
 
BROWNFIELD REDEVELOPMENT AUTHORITY                                                                             

BOARD OF DIRECTORS MEETING 
City of Ionia City Hall – Council Chambers 

April 20, 2026, 4:00 PM 

CALL TO ORDER 
ROLL CALL  

 
 

I. APPROVAL OF AGENDA 
 

II. APPROVAL OF MINUTES  
a. Minutes from January 12, 2026 

 
III. PUBLIC COMMENTS 

 
IV. TREASURