240,113 ÷ 1,410  = 170 

Fee Rate: $170 per square foot 

This fee rate represents the estimated contribution required per square foot of residential 
floor area to offset the affordability gap under the assumptions used in this analysis. 
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Conversion to Per Square Foot Fee – alternaƟves.  
 

To provide additional context, the analysis was also performed at 60 percent and 80 
percent of Area Median Income, corresponding to incomes of $54,420 and $72,600. 

Fee Rate using 50% AMI: $170 per square foot 

Fee Rate using 60% AMI: $143 per square foot 

Fee Rate using 80% AMI: $87 per square foot 

 

ApplicaƟon to Selected Development Projects 
Under the Ann Arbor approach, a payment in lieu is made in place of constructing required 
affordable housing units and is calculated based on the number of affordable units 
required and the average size of residential units within the project. The fee is not applied 
to all residential units, nor does it require identification of specific affordable units. 
Instead, it reflects the obligation associated with the affordable housing requirement itself. 

(Required Affordable Units)×(Average Unit Size)×(Fee per Square Foot) 

The following section applies this methodology to the selected test projects to estimate 
the magnitude of a payment in lieu under this framework. 
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Application to Selected Projects 
 

This section applies the affordability gap fee calculation to selected previously approved East 
Lansing development projects to estimate the magnitude of a payment in lieu under the assumed 
framework. 

For each project, the payment in lieu was calculated using three inputs: 

1. Total residential unit count 
2. Average residential unit size 
3. Required affordable housing percentage 

 

The fee was applied only to the affordable housing obligation (additional 25%) , not to all 
residential units. 

Calculation Steps 

For each project, the following steps were used. 

Step 1. Determine Total Units 

Total residential units were calculated as the sum of all dwelling units in the project. 

Step 2. Calculate Average Unit Size 

Average unit size was calculated as: 

Average Unit Size = Total Square footage for all units ÷ Total Units 

Step 3. Determine Required Affordable Units 

The number of required affordable units was calculated as: 

Required Affordable Units =  Total Units × Affordable Housing Percentage (25%) 

Where the affordable housing percentage reflects the assumed requirement associated 
with additional development rights. Fractional units were retained for calculation 
purposes and not rounded. 

Step 4. Calculate Payment in Lieu 

The payment in lieu was calculated as: 

(Required Affordable Units) × (Average Unit Size) × ( $ 170 per square foot) 
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Example Application: 233 Abbot Road (The Abbot) 
 

For the 233 Abbot Road project, unit mix data provided by the City was used to calculate total 
residential square footage and total unit count. 

• Total residential square footage: 137,700 square feet 
• Total residential units: 196 

Average unit size: 

 137,700 ÷ 196 = 703  square feet 

Using an assumed 25 percent affordable housing requirement, the required number of affordable 
units was calculated as: 

196  × 25%  = 49.0  units 

Applying the per square foot fee: 

49.0  × 703  × 170  = Estimated Payment in Lieu 

Estimated Payment in Lieu = $5,855,9902 

 

  

 
2  At 60 percent and 80 percent of Area Median Income, the estimated payment in lieu equals $4,925,921 
and $2,996,889, respectively. 
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Example Application: 205 E. Grand River (Landmark) 
 

For the 205 E Grand River project, unit mix data provided by the City was used to calculate total 
residential square footage and total unit count. 

• Total residential square footage: 172,423 square feet 
• Total residential units: 273 

Average unit size: 

 172,423 ÷ 273 = 632  square feet 

Using an assumed 25 percent affordable housing requirement, the required number of affordable 
units was calculated as: 

273  × 25%  = 68.25  units 

Applying the per square foot fee: 

68.25  × 632  × 170  = Estimated Payment in Lieu 

Estimated Payment in Lieu = $7,332,7803 

  

 
3 At 60 percent and 80 percent of Area Median Income, the estimated payment in lieu equals $6,168,162 
and $3,752,658, respectively. 
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Example Application: 918 E Grand River (The HUB) 
 

For the 918 E Grand River project, unit mix data provided by the City was used to calculate total 
residential square footage and total unit count. 

• Total residential square footage: 189,002 square feet 
• Total residential units: 347 

Average unit size: 

 189,002 ÷ 347= 545  square feet 

Using an assumed 25 percent affordable housing requirement, the required number of affordable 
units was calculated as: 

347  × 25%  = 86.75  units 

Applying the per square foot fee: 

86.75  × 545  × 170  = Estimated Payment in Lieu 

Estimated Payment in Lieu = $8,037,3884 

 

Example: Summary Table 
 

 50% AMI 60% AMI 80% AMI 
233 Abbot Road $5,855,990 $4,925,921 $2,996,889 
205 E. Grand River $7,332,780 $6,168,162 $3,752,658 
918 E Grand River $8,037,388 $6,760,861 $4,113,251 

Total  $21,226,158 $17,854,944 $10,862,798 
  

 
4 At 60 percent and 80 percent of Area Median Income, the estimated payment in lieu equals $6,760,861 
and $4,113,251, respectively. 
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Appendix A – Calculation Worksheet  

 

A = market price (from your per-sf data × median size)
B = affordable price (from AMI assumptions) (the maxim home price a trage household can afford
A − B = affordability gap
Fee rate ($/sf) = (A − B) ÷ 1,410

Market Price Calculation (A)
2025 Median Market Rate price for single- famly home <2000 sf

Median  Price per SF x Median home size =
213 1,410                                                          300,330$                 

Affordable Price Calculation (B)
Income and Affordablity

2025 Income Limit x HUD housing affordability =
45,350$                                                      0.3 13,605$                    

Non Mortgage Ownership Costs
Taxes (EL PRE - EL schools) Insurance

7,392$                                                        + 2,000$                                                        = 9,392$                      

Mortage Payment Capacity
Income and Affordablity 13,605$              Non Mortgage Ownership Costs = 4,213$                      

Converted to Monthly Payment 351.11

Affordable Home Price

$57,205.71

Maxium Mortage Loan Amount ÷ Down payment 
$57,205.71 0.95 = 60,217$                    

Affordability Gap Calculation (A-B)

Market Price - Affordable Home Price =
300,330$                                                   60,217$                                                     240,113$                 

Fee per square foot
Afforedabltiy Gap ÷ Sqaure Feet =

240,113$                                                   1,410                                                          170.00                      

Inputs 
Millage Rate 49.2234
Loan rate 0.0622
term 30

Maximum Mortgage Loan Amount (Present value of the monthly payment based on the 
loan interest rate and term)
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Appendix B -  Residential Sales 
 

Parcel Number Sale 
Date 

Adj. Sale $ Clas
s 

Occupancy Floor 
Area 

SP/SF FLR 
AREA 

33-20-01-12-214-
238 

04/17/2
5 

$105,000  407 Single 
Family 

1,061  $99  

33-20-01-24-120-
011 

08/08/2
5 

$170,000  401 Single 
Family 

1,644  $103  

33-20-01-01-304-
122 

08/19/2
5 

$135,000  407 Single 
Family 

1,240  $109  

33-20-01-12-113-
022 

03/10/2
5 

$138,800  401 Single 
Family 

1,210  $115  

33-20-02-07-215-
103 

01/24/2
5 

$179,900  407 Single 
Family 

1,462  $123  

33-20-01-12-214-
215 

03/13/2
5 

$120,000  407 Single 
Family 

972  $123  

33-20-02-08-175-
009 

07/08/2
5 

$220,000  401 Single 
Family 

1,710  $129  

33-20-01-12-214-
217 

04/25/2
5 

$126,000  407 Single 
Family 

972  $130  

33-20-02-07-215-
127 

02/03/2
5 

$174,400  407 Single 
Family 

1,312  $133  

33-20-01-01-304-
139 

04/02/2
5 

$149,000  407 Single 
Family 

1,088  $137  

33-20-02-18-406-
017 

06/04/2
5 

$230,000  401 Single 
Family 

1,674  $137  

33-20-01-12-214-
202 

04/11/2
5 

$100,000  407 Single 
Family 

720  $139  

33-20-01-13-107-
011 

04/01/2
5 

$280,000  401 Single 
Family 

2,000  $140  

33-20-01-12-214-
248 

02/24/2
5 

$110,000  407 Single 
Family 

738  $149  

33-20-02-07-215-
111 

01/22/2
5 

$182,890  407 Single 
Family 

1,224  $149  

33-20-01-13-109-
158 

03/13/2
5 

$210,000  407 Single 
Family 

1,387  $151  

33-20-01-13-113-
015 

07/01/2
5 

$300,000  401 Single 
Family 

1,977  $152  

33-20-01-12-321-
071 

09/05/2
5 

$255,000  407 Single 
Family 

1,664  $153  

33-20-02-17-108-
010 

02/07/2
5 

$250,000  401 Single 
Family 

1,617  $155  

33-20-02-17-103-
123 

06/09/2
5 

$215,000  407 Single 
Family 

1,360  $158  

33-20-01-12-321-
015 

08/04/2
5 

$206,000  407 Single 
Family 

1,300  $158  
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33-20-02-08-301-
018 

06/16/2
5 

$164,900  401 Single 
Family 

1,040  $159  

33-20-01-12-206-
014 

01/21/2
5 

$285,000  401 Single 
Family 

1,776  $160  

33-20-01-12-214-
130 

04/02/2
5 

$205,000  407 Single 
Family 

1,274  $161  

33-20-01-12-403-
231 

02/28/2
5 

$159,000  407 Single 
Family 

987  $161  

33-20-01-01-315-
022 

03/03/2
5 

$310,000  401 Single 
Family 

1,919  $162  

33-20-01-13-116-
017 

05/12/2
5 

$305,000  401 Single 
Family 

1,876  $163  

33-20-02-17-117-
009 

04/28/2
5 

$216,000  401 Single 
Family 

1,324  $163  

33-20-01-13-204-
019 

06/06/2
5 

$245,000  401 Single 
Family 

1,483  $165  

33-20-01-24-103-
018 

06/30/2
5 

$256,000  401 Single 
Family 

1,544  $166  

33-20-02-17-103-
133 

08/28/2
5 

$214,900  407 Single 
Family 

1,290  $167  

33-20-01-13-219-
018 

07/17/2
5 

$180,000  401 Single 
Family 

1,074  $168  

33-20-01-12-320-
008 

01/22/2
5 

$245,000  407 Single 
Family 

1,444  $170  

33-20-01-12-322-
002 

06/10/2
5 

$315,000  401 Single 
Family 

1,848  $170  

33-20-01-01-200-
106 

05/23/2
5 

$324,000  401 Single 
Family 

1,892  $171  

33-20-01-12-321-
075 

06/13/2
5 

$255,000  407 Single 
Family 

1,485  $172  

33-20-01-01-315-
013 

05/23/2
5 

$333,500  401 Single 
Family 

1,916  $174  

33-20-01-01-405-
001 

09/16/2
5 

$284,000  401 Single 
Family 

1,605  $177  

33-20-01-11-226-
114 

09/26/2
5 

$209,000  407 Single 
Family 

1,180  $177  

33-20-01-01-315-
016 

08/28/2
5 

$295,000  401 Single 
Family 

1,659  $178  

33-20-01-24-116-
014 

02/14/2
5 

$309,000  401 Single 
Family 

1,736  $178  

33-20-02-07-216-
006 

05/22/2
5 

$280,000  407 Single 
Family 

1,558  $180  

33-20-01-12-202-
002 

09/05/2
5 

$350,000  401 Single 
Family 

1,944  $180  

33-20-02-18-133-
012 

06/24/2
5 

$285,000  401 Single 
Family 

1,572  $181  

33-20-01-13-109-
138 

09/05/2
5 

$210,000  407 Single 
Family 

1,155  $182  
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33-20-01-12-214-
117 

02/12/2
5 

$186,000  407 Single 
Family 

1,020  $182  

33-20-01-12-403-
218 

07/10/2
5 

$196,500  407 Single 
Family 

1,072  $183  

33-20-02-07-410-
012 

05/09/2
5 

$345,000  401 Single 
Family 

1,876  $184  

33-20-01-12-213-
002 

08/08/2
5 

$300,000  401 Single 
Family 

1,626  $185  

33-20-02-18-208-
009 

05/05/2
5 

$335,000  401 Single 
Family 

1,812  $185  

33-20-02-08-309-
011 

07/31/2
5 

$317,000  401 Single 
Family 

1,704  $186  

33-20-02-18-217-
014 

03/28/2
5 

$195,000  401 Single 
Family 

1,048  $186  

33-20-01-12-214-
135 

09/05/2
5 

$190,000  407 Single 
Family 

1,020  $186  

33-20-01-01-406-
008 

07/25/2
5 

$355,000  401 Single 
Family 

1,893  $188  

19-20-50-36-102-
067 

04/10/2
5 

$370,000  407 Single 
Family 

1,969  $188  

33-20-02-07-307-
012 

05/18/2
5 

$375,000  401 Single 
Family 

1,994  $188  

33-20-01-12-321-
045 

09/30/2
5 

$280,000  407 Single 
Family 

1,485  $189  

19-20-50-36-102-
203 

04/16/2
5 

$378,000  407 Single 
Family 

1,969  $192  

33-20-01-12-214-
111 

06/18/2
5 

$196,000  407 Single 
Family 

1,020  $192  

19-20-50-36-202-
327 

05/23/2
5 

$300,000  407 Single 
Family 

1,554  $193  

19-20-50-36-203-
014 

04/28/2
5 

$381,400  407 Single 
Family 

1,962  $194  

19-20-50-36-102-
001 

06/03/2
5 

$370,000  407 Single 
Family 

1,893  $195  

33-20-01-24-103-
002 

02/13/2
5 

$292,000  401 Single 
Family 

1,493  $196  

33-20-01-12-321-
035 

04/23/2
5 

$274,500  407 Single 
Family 

1,401  $196  

19-20-50-36-301-
015 

05/27/2
5 

$280,000  407 Single 
Family 

1,423  $197  

33-20-01-01-105-
021 

06/24/2
5 

$316,000  401 Single 
Family 

1,600  $198  

33-20-02-08-402-
127 

08/05/2
5 

$308,000  407 Single 
Family 

1,559  $198  

33-20-02-18-121-
016 

07/30/2
5 

$369,900  401 Single 
Family 

1,858  $199  

33-20-01-12-206-
108 

08/27/2
5 

$355,500  407 Single 
Family 

1,785  $199  
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33-20-02-08-309-
010 

07/11/2
5 

$320,000  401 Single 
Family 

1,604  $200  

33-20-01-01-111-
112 

03/05/2
5 

$280,500  407 Single 
Family 

1,405  $200  

33-20-02-07-410-
001 

07/25/2
5 

$399,900  401 Single 
Family 

1,988  $201  

33-20-02-18-119-
009 

09/02/2
5 

$380,000  401 Single 
Family 

1,878  $202  

33-20-01-12-115-
002 

07/15/2
5 

$384,000  401 Single 
Family 

1,889  $203  

33-20-02-18-121-
011 

02/18/2
5 

$301,000  401 Single 
Family 

1,474  $204  

33-20-01-24-103-
012 

05/23/2
5 

$380,000  401 Single 
Family 

1,849  $206  

33-20-01-12-104-
014 

07/28/2
5 

$228,000  401 Single 
Family 

1,108  $206  

33-20-01-12-206-
016 

05/28/2
5 

$315,000  401 Single 
Family 

1,530  $206  

33-20-01-12-419-
004 

07/08/2
5 

$224,900  401 Single 
Family 

1,090  $206  

33-20-02-17-117-
017 

07/16/2
5 

$247,100  401 Single 
Family 

1,196  $207  

33-20-02-18-147-
007 

06/30/2
5 

$247,000  401 Single 
Family 

1,190  $208  

33-20-02-18-160-
003 

02/27/2
5 

$341,000  401 Single 
Family 

1,638  $208  

33-20-01-12-112-
022 

01/17/2
5 

$250,000  401 Single 
Family 

1,200  $208  

33-20-02-18-143-
010 

09/19/2
5 

$185,500  401 Single 
Family 

888  $209  

33-20-02-18-118-
005 

01/10/2
5 

$343,000  401 Single 
Family 

1,636  $210  

33-20-01-13-121-
003 

07/17/2
5 

$315,000  401 Single 
Family 

1,498  $210  

33-20-01-12-419-
001 

08/22/2
5 

$265,000  401 Single 
Family 

1,260  $210  

33-20-02-17-114-
010 

01/29/2
5 

$250,000  401 Single 
Family 

1,188  $210  

33-20-01-13-225-
107 

04/28/2
5 

$115,000  407 Single 
Family 

542  $212  

19-20-50-36-102-
162 

07/14/2
5 

$360,000  407 Single 
Family 

1,694  $213  

33-20-01-12-323-
010 

07/08/2
5 

$420,000  401 Single 
Family 

1,976  $213  

33-20-02-18-205-
036 

08/01/2
5 

$253,000  401 Single 
Family 

1,190  $213  

19-20-50-36-203-
047 

07/10/2
5 

$315,000  407 Single 
Family 

1,480  $213  
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33-20-02-17-120-
006 

04/17/2
5 

$200,000  401 Single 
Family 

934  $214  

33-20-02-18-221-
015 

07/31/2
5 

$165,000  401 Single 
Family 

768  $215  

19-20-50-36-202-
326 

09/25/2
5 

$350,000  407 Single 
Family 

1,624  $216  

33-20-02-08-301-
001 

07/18/2
5 

$219,900  401 Single 
Family 

1,020  $216  

33-20-02-18-133-
001 

06/25/2
5 

$420,000  401 Single 
Family 

1,940  $216  

33-20-01-24-104-
003 

03/24/2
5 

$346,500  401 Single 
Family 

1,600  $217  

33-20-01-13-106-
005 

07/11/2
5 

$310,000  401 Single 
Family 

1,428  $217  

33-20-01-12-321-
014 

04/15/2
5 

$257,500  407 Single 
Family 

1,178  $219  

33-20-02-17-109-
016 

08/08/2
5 

$200,000  401 Single 
Family 

912  $219  

19-20-50-36-202-
308 

01/08/2
5 

$380,000  407 Single 
Family 

1,730  $220  

33-20-02-07-315-
009 

04/25/2
5 

$300,000  401 Single 
Family 

1,363  $220  

19-20-50-36-203-
019 

09/16/2
5 

$339,900  407 Single 
Family 

1,544  $220  

19-20-50-36-203-
102 

04/25/2
5 

$340,000  407 Single 
Family 

1,544  $220  

19-20-50-36-301-
016 

05/16/2
5 

$315,000  407 Single 
Family 

1,424  $221  

33-20-01-12-118-
012 

04/30/2
5 

$304,000  401 Single 
Family 

1,372  $222  

33-20-01-12-407-
005 

07/30/2
5 

$169,000  401 Single 
Family 

760  $222  

33-20-01-13-115-
023 

05/05/2
5 

$324,900  401 Single 
Family 

1,440  $226  

33-20-02-18-216-
002 

08/05/2
5 

$260,000  401 Single 
Family 

1,152  $226  

33-20-02-08-303-
003 

06/30/2
5 

$255,600  401 Single 
Family 

1,132  $226  

33-20-02-17-105-
012 

05/06/2
5 

$250,000  401 Single 
Family 

1,107  $226  

33-20-02-07-405-
008 

07/10/2
5 

$410,000  401 Single 
Family 

1,815  $226  

19-20-50-36-203-
011 

02/28/2
5 

$350,000  407 Single 
Family 

1,544  $227  

33-20-02-08-402-
121 

01/31/2
5 

$348,900  407 Single 
Family 

1,539  $227  

33-20-01-01-107-
015 

09/02/2
5 

$425,000  401 Single 
Family 

1,871  $227  
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19-20-50-36-301-
108 

07/07/2
5 

$349,900  407 Single 
Family 

1,539  $227  

33-20-02-18-108-
007 

04/18/2
5 

$321,000  401 Single 
Family 

1,408  $228  

33-20-02-07-310-
010 

05/02/2
5 

$353,000  401 Single 
Family 

1,544  $229  

33-20-01-24-103-
009 

02/13/2
5 

$292,000  401 Single 
Family 

1,277  $229  

33-20-01-13-123-
005 

08/27/2
5 

$327,500  401 Single 
Family 

1,431  $229  

33-20-01-12-113-
021 

04/23/2
5 

$250,000  401 Single 
Family 

1,092  $229  

33-20-01-13-125-
019 

08/29/2
5 

$295,000  401 Single 
Family 

1,288  $229  

33-20-01-13-109-
102 

08/29/2
5 

$137,000  407 Single 
Family 

594  $231  

33-20-01-12-412-
006 

05/07/2
5 

$345,000  401 Single 
Family 

1,492  $231  

33-20-01-12-200-
042 

08/07/2
5 

$365,000  401 Single 
Family 

1,578  $231  

33-20-01-13-121-
004 

06/12/2
5 

$417,500  401 Single 
Family 

1,800  $232  

19-20-50-36-301-
106 

01/14/2
5 

$350,000  407 Single 
Family 

1,500  $233  

33-20-02-17-114-
005 

02/21/2
5 

$260,000  401 Single 
Family 

1,114  $233  

33-20-02-18-107-
009 

09/04/2
5 

$295,000  401 Single 
Family 

1,260  $234  

19-20-50-36-102-
081 

08/25/2
5 

$312,000  407 Single 
Family 

1,328  $235  

33-20-02-17-120-
004 

05/21/2
5 

$215,000  401 Single 
Family 

912  $236  

19-20-50-36-203-
085 

09/29/2
5 

$354,000  407 Single 
Family 

1,500  $236  

33-20-01-13-204-
018 

04/07/2
5 

$332,000  401 Single 
Family 

1,401  $237  

33-20-02-08-402-
126 

09/08/2
5 

$333,900  407 Single 
Family 

1,406  $237  

19-20-50-36-203-
078 

08/01/2
5 

$357,000  407 Single 
Family 

1,500  $238  

19-20-50-36-203-
039 

09/05/2
5 

$316,500  407 Single 
Family 

1,320  $240  

19-20-50-36-102-
008 

07/14/2
5 

$350,000  407 Single 
Family 

1,456  $240  

33-20-02-08-402-
109 

05/02/2
5 

$342,600  407 Single 
Family 

1,406  $244  

33-20-02-18-171-
132 

09/17/2
5 

$290,000  407 Single 
Family 

1,187  $244  
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33-20-02-18-234-
001 

02/12/2
5 

$235,000  401 Single 
Family 

956  $246  

33-20-01-01-109-
006 

07/17/2
5 

$435,000  401 Single 
Family 

1,754  $248  

33-20-02-18-219-
010 

08/15/2
5 

$250,000  401 Single 
Family 

1,008  $248  

33-20-02-18-108-
002 

04/18/2
5 

$315,000  401 Single 
Family 

1,270  $248  

33-20-01-13-209-
006 

05/30/2
5 

$465,100  401 Single 
Family 

1,872  $248  

33-20-01-12-306-
015 

08/28/2
5 

$239,000  401 Single 
Family 

960  $249  

33-20-01-12-200-
044 

08/08/2
5 

$479,900  401 Single 
Family 

1,927  $249  

33-20-01-13-209-
005 

07/31/2
5 

$375,000  401 Single 
Family 

1,500  $250  

33-20-01-13-206-
003 

05/08/2
5 

$425,000  401 Single 
Family 

1,691  $251  

33-20-02-17-108-
011 

06/30/2
5 

$191,000  401 Single 
Family 

758  $252  

33-20-02-08-402-
102 

04/30/2
5 

$272,500  407 Single 
Family 

1,070  $255  

33-20-01-01-108-
008 

03/05/2
5 

$457,000  401 Single 
Family 

1,794  $255  

33-20-02-07-111-
006 

07/31/2
5 

$454,000  401 Single 
Family 

1,775  $256  

33-20-02-18-164-
108 

07/21/2
5 

$281,900  407 Single 
Family 

1,099  $257  

33-20-02-07-205-
011 

05/07/2
5 

$475,000  401 Single 
Family 

1,835  $259  

33-20-01-12-114-
002 

05/30/2
5 

$325,900  401 Single 
Family 

1,254  $260  

33-20-01-12-410-
008 

07/25/2
5 

$325,000  401 Single 
Family 

1,240  $262  

33-20-01-12-323-
009 

04/28/2
5 

$430,000  401 Single 
Family 

1,632  $263  

33-20-02-18-164-
135 

05/27/2
5 

$290,000  407 Single 
Family 

1,099  $264  

33-20-02-18-203-
008 

05/13/2
5 

$200,000  401 Single 
Family 

756  $265  

33-20-01-13-225-
108 

03/21/2
5 

$172,000  407 Single 
Family 

650  $265  

33-20-02-17-105-
011 

08/25/2
5 

$275,000  401 Single 
Family 

1,025  $268  

33-20-01-13-125-
017 

08/20/2
5 

$227,000  401 Single 
Family 

844  $269  

33-20-02-18-211-
005 

03/12/2
5 

$196,000  401 Single 
Family 

720  $272  
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33-20-02-18-107-
010 

05/28/2
5 

$300,000  401 Single 
Family 

1,100  $273  

33-20-02-18-164-
136 

04/08/2
5 

$392,500  407 Single 
Family 

1,439  $273  

33-20-02-18-164-
109 

05/19/2
5 

$300,000  407 Single 
Family 

1,099  $273  

33-20-02-18-164-
138 

05/13/2
5 

$390,000  407 Single 
Family 

1,412  $276  

33-20-01-12-307-
001 

07/18/2
5 

$235,000  401 Single 
Family 

850  $276  

33-20-01-13-227-
109 

08/15/2
5 

$368,000  407 Town 
Home 

1,330  $277  

33-20-02-18-109-
009 

05/16/2
5 

$485,000  401 Single 
Family 

1,744  $278  

33-20-01-12-409-
011 

07/09/2
5 

$329,900  401 Single 
Family 

1,185  $278  

33-20-01-13-105-
006 

06/13/2
5 

$485,000  401 Single 
Family 

1,739  $279  

33-20-02-18-219-
013 

02/17/2
5 

$229,000  401 Single 
Family 

816  $281  

33-20-02-18-105-
015 

06/25/2
5 

$310,000  401 Single 
Family 

1,100  $282  

33-20-02-18-220-
002 

08/20/2
5 

$150,000  401 Single 
Family 

528  $284  

33-20-01-13-227-
106 

05/06/2
5 

$364,900  407 Town 
Home 

1,280  $285  

33-20-01-13-214-
004 

08/22/2
5 

$325,500  401 Single 
Family 

1,105  $295  

33-20-02-07-314-
008 

07/02/2
5 

$340,000  401 Single 
Family 

1,112  $306  

33-20-01-13-119-
016 

06/30/2
5 

$410,000  401 Single 
Family 

1,299  $316  

19-20-50-25-400-
101 

04/14/2
5 

$565,000  407 Single 
Family 

1,769  $319  

33-20-01-13-215-
003 

06/04/2
5 

$420,000  401 Single 
Family 

1,248  $337  

33-20-01-13-112-
011 

07/10/2
5 

$438,365  401 Single 
Family 

1,225  $358  

       

  
$292,987  

  
   
1,392.84  

$212  

  
$300,000  

  
   
1,410.00  

$213  

     
  $226       
  $229  
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Appendix C- Selected Projects Data 
 

  233 Abbot Road (The Abbot)   

# of Beds  Unit Type  SQFT QTY Total Square Feet 
Studio B1.1 428 26                   11,128  
Studio B1.1 428 25                   10,700  
Studio B1.2 423 2                         846  
Studio B1.3 428 2                         856  
Studio B2 384 2                         768  
Studio B2.1 411 2                         822  
Studio B3 446 1                         446  
Studio B3 ada  446 1                         446  
Studio B3.1 477 2                         954  
Studio B4 414 2                         828  
1 Bed C1 676 8                      5,408  
1 Bed C1 ada 676 1                         676  
2 Bed D1 791 17                   13,447  
2 Bed  D1 ada 791 1                         791  
2 Bed D2 842 9                      7,578  
2 Bed D3 874 9                      7,866  
2 Bed D4 713 20                   14,260  
2 Bed D4.1 715 4                      2,860  
2 Bed D5 425 9                      3,825  
2 Bed D6 870 9                      7,830  
3 Bed E1 1010 27                   27,270  
3 Bed E1.1 1055 6                      6,330  
3 Bed E1.1 ada 1055 1                      1,055  
3 Bed  E2 1071 10                   10,710  

  Total  196                 137,700  

     
Required affordable units (Total units x .25%) 49.00 
Avg square feet of units                          703  
Fee per square foot    $                     170  
Payment in lieu       $         5,855,990  
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205 E Grand River (Landmark) 

# of Beds  Unit Type  SQFT QTY Total Square Feet 
Micro M1 350 10                      3,500  
Micro M2 384 21                      8,064  
Studio S1 425 10                      4,250  
Studio S2 439 30                   13,170  
Studio S3 440 10                      4,400  
1 Bed A1 512 21                   10,752  
1 Bed A2 528 10                      5,280  
2 Bed  B1 707 11                      7,777  
2 Bed  B2 724 10                      7,240  
2 Bed  B3 749 10                      7,490  
2 bed  B4 789 20                   15,780  
2 Bed  C1 723 10                      7,230  
2 Bed  C2 753 10                      7,530  
2 Bed  C3 771 30                   23,130  
2 Bed  C4 768 30                   23,040  
3 Bed D1 793 30                   23,790  

Total  273                 172,423  

Required affordable units (Total units x .25%) 68.25 
Avg square feet of units                          632  
Fee per square foot    $                     170  
Payment in lieu       $         7,332,780  
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918 E Grand River (The HUB) 

# of Beds  Unit Type  SQFT QTY Total Square Feet 
Micro Micro 320 74                   23,680  
Studio Studio 430 117                   50,310  
2 Bed/1 Bath 2 Bed/1 Bath 574 8                      4,592  
2 Bed/2 Bath 2 Bed/2 Bath 690 83                   57,270  
3 Bed 2 bath 3 Bed 2 bath 740 35                   25,900  
3 Bed 2 bath 3 Bed 2 bath 880 25                   22,000  

3 Bed 3 Bath 3 Bed 3 Bath 1050 5                      5,250  

  Total  347                 189,002  

     
Required affordable units (Total units x .25%) 86.75 
Avg square feet of units                          545  
Fee per square foot    $                     170  
Payment in lieu       $         8,037,388  
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CITY OF EAST LANSING
The Home of Michigan State University

ME

DATE:

TO:

FROM

RE:

MORANDUM

July 9, 2025

City of E nsing Planning Commission

: Rob rtV. Be e an
City

Zoning Ordinance — Chapter 50-94(4)(e) — Downtown
Diversified Housing Requirements

I am respectfully requesting the Planning Commission review and
discuss the City’s current regulations regarding diverse housing
requirements, Chapter 50-94(4)(e), as amended, and consider whether
the Zoning Ordinance should be further amended to address the
following issues:

U Should the Ordinance be amended to permit compliance with the
diverse housing options to be located outside of the East Lansing
Downtown Development Authority (DDA) District, but within the
City limits? The ordinance currently requires the diverse housing
requirement must be located within the DDA District. The
available and developable property within the DDA District is
expensive and counterintuitive to meeting our goal of providing
affordable housing.

Should the Ordinance be amended to reflect a ratio for owner
occupied housing? The current ordinance states, “an
appropriate number of dwelling units shall be marketed and/or
sold as owner occupied or housing offered to and restricted to
residents 55 and older, restricted to low to moderate income
housing or restricted to some other occupancy that would
add diversity to the area so that at least 25 percent of the
housing is owner occupied.” For example, a 100-unit market
rate housing development would be required to restrict 25 units
as affordable or establish 25 units as 55 or older or restrict 25
units as owner occupied. The City has received proposals to
construct owner occupied condominiums, but the City is always
asked does this provision require the developer to construct 25
condos, which are more expensive to construct. Should there be
a ratio of 1 condominium for 5 affordable units?

Should the Ordinance be amended to include the Housing
Choice Voucher Program as an eligible alternative to the diverse

1
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housing option? Councilmember Watson requested the
Ordinance recognize the Housing Choice Voucher Program as
meeting the diverse housing requirement.

4) Should the Ordinance be amended to create a “Fee In Lieu"fund
for meeting the diverse housing requirement and establish the
value for each required unit at a percentage of constructing
and/or managing this diverse housing requirement. I am
attaching a communication from Carrie Freeman who
approached the City Council on this type of amendment. I am
also enclosing a similar ordinance from Columbus, Ohio for your
review and consideration.

l would appreciate it if you could convey your recommendations, if any,
to the City Council for their consideration.

C: Mayor & City Council
Annette Irwin, Planning & Building Director
Landon Bartley, Principal Planner
Heather Pope, Community & Economic Development Director
Marcia Gebarowski, DDA Executive Director
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Remo Mark Grua

GRUA c....l‘;‘?
ii”.i."rl:.“.‘;iFREEMAN Tmliiffiit?ii.TUPPER mm“... “libigtf?ivs?i”;

YOUNG
L

2401 East Grand River Avenue, Lansing, Michigan 48912-3225 Cassius E. Street.Jr.. Retired
Telephone: (517) 487-8300 ~ Facsimile: (517) 487-8306 Jonathan E. Maire, Retired
wwn .wedoiawinlansing .com

June 14, 2025

Sent via emailrbellemanmimteags?ansingmm
And Hand Delivered

Robert V. Belleman
City Manager
410 Abbot Road
East Lansing, MI48823

RE: Ordinance 1384 Proposed Amendment

Dear Mr. Belleman:

I represent Gregory Ballein. As you know, we have been working on a proposed amendment
to Ordinance 1384 to include the option of a fee in Lieufund. We believe this amendment will help
support the City’s economic vitality and provide opportunities that will alleviate the City’s current
financial crisis. Please find Ordinance 1384 attached with the proposed amendment in red starting
on page 5.

I will be attending the City Council meeting today to request at Public Comment that the
City Council put this ordinance amendment on the Agenda for the July 15 meeting, whereat I will
request immediate referral of this proposed ordinance amendment to the planning commission for
review.

Verytruly yours,

GRUA, FREEMAN, TUPPER &YOUNG, PLC

Carrie 8. lhrig Freeman
CSIF
Enclosures
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Introduced: 08-l6- 2016
Public Hearing: lI—09« 2016
Adopted: 11-09-2016
Effective: l 1-30-2016

ORDINANCE NO. 1384

AN ORDINANCE TO AMEND SECTION 50-94 OF CHAPTER

50 — ZONING . OF THE CODE OF THE CITY OF EAST
LANSING TO ESTABLISH SPECIAL USE STANDARDS FOR
MULTIPLE FAMILY DWELLINGS IN A PORTION OF THE
DOWNTOWN DEVELOPMENT AUTHORITY DISTRICT.

THE CITY OF EAST LANSING ORDAINS:

Sections 50-94 ofChnpter 50 ofthe Code of the City ofEast Lansing is hereby amended to

read as follows:

(a)

See. 50-9-1.« Standards for review.

All urea Except as may be provided elsewhere in this section or chapter, each special use
permit application shall meet each ofthe following standards:

(1)

(2)

(3)

(4)

(5)

(6)

The proposed use shall be consistent with the purpose ofthe use district in which
it is located and the purpose and provisions ofthis division.

The site plan for the property shall be approved in accordance with the provisions
ofsection 50-36 ofthis chapter,

The proposed size, height, architectural character and placement of new or
expandedstructures on the site shall be reasonably compatible with the existing or
anticipatedbuildings on adjacent properties

Streets and access facilities sewing the site shall be able to safely accommodate
the expected traffic generated by the proposed use; the use shall not cause
excessive traf?c congestion or delays, obstruct access to adjacent properties, or
imperil the safety ofmotorists, pedestrians or bicyclists.

The proposed use shall not adversely affect the use and enjoyment of adjacent
properties by generating excessive noise.vibration, light, glare, odors or any other
form ofpollution or nuisances.

The proposed use shall not materially diminish the economic value of adjacent
propertiesor the city as a whole.
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(b)

(7)

(8)

The proposed use shall not materially diminish the privacy, safety, security or
enjoyment of any residential dwelling or residential neighborhood within the
vicinity ofthe site,

The proposed use shall be located with direct access to and frontage on a major
street as designated in the major street plan, or within an area designated for
adaptive reuse in the city center element ofthe comprehensiveplan.

Speci?c uses. In addition to the standards above, to address their uniquecharacteristics,
certain uses shall also meet the applicablestandards below.

(1)

(2)

Churn/1m,

Standards set forth in items (3) and (8) of subsection (a) above do not
apply to churches.

The minimum yard requirementsofthe use district in which the church is
to be located shall apply except that in no event shall the yard requirement
be less than 0.5 feet of yard to each foot of building height (excluding
steeples) as applied to rear yard or side yard depth.

Businesses selling alcoholic beverages. The following additional standards shall
apply to restaurants and businesses licensed or to be licensed for the sale of
alcoholic beverages or alcoholic liquorfor consumption on or offthe premises

iL The establishment shall not be located in such proximity to churches,
elementary, or secondary schools, child development centers. or
community centers so as to annoy, injure. offend, disrupt, disturb, or
interfere with the activities conducted thereon or the persons conducting,
attending, or traveling to or from such premises.

The establishment shall not cause or continue an undue concentration of
similar uses in the neighborhood such that liquor establishments and trade
become a dominant influence or feature ofthe district or neighborhood,

The establishment shall be designed, operated, and maintained at all times
consistent with responsible business practices and so that no excessive
demands shall be placed upon public safety services. nor any excessive
risk of harm to the public health, safety, or sanitation, interference with
vehicular or pedestrian traf?c or parking, or the continuance or
maintenance of any unlawful conduct, public nuisance. or disorderly
conduct either within the establishment or on or about the adjacent
businesses and public streets, alleys, parks, parking facilities, or other
areas open to the public.The establishment shall make reasonable effort to
report to authorities any unlawful conduct that is observed from the
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premises, The requirements of this section shall be a written condition of
each special use permit issued to a restaurant.

d. Restaurants selling alcoholic beverages shall provide to the city manager
reports and business records. in the form and manner required by an
administrative order to be published by the city manager and approved by
the city council, to permit the city to review and detemrine continued
compliance with the requirement and performance standards of the
de?nition of "restaurant" in section 50-8 and chapter l8 of the City
Charter.

ll The requirements and performance standards of the de?nition of
"restaurant" in section 50—8and the reporting requirementsofthis
subsection shall be a written condition of all special use permits
issued to restaurants licensed to sell alcoholic beverages, provided
however, that in the case of establishments which do not comply
with the performance standards of subsection (4) of the de?nition
of "restaurant" in section 50-8 at the time such establishment ?rst
becomes subject to the requirement of a special use permit, the
special use permit issued for such establishment shall include a
condition that the establishment demonstrate on an annual basis
progress toward meeting such performance standards. Progress
shall be measured by examining the ratio of alcoholic beverage
sales to food sales during the nrost recent completed calendar year
as compared to the ratio for the preceding year.

2. Proprietary information, Trade secrets or commercial or ?nancial
information received by the city manager pursuant to this section
shall be exempt from disclosure to the public as a public record
and shall not be published pursuant to the provisions of MCL
15243 if the proprietor requests that the records be con?dential,
except that such records shall be admissible before all courts and
administrative tribunals in proceedings brought for the purpose of
enforcing this chapter.

(3) Frmemities and sororities.

a. The standard set forth in item (8) ofsubsection (a) above does not apply to

fraternities and sororities.

b. In addition to the parking requirements for such uses speci?ed in section
50-812, fratemities and sororities shall provide and maintain a parking
access and management arrangement suf?cient to serve the parking and
access demands associated with chapter meetings. formal and informal
social activities, or other on-site events which include the attendance of
persons other than those who reside on the property. Such parking and
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(4)

access arrangements may include, but are not limited to, the provision of
additional on-site parking, the use of private off—premisesparking, the use
ofpublic parking in municipal lots or on-street spaces, and the availability
ofbus or shuttle service or carpooling arrangements,

Multiple-family dwellings in business dis/rials. Where multiple-family dwelling
units are provided in conjunction with business uses on a property in a business
district, the following additional standards shall apply.

a, Except where multiple-family dwelling units may be permittedas the sole
principal use ofa building to provide unique housing opportunitieswhich
are not otherwise available in the city center, at a minimum, the ?rst ?oor
of any building shall primarily be used for principal permitted business
uses, and the number of multiple-family dwelling units and the permitted
occupancy of the units shall be limited to maintain a reasonable balance
between the business and residential uses on the property consistent with
the purpose ofeach business district, The provisionof ?rst ?oor retail may
be waived by majority vote ofthe City Council in those areas of the B-3
District outside ofthe area identi?ed in Section 50-593“) ofthis Chapter
where warranted by the existing retail opportunities adjacent to the
project.

The number ofmultiple-family dwelling units, the permitted occupancy of
the units and the height and size of structures containing such units shall
be limited to be compatible with adjacent development patterns and any
nearby residential districts.

Reasonable amounts of yard areas and open space shall be providedwhere
necessary to be consistent with surrounding use and development patterns
and to provide for the privacy and enjoyment ofthe residents,

The design, type and operational characteristics of the business and
residential uses on the property shall be compatible with one anotherl

The residential units shall be designed and marketed to diversify housing
opponunities in the neighborhood and shall not increase existing high
concentrations of similar housing units in the neighborhood. Further, in
the area west of Collingwood Drive within the district boundaries of the
City of East Lansing Downtown Development Authority, in order to
achieve diversity in the types ofhousing offered in the area including an
appropriate balance of owner occupied housing senior housing, low to
moderate income housing, mixed~market rental housing and other types
of diverse housing in the area, for all development plans that contain
housing, an appropriate number of the dwelling units shall be marketed
and/or sold as owner occupied housing or housing offered to and
restricted to residents 55 and older. restricted to low to moderate income
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housing or restricted to some other occupancy that would add diversity to

the area so that at least 25% ofthe housing is owner occupied, restricted to
residents 55 and older, restricted to low to moderate income housing or
restricted to some other occupancy that would add diversity to the area. or

in tlte altemative. a developer may pay a one-time fee to the S‘itvof East Font‘ Bold
Lansing‘s Affordable and Diverse llousing Initialiw Fund in

'

accordance with paranrnnh Lew) below. or a developer may build the
equivalent of the 25 percent of the dwelling units required for a nroiect
elseuhere within the cit\ limits. Developers may opt to include some
amount of the required dwellinn units in a development nroiectand build
the remaining number of required (1“ elling units else“ here in the eit\. 7

For purposes of this section, “development“ shall include more than one
structure as long as multiple structures are part of the same site plan
approval. The requirement of this section shall not apply to Hotels. For
any development that is constructed and occupied in excess of the 25%
requirement of this section, the developer shall be given one credit for
each residential unit in excess of the 25%. The credits, or any portion
thereof. may be used by the developer, or the developer’s assig'nee. as a
credit, on a one for one basis, to meet the 25% requirement for future
development projects in this area. The number of credits obtained for any
development shall be calculated by the zoning of?cial and maintained in
the city records. Any assignment of credits must be in writing and signed
by the developer. The intent to use credits of this nature, the number of
credits intended to be used, the location of the development which created
the credits, and any documentation showing any assignment of the credits
shall be submitted with the site plan or amended site plan.
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(5) Additional building height, Space Before: 3.8 pr

a. Where a special use permit is required to permit building height above the
base level permitted in any use district, the compatibility of the building
shall be determined in part by the extent to which the use ofthe building
and the building design, its setbacks and its orientation on the site
successfully mitigate negative impacts upon neighboring uses, the natural
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features of the site and public facilities and services. Such buildings may
be approved only if they comply with subsection (a) ofthis section and all
ofthe following additional standards:

I. The building shall not be located in such proximity to a single-
family or two-family neighborhood so as to cause excessive noise
or shadowing impacts, or substantial reductions in personal privacy
or property values The planning and zoning administrator may
require the applicant to submit a solar angle diagram and shadow
analysis prepared by a registered architect or engineer showing the
extent of shadowing caused by the proposed building on adjacent
properties and structures.

The portion of the building extending above the base level
permitted in each use district shall be located no closer to the
property line of a residentially zoned property than a distance equal
to the amount ofthe height in excess oflhe base level
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3. The building shall not result in traf?c generation which exceeds
the canying capacity of adjacent streets, exceeds the parking
capacity of on-site spaces or nearby municipal parking facilities,
causes excessive congestion or risks to public safety, or causes or
substantially contributes to excessive volumes of traf?c through
residential neighborhoods.

4. The building shall not generate demands which exceed the
capacity ofpublic utilities and services necessary to serve the site.

In addition, the city council may further increase the maximum pemtitted
building height to the extent and for that area in the B-3 district as
speci?ed in subsection 50-593 (1) for a building deemed to be of
signi?cant public bene?t. The city council shall ?nd, upon an af?rmative
vote of three-fourths of all members of the city council, that such
buildings meet subsections (5)a.1. through 4., of this subsection and all of
the following standards:

l. The building, through its proposed use, shall contribute
substantially to the mix of desirable commercial, residential,
social, cultural or employment opportunities or public amenities or
open space available in the business district to achieve one or more
public goals or objectives, as speci?ed in the comprehensive plan
or other strategic plan of the city, to bene?t the business district.
the adjacent residential or public areas. and the city as a whole.

The applicant demonstrates that additional building height is necessary in
order to make the proposed development economically feasible for the
intended use and no reasonable alternative to additional height exists.

The additional building height will cause no signi?cant additional
negative impact on adjacent properties, public streets and parking
facilities, or public utility and services.

(6) Dispensaries and primary caregiver operations. The following additional
standards shall apply to dispensaries and primary caregiver operations:

a. They shall comply at all times and in all circumstances with the Medical
Marihuana Act and the General Rules of the Michigan Department of
Community Health and/or the Department of Licensing and Regulatory
Affairs.

They must be located outside of a LOGO-footradius from any school,
including any licensed facility with after school programs, child care
centers, or daycare centers, to insure community compliance with federal
"Drug-Free School Zones" requirements.
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b.

No more than ?ve primary caregivers may operate from a dispensary.

All medical marihuana shall be contained within an enclosed, locked
facility, inaccessible on all sides and equipped with locks that permit
access only by the registered caregivers, as reviewed and approved by the
building of?cial and the police department.

All necessary building, electrical, plumbing and mechanical permits shall
be obtained for any portion of the structure which contains electrical
wiring, lighting and/or watering devices that support the cultivation,
growing or harvesting of marihuana.

Any portion of the structure where energy usage and heat exceeds typical
residential use, such as a grow room, and the storage of any chemicals
such as herbicides, pesticides, and fertilizers shall be subject to inspection
and approval by the ?re department to insure compliance with the
Michigan Fire Protection Code,

They shall not be operated from a business which sells alcoholic
beverages,

The establishment shall not be located in such proximity to churches or
community centers so as to annoy, injure, offend, disrupt, disturb, or
interfere with the activities conducted thereon or the persons conducting,
attending, or traveling to or from such premises,

The establishment shall not cause or continue an undue concentration of
similar uses in the neighborhood such that dispensaries and medical
marihuana paraphernalia trade become a dominant influence or feature of
the district or neighborhood and no caregiver Operation or dispensary shall
be located within 500 feet of another caregiver operation or dispensary.

The establishment shall be designed, operated, and maintained at all times
consistent with responsible business practices and so that no excessive
demands shall be placed upon public safety services, nor any excessive
risk of harm to the public health, safety, or sanitation, interference with
vehicular or pedestrian traf?c or parking, or the continuance or
maintenance of any unlawful conduct. public nuisance, or disorderly
conduct either within the establishment or on or about the adjacent
businesses and public streets, alleys, parks, parking facilities, or other
areas open to the public, The establishment shall make reasonable effort to
report to authorities any unlawful conduct that is observed from the
premises.The requirementsof this section shall be a written condition of
each special use permit issued to a dispensary or caregiver operation.

No drive-through facilities shall be permitted
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(7)

(8)

m.

n.

They may not be operated out ofa residence or residential structure.

All transfers and deliveries of medical marihuana to qualifying patients
must occur within the structure out of public view or inside the patient's
residence.

The consumptionof medical marihuana on the premises is prohibited,

Household pet daycares. The following additional standards shall apply to

household pet daycares:

Household pet daycare shall be located within a fully enclosed accessory
structure meeting the requirements of the zoning code. Such accessory
structure shall be located in the rear yard no closer than one hundred feet
from any adjoining dwelling and no closer than twenty-five feet from the
dwelling of the owner thereof.

The enclosure shall be properly ventilated to prevent dra?s and remove
odors, shall be ofsuf?cient size to accommodate the animals, and shall be
designed so as to prevent rats, mice, or other rodents from being harbored
underneath, inside, or inside the walls ofthe enclosure.

Outdoor activities must be supervised and restricted to the hours between
9:00 am and 5:00 pm: and fully contained within a six (6) foot high solid
fenced area in the rear yard. The required fenced area shall be a minimum
of ?fteen (15) feet from the property line. A fence located on a property
line shall not satisfy the requirement for a fenced area,

Hours ofoperation shall be 12 hours or less and be restricted to the hours
between 6 am and 7 pm. Animals shall be kept within the accessory
structure or within a fenced area at all times unless leashed, and shall not
be permitted to run at large.

All structures for the keeping of such animals shall be constructed of
material that can be easily cleaned and shall be kept in a clean and sanitary
condition. The required fenced area must be cleaned daily and kept free
from trash and accumulated droppings. Appropriatedisposalofdroppings
is required. All provisions of the City Code relating to noise, odor, and
sanitation, including the provisions of this article. shall apply to the
keeping ofanimals under this section.

Reduced building height, Where a special use permit is required to permit
building height below the level permitted in any use district. such buildings may
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be approved only ifthey comply with subsection (a) ofthis section and one ofthe
following additional standards.

a. The proposed building is of a particular architectural style that has
signi?cant importanceto the proposed use of the building or is deemed an

architecturally signi?cant addition to the overall attractiveness of the
district and the applicant has demonstrated that there is no reasonable
altemative to the height sought in achieving such attractive construction“

b The proposed use contributes substantially to the mix of desirable
commercial, residential, social, cultural or employment opportunities or
public amenities or open space available in the business district to achieve
one or more public goals or objectives as speci?ed in the comprehensive
plan or other strategic plan of the City, to bene?t the business district, the
adjacent residential or public areas or the City as a whole

By_—— By

Mark S. Meadows, Mayor Marie E. Wicks, City Clerk
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Chapter 4565 - AFFORDABLEHOUSING AND COMMUNITYREINVESTMENTAREAINCENTIVEPOLICY

4565.01 - Purpose.

The purpose of this chapter is to establish policies, procedures, and conditions for the provision of

certain Community Reinvestment Area (CRA) tax incentives to foster investment in, and the development

of, affordable housing in mixed-use, mixed-income neighborhoods throughout the City; and to

encourage investment in market-rate and affordable housing in areas and neighborhoods throughout

the City that show varying levels of distress.

(Ord. No. 2184-2018 § 1, 7-30-2018; Ord. No. 1843-2022 § 1, 7-25-2022; Ord. No. 1839—2023 , § 1,

7-10-2023)

4565.02 - Definitions.

(A) Affordable Housing Unit includes the following:

1. Rentals. housing consisting of an appropriate number of bedrooms based on the

household size, as determined by city code, rented to tenants whose annual household

income is at or below sixty percent (60%) of area median income (AM!) as defined below; at

or below eighty percent (80%) ofAMl; at or below one hundred percent (100%) ofAMl; or

at or below one hundred and twenty percent (120%) ofAMl, and for which the annual rent

charged complies with affordable rents at 60%, 80%, 100% and 120% AM! as defined by

the US. Department of Housing and Urban Development (HUD).

2. Owner-occupied: housing occupied by the legal owner or owners of the housing unit,

whose annual household income is at or below sixty percent (60%) of AMl as defined

below; at or below eighty percent (80%) of AMI; or at or below one hundred percent (100%)

of AMI; or at or below one hundred and twenty percent (120%) ofAMl; and for which the

annual cost of ownership does not exceed thirty-five percent (35%) of the household's

gross annual income.

(B) Area Median income (AMI): the area median income, as calculated annually by HUD for various

household sizes within the Columbus, Ohio Metropolitan Statistical Area.

(C) Area Designation: one of three designations that the Director may assign to a post-1994 CRA

pursuant to the terms and requirements ofthis Chapter, identified as a Market Ready Area,

Ready for Revitalization Area, and Ready for Opportunity Area.

(D) Bedroom: a room complying with the sleeping area requirements in Sector} 4551 Q] and the

location requirements of Section 4541.05 ofthe Columbus Housing Code, and for which no

fewer than eighteen (18) cubic feet of clothes closet space has been provided in accordance

1 0f19 2/22/2024, 11:36 AM
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withjectiqn?m of the Columbus Housing Code.

(E)

(G)

(H)

20f19

Cost ofOWnersh/p: the cost of owning a housing unit, as determined by rules adopted by the

Director taking into consideration the following:

1. principal, interest, private mortgage insurance, and amortization ofa loan to finance

purchase of the property;

property taxes and assessments;

fire and casualty insurance covering replacement value of the property improvements;

non-optional homeowner or condominium association fees;

9‘95“!“

space rent, if the housing unit is situated upon rented land.

Development Project. the new construction or remodel of housing units, whether single-family

(one to three housing units), or multifamily (four or more housing units) structures. A single

Development Project may consist of varying housing units within a single structure, or housing

units contained in different structures. A single Development Project within a CRAmay consist

of multiple single-family structures as determined by the Director, with such determination

criteria including but not limited to proximity to the site, common plan of financing, and

common ownership. For a Development Project consisting of housing units in different

structures, each structure or dwelling unit must independently satisfy the minimum

investment requirements set forth in Chapter 3735.67 of the Ohio Revised Code.

Development Director, or Director. the Director of the Department of Development, or the

designee thereof.

Distress Criteria: the factors by which post—1994CRAs are categorized as a Market Ready Area,

a Ready for Revitalization Area or a Ready for Opportunity Area. Each ofthe following is a

criterion included within "Distress Criteria:"

1. Population Growth: the percentage change of population for an area over a five-year time

period, as measured by the United States Census Bureau in the most recent decennial

census or in annual estimates by the United States Census Bureau. An area meets this

distress criterion if the population growth rate is below the population growth rate for the

City of Columbus.

2. Median Household income Growth: the percentage change in median household income

for an area over five (5) years, as measured by the United States Census Bureau in the

most recent decennial census or in annual estimates by the United States Census Bureau.

An area meets this distress criterion ifthe median household income growth rate is below

the median household income growth rate for the City of Columbus.

3. Poverty Rate: the percentage ofthe population in an area living at or below the federally

established poverty level, adjusted for family size. An area meets this distress criterion if

2/22/2024, 11:36 AM
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the poverty rate is above the poverty rate for the City of Columbus.

(1)

(N)

(O)

4. Growth in Median Rent. the percentage change in median monthly price per square foot of

residential rental property for an area, as measured using an index or indices selected by

the Development Director from real estate or housing industry sources. An area meets this

distress criterion if the growth in median rent rate is above the growth in median rent rate

for the City of Columbus.

5. Housing Vacancy Rate: the percentage of unoccupied housing units in an area, as

measured using an index or indices selected by the Development Director from real estate

or housing industry sources. An area meets this distress criterion if the housing vacancy

rate is above the housing vacancy rate for the City of Columbus.

6. Tax Delinquency Rate:the percentage of tax delinquent homes in an area. An area meets

this distress criterion if the percentage oftax delinquent properties in an area is above the

percentage of tax delinquent homes for the City of Columbus.

Environmental Remediation Expense: Pertains to the removal or reduction of pollution or

contaminants from environmental media such as soil, groundwater, sediment, or surface

water to protect people and the environment against the potential harmful effects from

exposure, based on assessments of human health and ecological risks, to various radiation

sources.

First Owner. the first person or entity that acquires ownership of a residential unit pursuant to

the affordability requirements contained in this Chapter.

GrossAnnua/ income: annual income as defined by 24 C.F.R. §5.609 and documented at the

time of initial occupancy ofa unit as required by rules established by the Director.

Household: all individuals residing in a housing unit.

Household income: the gross annual income of all individuals residing in a housing unit who

have reached the age of eighteen (18) years old and are not enrolled as full-time students. An

individual who has reached the age of eighteen (18) years old, and is enrolled as a full time

student, has the first $480.00 of the student's income counted in household income.

Housing Unit. one or more rooms arranged, intended, and designed and used solely for

independent residential occupancy by an individual, group of individuals, or family for living

and sleeping purposes. The unit must include cooking, bathing, and toilet facilities within the

unit for the use of the unit's occupants. For purposes of this chapter, housing unit does not

include emergency shelters or facilities such as nursing homes, convalescent homes, hospitals,

residential treatment facilities, correctional facilities, halfway houses, or dormitories.

Market ReadyArea: a post-1994 CRAthat is comprised of a census tract, portion of a census

tract or portions of census tracts that have a median income in the fourth quartile based on

2/22/2024, 11:36 AM
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the Median Household Income Criteria, or a post-1994 CRAmade up ofa census tract or

census tracts that have a Median Household Income in the second or third quartiles and that

also meets no more than one distress criteria in subsection (H) above.

(P)

(Q)

(R)

(5)

(T)

(U)

(V)

(W)

Median Household Income Criteria: The first criterion applied to determine the area

designation assigned to a post-1994 CRA,which shall be applied as follows: Using the most

recently available data from the American Community Survey, the median income of each

census tract in Franklin County, including Columbus, shall be ranked from lowest to highest,

and those census tracts in the first (lowest) quartile shall be designated Ready for Opportunity

and those census tracts in the fourth (highest) quartile shall be Market Ready, For any

post—1994CRA made up of more than one census track, the weighted average median income

of the census tracks shall be used.

Owner-occupied: a housing unit inhabited as the principal place of residence by the person or

persons who holds fee simple absolute title, or a substantially equivalent property interest, as

determined by the Director, in a manner that ensures the unit is not rented or used as a

primary residence by a person not a member of the household.

Post-7994 Community ReinvestmentArea: a community reinvestment area (CRA) designated

by City Council subsequent toluly 21,1994 and that was issued a CRA designation number by

the Ohio Development Services Agency.

Project Sponsor: an applicant seeking approval to construct a Development Project that

contains residential housing within the boundaries of a CRA as provided in this chapter.

Ready for OpportunityArea: a post-1994 CRA comprised of a census tract, portion of a census

tract or portions of census tracts that have a median household income in the first quartile

pursuant to the Median Household income Criteria per subsection (P) above, or a post—1994

CRA made up of a census tract, portion of a census tract or portions of census tracts that have

a Median Household income in the second or third quartiles and that meets more than four

(4) distress criteria in subsection (H) above.

Ready for Revitalization Area: a post-1994 CRAthat is comprised of a census tract, portion of a

census tract or portions of census tracts that have a Median Household Income in the second

or third quartile pursuant to the Median Household income Criteria in subsection (0) above,

and that meets at least two (2), but no more than four (4), distress criteria in subsection (H)

above.

Redesignat/‘on Date: July 31, 2022, thenJuly 31, 2025 and every third year thereafter.

Rent. the cost of tenancy in a housing unit, including the rental rate stated in the lease, any

non-refundable, non-optional fee or surcharge, and an allowance for reasonable utility

expenses as defined in 26 CFR 1.42-10, as may be amended from time to time. The Director

2/22/2024, 11:36AM
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shall define reasonable utility expenses consistent with that code provision Pet fees or

surcharges shall not be considered "rent" for purposes of this chapter.

(Ord. No. 2134-2913 § '1, 7-30-2018; Ord. N0. 228 ~2Q1§ § 1, 10—22—2018;QrdNQ 1843-ZQZZ,§1,

7-25—2022; Ord. No. 1839—2023 , § 1, 7-10-2023)

4565.03 - Area designation for Post-1994 CRAs.

(A)

(B)

(C)

(D)

(E)

The Director shall have the authority to designate a post-1994 CRAas a Market Ready Area,

Ready for Revitalization Area, or Ready for Opportunity Area pursuant to this Chapter. On the

Redesignation Date, the Director shall have the authority to change the Area Designation of

any post—1994 CRA consistent with the requirements of this Chapter.

One year prior to the Redesignation Date, the Director shall begin to assess the Area

Designations in post—1994CRAs for purposes of classifying the property as Market Ready,

Ready for Opportunity, or Ready for Revitalization. Consistent therewith, the Director shall

determine whether each designated post-1994 CRAwill retain its then-current Area

Designation or receive a new Area Designation. If the Director determines that any post—1994

CRA meets the requirement for a new Area Designation, the Director shall assign such new

Area Designation to be effective upon the Redesignation Date.

The Director shall provide a report to Council upon designating, or redesignating, existing

post-1994 CRAs as either Market Ready, Ready for Revitalization, or Ready for Opportunity.

The report shall include the distress criteria for each area designated by the Director.

Prior to the creation of a new CRAfor housing by City Council, the Director shall designate the

area as either Market Ready, Ready for Revitalization, or Ready for Opportunity and shall

provide the report as required by this Section prior to Council‘s vote to establish the CRA.

Annually, the Director shall provide to City Council with a report, no later than September 30 m

of each calendar year, identifying the real property tax abatements, area designations and the

type of affordable housing within each Post-1994 CRAfor the prior year.

(0rd. No.2 $51-29 8 § 1, 7—30—2018;QL(1..N&i8£3;2.0.ZZ.,§ 1. 7-25-2022; W1, § 1,

7-10-2023)

4565.04 — General requirements for Affordable Housing Units.

50fl9

(A)

(B)

Wherever Affordable Housing Units are required pursuant to this Chapter, they shall be

dispersed throughout the Development Project and shall be comparable to the design and

quality of market-rate units within the Development Project in terms of appearance, materials,

and finish.

The distribution of unit sizes across the Affordable Housing Units shall mirror the distribution

2/22/2024, 11:36AM
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of unit sizes across the entire Development Project (i.e., if twenty percent of the units within

the Development Project are two-bedroom units, then twenty percent of the Affordable

Housing Units must be two«bedroom units). For Development Projects with unique mix

configurations, and that do not easily lend themselves to the prescribed affordable set-aside

percentages, the Director of Development is authorized to negotiate Affordable Housing Unit

set asides on a case by case basis, with the understanding that the overall goal of mixed

income housing within the Development Project is achieved.

(C)

(D)

(E)

(F)

(G)

(H)

0)

Throughout the term of the CRAabatement, the Affordable Housing Units provided in a

Development Project may be located in different physical units over time (Affordable Housing

Units may "float" through the Development Project over time), while at the same time

complying with subsections (A) and (B) above. However, the Project Sponsor shall not

congregate all or most of the Affordable Housing Units in one building or in one primary area

of the Development Project for projects of four (4) or more housing units.

Affordable Housing Units shall be constructed within a similar timeline as non-Affordable

Housing Units within the Development Project.

Affordable Housing Units shall be provided access to amenities and recreational facilities

within the Development Projects on equal terms to market-rate housing units. However,

nothing in this section prohibits or dissuades the provision of amenities and recreational

facilities to Affordable Housing Unit residents at a lesser rate than that charged to non—

Affordable Housing Units.

Affordable Housing Units shall be rented or sold only to qualified persons whose annual

household income does not exceed sixty percent (60%) AMI, eighty percent (80%) AMI, one

hundred percent (100%) AMI, or one hundred twenty percent (1 20%) AMIfor the household

size for which the housing unit was designed, as applicable, and for home sales, the Cost of

Ownership does not exceed 35% of the household‘s gross annual income.

To qualify as an Affordable Housing Unit, the housing unit must be occupied as the principal

residence of the occupant or occupants.

Any fee charged by the Project Sponsor to the prospective tenant or purchaser of an

Affordable Housing Unit must be a usual, customary transaction fee normally incurred in a

residential transaction. The Director may establish a range offees that are presumptively

usual and customary in such transactions based on industry data in use at the time that the

tax abatement is granted.

2/22/2024, 11:36 AM
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The Director is authorized to adopt and implement such rules, standards, and processes as are

necessary to administer this chapter and that are consistent with the City’s goal of providing Affordable

Housing Units within Development Projects that receive a CRA tax exemption.

(J) Development Projects that are not completed due to a major casualty, condemnation or other

force majeure event as determined by the Director of Development, are required to provide a

proportional percentage ofAffordable Housing Units as measured against the total housing

units constructed (i.e., if the Development Project was supposed to construct 4 apartment

buildings with 40 units each, and 40 units were required to be Affordable Housing Units, and if

the Developer constructed 2 apartment buildings, then each of the 2 buildings constructed

must have 10 Affordable Housing Units).

(Ord. No. 2134—2918 § 1, 7-30—2018;Qrd, :19 1843-2922 , § 1, 7-25-2022; Qi'd, NQ.1539—2923, § 1,

7—10-2023)

4565.05 — Additional requirements for Owner Occupied Affordable Housing Units.

7of19

(A)

(B)

(C)

To be eligible for a CRA tax abatement under this chapter, Project Sponsors developing

projects that include owner~occupied housing units shall, in addition to the applicable

agreement requirements set forth in Sections 4565.07, 4565.08, and 4565.09 of this chapter,

be required to enter into an agreement with the City, which may include executing restrictive

covenants, as determined necessary by the Director, in consultation with the City Attorney, to

ensure that all owner—occupiedAffordable Housing Units remain affordable for the duration of

any abatement provided under this chapter.

Initial Pricing. The initial sale price of an owner-occupied Affordable Housing Unit less down

payment and/or affordability assistance from a governmental entity or comparable

organization, including a lender, must be set at a level that is at or below 120% AM! and the

Cost of Ownership shall not exceed 35% of the household's annual gross income.

Resale: For Development Projects of four (4) or more owner—occupied housing units, the

Director shall adopt rules to establish the resale price of owner-occupied Affordable Housing

Units subject to this chapter. Such rules shall consider the purposes of this chapter to

encourage the construction of affordable housing throughout the City while enabling owner-

occupant sellers ofAffordable Housing Units to realize a reasonable return on the sale of the

housing unit, including consideration of improvements made to the housing unit by the

owner-occupant. For Development Projects consisting of three (3) or fewer owner-occupied

housing units in Market Ready and Ready for Revitalization Areas, the real property tax

abatement provided under this chapter shall cease upon transfer of the property or any unit

thereon that does not conform with deed restrictions that ensure its continued affordability

for the duration of the abatement. If a Project Sponsor paid a fee-in-lieu rather than providing
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the required number of rental Affordable Housing Units for its Development Project, and all or

some of the units on the property were subsequently converted to owner-occupied units

during the abatement term, the real property tax abatement shall be revoked unless the new

owner-occupant's gross annual income is at or below one hundred and twenty percent (120%)

AM! and for which the annual cost of ownership does not exceed thirty-five percent (35%) of

the household‘s gross annual income.

(D) The Project Sponsor shall be responsible for reporting to the Director the number of

Affordable Housing Units in the Development Project for the duration of the abatement

period, which requirement shall be included as a restrictive covenant running with the land.

(0rd. No.2 84-29 8 § 1,7-30-2018;Q[d :lQ $432022 , § 1, 725-2022; Qtd HQ $392023 , § 1,

7—10-2023)

4565.06 - Availability of incentives.

(A) CRAtax incentives for Development Projects containing four (4) or more housing units within

post-1994 CRAs designated Market Ready Areas, Ready for Revitalization Areas, or Ready for

Opportunity Areas require the Project Sponsor to apply for an abatement and enter into an

agreement with the City per the deadlines included in the Director's Rules. A Project Sponsor

may request that this time-frame be extended for good cause, subject to approval by the

Director. The agreement required herein must include the terms specified in Section4565 (27

for Market Ready Areas, Section 4565.08 for Ready for Revitalization Areas, and 4565.93 for

Ready for Opportunity Areas.

(B) Development Projects shall not be artificially divided to avoid the agreement requirements

within this chapter.

(C) For a Development Project involving the remodeling of a structure containing not more than

three (3) owner-occupied housing units, and that otherwise qualifies for real property tax

abatement, the Project Sponsor shall be required to apply for an abatement and enter into an

agreement with the City per the deadlines included in the Director's Rules and if the

remodeled structure for homeownership is located in a Market Ready or Ready for

Revitalization Area, all remodeled units within the Development Project must be Affordable

Housing Units affordable to owners with household incomes that are at or below one hundred

twenty percent (120%) AMI and for which the annual cost of ownership does not exceed thirty-

five percent (35%) of the household‘s gross annual income to be eligible for the tax abatement.

Payment of a fee is not available in lieu of meeting this affordability requirement for owner—

occupants in three or fewer units that have been remodeled.

Ifthe remodeled structure containing not more than three (3) housing units for rental is located in a

8 of19 2/22/2024, 11:36 AM
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Market Ready or Ready for Revitalization Area, at least one (1) remodeled unit within the Development

Project must be an Affordable Housing Unit for rent to occupants with household incomes that are at or

below sixty percent (60%) AMI to be eligible for the tax abatement.

(D) For a Development Project involving the construction of new structure(s) resulting in not more

than three (3) owner-occupied housing units, and that otherwise qualifies for real property tax

abatement, the Project Sponsor shall be required to apply for an abatement and enter into an

agreement with the City per the deadlines included in the Director‘s Rules and if the new

structure(s) will be located in a Market Ready Area or Ready for Revitalization Area, all owner-

occupied housing units within the Development Project must be Affordable Housing Units, as

defined in this chapter, for occupants whose annual household income is at or below one

hundred twenty percent (120%) AMI and for which the annual cost of ownership does not

exceed thirty—fivepercent (35%) of the household's gross annual income to be eligible for the

tax abatement. Payment of a fee is not available in lieu of meeting the Affordable Housing Unit

requirement for Development Projects consisting of three or fewer owner—occupied housing

units.

lfthe new structure contains three or fewer rental housing units and is located in a Market Ready or

Ready for Revitalization Area, at least one (1) new units for rent within the Development Project must be

affordable to occupants with household incomes that are at or below sixty percent (60%) AMI to be

eligible for the tax abatement.

(E) For a Development Project within post-1994 CRAsdesignated as Ready for Opportunity Areas

that include three or fewer housing units (whether rented or owner—occupied) shall receive an

abatement of property taxes on one hundred percent (1 00%) of the increase in the assessed

valuation of the structure(s) for a period offifteen (15) years. These Development Projects in

Ready for Opportunity Areas do not require the Project Sponsor to enter into an agreement

with the City, however, the Project Sponsor must apply for the abatement per the timeframe

in the Director's Rules.

(F) The statement of required terms in Sections 4565.05, 4565.07, 4565.08, and 4565.09 shall not

be construed to limit the authority of the Director to prescribe additional agreement terms by

rule, subject to approval as to form by the City Attorney, provided such rules are consistent

with the intent of this Chapter to incentlvize the construction of Affordable Housing Units in

CRAs in consideration of receiving a tax abatement.

(0rd. No.2 Bé—ZQ 8 §‘l, 7—30—2018;Ord. NOZZE -ZQ 8 , § 2, 10-22-2018; Ql’d SQ 1843-ZQZZ,§1,

725-2022; 91:51,No, 1833-2923 , § 1, 7—10-2023)

4565.07 - Required terms for incentive agreements in Market Ready Areas.

9 of 19 2/22/2024, 11:36 AM

Page 141 of 220



Columbus, OH Code of Ordinances aboutzblank

This section includes terms required in agreements for Market Ready Areas per division (A) of?ection

45.65.06ofthis Chapter. They are not self~executing terms for purposes of receiving an abatement.

10 of19

(A) A Project Sponsor of a Development Project containing four (4) or more housing units in a

Market Ready Area must elect one of the requirements specified below (whether rented or

owner-occupied, as applicable) in order to be eligible for a one hundred (100%) percent

abatement of the increase in assessed value of the structure for a period of fifteen (1 5)

years from the date of the issuance of a certificate of occupancy (or an earlier date, if

elected by the Project Sponsor with the City's consent, subject to the approval of the

Franklin County Auditor ofsuch earlier date):

a. For the duration of the incentive, a minimum of ten percent (10%) ofthe housing units

in the Development Project are Affordable Housing Units rented to occupants with a

household income at or below sixty percent (60%) AMI, and an additional ten percent

(10%) or more of the housing units in the development are Affordable Housing Units

rented to occupants with household incomes at or below eighty percent (80%) AMI.

b. For the duration of the incentive, a minimum ofthirty percent (30%) of the housing

units in the Development Project are Affordable Housing Units rented to occupants

with a household income at or below eighty percent (80%) AMI.

c. For the duration of the incentive, all housing units in the Development Project are

Affordable Housing Units sold to occupants with a household income at or below one

hundred and twenty percent (120%) AMI and for which the annual Cost of Ownership

does not exceed thirty—fivepercent (35%) of the household‘s gross annual income.

(B) The Project Sponsor may receive credit equal to one (1) Affordable Housing Unit for each

of the following, with (a), (b) and (c) applicable to owner-occupied or rental units, and with

(d) applicable to rental units only:

a. For every one million dollars ($1,000,000.00) of environmental remediation expenses

associated with the Development Project;

b. For every twenty—fivethousand (25,000) square feet of Class A office space constructed

as part ofan affiliated commercial development, or remodel within the same structure,

as where the Affordable Housing Unit(s) would otherwise be required. The Director

may establish rules defining what is an affiliated commercial development or remodel,

taking into consideration their usual and customary business definitions,

c. lfthe project is to remodel a property listed on the Columbus Register of Historic

Properties, then the Affordable Housing Unit requirements shall not apply and no

agreement under Section 4565.06 shall be required.
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d. For rental projects, the Project Sponsor may make a one—timepayment to the City of

Columbus, Department of Development in lieu of providing Affordable Housing Units;

the one-time fee-in-lieu payment shall be computed starting with a base amount of

$32,000 per required Affordable Housing Unit increased by the product of the base

amount multiplied by the percentage increase in the Consumer Price index (CPI), as

calculated every August 1 with the first multiplier being the change in the CPI from

August 1, 2022 to August 1, 2023, increased further by five percentage points. This

calculation will constitute the new base amount for the succeeding year and will be

adjusted annually based on the change in the CPI plus five percentage points

thereafter. Project Sponsors may opt to include some amount ofAffordable Housing

Units in a Development Project and provide fee-in-lieu for the remaining number of

required Affordable Housing Units. If a Project Sponsor opts to provide fee-in—lieufor

all of the required rental Affordable Housing Units in a Development Project, the

Project Sponsor is required to make a fee-in—lieupayment equal to 20% of the total

number of units in the Development Project.

(C) Default on Affordable Housing Unit Requirement.

1. If the required number ofAffordable Housing Units rented by persons whose

household income is at or below sixty percent (60%) AMI or eighty percent (80%) AMI,

as applicable, falls below the minimum requirements prescribed by division (A) of this

Section, for a period of ninety (90) days or less, the Project Sponsor or owner as

applicable must provide written notice of the shortfall to the Director within ten (10)

business days of such shortfall.

if the required number of Affordable Housing Units rented by persons whose

household income is at or below sixty percent (60%) AMI or eighty percent (80%) AM],

as applicable, which remains below the minimum requirements prescribed in division

(A) of this Section, for a period of more than ninety (90) but less than one hundred

eighty (180) days, the Project Sponsor shall be responsible for making payment to the

City of Columbus, Department of Development In an amount determined by reference

to the following table:

Affordable Housing Shortfall (by % below Required Payment (by % of annual real

required number of units) property tax abated)

Up to 25% 20%

>25% up to 50% 40%
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>50% up to 75% 65%

>75% 90%

if the payment required by this subsection is less than what the fee—in~|ieu would be under

division4555 (27(B)(d) of this section for the Affordable Housing Unit shortfall, the Project

Sponsor shall pay the fee—in—lieuamount to the City rather than the amount provided by this

subsection

3. lfthe number of Affordable Housing Units rented by persons whose household income

is at or below sixty percent (60%) AMI, or at or below eighty percent (80%) AMl, as

applicable, and remains below fifty percent (50%) of the number of Affordable Housing

Units prescribed in division (A) ofthis Section, for a period oftwo consecutive years,

the Director shall have cause to take such action as necessary to cause the abatement

to cease and return the property to fully taxable status. in the alternative, the Project

Sponsor and the City may execute an addendum to the agreement by which the

Project Sponsor agrees to pay a fee for the Affordable Housing Unit shortfall for the

remaining duration of the abatement, which amount shall be the fee amount as

described in Section 4565.07(B)(d) for each unit that is required to be an Affordable

Unit, divided by 15, multiplied by the number of years remaining in the abatement

period.

4. The remedies provided for default herein are not intended, and shall not be so

construed, to limit the City‘s ability to avail itself of other remedies at law or in equity

for breach of the agreement.

(0rd. No.2134-2018 § 1, 7-30-2018; Ord. No. 2281-2018 § 3, 10-22-2018; 52:51No 1843-2022 , § 1,

7—25—2022;Qtd N9 1339-2923 , § 1, 7-10-2023)

4565.08 » Required terms for incentive agreements in Ready for Revitalization Areas.

The stated terms and conditions applicable to agreements required for Ready for Revitalization Areas

by division (A) of Section 4555 96 are not self—executing terms for receipt of an abatement.

(A) A Project Sponsor of a Development Project containing four (4) or more housing units in a

Ready for Revitalization Area must elect one of the requirements specified below in order

to be eligible for a one hundred (100%) percent abatement of the increase in assessed

value of the structure for a period of fifteen (1 5) years from the date of the issuance of a
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certificate of occupancy (or an earlier date, if elected by the Project Sponsor with the City’s

consent, subject to the approval of the Franklin County Auditor of such earlier date).

Subsections (a) and (b) apply to rental units and subsection (c) applies to owner-occupied

units:

a) For the duration ofthe incentive, a minimum ten percent (10%) of the housing units in

the Development Project are Affordable Housing Units rented to occupants with

household income at or below sixty percent (60%) AMI, and an additional ten percent

(10%) or more of the housing units in the development are affordable housing units

rented to occupants with household income at or below eighty percent (80%) AMI.

b) For the duration of the incentive, a minimum thirty percent (30%) of the housing units

in the Development Project are Affordable Housing Units rented to occupants with

household income at or below eighty percent (80%) AMI.

c) For the duration of the incentive, all housing units in the Development Project are

Affordable Housing Units sold to occupants with household incomes at or below one

hundred and twenty percent (120%) AMI and for which the annual cost of ownership

does not exceed thirty-five percent (35%) of the household‘s gross annual income.

(B) The Project Sponsor may receive credit equal to one (1) Affordable Housing Unit for each

of the following, with (a), (b) and (c) applicable to owner-occupied or rental units, and with

(d) applicable to rental units only:

a. For every one million dollars ($1,000,000.00) of environmental remediation expenses

required to construct the Development Project;

b. For every twenty—fivethousand (25,000) square feet of Class A office space constructed

as part of an affiliated commercial development or remodel within the area. The

Director may establish rules defining what is an affiliated commercial development or

remodel, taking into consideration their usual and customary business definitions.

c. lfthe Development Project is a renovation ofa property listed on the Columbus

Register of Historic Properties, then the Affordable Housing Unit requirements shall

not apply and no agreement under_S_e_ctLo_n_gLS_6_5.0_6shall be required.

d. The Project Sponsor may make a one-time payment to the City of Columbus,

Department of Development in lieu of providing rental Affordable Housing Units; the

one—timefee—in—Iieupayment shall be computed starting with a base amount of

$16,000 per required Affordable Housing Unit increased by the product of the base

amount multiplied by the percentage increase in the Consumer Price Index (CPI), as

calculated every August 1 with the first multiplier being the change in the CPI from

August 1, 2022 to August 1, 2023, increased further by five percentage points. This
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calculation will constitute the new base amount for the succeeding year and willbe

adjusted annually based on the change in the CPI plus five percentage points

thereafter. Project Sponsors may opt to include some amount of Affordable Housing

Units in a Development Project and provide fee-in-Iieu payments for the remaining

number of required Affordable Housing Units. If a Project Sponsor opts to provide fee-

in—lieupayments for all of the required Affordable Housing Units in a Development

Project, the Project Sponsor is required to make a fee-in-lieu payment equal to 20% of

the total number of units in the Development Project.

(C) Development Projects providing the Affordable Housing Units required under division (A)

of this section, or those receiving credits or paying a fee-in-lieu instead of providing

Affordable Housing Units required under division (A) of this section, shall be eligible for a

real property tax abatement of one hundred percent (100%), ofthe assessed value of the

structure(s) constructed, for a period of fifteen (15) years from the date of the of a

certificate of occupancy (or an earlier date, if elected by the Project Sponsor with the City's

consent), and subject to the approval of the Franklin County Auditor of such earlier date.

(D) Default on Affordable Housing Unit Requirement.

1. Ifthe number of Affordable Housing Units rented by persons whose household income

is at or below sixty percent (60%) AMI or is at or below eighty percent (80%) AMI, as

applicable, which falls below the proportions prescribed by division (A) for a period of

ninety (90) days or more but less than 180 days, the Project Sponsor or Owner, as

applicable, must provide written notice of the shortfall to the Director within ten (10)

business days.

Ifthe number of Affordable Housing Units rented by persons whose household income

is at or below sixty percent (60%) AW or is at or below eighty percent (80%) AM], as

applicable, which remains below that prescribed in division (A) of this Section for one

hundred eighty (180) days but less than two years, the Project Sponsor shall be

responsible for making payment to the City of Columbus, Department of Development

in an amount determined by the following table:

Affordable Housing Shortfall (by % below Required Payment (by % of annual real

required number of units) property tax abated)

Up to 25% 20%

>25% up to 50% 40%
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>50% up to 75% 65%

>75% 90%

Ifthe payment required by this subsection is less than the fee—in-lieuamount would be under

division Section 4565,(2§(B)(d) of this section for the Affordable Housing Unit shortfall, the

Project Sponsor shall pay the fee—in—Iieuamount to the City rather than the amount provided by

this subsection.

3. If the number ofAffordable Housing Units rented by persons whose household income

is at or below sixty percent (60%) AMIor is at or below eighty percent (80%) AMI, as

applicable, which remains below fifty percent (50%) of that prescribed in division (A) of

this Section for a period of two years or more, the Director shall have cause to take

such action as necessary to cause the abatement to terminate and return the property

to full taxable status. In the alternative, the Project Sponsor and the City may execute

an addendum to the agreement by which the Project Sponsor agrees to pay a fee—in—

lieu amount for the Affordable Housing Unit shortfall for the remaining duration of the

abatement. The fee-in-Iieu amount shall be as described in Section 45§S,(27(B)(d) for

each unit that is required to be an Affordable Unit, divided by 15, multiplied by the

number of years remaining in the abatement period.

4. The remedies provided for default herein are not intended, and shall not be so

construed, to limit the City's ability to avail itself of other remedies at law or in equity

for breach of the agreement.

(Ord. No. 2184-2018 § 1,7-30-2018,‘ Ord. No. 1843-2022 § 1,7»25—2022,’Qrdi No. 1839—2023, § 1,

7—10-2023)

4565.09 — Required terms for incentive agreements in Ready for Opportunity Areas.

The stated terms and conditions applicable to agreements required for Ready for Opportunity Areas

by division (A) of_S_e_QtiQn_4_5_6_5_.D_6are not self-executing terms for receipt of an abatement.

(A) A Project Sponsor of a Development Project containing four (4) or more rental housing

units in a Ready for Opportunity Area shall be eligible for one of the incentives below:

a) One hundred percent (100%) ofthe increase in assessed value of the structure for a

period of fifteen (1 5) years if, for the duration of the incentive, a minimum ten percent
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(10%) ofthe housing units in the Development Project are Affordable Housing Units

rented to occupants with household income at or below eighty percent (80%) AMI, and

an additional ten percent (10%) or more of the housing units in the development are

Affordable Housing Units rented to occupants with household income at or below one

hundred percent (100%) AMI.

16 of19

a)

b)

d)

(B) The Project Sponsor may receive credit equal to one (1) Affordable Housing Unit rental for

each of the following:

For every one million dollars ($1,000,000.00) of environmental remediation expenses

required to construct the Development Project;

For every twentyvfive thousand (25,000) square feet of Class A office space constructed

as part of an affiliated commercial development or remodel within the area. The

Director may establish rules defining what is an affiliated commercial development or

remodel, taking into consideration their usual and customary business definitions.

If the Development Project is a renovation ofa property listed on the Columbus

Register of Historic Properties, then the Affordable Housing Unit requirements shall

not apply and no agreement under Section 4555 ()5 shall be required.

The Project Sponsor may make a one-time payment to the City of Columbus,

Department of Development, in lieu of providing Affordable Housing Units; the one—

time fee-in-Iieu payment shall be computed starting with a base amount of $5,000 per

required Affordable Housing Unit multiplied by the percentage increase in the

Consumer Price Index (CPI), as calculated every August 1 with the first multiplier being

the change in the CPI from August 1, 2022 to August 1, 2023, increased further by five

percentage points. This calculation will constitute the new base amount for the

succeeding year and will be adjusted annually based on the CPl plus five percentage

points thereafter. Project Sponsors may opt to include some amount ofAffordable

Housing Units in a Development Project and buy—outthe remaining number of

required Affordable Housing Units. Ifa Project Sponsor opts to provide a fee-in-Iieu for

all ofthe required Affordable Housing Units in a Development Project, the Project

Sponsor is required to make a fee-in-lieu payment equal to 20% of the total number of

units in the Development Project.

(C) Development Projects providing the Affordable Housing Units required under division (A)

of this section, or those receiving credits or paying a fee—in-lieuof providing Affordable

Housing Units required under division (A) ofthis section, shall be eligible for a real

property tax abatement of one hundred percent (100%), ofthe assessed value of the

structure(s) constructed, for a period of fifteen (1 5) years from the date of the issuance of

a certificate of occupancy (or an earlier date, if elected by the Project Sponsor with the
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City's consent, subject to the approval of the Franklin County Auditor of such earlier date).

(D) Default on Affordable Housing Unit Requirement.

1. if the number of Affordable Housing Units rented by persons whose household income

is at or below eighty percent (80%) AM! or is at or below one hundred percent (100%)

AMI, as applicable, which falls below the proportions prescribed by division (A) for a

period of ninety (90) days or more but less than 180 days, the owner must provide

written notice of the shortfall to the Director within ten (10) business days.

If the number of Affordable Housing Units rented by persons whose household income

is at or below eighty percent (80%) AM! or is at or below one hundred percent (100%)

AMI, as applicable, which remains below that prescribed in division (A) of this Section

for one hundred eighty (180) or more days but less than two years, the Project Sponsor

shall be responsible for making payment to the City of Columbus, in an amount

determined by the following table:

Affordable Housing Shortfall (by % below Required Payment (by % of annual real

required number of units) property tax abated)

Up to 25% 20%

>25% up to 50% 40%

>50% up to 75% 65%

>75% 90%
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If the payment required by this subsection is less than the what the fee-in-lieu would be under

mmmxd) of this section for the Affordable Housing Unit shortfall, the Project

Sponsor shall pay the fee-in-lieu amount to the City rather than the amount provided by this

subsection.

3. If the number of Affordable Housing Units rented by persons whose household income

is at or below eighty percent (80%) AM! or at or below one hundred percent (100%)

AMI, as applicable, which remains below fifty percent (50%) of that prescribed in

division (A) of this Section for two years or more, the Director shall have cause to take

such action as necessary to cause the abatement to terminate and return the property
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to full taxable status. In the alternative, the Project Sponsor and the City may execute

an addendum to the agreement by which the Project Sponsor agrees to pay a fee-in-

lieu for the Affordable Housing Unit shortfall for the remaining duration of the

abatement. The fee~in~lieuamount shall be as described in Section 4565.09(B)(d) for

each unit that is required to be an Affordable Unit, divided by 15, multiplied by the

number ofyears remaining in the abatement period.

4. The remedies provided for default herein are not intended, and shall not be so

construed, to limit the City's ability to avail itself of other remedies at law or in equity

for breach of the agreement.

(0rd. No.2 84-20 8 § 1, 730-2018; Qrd :lQ 843-2922 , § 1, 7-25~2022;QLC1._N_0_._'L8_3_9_-2Q23_,§ 1.

7-10-2023)

4565.10 — Income and asset verification.

(A) The Director shall establish rules by which the annual household income of prospective

tenants and purchasers of affordable housing units subject to this chapter shall be verified.

The Director shall also establish rules by which the asset holdings of prospective tenants and

purchasers of affordable housing units subject to this chapter shall be verified, as well as a

means of imputing income to these assets where appropriate.

Project sponsors or (if the project sponsor has divested its ownership or control of the

development project) the condominium association or homeowners‘ association, or other

successor in interest of the project sponsor, shall provide an annual report, in a form to be

established by the Director, attesting that it has verified that households occupying affordable

housing units in the development project are qualifying households. Project sponsors shall be

subject to audit of any verification documentation required to be collected by the rules

established by the Director under division (A) of this section. For owner—occupiedaffordable

housing units, a statement attesting to occupation by a qualifying household shall only be

required upon transfer of title.

(Ord. No. 21842018 §1, 7-30-2018)

4565.11 -job Creation Incentive Programs Employer Minimum Wage.

180f19

(A) in order to qualify for a jobs Growth Incentive, a Downtown Office incentive, a JobsCreation

Tax Credit, and/or a subsequent program that may be created after the amending of this code

section from the department of development, a Grantee ofsuch financial incentive must pay

the net new employees to which the incentive applies a minimum wage of no less than twenty

dollars ($20.00) per hour. Allagreements authorized by city council for these programs shall
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require continued compliance with this minimum wage requirement throughout the term of

the agreement.

(1) Upon the recommendation of the director of development, this provision may be waived

only by a vote of city council.

(B) Any project receiving an offer letter or executed agreement from the department of

development prior to December 5, 2022 is exempted from this requirement if the agreement

includes terms materially different than those required in this section.

(C) The director of development shall provide a report annually to city council on or before

September lst detailing the wages ofjobs incentivized by the aforementioned programs.

(D) TheJobCreation Incentive Programs Employer Minimum Wage shall be reassessed every three

(3) years.

(Ord. No. 3331—2913 §1,12-10-2018;QL¢MZZJ;292_2_. §1,12-5—2022)

4565.12 ~ Revocation and recapture of incentives

Recipients or beneficiaries of financial incentives defined in this chapter are subject to the provisions

of Chapter 377 of Columbus City Codes. Following a rendering of an adverse determination for a violation

of provisions of Chapter 377 and subject to a recommendation of the Wage Enforcement Commission,

financial incentives may be revoked and any foregone revenue as a function of said financial incentive

may be subject to recapture.

(Ord. No. 1802-2020 , § 5, 9—21-2020)
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 ANN ARBOR 

 AFFORDABLE HOUSING FUND 
 
 PREFACE 
The Ann Arbor Affordable Housing Fund was first proposed in the City of Ann Arbor Housing Policy adopted by 
City Council in July, 1989. The Affordable Housing Fund guidelines were developed by the Community 
Development Department and approved by the Housing Policy Board in February, 1991 and by the Ann Arbor 
City Council in April, 1991. Since its inception, the Housing and Human Services Advisory Board (HHSAB) has 
recommended and City Council has approved a range of housing projects with the vast majority targeted for 
residents with the lowest incomes. There have been very few projects approved which are targeted toward 
residents whose incomes fall within the range of 50% to 80% of median income because of the intent of the 
HHSAB to serve those with the greatest needs. 

 

STATEMENT OF PURPOSE  
 
The Ann Arbor Affordable Housing Fund is 
established for the promotion, retention and creation 
of long term affordable housing for households with 
incomes less than 60% of the City's median income. 
Further, the Fund is established to improve housing 
conditions for City of Ann Arbor residents, with 
priority given to those whose income is at or below 
30% of the median household income.  
 
It is the goal of the City to provide a full range of 
housing opportunities to all its citizens. It is the intent 
of the City to administer this fund in a flexible 
manner in order to best meet the housing needs of 
the City.  
 
The Ann Arbor Affordable Housing Fund is 
established to provide and distribute financial 
support in the form of loans, grants or other forms of 
financial assistance to individuals, organizations or 
projects that create, retain, rehabilitate or preserve 
long term affordable housing.  
 

ESTABLISHMENT OF FUND 
 
The Mayor and City Council established by 
resolution a special revenue account under the 
name "Ann Arbor Affordable Housing Fund” with 
revenues specifically dedicated to the Affordable 
Housing Fund by City Council, any donations from 
public and private sources, and any federal, state or 
other funds so designated.  It is the intention of the 
City Council that the Affordable Housing Fund be a 
dedicated fund in perpetuity for the purposes set out 
above.  Principal and interest from loan repayments, 
proceeds from grant repayments, forfeitures, 
reimbursements, and all other income from Fund 
activities are deposited in the fund. Funds repaid to 
the City from any of the above sources shall be 
administered subject to applicable federal, state and 
city requirements. All funds in the account earn 
interest at least at the same rate as the City's pooled 
investments managed by the City Treasurer. All 
interest earnings from the account are reinvested 
and dedicated to the account. All appropriated funds 
in the Affordable Housing Fund are available for 

eligible program expenditures. 
 

DISTRIBUTION AND USES OF FUNDS 
 
Funds in the Affordable Housing Fund are used to 
meet the housing needs of individuals and families 
with incomes less than 60% of the City's median 
income. Projects to be funded may include pre-
development feasibility analysis, rental assistance, 
technical assistance to nonprofit housing providers, 
administration of affordable housing programs, new 
construction, rehabilitation, conversion of housing 
for use by lower income residents, or acquisition of 
land or property for use as low income housing. 
 
It is the City's intent that the terms of its loans and 
grants be established so that the deepest City 
subsidies go to housing targeted to the lowest 
income households. 
 
All distributions of principal, interest and other 
assets of the Affordable Housing Fund are made in 
furtherance of the purposes set out above, including 
disbursements from interest earnings necessary to 
support the Affordable Housing Fund's operations. 
 

ELIGIBILITY REQUIREMENTS FOR PROJECTS 

UNDER $25,000 
 
Project applications are available from the 
Washtenaw County Office of Community & 
Economic Development (OCED) and may be 
submitted at any time during the program year. 
OCED will review and approve these proposals as 
an administrative function and will follow the City’s 
procurement guidelines. 
 

ELIGIBILITY REQUIREMENTS FOR PROJECTS 

$25,000 OR GREATER 
 
OCED will make an application available to any 
entity interested in financial support from the Ann 
Arbor Affordable Housing Fund. OCED may 
periodically issue a Request for Proposals for Ann 
Arbor Affordable Housing funds and other housing 
funds as they become available. Applications should 
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normally follow that process, although emergent 
need applications may be considered at any time 
during the year. OCED and the Housing and Human 
Services Advisory Board (HHSAB) will review all 
applications, regardless of how they are submitted. 
A recommendation will be made to the Mayor and 
City Council, which will make the final decision to 
approve the proposal.  
 
Disbursements may be made to non-profit 
corporations, municipal corporations, for-profit 
corporations, partnerships, limited equity 
cooperatives, or to individuals. All projects must be 
decent, safe and sanitary and meet the Housing 
Quality Standards as established by the Department 
of Housing and Urban Development, and the local 
Code. The City has a priority on using Affordable 
Housing Fund dollars on projects within the City 
limits, but will allow for Fund dollars to be used 
outside the City limits. 
 
Financial assistance shall not be awarded by the 
Affordable Housing Fund to any corporation, 
partnership or individual in default according to 
Section 14.3(e) of the City Charter at the time of 
final consideration in payment of property taxes, or 
whose subject property has violations of the City 
Housing or Building codes or is in violation of the 
zoning ordinance relating to the subject project. 
Consideration shall be given to projects which 
propose correction of the above-mentioned 
violations. Priority is to be given to projects which 
address the following: 

 the perpetual affordability of units;  

 projects which serve predominantly 
individuals and families with incomes less 
than 30% of the City's median income. 
 

APPLICATION REQUIREMENTS 
 
Applications must be submitted for each project and 
include the following: 

1. Amount of the request; type of assistance 
requested (i.e. grant, loan) 

2. Project narrative that includes: 
a. the project location 
b. whether the project is a new or 

existing structure 
c. the number of units (both new and 

replacement) 
d. percentage of extremely low or 

very low income benefit (defined as 
number of households making less 
than 30% (extremely low) and 50% 
(very low) and 60% of the current 
Ann Arbor median income as 
established by HUD) 

e. period of time which lower income 
benefit is guaranteed 

f. provisions to insure that units will 

be occupied by low income 
individuals initially and throughout 
the project life 

g. willingness to accept persons 
holding Section 8 
certificates/vouchers 

h. the project schedule or timeline 
(which shows the length of time 
required to complete the project) 

i. the project’s current permitting 
status 

j. a description of any supportive 
services provided by the project 

k. how the project is consistent with 
the most recent housing needs 
assessment goals; 

3. Description of organization that includes: 
a. organization history 
b. other projects completed 
c. history in managing other rental 

property including conditions of 
buildings 

d. applicant's performance on other 
similar projects, or unique or 
special organizational 
characteristics which would 
indicate the capacity to carry out 
housing activities; 

4. Description of population to be served; 
5. Financial documentation that describes the 

fiscal health of the organization; 
6. Project pro forma and budget that includes: 

a. complete financial package 
b. amount and type of project funding 

that is committed and secured 
c. cost effectiveness of project in 

terms of meeting need (both total 
cost per unit and total Trust funds 
per unit) 

d. utilization of Affordable Housing 
Funds to leverage other funding 
sources whenever possible, 
particularly other subsidized or 
below market sources; 

7. And/or other information as requested by 
the HHSAB through application forms 
as updated from time to time by the 
Board. 

 
This information shall be reviewed by OCED staff 
and presented to the HHSAB for consideration. The 
HHSAB will forward projects to City Council for 
which it recommends final consideration. The 
HHSAB may waive provisions of the criteria in order 
to recommend a project if it is deemed to serve an 
overriding public purpose.  
 
Reconsideration of a project will be allowed if a new 
application is submitted with substantially different 
information from the previous application.  
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TERMS AND CONDITIONS 
 
Affordable Housing Funds can be awarded in any 
form determined advisable by the HHSAB, subject 
to applicable state and federal laws and regulations, 
including but not limited to: low interest loans with 
terms determined by the "gap financing" needed to 
make the project feasible; a deferred loan which 
requires repayment under conditions defined for the 
project; or other types of financial assistance 
determined to be appropriate and necessary for the 
project. In general, the City has flexibility in how to 
award funds, either as a grant or as a loan.  
 
When funds from the Affordable Housing Fund are 
awarded for acquisition, construction, or 
rehabilitation, the owner must sign an enforceable 
affordability agreement relating to the long term 
affordability of the unit, for a period of at least twenty 
years.  Annual reporting is also required. 
 
Repayments to the City are deposited into the 
Affordable Housing Fund and reused for other 
eligible Affordable Housing Fund projects. 
 

ADMINISTRATION OF THE FUND 
 
The HHSAB, as appointed by the Mayor and City 
Council, administers the Affordable Housing Fund 

as specified herein. The HHSAB review applications 
and make recommendations to City Council on the 
allocation of the Affordable Housing Fund for 
requests of $25,000 or greater. The number of 
members, tenure of office, duties, manner of calling 
meetings and other tasks of the HHSAB are stated 
in the Bylaws approved by the HHSAB.  
 
The City Council makes final decisions on the 
allocation of Affordable Housing Funds of $25,000 
or greater. City Council shall take action on 
recommendations of the HHSAB. A typical review of 
an application will take no more than thirty (30) days 
as long as all of the required information is included 
in the application. City Council will, in most cases, 
take action on recommendations of the HHSAB at 
their next scheduled meeting. The Office of 
Community & Economic Development provides staff 
assistance to the HHSAB. This includes: maintaining 
the financial and other records of the Fund; assisting 
prospective applicants for Affordable Housing Fund 
support in the preparation of their applications; 
monitoring the use of the monies distributed to 
applicants to assure ongoing compliance with the 
purpose of the Fund and the conditions under which 
the monies were granted or loaned; reporting 
periodically, but not less than every twelve (12) 
months to the City Council regarding the operation 
and activity of the Fund. 
 
 

 
 
 
 
 
For a copy of the application form, contact: 
The Office of Community & Economic Development  
P.O. Box 8645 
Ann Arbor, Michigan 48107 
Applications are also available through the OCED 
website at www.ewashtenaw.org or call (734) 544-
6748. 
 
Last revised: October, 1997 
Last revised: November 9, 2006 
Last revised: October 20, 2014  
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City 
% of affordable or 

diverse housing 
required 

Developer 
Incentives 

Alternatives 
allowed 

Units produced 
In-Lieu Fee and 

Calculation 

Term of 
affordability 
or diversity 

Affordable Housing 
initiatives 

East Lansing, 
MI 

25% diverse units 

1 credit for each 
unit exceeding 
the 25% 
requirement  

No 
alternatives 

91 units produced 
since adoption 
(Newman Lofts) 

No fee not specified  

Successful Leasing 
Program, 
Downpayment 
Assistance Program, 
Home Rehabilitation 
Program, East 
Lansing Housing 
Commission  

Chapel Hill, NC 
15% (10% in 
Town Center) 
affordable units 

Density bonuses, 
floor area 
bonuses, fee 
waivers, 
reduction of lot 
size 
requirements  

Off-site 
construction, 
land 
dedication, 
dedication of 
existing units, 
payment-in-
lieu 

In 2024, 6 units of 
affordable homes in 
Town were 
developed  
 
Since 2018, 131 
affordable homes 
developed 
 
1,000 affordable 
units in the pipeline 
for development 
over next 5 years 
 

 

 

Based on avg 
subsidy needed per 
unit adjusted 
annually 
 
Current payment-
in-lieu amount is 
$85,000 per unit 

permanent 

Local Affordable 
Housing Funding 
Program (AHFP), 
Affordable Housing 
Loan Fund, 
Affordable Housing 
Bond, General 
obligation bond 
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City 
% of affordable or 

diverse housing 
required 

Developer 
Incentives 

Alternatives 
allowed 

Units produced 
In-Lieu Fee and 

Calculation 

Term of 
affordability 
or diversity 

Affordable Housing 
initiatives 

Boulder, CO 

25% of units as 
permanently 
affordable (5 or 
more dwelling 
units) 
 
20% of units as 
permanently 
affordable (4 or 
fewer dwelling 
units) 

Density and floor 
area bonuses 

Off-site 
development, 
land 
dedication, 
cash-in-lieu 

Over 4,098 
affordable homes as 
of 2024 (up from 
981 in 1992)  
 
8.7% of all units 
citywide are 
permanently 
affordable 

Based on 
residential sq ft and 
affordability gap; 
adjusted annually 
 
City has an online 
calculator 

permanent 
(deed 
restricted) 

Affordable Housing 
Fund, Community 
Housing Assistance 
Program, Boulder 
County Down 
Payment Assistance 
Program 

Pittsburgh, PA 
(Lawrenceville 
IZ Overlay) 

10% (12% for off-
site) affordable 
units 

Not specified, tax 
abatements 
available 
citywide 

Off-site 
option, In-lieu 
payment 

378 units post-IZ vs 
677 pre IZ (varying 
studies, see 
resources for more 
info) 

Not specified 35 years 

Pennsylvania 
Homeowner 
Assistance Fund, 
Housing Opportunity 
Fund, Pittsburgh 
Downtown 
Conversion Program 
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City 
% of affordable or 

diverse housing 
required 

Developer 
Incentives 

Alternatives 
allowed 

Units produced 
In-Lieu Fee and 

Calculation 

Term of 
affordability 
or diversity 

Affordable Housing 
initiatives 

Burlington, VT 

15-25% 
affordable units 
(higher 
percentage on 
more expensive 
developments) 
  
Note: applies to 
student housing 

Density, height 
and lot coverage 
bonuses, fee 
waivers 

off-site 
development, 
payment-in-
lieu  

279 units built in 
2024 
  
In 2023, the 10-year 
avg was 119 units 
per year 

$35,000 per 
dwelling unit for 
projects containing 
5-16 dwelling units 
  
$70,000 per 
dwelling unit for 
projects containing 
17-49 dwelling 
units 
  
$85,000 per 
dwelling unit for 
projects containing 
50 or more 
dwelling units 

99 years 
Housing Trust Fund, 
Burlington Housing 
Authority  

Portland, ME 
25% workforce or 
low-income  

Fee reductions if 
25%+ units are 
affordable 

Off site units, 
payment-in- 
lieu 

775 affordable 
housing units in 
2024 
  
1,005 units are 
under construction, 
727 of which are 
expected to be 
complete by the end 
of 2025 

$182,830 per unit 
in 2025 (adjusted 
annually) 

10-30 years 
(depends on 
percentage 
of workforce 
units 
provided) 

Housing Trust Fund, 
Affordable Housing 
Tax Increment 
Financing, Workforce 
Housing Units 
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City 
% of affordable or 

diverse housing 
required 

Developer 
Incentives 

Alternatives 
allowed 

Units produced 
In-Lieu Fee and 

Calculation 

Term of 
affordability 
or diversity 

Affordable Housing 
initiatives 

Ann Arbor, MI 
10-15% 
affordable units 
(PUD projects) 

Height, density 
and floor area 
bonuses, 50% fee 
reimbursement 

on-site units, 
in-lieu fee, or 
mix  

Since 2015, 626 
affordable units 
developed 
countywide 
  
998 planned 
affordable units 
expected within 3 
years (no citywide 
IZ) 

Not specified not specified  
Affordable Housing 
Millage 

Columbus, OH 
10-15% 
affordable units 
(CRA) 

Tax abatements 
for 15 years  

In-lieu fee Not specified 

Fee allowed only in 
some districts 
(amounts 
negotiated per 
agreement) 

15 years 
(CRA tied) 

Rental Housing 
Production and 
Preservation, 
Homeownership 
Development 
Program, Ordinance 
2146-2023, 
The Columbus 
Housing 
Reinvestment Act 
(CRA) 
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City 
% of affordable or 

diverse housing 
required 

Developer 
Incentives 

Alternatives 
allowed 

Units produced 
In-Lieu Fee and 

Calculation 

Term of 
affordability 
or diversity 

Affordable Housing 
initiatives 

State College, 
PA 

10% inclusionary 
units 

Reduction of 
density 
restrictions, 
bonus unit  

Fee-in-lieu, 
off-site 
development, 
building and 
land donation 

0 buildings in which 
inclusionary units 
are distributed 
among market units. 
All developers have 
paid the fee in-lieu 
or built them off-site 

Not specified how 
many affordable 
units have been 
built off site or by 
using the in-lieu fees 

Based on an 
estimate of the 
actual cost of 
providing an 
inclusionary unit 

Amount not 
specified 

 

99 years 
Centre County 
Housing Authority  
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Condensed Version 

City 
East Lansing, 

MI 
Chapel Hill, NC Boulder, CO 

Pittsburgh, PA 
(Lawrenceville IZ 

Overlay) 

Burlington, 
VT 

Portland, ME Ann Arbor, MI 
Columbus, 

OH 
State College, 

PA 

% of 
affordable of 
diverse 
housing 
required 

25% 15% and 10% 25% and 20% 10% and 12% 15-25% 25% 10-15% 10-15% 10% 

Units 
Produced 

91 units since 
adoption 

Since 2018, 131 
affordable homes 

developed  
  
 

3,117 units 
since 1992 

378 units post-
IZ 

279 units 
built in 
2024  

   
 

775 
affordable 

housing 
units in 

2024  
   
 

Since 2015, 
626 

affordable 
units 

developed 
countywide 

Not 
specified 

Not 
specified 

Developer Incentives 

Density Bonus  X X  X  X  X 

Floor Area 
Bonus 

 X X    X   

Reduction of 
lot size 
requirements 

 X   X     
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City 
East Lansing, 

MI 
Chapel Hill, NC Boulder, CO 

Pittsburgh, PA 
(Lawrenceville IZ 

Overlay) 

Burlington, 
VT 

Portland, ME Ann Arbor, MI 
Columbus, 

OH 
State College, 

PA 

Fee Waiver  X   X X X   

Height Bonus 
    X  X   

Credit X         

Tax 
abatement 

   X    X  

Bonus unit 
        X 

Expedited 
process 

 x        

Alternatives Allowed 

Off-site  X X X X X   X 

In-lieu 
payment 

 X X X X X X X X 

Land 
dedication 

 X X      X 

Dedication of 
existing units 

 X       X 
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Definitions: 

Area Median Income (AMI): The midpoint of a specific area’s income distribution.  

Sending Site: An alternative location where off-site diverse housing units are provided and is eligible to transfer credits for 
those units to a receiving site 

Receiving Site: The development subject to the diverse housing/inclusionary zoning requirement 

 

Incentives: 

Density: The permissible number of dwelling units that are allowed per unit or lot area 

Density Bonus: Allow developers to increase density over the maximum allowable residential density on a site in exchange 
for a commitment to include a certain number of affordable/diverse units in the development or some other community 
benefit 

 

Example: Boulder, Colorado grants a density bonus of up to 10 additional dwelling units per acre in their RMX-2 Zoning 
District if developers meet a set of affordable housing requirements. 
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Floor Area Ratio Bonus (FAR): The net floor area of the building (s) on a lot divided by the net lot area. This establishes a 
relationship between a property and the amount of floor area permitted for that property. A floor area bonus allows 
developers to exceed the maximum allowable FAR permitted under the zoning code in exchange for the development of 
affordable/diverse housing or some other community benefit.  

 

Reduction of Lot Size Requirements: reduces the smallest permissible area required under the zoning code for a single 
parcel of land on which a building or structure may be constructed in exchange for the development of diverse/affordable 
housing or some other community benefit.   

Example: Chapel Hill, North Carolina grants floor area bonuses for two family or multi-family dwelling units for all zoning 
districts except R-SS-C ad MU-V zoning districts. The floor area bonuses are described in the table below: 

Example: Burlington, Vermont entitles any covered project under its Inclusionary and Replacement Housing Ordinance a 
right to increase the maximum lot coverage when all Inclusionary Units are constructed on the same lot. 

Page 163 of 220



US Cities: IZ Ordinances and Diverse Housing 
Requirements 

 For EL Planning Commission discussion
8/12/2025

 

 Page 10 of 22 
 

Fee Waiver: The waiving or reduction of planning, permitting or impact fees to projects that include diverse or affordable units  

Height Bonus: Allows additional building height for the exchange of affordable/diverse housing or other community benefits. 

Credit: Provided to developers to reduce a housing requirement in future projects   

Tax Abatement: Reduction or removal of the amount of taxes owed for a specified period 

Bonus Unit: An additional dwelling unit granted to developers in exchange for affordable/diverse housing or some other 
community benefit. 

 

Example: Portland, Maine reduces development fees based on the percentage of new units that are low-income or 
workforce units. If 25% or more of new units are designated low-income or workforce housing, the project qualifies for a 
25% reduction in development fees. 

Example: Ann Arbor, Michigan allows the height limit of their ordinance to be increased by up to 30% by implementing an 
affordable housing component or sustainability component. 

Example: East Lansing, MI provides one credit to a developer for each unit above the 25% diverse housing requirement 
that can be later used by the same developer to reduce the diverse housing requirement in future projects. 

Example: The Local Economic Revitalization Tax Assistance (LERTA) program in Pittsburgh, Pennsylvania provides tax 
abatements of up to $250,000 per tax body for each of the 10 years of the program to commercial residential developments 
that meet specific affordability requirements. 

Example: State College, Pennsylvania allows developments that provide inclusionary units on-site to have the option to 
add one additional bonus unit for each inclusionary unit provided as part of the land development plan. 
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Expedited Permitting Process: City staff expedite and simplify the permitting and review process for affordable/diverse 
housing projects.  

Alternatives: 

Off-site Units:  

A developer may opt to provide the required affordable or diverse housing at a separate location than the proposed site.  

Advantages: 

- Can be more cost-effective as it can often produce more total units 
- Can leverage other affordable housing subsidies to produce additional units or serve lower-income residents 

Disadvantages: 

- May concentrate affordable units in lower-income areas (by design or by accident) 
- May lack accountability to ensure off-site units are built 

Case Study: Boulder, Colorado 
Inclusionary Housing Off-site Requirements and Timelines | City of Boulder 

Off-site affordable units may be provided as for sale or rental housing. 

Off-site requirements for newly constructed affordable units: 

Steps to provide newly constructed affordable units off-site as outlined by Boulder, Colorado 

1. Developments subject to a planning land use review start that process with the Planning Division (sending site) 

Example: Chapel Hill, North Carolina has an expedited review process for projects that include at least 25% affordable 
housing. They state, “the new Residential Community Priority-Conditional Zoning District (R-CP-CZD) offers a reduced 
review timeline from 12-18 months to less than six months.”  
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2. Discuss options for meeting the IH requirement with a housing planner; choose to provide some or all of the required 
affordable units off-site (sending site) 

3. The Inclusionary Housing requirement or the sending site is determined and documented (sending site) 
4. An off-site location is proposed trough a pre-application submittal and approved (receiving site) 
5. Planning land use review (sending site) 
6. Development subject to a land use review start that process with the Planning Division (receiving site) 
7. IH requirement for sending and receiving site finalized and documented (receiving site) 
8. Documents and guarantees are executed; may submit for a building permit (sending/receiving site) 
9. Receiving site Certificate of Occupancy (sending site) 
10. Housing Inspections and monitoring (receiving site) 
11. Marketing of for-sale units or leasing of rental units can begin (receiving site) 
12. Certificate of Occupancy- no later than one year after the sending site receives any temporary or final CO. 

Guarantees fully released. (receiving site) 

Requirements when Deed Restricting Existing Units: 

1. Developments subject to a planning land use review start that process with the Planning Division (sending site) 
2. Discuss options for meeting the IH requirement with a housing planner; choose to provide some or all of the required 

affordable units off-site (sending site) 
3. A preliminary estimate of the IH requirement for the Sending Site is determined and existing units may be proposed 

(sending site) 
4. Off-site location and existing unit preliminary proposal is submitted through a pre-application request, The city will 

approve, approve wit conditions, or deny (receiving site) 
5. Land us approval granted. Start TEC-DOC review process in the planning department (sending site) 
6. Sending Site IH program finalized (sending site) 
7. Final IH and rehabilitation proposal submitted and approved. Interim covenant executed. Housing construction 

inspection funds remitted to the city (receiving site). 
8. Documents and guarantees are executed; may submit for a building permit (sending site) Page 166 of 220
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9. Housing inspections (receiving site) 
10. Letter of completion and Final Covenants no later than one year after the Sending Site receives any temporary or final 

CO. (receiving site) 

 

Additional Info: 

The IH requirement is based on a proportional determination of unit type, number of bedrooms and unit size to what is 
provide[d] in the market rate units on the sending site. For example. If the sending site units are half one bedroom and half two 
bedroom, the affordable units should reflect that mix. 

Their ordinance also specifies the number of bathrooms and the minimum square footage of each affordable unit. 

Price of affordable for-sale and rental units: 

 For-sale developments: The initial sales price for single-family homes and townhomes will be affordable to a household 
earning 120% AMI. The initial sales price for all other types of housing will be affordable to a household earning 100% AMI 

 Rental developments: 80% of the rents will be affordable to a household earning no more than 60% of the AMI and 20% of 
the rents will be affordable to a household earning no more than 50% of the AMI 

Affordable prices are adjusted quarterly, and rents are set annually. 
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In-lieu payment: 

A fee paid by the developer instead of providing affordable or diverse housing units. This fee typically goes into a local 
affordable housing fund where dollars are used to support the development of affordable/diverse housing or other local 
priorities. Two-thirds of jurisdictions identified with inclusionary housing policies have fee-in-lieu programs.  

Urban Institute Study on In-Lieu Fees by Aaron Shroyer: 

Advantages: 

- Flexible funding source 
- Provide leverage for other funding sources 
- Streamlined development process 
- Promotes discussion of local affordable housing policies 
- Create mechanism to fund housing units that inclusionary policies do not produce (e.g., units for households with 

extremely low incomes and family –sized units) or fund other local housing priorities  
- Make a development process more predictable 
- Provide important source of funding for nonprofit developers 

Disadvantages: 

- May undermine inclusionary zoning policy if the primary goal is to create mixed-income developments 
- Fewer on-site units and less mixed-income development 
- Units created from in-lieu fees might be of lower quality or built in lower-cost neighborhoods, which could reinforce 

historic patterns of segregation  
- Increased staff time  

Calculating In-lieu Fees: 

Three main methods are used to calculate in-lieu fees: the affordability gap method, the production cost method, and indexed 
fees based on project characteristics. Page 168 of 220
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Affordability Gap Method: 

The in-lieu fee is the difference between the fair market price and what a low-or-moderate-income household can afford. The 
gap is calculated per unit. This method relies on the availability of local data and represents the market-rate developer’s 
perspective. 

Formula: In-lieu fee (total) = (market rent per unit – affordable rent per unit) x number of affordable units 

 

Production Cost Method: 

The in-lieu fee is the difference between the cost of developing a comparable affordable unit and the income generated by an 
affordable unit. This method requires surveys of recent affordable housing projects with similar characteristics and 
represents the nonprofit developer’s perspective. As a result, communities with a robust nonprofit development community 
benefit the most from this method.  

Formula: In-Lieu Fee (per unit) = cost to develop a comparable affordable unit – present value of income from the affordable 
unit 

Formula: total in-lieu fee = in lieu fee per unit x number of affordable units required 

 

Indexed Fees Based on Project Characteristics: 

The in-lieu fee is a product of a square foot charge and the gross floor area. This method uses a per project calculation 

Formula: In-lieu fee = per square foot rate x gross floor area of the project 
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Case Study: Chapel Hill, North Carolina: 

 Fee use: constructing or rehabilitating housing units; assisting residents with rent, mortgage, or utility payments; and 
providing local matches to federal affordable housing grant approved by the Town Council. 

 Management of Fee: Various staff in the city’s Affordable Housing Department manage this fund. Their Affordable 
Housing Manager is the primary supervisor of the fund. 

 Fee Calculation: Each year, “agencies actively involved in producing affordable housing will be asked to provide the 
Town Council with a list of new affordable dwelling units from the past fiscal year and to specify for each unit the dollar 
amount of subsidy needed to make each unit affordable. The per unit average of the subsidies will be calculated, and 
this average will be multiplied by the average percent increase in the cost of new homes constructed in the Town for 
that fiscal year. The result will be the payment-in-lieu amount for the next year.” The amount is updated annually. 

 Fee: $85,000 per unit (as of 2011; The city is currently in the process of updating this fee.) 
 Notes: East Lansing planning staff spoke with Chapel Hill staff on August 11. City staff at Chapel Hill, NC expressed 

concerns about the viability of a payment in-lieu fee. They are in the process of trying to find more ways to incentivize 
affordable housing. One way they are doing this is through an expedited permitting process. They are also in the 
process of updating their threshold that enforces the 15 and 10 percent affordable housing requirement from a 
minimum of 5 units to a minimum of 30 units. This means that a development that includes 30 units or more (rather 
than 5 units) will be enforced to supply 10 to 15 percent of their units as affordable. The city hopes this potential 
update will incentivize more small-scale development in the area.  Chapel Hill staff also commented that many 
developers do not want to manage affordable units. To address this issue, the city developed a program that manages 
the affordable housing units for them through the Community Home Trust.  

To Consider: 

1. When setting the in-lieu fee, it is necessary to consider priorities of more affordable or mixed income developments. If 
the in-lieu fee is lower than construction costs, often times developers will opt to pay into the fee, lending to more 
affordable rather than mixed income housing. If the in-lieu is set to a relatively high fee, developers may be more 
incentivized to create mixed developments.  
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Land Dedication 

Allows developers to donate land for affordable/diverse housing development to the city or to a nonprofit agency approved by 
the city. There is typically a process in place to ensure that the land donated is of equivalent value to the required housing 
units.  

Advantages: 

- Agencies may have more experience/capacity to focus on affordable housing 
- Agencies may have access to grants or other funding mechanisms 
- Developers can focus on their core business activities, which may not include affordable housing 
- Can avoid or lessen complexities associated with zoning or regulatory approvals 

Disadvantages: 

- Intensive staff involvement  
- May lack accountability to ensure affordable/diverse units are built 
- May concentrate low-income residents  

Case Study: Boulder, Colorado: 

Land Dedication Review and Approval Process | City of Boulder 

Process to propose land to satisfy Inclusionary Housing requirements: 

1. Meet with a housing planner to review options to satisfy IH and determine if a land dedication is the desired option 
2. Submit a Pre-Application Review form to the Planning and Development Services Department 

If the site is determined to meet the above requirements the following steps must be completed: 

1. Satisfactory proof of title must be provided to the city manager within 30 days before the effective date of dedication to 
the city of an entity designated by the city for such dedication. The land must be free of all liens and encumbrances and 

Page 171 of 220



US Cities: IZ Ordinances and Diverse Housing 
Requirements 

 For EL Planning Commission discussion
8/12/2025

 

 Page 18 of 22 
 

all property taxes and special taxes must be current before the title for the dedicated land is conveyed. Dedicated land 
must be in the form of a fee simple parcel that will be fully owned by the city or its designee. 

2. Provide a clean phase 1 Environmental Assessment to demonstrate that the land is acceptable for residential 
development. Other studies of assessments may be required to make this determination 

3. The value of the land to be dedicated will be determined, at the cost of the developer, by an independent appraiser to 
be selected from a list of Colorado Certified General Appraisers provided by the city, or by such alternative means of 
valuation to which a developer and the city may agree 

4. If the appraised value of the land does not equal the full amount of the cash-in-lieu owed, the applicant shall contribute 
cash-in-lieu to make up any gap between the value of the donated land and the total cash-in-lieu contribution amount. 

5. Dedicated land plus any cash-in-lieu contributed must be of equivalent or greater value to the total cash-in-lieu 
contribution amount 

6. Open Space Requirement: If land proposed to be dedicated under this subparagraph is part of the same site review as 
the market rate units that create the inclusionary housing requirement the open space requirements for any 
permanently affordable units constructed on the land proposed to be dedicated shall be met entirely on the land 
proposed to be dedicated ad the open space requirements for the market rate units shall be met entirely within the 
market rate unit development 

7. A signed warranty deed granting land to the city or its designee will be executed prior to application for any residential 
building permit by the sending site. 
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Dedication of existing units: 

Allows existing dwelling units to be restricted and transformed into suitable affordable housing dwelling units. 

Advantages: 

- Can bring affordable units online much faster than new construction 
- Can be more cost-effective than new construction, and utilize existing infrastructure 
- Repurposing existing buildings is more environmentally sustainable, reducing new material use and construction 

waste 
- May be able to preserve the architectural or historic character of existing structures or neighborhoods 

Disadvantages: 

- May require significant renovations to meet modern life safety or accessibility standards  
- May lead to displacement or concentrate low-income people in certain areas 
- Developers may need financial incentives or subsidies to make dedications economically viable 

Case Study: Chapel Hill, North Carolina 

Chapel Hill IZ/inclusionary zoning ordinance 11-9-07 (69586).DOC 

Chapel Hill allows the restriction of existing dwelling units to be affordable housing dwelling units through covenants, 
contractual arrangements, or resale restrictions. The restriction of the units must result in the creation of units that are of 
equivalent value, quality, and size of the permanently Affordable Dwelling Units which would have been constructed on-site if 
this alternative had not been utilized. If a proposed development consists of ownership units, the units created utilizing this 
alternative shall also be ownership units.  
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City Resources 

East Lansing, MI https://library.municode.com/mi/east_lansing/codes/code_of_ordinances?nodeId=PTIICOOR_CH50ZO_ARTIIADEN_DIV3SP
USPE_S50-94STRE 
 https://www.cityofeastlansing.com/2456/Current-CDBG-Programs 

Chapel Hill, NC Read Our Plan — Chapel Hill Affordable Housing 
 Chapel Hill IZ/inclusionary zoning ordinance 11-9-07 (69586).DOC 
 2024 Town Bond Referendum | Town of Chapel Hill, NC  
Microsoft Word - Affordable Housing Funding Allocation Strategy - Jul 2025 
  https://www.townofchapelhill.org/home/showpublisheddocument/56378/638620866873900000 
635485371912800000 

Boulder, CO (Chapter 13 - Inclusionary Housing | Municipal Code | Boulder, CO | Municode Library)  
 Affordable Housing Investments | City of Boulder  
Affordable Housing in the City of Boulder Data Dashboard | City of Boulder 

Pittsburgh, PA 
(Lawrenceville IZ 
Overlay) 

Amending the Pittsburgh Code, Title Nine, Zoning, Chapters 903, 904, 905 and 922 to amend several components of the Site 
Plan Review process including new thresholds for review, new standards based on districts and clarifying the type of 
documentation re 
 https://www.pittsburghpa.gov/files/assets/city/v/1/controller/special-report-inclusionary-zoning.pdf 
 https://www.pittsburghpa.gov/City-Government/Boards-Authorities-Commissions/List-of-Boards-Authorities-
Commissions/Urban-Redevelopment-Authority 
 https://www.ura.org/pages/pittsburgh-downtown-conversion-program 
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Burlington, VT E:\Files\IZ\USprofiles\Burlington\Burlington 16Oct09 num.PDF 
 https://www.burlingtonvt.gov/DocumentCenter/View/6849/BTVstat-Housing-Report---June-2024 
 https://data.burlingtonvt.gov/pages/housing 
 https://www.burlingtonvt.gov/DocumentCenter/View/2492/Inclusionary-and-Replacement-Housing-
PDFhttps://www.burlingtonvt.gov/861/Fiscal-Year-2025-Housing-Trust-Fund 
 https://burlingtonhousing.org/about 

Portland, ME edb664de-f27e-493e-8c7e-19d25faf3d27 
 https://content.civicplus.com/api/assets/3ab77e5b-466e-4378-8658-19da6ca5633b 
 https://www.mainehousing.org/docs/default-source/policy-research/research-reports/outlook-reports/2025-housing-
outlook-report.pdf 
 https://www.portlandmaine.gov/1441/Housing-Trust-Fund 
 https://www.portlandmaine.gov/348/Workforce-Housing-Units 

Ann Arbor, MI udc-edition-10a-effective-2-6-25.pdf 
 https://www.a2gov.org/media/n2fhua01/washtenaw-county-housing-affordability-and-equity-findings-and-
recommendations.pdf 
 https://washtenaw.maps.arcgis.com/apps/dashboards/bf43a42c68ec45539908236f6c63e35b 
 https://www.a2gov.org/housing-commission/housing-programs/homeownership/ 

Columbus, OH https://www.columbus.gov/Services/Housing-Assistance-Programs/Housing-Programs/RHPP 
 https://www.columbus.gov/Services/Housing-Assistance-Programs/Housing-Programs/HOMEOWNERSHIP-DEVELOPMENT-
PROGRAM 
 https://www.columbus.gov/Government/City-Council/News-Releases-Information/Programs-Initiatives/Housing-Initiatives 
Chapter 4565 - AFFORDABLE HOUSING AND COMMUNITY REINVESTMENT AREA INCENTIVE POLICY | Code of Ordinances | 
Columbus, OH | Municode Library 

State College, PA Borough of State College, PA Inclusionary Housing 

Housing | Centre County, PA - Official Website 
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https://www.centredaily.com/news/local/community/state-college/article66137087.html 

Definitions Density bonuses - Local Housing Solutions 

https://lims.minneapolismn.gov/download/Agenda/856/Built%20Form.pdf/46372/1789/Built%20Form%20Regulations 

Density or Floor Area Ratio (FAR) Bonuses 

Floor Area Ratio Handout.pdf 

Urban Minimum Lot Sizes: Their Background, Effects, and Avenues to Reform | Mercatus Center 

Floor to Lot Area Ratio (FAR) 

Minimum Lot Size Model Legislation - Metropolitan Abundance Project 

Fee Waivers - Inclusionary Housing 

udc-edition-10a-effective-2-6-25.pdf 

Revitalizing Pittsburgh: Downtown LERTA Program Passes in Landmark Col 

What Is Area Median Income (AMI)? | HUD Loans 

Alternatives Determining In-Lieu Fees in Inclusionary Zoning Policies 

Inclusionary Housing Off-site Requirements and Timelines | City of Boulder 

Land Dedication Review and Approval Process | City of Boulder 

Land Dedication - Inclusionary Housing 

Chapel Hill IZ/inclusionary zoning ordinance 11-9-07 (69586).DOC 
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         Carrie S. Ihrig Freeman 

Thomas M. Tupper 

                         Brian M. Lum 

  Elizabeth M. Wilbur 

  Attorneys At Law                    Roger M. Smith 
  ____________________________________________________________________________________________ 

    

     2401 East Grand River Avenue, Lansing, Michigan 48912-3225        Cassius E. Street, Jr., Retired 

     Telephone: (517) 487-8300 ~ Facsimile: (517) 487-8306             Jonathan E. Maire, Retired 

     www.wedolawinlansing.com 

 
June 14, 2025 

Sent via email rbelleman@cityofeastlansing.com  
And Hand Delivered  

Robert V. Belleman 
City Manager 
410 Abbot Road 
East Lansing, MI 48823 
  
RE:   Ordinance 1384 Proposed Amendment 
  
Dear Mr. Belleman: 
 
 I represent Gregory Ballein. As you know, we have been working on a proposed amendment 
to Ordinance 1384 to include the option of a fee in lieu fund. We believe this amendment will help 
support the City’s economic vitality and provide opportunities that will alleviate the City’s current 
financial crisis. Please find Ordinance 1384 attached with the proposed amendment in red starting 
on page 5. 
 

I will be attending the City Council meeting today to request at Public Comment that the 
City Council put this ordinance amendment on the Agenda for the July 15 meeting, whereat I will 
request immediate referral of this proposed ordinance amendment to the planning commission for 
review.    

 
Very truly yours, 

 
GRUA, FREEMAN, TUPPER & YOUNG, PLC 

 
 

  
Carrie S. Ihrig Freeman 

CSIF 
Enclosures 

GRUA 

FREEMAN       

TUPPER  

       YOUNG 
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Introduced: 08-16- 2016 

Public Hearing: 11-09- 2016 

Adopted: 11-09- 2016 

Effective: 11-30-2016 

 

 

ORDINANCE NO. 1384 

AN ORDINANCE TO AMEND SECTION 50-94 OF CHAPTER 

50 – ZONING - OF THE CODE OF THE CITY OF EAST 

LANSING TO ESTABLISH SPECIAL USE STANDARDS FOR 

MULTIPLE FAMILY DWELLINGS IN A PORTION OF THE 

DOWNTOWN DEVELOPMENT AUTHORITY DISTRICT. 

THE CITY OF EAST LANSING ORDAINS: 

Sections 50-94 of Chapter 50 of the Code of the City of East Lansing is hereby amended to 

read as follows: 

 

Sec. 50-94. - Standards for review. 

 

(a) All uses. Except as may be provided elsewhere in this section or chapter, each special use 

permit application shall meet each of the following standards: 

 

(1) The proposed use shall be consistent with the purpose of the use district in which 

it is located and the purpose and provisions of this division. 

 

(2) The site plan for the property shall be approved in accordance with the provisions 

of section 50-36 of this chapter. 

 

(3) The proposed size, height, architectural character and placement of new or 

expanded structures on the site shall be reasonably compatible with the existing or 

anticipated buildings on adjacent properties. 

 

(4) Streets and access facilities serving the site shall be able to safely accommodate 

the expected traffic generated by the proposed use; the use shall not cause 

excessive traffic congestion or delays, obstruct access to adjacent properties, or 

imperil the safety of motorists, pedestrians or bicyclists. 

 

(5) The proposed use shall not adversely affect the use and enjoyment of adjacent 

properties by generating excessive noise, vibration, light, glare, odors or any other 

form of pollution or nuisances. 

 

(6) The proposed use shall not materially diminish the economic value of adjacent 

properties or the city as a whole. 
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(7) The proposed use shall not materially diminish the privacy, safety, security or 

enjoyment of any residential dwelling or residential neighborhood within the 

vicinity of the site. 

 

(8) The proposed use shall be located with direct access to and frontage on a major 

street as designated in the major street plan, or within an area designated for 

adaptive reuse in the city center element of the comprehensive plan. 

 

(b) Specific uses. In addition to the standards above, to address their unique characteristics, 

certain uses shall also meet the applicable standards below. 

 

(1) Churches. 

 

a. Standards set forth in items (3) and (8) of subsection (a) above do not 

apply to churches. 

 

b. The minimum yard requirements of the use district in which the church is 

to be located shall apply except that in no event shall the yard requirement 

be less than 0.5 feet of yard to each foot of building height (excluding 

steeples) as applied to rear yard or side yard depth. 

 

(2) Businesses selling alcoholic beverages. The following additional standards shall 

apply to restaurants and businesses licensed or to be licensed for the sale of 

alcoholic beverages or alcoholic liquor for consumption on or off the premises. 

 

a. The establishment shall not be located in such proximity to churches, 

elementary, or secondary schools, child development centers, or 

community centers so as to annoy, injure, offend, disrupt, disturb, or 

interfere with the activities conducted thereon or the persons conducting, 

attending, or traveling to or from such premises. 

 

b. The establishment shall not cause or continue an undue concentration of 

similar uses in the neighborhood such that liquor establishments and trade 

become a dominant influence or feature of the district or neighborhood. 

 

c. The establishment shall be designed, operated, and maintained at all times 

consistent with responsible business practices and so that no excessive 

demands shall be placed upon public safety services, nor any excessive 

risk of harm to the public health, safety, or sanitation, interference with 

vehicular or pedestrian traffic or parking, or the continuance or 

maintenance of any unlawful conduct, public nuisance, or disorderly 

conduct either within the establishment or on or about the adjacent 

businesses and public streets, alleys, parks, parking facilities, or other 

areas open to the public. The establishment shall make reasonable effort to 

report to authorities any unlawful conduct that is observed from the 

Page 179 of 220



premises. The requirements of this section shall be a written condition of 

each special use permit issued to a restaurant. 

 

d. Restaurants selling alcoholic beverages shall provide to the city manager 

reports and business records, in the form and manner required by an 

administrative order to be published by the city manager and approved by 

the city council, to permit the city to review and determine continued 

compliance with the requirement and performance standards of the 

definition of "restaurant" in section 50-8 and chapter 18 of the City 

Charter. 

 

1. The requirements and performance standards of the definition of 

"restaurant" in section 50-8 and the reporting requirements of this 

subsection shall be a written condition of all special use permits 

issued to restaurants licensed to sell alcoholic beverages, provided 

however, that in the case of establishments which do not comply 

with the performance standards of subsection (4) of the definition 

of "restaurant" in section 50-8 at the time such establishment first 

becomes subject to the requirement of a special use permit, the 

special use permit issued for such establishment shall include a 

condition that the establishment demonstrate on an annual basis 

progress toward meeting such performance standards. Progress 

shall be measured by examining the ratio of alcoholic beverage 

sales to food sales during the most recent completed calendar year 

as compared to the ratio for the preceding year. 

 

2. Proprietary information. Trade secrets or commercial or financial 

information received by the city manager pursuant to this section 

shall be exempt from disclosure to the public as a public record 

and shall not be published pursuant to the provisions of MCL 

15.243 if the proprietor requests that the records be confidential, 

except that such records shall be admissible before all courts and 

administrative tribunals in proceedings brought for the purpose of 

enforcing this chapter. 

 

(3) Fraternities and sororities. 

 

a. The standard set forth in item (8) of subsection (a) above does not apply to 

fraternities and sororities. 

 

b. In addition to the parking requirements for such uses specified in section 

50-812, fraternities and sororities shall provide and maintain a parking 

access and management arrangement sufficient to serve the parking and 

access demands associated with chapter meetings, formal and informal 

social activities, or other on-site events which include the attendance of 

persons other than those who reside on the property. Such parking and 
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access arrangements may include, but are not limited to, the provision of 

additional on-site parking, the use of private off-premises parking, the use 

of public parking in municipal lots or on-street spaces, and the availability 

of bus or shuttle service or carpooling arrangements. 

 

(4) Multiple-family dwellings in business districts. Where multiple-family dwelling 

units are provided in conjunction with business uses on a property in a business 

district, the following additional standards shall apply. 

 

a. Except where multiple-family dwelling units may be permitted as the sole 

principal use of a building to provide unique housing opportunities which 

are not otherwise available in the city center, at a minimum, the first floor 

of any building shall primarily be used for principal permitted business 

uses, and the number of multiple-family dwelling units and the permitted 

occupancy of the units shall be limited to maintain a reasonable balance 

between the business and residential uses on the property consistent with 

the purpose of each business district. The provision of first floor retail may 

be waived by majority vote of the City Council in those areas of the B-3 

District outside of the area identified in Section 50-593(f) of this Chapter 

where warranted by the existing retail opportunities adjacent to the 

project. 

 

b. The number of multiple-family dwelling units, the permitted occupancy of 

the units and the height and size of structures containing such units shall 

be limited to be compatible with adjacent development patterns and any 

nearby residential districts. 

 

c. Reasonable amounts of yard areas and open space shall be provided where 

necessary to be consistent with surrounding use and development patterns 

and to provide for the privacy and enjoyment of the residents. 

 

d. The design, type and operational characteristics of the business and 

residential uses on the property shall be compatible with one another. 

 

e. The residential units shall be designed and marketed to diversify housing 

opportunities in the neighborhood and shall not increase existing high 

concentrations of similar housing units in the neighborhood. Further, in 

the area west of Collingwood Drive within the district boundaries of the 

City of East Lansing Downtown Development Authority, in order to 

achieve diversity in the types of housing offered in the area including an 

appropriate balance of owner occupied housing, senior housing, low to 

moderate income housing, mixed-market rental housing and other types 

of diverse housing in the area, for all development plans that contain 

housing, an appropriate number of the dwelling units shall be marketed 

and/or sold as owner occupied housing or housing offered to and 

restricted to residents 55 and older, restricted to low to moderate income 
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housing or restricted to some other occupancy that would add diversity to 

the area so that at least 25% of the housing is owner occupied, restricted to 

residents 55 and older, restricted to low to moderate income housing or 

restricted to some other occupancy that would add diversity to the area, or 

in the alternative, a developer may pay a one-time fee to the City of East 

Lansing’s Affordable and Diverse Housing Initiative Fund in 

accordance with paragraph (e)(1) below, or a developer may build the 

equivalent of the 25 percent of the dwelling units required for a project 

elsewhere within the city limits. Developers may opt to include some 

amount of the required dwelling units in a development project and build 

the remaining number of required dwelling units elsewhere in the city.  . 

For purposes of this section, “development” shall include more than one 

structure as long as multiple structures are part of the same site plan 

approval. The requirement of this section shall not apply to Hotels. For 

any development that is constructed and occupied in excess of the 25% 

requirement of this section, the developer shall be given one credit for 

each residential unit in excess of the 25%. The credits, or any portion 

thereof, may be used by the developer, or the developer’s assignee, as a 

credit, on a one for one basis, to meet the 25% requirement for future 

development projects in this area. The number of credits obtained for any 

development shall be calculated by the zoning official and maintained in 

the city records. Any assignment of credits must be in writing and signed 

by the developer. The intent to use credits of this nature, the number of 

credits intended to be used, the location of the development which created 

the credits, and any documentation showing any assignment of the credits 

shall be submitted with the site plan or amended site plan. 

 

(1) Affordable and Diverse Housing Initiative Fund.  For any multiple-

family dwelling unit development to which (4)(e) above applies, the 

developer may make a one-time payment to the City of East Lansing's 

Affordable and Diverse Housing Initiative Fund in lieu of compliance 

with the 25 percent requirement of section (4)(e) above. The one-time 

fee-in-lieu payment shall be computed starting with a base amount of 

$5,000.00 per dwelling unit, increased annually by the product of the 

base amount multiplied by the percentage increase in the Consumer 

Price Index (CPI), as calculated every August 1 with the first 

multiplier being the change in the CPI from August 1, 2026 to August 

1, 2027. This calculation will constitute the new base amount for the 

succeeding year and will be adjusted annually based on the change in 

the CPI thereafter. Developers may opt to include some amount of the 

required dwelling units in a development project and provide fee-in-

lieu for the remaining number of required dwelling units. 

 

(5) Additional building height. 

 

a. Where a special use permit is required to permit building height above the 

base level permitted in any use district, the compatibility of the building 

shall be determined in part by the extent to which the use of the building 

and the building design, its setbacks and its orientation on the site 

successfully mitigate negative impacts upon neighboring uses, the natural 
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features of the site and public facilities and services. Such buildings may 

be approved only if they comply with subsection (a) of this section and all 

of the following additional standards: 

 

1. The building shall not be located in such proximity to a single- 

family or two-family neighborhood so as to cause excessive noise 

or shadowing impacts, or substantial reductions in personal privacy 

or property values. The planning and zoning administrator may 

require the applicant to submit a solar angle diagram and shadow 

analysis prepared by a registered architect or engineer showing the 

extent of shadowing caused by the proposed building on adjacent 

properties and structures. 

 

2. The portion of the building extending above the base level 

permitted in each use district shall be located no closer to the 

property line of a residentially zoned property than a distance equal 

to the amount of the height in excess of the base level. 
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3. The building shall not result in traffic generation which exceeds 

the carrying capacity of adjacent streets, exceeds the parking 

capacity of on-site spaces or nearby municipal parking facilities, 

causes excessive congestion or risks to public safety, or causes or 

substantially contributes to excessive volumes of traffic through 

residential neighborhoods. 

 

4. The building shall not generate demands which exceed the 

capacity of public utilities and services necessary to serve the site. 

 

b. In addition, the city council may further increase the maximum permitted 

building height to the extent and for that area in the B-3 district as 

specified in subsection 50-593 (f) for a building deemed to be of 

significant public benefit. The city council shall find, upon an affirmative 

vote of three-fourths of all members of the city council, that such 

buildings meet subsections (5)a.1. through 4., of this subsection and all of 

the following standards: 

 

1. The building, through its proposed use, shall contribute 

substantially to the mix of desirable commercial, residential, 

social, cultural or employment opportunities or public amenities or 

open space available in the business district to achieve one or more 

public goals or objectives, as specified in the comprehensive plan 

or other strategic plan of the city, to benefit the business district, 

the adjacent residential or public areas, and the city as a whole. 

 

2. The applicant demonstrates that additional building height is necessary in 

order to make the proposed development economically feasible for the 

intended use and no reasonable alternative to additional height exists. 

 

3. The additional building height will cause no significant additional 

negative impact on adjacent properties, public streets and parking 

facilities, or public utility and services. 

 

(6) Dispensaries and primary caregiver operations. The following additional 

standards shall apply to dispensaries and primary caregiver operations: 

 

a. They shall comply at all times and in all circumstances with the Medical 

Marihuana Act and the General Rules of the Michigan Department of 

Community Health and/or the Department of Licensing and Regulatory 

Affairs. 

 

b. They must be located outside of a 1,000-foot radius from any school, 

including any licensed facility with after school programs, child care 

centers, or daycare centers, to insure community compliance with federal 

"Drug-Free School Zones" requirements. 
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c. No more than five primary caregivers may operate from a dispensary. 

 

d. All medical marihuana shall be contained within an enclosed, locked 

facility, inaccessible on all sides and equipped with locks that permit 

access only by the registered caregivers, as reviewed and approved by the 

building official and the police department. 

 

e. All necessary building, electrical, plumbing and mechanical permits shall 

be obtained for any portion of the structure which contains electrical 

wiring, lighting and/or watering devices that support the cultivation, 

growing or harvesting of marihuana. 

 

f. Any portion of the structure where energy usage and heat exceeds typical 

residential use, such as a grow room, and the storage of any chemicals 

such as herbicides, pesticides, and fertilizers shall be subject to inspection 

and approval by the fire department to insure compliance with the 

Michigan Fire Protection Code. 

 

g. They shall not be operated from a business which sells alcoholic 

beverages. 

 

h. The establishment shall not be located in such proximity to churches or 

community centers so as to annoy, injure, offend, disrupt, disturb, or 

interfere with the activities conducted thereon or the persons conducting, 

attending, or traveling to or from such premises. 

 

i. The establishment shall not cause or continue an undue concentration of 

similar uses in the neighborhood such that dispensaries and medical 

marihuana paraphernalia trade become a dominant influence or feature of 

the district or neighborhood and no caregiver operation or dispensary shall 

be located within 500 feet of another caregiver operation or dispensary. 

 

j. The establishment shall be designed, operated, and maintained at all times 

consistent with responsible business practices and so that no excessive 

demands shall be placed upon public safety services, nor any excessive 

risk of harm to the public health, safety, or sanitation, interference with 

vehicular or pedestrian traffic or parking, or the continuance or 

maintenance of any unlawful conduct, public nuisance, or disorderly 

conduct either within the establishment or on or about the adjacent 

businesses and public streets, alleys, parks, parking facilities, or other 

areas open to the public. The establishment shall make reasonable effort to 

report to authorities any unlawful conduct that is observed from the 

premises. The requirements of this section shall be a written condition of 

each special use permit issued to a dispensary or caregiver operation. 

 

k. No drive-through facilities shall be permitted. 
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l. They may not be operated out of a residence or residential structure. 

 

m. All transfers and deliveries of medical marihuana to qualifying patients 

must occur within the structure out of public view or inside the patient's 

residence. 

 

n. The consumption of medical marihuana on the premises is prohibited. 

 

(7) Household pet daycares. The following additional standards shall apply to 

household pet daycares: 

 

a. Household pet daycare shall be located within a fully enclosed accessory 

structure meeting the requirements of the zoning code. Such accessory 

structure shall be located in the rear yard no closer than one hundred feet 

from any adjoining dwelling and no closer than twenty-five feet from the 

dwelling of the owner thereof. 

b. The enclosure shall be properly ventilated to prevent drafts and remove 

odors, shall be of sufficient size to accommodate the animals, and shall be 

designed so as to prevent rats, mice, or other rodents from being harbored 

underneath, inside, or inside the walls of the enclosure. 

 

c. Outdoor activities must be supervised and restricted to the hours between 

9:00 am and 5:00 pm; and fully contained within a six (6) foot high solid 

fenced area in the rear yard. The required fenced area shall be a minimum 

of fifteen (15) feet from the property line. A fence located on a property 

line shall not satisfy the requirement for a fenced area. 

 

 

d. Hours of operation shall be 12 hours or less and be restricted to the hours 

between 6 am and 7 pm. Animals shall be kept within the accessory 

structure or within a fenced area at all times unless leashed, and shall not 

be permitted to run at large. 

 

 

e. All structures for the keeping of such animals shall be constructed of 

material that can be easily cleaned and shall be kept in a clean and sanitary 

condition. The required fenced area must be cleaned daily and kept free 

from trash and accumulated droppings. Appropriate disposal of droppings 

is required. All provisions of the City Code relating to noise, odor, and 

sanitation, including the provisions of this article, shall apply to the 

keeping of animals under this section. 

 

(8) Reduced building height. Where a special use permit is required to permit 

building height below the level permitted in any use district, such buildings may 
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be approved only if they comply with subsection (a) of this section and one of the 

following additional standards. 

 

a. The proposed building is of a particular architectural style that has 

significant importance to the proposed use of the building or is deemed an 

architecturally significant addition to the overall attractiveness of the 

district and the applicant has demonstrated that there is no reasonable 

alternative to the height sought in achieving such attractive construction.. 

b. The proposed use contributes substantially to the mix of desirable 

commercial, residential, social, cultural or employment opportunities or 

public amenities or open space available in the business district to achieve 

one or more public goals or objectives as specified in the comprehensive 

plan or other strategic plan of the City, to benefit the business district, the 

adjacent residential or public areas or the City as a whole. 

 

 

 

 
By  By  

Mark S. Meadows, Mayor Marie E. Wicks, City Clerk 
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July 22, 2025 

 
Sent Via Email only to lbartley@cityofeastlansing.com, 
rbelleman@cityofeastlansing.com, airwin@cityofeastlansing.com  
 
Planning Commission 
C/O: Landon Bartley 

Robert Bellman 
Annette Irwin 
 

Re: Memorandum for the Planning Commission Related to Revisions to Ordinance 
1384 the Re-Development of SBS Bookstore 
 
Dear Planning Commission: 
 

At your last meeting on July 15, 2025, you requested information regarding other 
communities who have implemented the Fee-in-Lieu option in their ordinances. Please 
find attached our research in regards thereto for your review. It is my hope that this can be 
further discussed at your meeting on July 23, 2025. Thank you in advance for your prompt 
attention to this matter. As you know, my client needs to determine whether the 
redevelopment of SBS Bookstore will be possible by about Labor Day this year. Anything 
you can do to help move the review of this project along is greatly appreciated. I am really 
hoping our community will be able to benefit from this incredible opportunity. I will be 
present at the Planning Commission meeting on the 23rd to answer any additional 
questions. 

 
Very truly yours, 

 
GRUA, FREEMAN, TUPPER & YOUNG, PLC 

 
 

Carrie S. Ihrig Freeman 
 
 
 
 

GRUA 

FREEMAN       

TUPPER  

       YOUNG 
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MEMORANDUM 
 
To: Planning Commission 
From:Carrie S. Ihrig Freeman 
Date: July 22, 2025 
Re:  Ordinance 1384 and SBS Redevelopment 
_________________________________________________________________________________ 
 
1. Examples of Fee-in-Lieu in other communities: 

• Ann Arbor 
i. https://www.a2gov.org/media/qqgdnjux/premium-evaluation-2023-

07-11-report-interviews-and-options.pdf  
ii. https://hdp-us-prod-app-aagov-engage-files.s3.us-west-

2.amazonaws.com/4217/5010/3301/Housing_Appendix_Outline_v5_-
_CPC_Feedback_6.10.25.pdf#:~:text=The%20city%20has%20also%2
0found,Since%202021%2C%201%2C054%20income%2D  

iii. https://www.michigandaily.com/news/ann-arbor/city-of-ann-arbor-
makes-changes-to-downtown-zoning-eliminates-some-affordable-
housing-
incentives/#:~:text=%E2%80%9CBased%20on%20our%20research%
2C%20we,since%20the%20changes%20in%202019.%E2%80%9D  

iv. https://www.a2gov.org/housing-commission/affordable-housing-
millage/#:~:text=TAX%20FOR%20THE%20CONSTRUCTION%2C%20
ACQUISITION,precinct%20voting%20in%20favor.%E2%80%8B  

v. Relevant quotes/data from Ann Arbor: 
• “The development community stressed that it is very difficult 

from a financing and management perspective to mix market 
rate and affordable units. Developments that include a mix of 
market rate and affordable units are not eligible for common 
funding mechanisms for affordable housing development such 
as MSHDA funding and are much more difficult to obtain 
private funding.” 

• “Doing nothing is not an option. When cities decline to reform 
overly restrictive zoning codes, or when they add new 
restrictions, supply declines and housing becomes even less 
affordable.” 

• “Increasing housing supply helps. Increasing density is one 
way to increase supply. When more housing options are 
available, rents and housing prices stabilize. Even when new 
units are built at higher prices, they eventually age into 
affordability over time.” 

• Madison, WI 
i. https://www.cityofmadison.com/news/2024-11-27/hundreds-of-
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new-affordable-units-get-funding-from-city-of-madison  
ii. Relevant quotes/data from Madison: 

• “In Madison, Wisconsin, a "fee in lieu" of affordable housing 
means developers can pay a fee to the city instead of building 
a certain percentage of affordable units in their developments. 
This fee contributes to the City of Madison's Affordable 
Housing Fund, which is used to support other affordable 
housing projects according to the City of Madison. The city 
uses this fund to provide loans and other financial assistance 
to developers who create affordable housing units.” 

• “Hundreds of proposed new income- and rent-restricted 
apartments will receive financial support from the City of 
Madison’s Community Development Division… The 
Community Development Division had approximately $10 
million available from the Affordable Housing Fund, which is 
part of the City's Capital Budget, to support development 
proposals this year. The City’s primary goal is to add at least 
250 units to the supply of affordable rental housing in Madison 
through this process – a goal that was again exceeded this 
year.” 

• Columbus, OH 
i. https://www.axios.com/local/columbus/2022/07/27/affordable-

housing-tax-credit-policy-renewed  
ii. Relevant quotes/data from Columbus: 

• “In Columbus, Ohio, developers can sometimes fulfill their 
affordable housing obligations by paying a "fee in lieu" rather 
than providing the required number of affordable units. This 
fee allows them to contribute financially to the city's 
affordable housing initiatives, instead of directly creating 
affordable housing units within their development. The fee 
amount is typically determined based on the number of 
affordable units the developer is obligated to provide, and the 
specific terms can be found in the city's Community 
Reinvestment Area (CRA) program and related ordinances.” 

• “Columbus incentivizes the creation of affordable housing 
through tax abatements, where developers receive property 
tax reductions for a set period (e.g., 15 years) if they meet 
certain affordable housing benchmarks.” 

2. City of East Lansing Comprehensive Plan Addendum “IN FOCUS” 
https://www.cityofeastlansing.com/DocumentCenter/View/16284/EL-Comp-Plan-
Update-Final-Review-Draft-PDF  

• “IN FOCUS” took feedback, surveys and communications from City of East 
Lansing citizens.  Results: 
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i. Report Takeaway #1: Changing Trends & Economic Conditions.   
• Report: “Ensuring economic resilience by providing a buffer 

from economic downturns or demographic changes” 
• Proposed Development: Sadly, the textbook industry has 

changed and we hope to responsibly transition. Meanwhile, 
COEL is facing a structural deficit of more than $3M next fiscal 
year with proposed cuts of services.  The proposed 
development adds approximately $680K to the general fund, 
annually, as well as a $2M contribution.  It also monetizes 
underutilized parking. In total, the Student Book Store can 
meaningfully help COEL financially. 

ii. Report Takeaway #2: Parks and Recreation.   
• Report: “This plan is intended to forecast the future need for 

parks and recreation in the City in order to ensure residents 
have access to open space and recreational opportunities” 

• Proposed Development: As a measure of financial austerity, 
proposed cuts include cutting the general fund’s entire $2.6M 
contribution to the Parks and Recreation fund.  City officials 
hope residents will agree to pick up the tab to pay for parks 
through a property tax millage.  The subject development 
could pay for this through its $2M contribution. 

iii. Report Takeaway #3: Housing Density.   
• Report: “Residents desire greater housing densities in the 

downtown core...prioritize redevelopment along existing 
transit corridors” 

• Proposed Development: The subject development will add 
density in the desired downtown core, along the CATA line. 

iv. Report Takeaway #4: Responsible Land Use.   
• Report: “Recognizing that land use is influenced by 

increasingly complex and rapidly changing factors, this plan 
emphasizes the need for ongoing, flexible evaluation and 
responsive planning” 

• Proposed Development: The subject development best utilizes 
urban land to create needed housing supply and improve city 
economic conditions. 
 

3. Missed Revenue Opportunities, as a result of inadequate policy deterring 
development in East Lansing 

• Red Cedar Development – Lansing 
i. $242M economic development in Lansing 

ii. https://www.lansingstatejournal.com/story/news/2018/02/23/develo
pers-red-cedar-project-lansing-city-council-renaissance-joel-
ferguson-frank-kass-schor/359136002/  

Page 191 of 220

https://www.lansingstatejournal.com/story/news/2018/02/23/developers-red-cedar-project-lansing-city-council-renaissance-joel-ferguson-frank-kass-schor/359136002/
https://www.lansingstatejournal.com/story/news/2018/02/23/developers-red-cedar-project-lansing-city-council-renaissance-joel-ferguson-frank-kass-schor/359136002/
https://www.lansingstatejournal.com/story/news/2018/02/23/developers-red-cedar-project-lansing-city-council-renaissance-joel-ferguson-frank-kass-schor/359136002/


 

 

Page 5 of 5 
 

 

iii. Total Annual RE Taxes: $4,672,757.18, per year.  Had that been in East 
Lansing, resulting East Lansing authorities would have received: 

• City General Fund: $1,028,007, annually 
• City Solid Wate and Recycling: $140,183, annually 
• East Lansing Public Library: $186,910, annually 
• East Lansing Public Schools: $607,458, annually 

iv. Two (2) new hotels, conventional apartments, student apartments, 
senior housing…all in Lansing. 

 
4. Spartan Gateway District – more missed economic activity to support downtown 

East Lansing 
• https://www.lansingstatejournal.com/picture-

gallery/news/local/2025/04/07/images-msu-plans-new-olympic-sports-
arena-hotel-restaurants/82974387007/  

• Economic development, including hotel, retail and housing, build on MSU 
land generating zero real estate taxes back to City of East Lansing 

• Retail that takes away from the downtown retail and small businesses of 
downtown East Lansing 

5. Michigan State growth rate 
• “Michigan State University's enrollment has seen a growth of about 1.5% 

over the last decade.” 
• That is approximately 780 additional students, per year. 
• Where do they live?  Without added supply, what is to stop housing inflation? 
• Does Lansing and Meridian Township continue to benefit from taking 

economic development from East Lansing?   
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Introduced:  08-16- 2016 
Public Hearing: 11-09- 2016  
Adopted:  11-09- 2016 
Effective:  11-30-2016 

 

ORDINANCE NO. 1384 

AN ORDINANCE TO AMEND SECTION 50-94 OF CHAPTER 
50 – ZONING - OF THE CODE OF THE CITY OF EAST 
LANSING TO ESTABLISH SPECIAL USE STANDARDS FOR 
MULTIPLE FAMILY DWELLINGS IN A PORTION OF THE 
DOWNTOWN DEVELOPMENT AUTHORITY DISTRICT. 

THE CITY OF EAST LANSING ORDAINS: 

Sections 50-94 of Chapter 50 of the Code of the City of East Lansing is hereby amended to 
read as follows: 

Sec. 50-94. - Standards for review. 

(a)  All uses. Except as may be provided elsewhere in this section or chapter, each special use 
permit application shall meet each of the following standards:  

(1) The proposed use shall be consistent with the purpose of the use district in which 
it is located and the purpose and provisions of this division.  

(2) The site plan for the property shall be approved in accordance with the provisions 
of section 50-36 of this chapter.  

(3) The proposed size, height, architectural character and placement of new or 
expanded structures on the site shall be reasonably compatible with the existing or 
anticipated buildings on adjacent properties.  

(4) Streets and access facilities serving the site shall be able to safely accommodate 
the expected traffic generated by the proposed use; the use shall not cause 
excessive traffic congestion or delays, obstruct access to adjacent properties, or 
imperil the safety of motorists, pedestrians or bicyclists.  

(5) The proposed use shall not adversely affect the use and enjoyment of adjacent 
properties by generating excessive noise, vibration, light, glare, odors or any other 
form of pollution or nuisances.  

(6) The proposed use shall not materially diminish the economic value of adjacent 
properties or the city as a whole. 
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(7) The proposed use shall not materially diminish the privacy, safety, security or 
enjoyment of any residential dwelling or residential neighborhood within the 
vicinity of the site.  

(8) The proposed use shall be located with direct access to and frontage on a major 
street as designated in the major street plan, or within an area designated for 
adaptive reuse in the city center element of the comprehensive plan.  

(b)  Specific uses. In addition to the standards above, to address their unique characteristics, 
certain uses shall also meet the applicable standards below.  

(1) Churches.  

a. Standards set forth in items (3) and (8) of subsection (a) above do not 
apply to churches. 

b. The minimum yard requirements of the use district in which the church is 
to be located shall apply except that in no event shall the yard requirement 
be less than 0.5 feet of yard to each foot of building height (excluding 
steeples) as applied to rear yard or side yard depth.  

(2) Businesses selling alcoholic beverages. The following additional standards shall 
apply to restaurants and businesses licensed or to be licensed for the sale of 
alcoholic beverages or alcoholic liquor for consumption on or off the premises.  

a. The establishment shall not be located in such proximity to churches, 
elementary, or secondary schools, child development centers, or 
community centers so as to annoy, injure, offend, disrupt, disturb, or 
interfere with the activities conducted thereon or the persons conducting, 
attending, or traveling to or from such premises.  

b. The establishment shall not cause or continue an undue concentration of 
similar uses in the neighborhood such that liquor establishments and trade 
become a dominant influence or feature of the district or neighborhood.  

c. The establishment shall be designed, operated, and maintained at all times 
consistent with responsible business practices and so that no excessive 
demands shall be placed upon public safety services, nor any excessive 
risk of harm to the public health, safety, or sanitation, interference with 
vehicular or pedestrian traffic or parking, or the continuance or 
maintenance of any unlawful conduct, public nuisance, or disorderly 
conduct either within the establishment or on or about the adjacent 
businesses and public streets, alleys, parks, parking facilities, or other 
areas open to the public. The establishment shall make reasonable effort to 
report to authorities any unlawful conduct that is observed from the 
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premises. The requirements of this section shall be a written condition of 
each special use permit issued to a restaurant.  

d. Restaurants selling alcoholic beverages shall provide to the city manager 
reports and business records, in the form and manner required by an 
administrative order to be published by the city manager and approved by 
the city council, to permit the city to review and determine continued 
compliance with the requirement and performance standards of the 
definition of "restaurant" in section 50-8 and chapter 18 of the City 
Charter.  

1. The requirements and performance standards of the definition of 
"restaurant" in section 50-8 and the reporting requirements of this 
subsection shall be a written condition of all special use permits 
issued to restaurants licensed to sell alcoholic beverages, provided 
however, that in the case of establishments which do not comply 
with the performance standards of subsection (4) of the definition 
of "restaurant" in section 50-8 at the time such establishment first 
becomes subject to the requirement of a special use permit, the 
special use permit issued for such establishment shall include a 
condition that the establishment demonstrate on an annual basis 
progress toward meeting such performance standards. Progress 
shall be measured by examining the ratio of alcoholic beverage 
sales to food sales during the most recent completed calendar year 
as compared to the ratio for the preceding year.  

2. Proprietary information. Trade secrets or commercial or financial 
information received by the city manager pursuant to this section 
shall be exempt from disclosure to the public as a public record 
and shall not be published pursuant to the provisions of MCL 
15.243 if the proprietor requests that the records be confidential, 
except that such records shall be admissible before all courts and 
administrative tribunals in proceedings brought for the purpose of 
enforcing this chapter.  

(3) Fraternities and sororities.  

a. The standard set forth in item (8) of subsection (a) above does not apply to 
fraternities and sororities. 

b. In addition to the parking requirements for such uses specified in section 
50-812, fraternities and sororities shall provide and maintain a parking 
access and management arrangement sufficient to serve the parking and 
access demands associated with chapter meetings, formal and informal 
social activities, or other on-site events which include the attendance of 
persons other than those who reside on the property. Such parking and 
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access arrangements may include, but are not limited to, the provision of 
additional on-site parking, the use of private off-premises parking, the use 
of public parking in municipal lots or on-street spaces, and the availability 
of bus or shuttle service or carpooling arrangements.  

(4) Multiple-family dwellings in business districts. Where multiple-family dwelling 
units are provided in conjunction with business uses on a property in a business 
district, the following additional standards shall apply.  

a. Except where multiple-family dwelling units may be permitted as the sole 
principal use of a building to provide unique housing opportunities which 
are not otherwise available in the city center, at a minimum, the first floor 
of any building shall primarily be used for principal permitted business 
uses, and the number of multiple-family dwelling units and the permitted 
occupancy of the units shall be limited to maintain a reasonable balance 
between the business and residential uses on the property consistent with 
the purpose of each business district. The provision of first floor retail may 
be waived by majority vote of the City Council in those areas of the B-3 
District outside of the area identified in Section 50-593(f) of this Chapter 
where warranted by the existing retail opportunities adjacent to the 
project. 

b. The number of multiple-family dwelling units, the permitted occupancy of 
the units and the height and size of structures containing such units shall 
be limited to be compatible with adjacent development patterns and any 
nearby residential districts.  

c. Reasonable amounts of yard areas and open space shall be provided where 
necessary to be consistent with surrounding use and development patterns 
and to provide for the privacy and enjoyment of the residents.  

d. The design, type and operational characteristics of the business and 
residential uses on the property shall be compatible with one another.  

e. The residential units shall be designed and marketed to diversify housing 
opportunities in the neighborhood and shall not increase existing high 
concentrations of similar housing units in the neighborhood. Further, in 
the area west of Collingwood Drive within the district boundaries of the 
City of East Lansing Downtown Development Authority, in order to 
achieve diversity in the types of housing offered in the area including an 
appropriate balance of owner occupied housing, senior housing, low to 
moderate income housing, mixed-market rental  housing and other types 
of diverse housing in the area, for all development plans that contain 
housing, an appropriate number of the dwelling units shall be marketed 
and/or sold as  owner occupied housing or housing offered to and 
restricted to residents 55 and older, restricted to low to moderate income 
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housing or restricted to some other occupancy that would add diversity to 
the area so that at least 25% of the housing is owner occupied, restricted to 
residents 55 and older, restricted to low to moderate income housing or 
restricted to some other occupancy that would add diversity to the area. 
For purposes of this section, “development” shall include more than one 
structure as long as multiple structures are part of the same site plan 
approval. The requirement of this section shall not apply to Hotels. For 
any development that is constructed and occupied in excess of the 25% 
requirement of this section, the developer shall be given one credit for 
each residential unit in excess of the 25%. The credits, or any portion 
thereof, may be used by the developer, or the developer’s assignee, as a 
credit, on a one for one basis, to meet the 25% requirement for future 
development projects in this area. The number of credits obtained for any 
development shall be calculated by the zoning official and maintained in 
the city records. Any assignment of credits must be in writing and signed 
by the developer. The intent to use credits of this nature, the number of 
credits intended to be used, the location of the development which created 
the credits, and any documentation showing any assignment of the credits 
shall be submitted with the site plan or amended site plan. 

(5) Additional building height.  

a. Where a special use permit is required to permit building height above the 
base level permitted in any use district, the compatibility of the building 
shall be determined in part by the extent to which the use of the building 
and the building design, its setbacks and its orientation on the site 
successfully mitigate negative impacts upon neighboring uses, the natural 
features of the site and public facilities and services. Such buildings may 
be approved only if they comply with subsection (a) of this section and all 
of the following additional standards:  

1. The building shall not be located in such proximity to a single-
family or two-family neighborhood so as to cause excessive noise 
or shadowing impacts, or substantial reductions in personal privacy 
or property values. The planning and zoning administrator may 
require the applicant to submit a solar angle diagram and shadow 
analysis prepared by a registered architect or engineer showing the 
extent of shadowing caused by the proposed building on adjacent 
properties and structures.  

2. The portion of the building extending above the base level 
permitted in each use district shall be located no closer to the 
property line of a residentially zoned property than a distance equal 
to the amount of the height in excess of the base level.  
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3. The building shall not result in traffic generation which exceeds 
the carrying capacity of adjacent streets, exceeds the parking 
capacity of on-site spaces or nearby municipal parking facilities, 
causes excessive congestion or risks to public safety, or causes or 
substantially contributes to excessive volumes of traffic through 
residential neighborhoods.  

4. The building shall not generate demands which exceed the 
capacity of public utilities and services necessary to serve the site.  

b. In addition, the city council may further increase the maximum permitted 
building height to the extent and for that area in the B-3 district as 
specified in subsection 50-593 (f) for a building deemed to be of 
significant public benefit. The city council shall find, upon an affirmative 
vote of three-fourths of all members of the city council, that such 
buildings meet subsections (5)a.1. through 4., of this subsection and all of 
the following standards:  

1.  The building, through its proposed use, shall contribute 
substantially to the mix of desirable commercial, residential, 
social, cultural or employment opportunities or public amenities or 
open space available in the business district to achieve one or more 
public goals or objectives, as specified in the comprehensive plan 
or other strategic plan of the city, to benefit the business district, 
the adjacent residential or public areas, and the city as a whole.  

2. The applicant demonstrates that additional building height is necessary in 
order to make the proposed development economically feasible for the 
intended use and no reasonable alternative to additional height exists.  

3. The additional building height will cause no significant additional 
negative impact on adjacent properties, public streets and parking 
facilities, or public utility and services.  

(6) Dispensaries and primary caregiver operations. The following additional 
standards shall apply to dispensaries and primary caregiver operations:  

a. They shall comply at all times and in all circumstances with the Medical 
Marihuana Act and the General Rules of the Michigan Department of 
Community Health and/or the Department of Licensing and Regulatory 
Affairs.  

b. They must be located outside of a 1,000-foot radius from any school, 
including any licensed facility with after school programs, child care 
centers, or daycare centers, to insure community compliance with federal 
"Drug-Free School Zones" requirements.  
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c.  No more than five primary caregivers may operate from a dispensary. 

d.  All medical marihuana shall be contained within an enclosed, locked 
facility, inaccessible on all sides and equipped with locks that permit 
access only by the registered caregivers, as reviewed and approved by the 
building official and the police department.  

e.  All necessary building, electrical, plumbing and mechanical permits shall 
be obtained for any portion of the structure which contains electrical 
wiring, lighting and/or watering devices that support the cultivation, 
growing or harvesting of marihuana.  

f.  Any portion of the structure where energy usage and heat exceeds typical 
residential use, such as a grow room, and the storage of any chemicals 
such as herbicides, pesticides, and fertilizers shall be subject to inspection 
and approval by the fire department to insure compliance with the 
Michigan Fire Protection Code.  

g.  They shall not be operated from a business which sells alcoholic 
beverages. 

h.  The establishment shall not be located in such proximity to churches or 
community centers so as to annoy, injure, offend, disrupt, disturb, or 
interfere with the activities conducted thereon or the persons conducting, 
attending, or traveling to or from such premises.  

i.  The establishment shall not cause or continue an undue concentration of 
similar uses in the neighborhood such that dispensaries and medical 
marihuana paraphernalia trade become a dominant influence or feature of 
the district or neighborhood and no caregiver operation or dispensary shall 
be located within 500 feet of another caregiver operation or dispensary.  

j.  The establishment shall be designed, operated, and maintained at all times 
consistent with responsible business practices and so that no excessive 
demands shall be placed upon public safety services, nor any excessive 
risk of harm to the public health, safety, or sanitation, interference with 
vehicular or pedestrian traffic or parking, or the continuance or 
maintenance of any unlawful conduct, public nuisance, or disorderly 
conduct either within the establishment or on or about the adjacent 
businesses and public streets, alleys, parks, parking facilities, or other 
areas open to the public. The establishment shall make reasonable effort to 
report to authorities any unlawful conduct that is observed from the 
premises. The requirements of this section shall be a written condition of 
each special use permit issued to a dispensary or caregiver operation.  

k.  No drive-through facilities shall be permitted. 
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l.  They may not be operated out of a residence or residential structure. 

m.  All transfers and deliveries of medical marihuana to qualifying patients 
must occur within the structure out of public view or inside the patient's 
residence.  

n.  The consumption of medical marihuana on the premises is prohibited. 

(7)  Household pet daycares.  The following additional standards shall apply to 
household pet daycares: 

a. Household pet daycare shall be located within a fully enclosed accessory 
structure meeting the requirements of the zoning code.  Such accessory 
structure shall be located in the rear yard no closer than one hundred feet 
from any adjoining dwelling and no closer than twenty-five feet from the 
dwelling of the owner thereof.  

 
b. The enclosure shall be properly ventilated to prevent drafts and remove 

odors, shall be of sufficient size to accommodate the animals, and shall be 
designed so as to prevent rats, mice, or other rodents from being harbored 
underneath, inside, or inside the walls of the enclosure.  

 
c. Outdoor activities must be supervised and restricted to the hours between 

9:00 am and 5:00 pm; and fully contained within a six (6) foot high solid 
fenced area in the rear yard.  The required fenced area shall be a minimum 
of fifteen (15) feet from the property line.  A fence located on a property 
line shall not satisfy the requirement for a fenced area.  

 

d. Hours of operation shall be 12 hours or less and be restricted to the hours 
between 6 am and 7 pm.  Animals shall be kept within the accessory 
structure or within a fenced area at all times unless leashed, and shall not 
be permitted to run at large.  

 

e. All structures for the keeping of such animals shall be constructed of 
material that can be easily cleaned and shall be kept in a clean and sanitary 
condition.  The required fenced area must be cleaned daily and kept free 
from trash and accumulated droppings.  Appropriate disposal of droppings 
is required.  All provisions of the City Code relating to noise, odor, and 
sanitation, including the provisions of this article, shall apply to the 
keeping of animals under this section.  

(8) Reduced building height. Where a special use permit is required to permit 
building height below the level permitted in any use district, such buildings may 
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be approved only if they comply with subsection (a) of this section and one of the 
following additional standards. 

 
a. The proposed building is of a particular architectural style that has 

significant importance to the proposed use of the building or is deemed an 
architecturally significant addition to the overall attractiveness of the 
district and the applicant has demonstrated that there is no reasonable 
alternative to the height sought in achieving such attractive construction.. 

b.  The proposed use contributes substantially to the mix of desirable 
commercial, residential, social, cultural or employment opportunities or 
public amenities or open space available in the business district to achieve 
one or more public goals or objectives as specified in the comprehensive 
plan or other strategic plan of the City, to benefit the business district, the 
adjacent residential or public areas or the City as a whole.   

 

 

By__________________________________  By___________________________________ 

Mark S. Meadows, Mayor   Marie E. Wicks, City Clerk 
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City University Conference
Mandatory 

Requirement
Bonus Incentives

Percentage 
Required

Type (SF or Unit) Fee Per
Applied to 530 

Albert
East Lansing Equivalent Per 

Unit

State College, PA Penn State Big 10 Yes Yes 10% Unit 129,000$            3,044,400$               51,600$                                          
Bloomington, IN Indiana Big 10 Yes Yes 30% Unit 50,000$              3,540,000$               60,000$                                          

Iowa City, IA Iowa Big 10 Yes Yes 10% Unit 113,065$            2,668,334$               45,226$                                          
Minneapolis, MN Minnesota Big 10 Yes Yes 8% Total Leasable SF 22$                       3,978,414$               67,431$                                          
Columbus, OH Ohio State Big 10 Yes Yes 10% Unit 32,000$              755,200$                   12,800$                                          

Evanston, IL Northwestern Big 10 Yes Yes 10% Unit 150,000$            3,540,000$               60,000$                                          
Seattle, WA Washington Big 10 Yes Yes 5-10% Total Rental SF 29$                       6,106,800$               103,505$                                        
Lincoln, NE Nebraska Big 10 No Yes 0% N/A N/A -$                             -$                                                  

Champaign, IL Illinois Big 10 No Yes 0% N/A N/A -$                             -$                                                  
Ann Arbor, MI Michigan Big 10 No Yes 0% N/A N/A -$                             -$                                                  
Madison, WI Wisconsin Big 10 No Yes 0% N/A N/A -$                             -$                                                  
Eugene, OR Oregon Big 10 No Yes 0% N/A N/A -$                             -$                                                  

West Lafayette, IN Purdue Big 10 No No 0% N/A N/A -$                             -$                                                  
New Brunswick, NJ Rutgers Big 10 No Yes 0% N/A N/A -$                             -$                                                  
College Park, MD Maryland Big 10 No Yes 0% N/A N/A -$                             -$                                                  

Pittsburgh, PA Pittsburgh ACC Yes Yes 10% Under Development N/A -$                             -$                                                  
Miami, FL Miami ACC No Yes 0% N/A N/A -$                             -$                                                  

Tallahassee, FL Florida State ACC No No 0% N/A N/A -$                             -$                                                  
Clemson, SC Clemson ACC No No 0% N/A N/A -$                             -$                                                  

Chapel Hill, NC North Carolina ACC No Yes 0% N/A N/A -$                             -$                                                  
Raleigh, NC North Carolina State ACC No Yes 0% N/A N/A -$                             -$                                                  
Durham, NC Duke ACC No Yes 0% N/A N/A -$                             -$                                                  

Winston-Salem, NC Wake Forest ACC No Yes 0% N/A N/A -$                             -$                                                  
Louisville, KY Louisville ACC No Yes 0% N/A N/A -$                             -$                                                  
Atlanta, GA Georgia Tech ACC No Yes 0% N/A N/A -$                             -$                                                  

Blacksburg, VA Virginia Tech ACC No Yes 0% N/A N/A -$                             -$                                                  
Charlottesville, VA Virginia ACC No Yes 0% N/A N/A -$                             -$                                                  

South Bend, IN Notre Dame ACC No No 0% N/A N/A -$                             -$                                                  
Dallas, TX Southern Methodist ACC No Yes 0% N/A N/A -$                             -$                                                  

Syracuse, NY Syracuse ACC No Yes 0% N/A N/A -$                             -$                                                  
Boulder, CO Colorado Big 12 Yes Yes 25% Total Rental SF 49$                       10,299,997$             174,576$                                        
Tempe, AZ Arizona State Big 12 No Yes 0% N/A N/A -$                             -$                                                  
Tucson, AZ Arizona Big 12 No Yes 0% N/A N/A -$                             -$                                                  

Ames, IA Iowa State Big 12 No No 0% N/A N/A -$                             -$                                                  
Lawrence, KS Kansas Big 12 No No 0% N/A N/A -$                             -$                                                  

Manhattan, KS Kansas State Big 12 No No 0% N/A N/A -$                             -$                                                  
Stillwater, OK Oklahoma State Big 12 No No 0% N/A N/A -$                             -$                                                  

Waco, TX Baylor Big 12 No No 0% N/A N/A -$                             -$                                                  
Houston, TX Houston Big 12 No No 0% N/A N/A -$                             -$                                                  
Lubbock, TX Texas Tech Big 12 No No 0% N/A N/A -$                             -$                                                  

Fort Worth, TX TCU Big 12 No No 0% N/A N/A -$                             -$                                                  
Cincinnati, OH Cincinnati Big 12 No No 0% N/A N/A -$                             -$                                                  
Morgantow, WV West Virginia Big 12 No No 0% N/A N/A -$                             -$                                                  

Provo, UT Brigham Young Big 12 No No 0% N/A N/A -$                             -$                                                  
Orlando, FL Central Florida Big 12 No Yes 0% N/A N/A -$                             -$                                                  

Salt Lake City, UT Utah Big 12 No Yes 0% N/A N/A -$                             -$                                                  
Norman, OK Oklahoma SEC No No 0% N/A N/A -$                             -$                                                  

Austin, TX Texas SEC No Yes 0% N/A N/A -$                             -$                                                  
Auburn, AL Auburn SEC No No 0% N/A N/A -$                             -$                                                  

Baton Rouge, LA Louisiana State SEC No No 0% N/A N/A -$                             -$                                                  
Starkville, MS Mississippi State SEC No No 0% N/A N/A -$                             -$                                                  

College Station, TX Texas A&M SEC No No 0% N/A N/A -$                             -$                                                  
Tuscaloosa, AL Alabama SEC No No 0% N/A N/A -$                             -$                                                  
Fayetteville, AR Arkansas SEC No No 0% N/A N/A -$                             -$                                                  
Gainesville, FL Florida SEC No Yes 0% N/A N/A -$                             -$                                                  

Athens, GA Georgia SEC No No 0% N/A N/A -$                             -$                                                  
Lexington, KY Kentucky SEC No Yes 0% N/A N/A -$                             -$                                                  

Oxford, MS Ole Miss SEC No No 0% N/A N/A -$                             -$                                                  
Columbia, MO Missouri SEC No No 0% N/A N/A -$                             -$                                                  
Columbia, SC South Carolina SEC No No 0% N/A N/A -$                             -$                                                  
Knoxville, TN Tennessee SEC No No 0% N/A N/A -$                             -$                                                  
Nashville, TN Vanderbilt SEC No Yes 0% N/A N/A -$                             -$                                                  

Excluded 9
Stanford University 14.5%

California - Berkeley
University of Southern California

UCLA
Boston College
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Harbor Bay Ventures 
in partnership with The Ballein Family 

3412 Commercial Avenue · Northbrook, IL 60062 

April 22, 2026 

Landon Bartley, AICP 
Principal Planner 
City of East Lansing Planning & Zoning Division 
410 Abbot Road 
East Lansing, MI 48823 

Via email: lbartley@cityofeastlansing.com 

Re: April 22, 2026 Planning Commission Agenda / Ordinance 1559 (Diverse Housing Amendments) 

Dear Mr. Bartley and Members of the Planning Commission: 

We are writing in advance of tonight's Planning Commission meeting to respectfully share some observations 
regarding the staff recommendation on Ordinance 1559. Our purpose in writing now is simply to put on the 
record, constructively and in good faith, a small number of concerns we think the Commission should have 
the opportunity to consider before it votes. 

A brief note on context. As the Commission knows, The Howard is a direct response to the policy framework 
the City adopted unanimously in November 2024 through Ordinance 1536. The combination of mass timber 
construction and LEED Gold certification is projected to add over $8 million in construction premium to the 
project relative to conventional steel-and-concrete construction. To date, we have already incurred over $1 
million in design and engineering costs on this exceptionally rare project, and we have engaged specialty 
structural engineers, fire and code consultants, sustainability consultants, architects, and over 36 local and 
regional labor and subcontractor partners who take great pride in building a project of this rarity. We filed an 
initial application in October 2025, took the Zoning Board of Appeals' feedback to heart, redesigned the 
project to work by-right within the 1536 framework, and re-submitted on March 4, 2026. On March 20, 2026, 
we administratively confirmed that the project meets the mass timber and LEED Gold criteria to reach twelve 
stories by-right. City staff concurred. We have acted in good faith at every step, and we intend to continue 
doing so. 

We say all of that not to make this letter about our project, but to make clear the spirit in which we are 
writing. We are not trying to pick a fight. We are trying to build something that advances the policy objectives 
the City has publicly championed, and we want to do so in a way that honors the ordinance framework the 
City has itself put in place. What we are respectfully asking the Commission to consider, before tonight's vote, 
are several observations that, on careful reading of the public record, we think warrant the Commission's 
attention. 
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First: the relocation of the diverse housing requirement appears in the public record for the first time in the 
April 22 staff report. Ordinance 1559 as introduced by Council on February 17, 2026 addressed fee-in-lieu 
mechanics, credit transfers, and related administrative provisions. The March 25 public hearing addressed the 
ordinance as introduced. The April 8 Planning Commission discussion and the accompanying April 8 Agenda 
Item Report, which is included in tonight's packet, contain no reference to relocating Section 50-94(b)(4)e. 
out of the Special Use Permit section, no reference to Article VII or Division 8, and no reference to the 
"unintentional result" argument that now serves as the stated justification for the change. The provision 
appears in the public record for the first time in the April 22 staff report, posted four days before the vote. 
Property owners and developers who monitored the public process had no notice that this provision was 
under consideration. 

Second: the proposed changes would materially affect property owners across the full DDA, not only west 
of Collingwood. Recommendation No. 6 of the staff motion would provide that "the diverse housing 
requirement shall apply to all properties within the district boundaries of the City of East Lansing Downtown 
Development Authority, as amended." Read together with the relocation in Recommendation No. 1, the 
effect is twofold. Property owners east of Collingwood, who for the nine years since Ordinance 1384 was 
adopted have not been subject to the diverse housing requirement, would become newly subject to it, based 
on geography alone. Property owners west of Collingwood, who under current code have a by-right pathway 
to develop up to eight stories under base B-3 zoning without triggering the diverse housing requirement, 
would lose that pathway. The by-right pathway under 1384 has existed for nearly a decade. On the March 17, 
2026 City Council record, city staff, the Mayor, and the City Attorney expressly acknowledged that pathway. 
Its elimination is a substantive change, not a technical cleanup. 

Third: we are concerned that affected property owners have received no direct notice of these changes. 
Over the past several days, we have spoken with a number of property owners in the DDA, both east and 
west of Collingwood, who were not aware of the provisions being recommended for a vote tonight. The 
absence of direct notice to materially affected property owners is a concern we believe merits serious 
consideration. We acknowledge that the City may have followed all legally required notice procedures, and 
we are not in a position to make any legal conclusions on that question. We do think, however, that a motion 
with effects of this magnitude, on hundreds of property owners, in ways that substantially alter what they can 
build on their own land, warrants the kind of open public discussion that the other provisions of Ordinance 
1559 received at the March 25 and April 8 meetings. 

Fourth: the interaction among Ordinances 1384, 1536, and 1559 as recommended creates a tension the 
Commission should have the opportunity to address openly. Ordinance 1384, adopted in 2016, is titled "An 
Ordinance to Establish Special Use Standards for Multiple Family Dwellings." The diverse housing requirement 
was placed, deliberately, inside the Special Use Permit section of the code at that time. Ordinance 1536, 
adopted unanimously in 2024, created a by-right path for mass timber and LEED Gold construction, with the 
express intent of incentivizing sustainable building. The characterization in the April 22 staff report, which 
describes the current state of affairs as an "unintentional result" of 1536, does not fully capture the record. 
The SUP-based gating of the diverse housing requirement is a feature of 1384's deliberate 2016 structure, not 
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a side-effect of 1536. We think the Commission deserves the opportunity to deliberate on whether the 
recommended relocation is consistent with, or in tension with, the policy goals of the ordinance it adopted 
unanimously seventeen months ago. 

Our respectful request. We are not asking the Commission to reject Ordinance 1559 or to reopen issues that 
have been properly noticed and deliberated. The fee-in-lieu provisions, the credit transfer mechanics, the 
administrative provisions: those were introduced in February, noticed to the public, discussed at two 
meetings, and are properly before the Commission for a vote. We are asking the Commission to consider 
postponing the portion of the motion that relocates Section 50-94(b)(4)e. and expands its geographic 
scope, so that these specific provisions, which appear in the public record for the first time tonight, can 
receive the notice, public hearing, and public discussion that provisions of this magnitude ordinarily receive. A 
postponement on that narrow question costs the City very little. It allows the rest of Ordinance 1559 to 
proceed. It honors the open process this Commission is known for. And it gives affected property owners 
across the DDA, on both sides of Collingwood, a fair opportunity to understand and respond to the changes 
before they take effect. 

We plan to attend tonight's meeting and to offer brief public comment. We will also be before the 
Commission on May 13 to continue discussion of The Howard. We share this letter in advance so the 
Commission understands the spirit in which we are approaching the City's policy framework: as builders who 
have relied, at substantial cost, on the ordinances the City has adopted, and who want to continue building 
here. We cannot do that if the ordinances the City has adopted are used to undermine one another. Our hope 
is that the Commission can help preserve the framework the City has worked hard to build. 

One final observation on context. The staff report itself notes, under Strategic Priorities, that this proposal is 
responsive to Goal 9 of the City's strategic priorities: "To increase housing options and affordability by 
constructing 1,100 housing units over five years." We take that goal seriously. We would also note that the 
economic analysis submitted to this Commission on December 17, 2025 by Professor Daniel Shoag of Case 
Western Reserve University, which is part of the public record, documents the gap between that goal and 
actual housing production in East Lansing. According to the City's own Comprehensive Plan figures cited in 
that analysis, East Lansing recorded 6 new housing units in 2022, 14 in 2023, and 2 in 2024. The U.S. Census 
Bureau's Building Permits Survey for the same period records even fewer. HUD's 2022 Comprehensive 
Housing Market Analysis for the Lansing/East Lansing region forecast that 1,400 rental units and 1,525 single-
family units would be needed between 2022 and 2025 just to meet expected demand. Over that same period, 
East Lansing permitted a small fraction of those figures. FHFA data show housing prices in the region have 
nearly doubled since 2015, far outpacing inflation, and East Lansing rents rose 13 percent between February 
2024 and September 2025 alone, more than twice the national average over the same period. The 
Commission has, in its own words, set a goal of 1,100 housing units over five years. The City is not close to 
that pace. We would respectfully suggest that this is not a moment for new regulatory layers that could 
further slow housing production in the DDA, particularly when the proposed layers conflict with existing 
ordinances the City has recently adopted to encourage it. The Howard represents 296 residential units, more 
than a quarter of the City's five-year goal, delivered through a single sustainable-construction project that the 

Page 219 of 220



Mark Bell / Greg Ballein to Planning Commission  ·  April 22, 2026  ·  Page 4 

City's own incentive framework under Ordinance 1536 was designed to make possible. We think the 
Commission should have the chance to weigh the recommended changes against that broader context. 

We respect the Commission's time and the deliberate process it takes with difficult questions. We are grateful 
for the Commission's attention to these observations, and we look forward to participating in the public 
discussion tonight and again on May 13. 

Respectfully, 

Mark Bell 
CEO, Harbor Bay Ventures 

Greg Ballein 
The Ballein Family 

cc: Members of the East Lansing Planning Commission; City Staff 
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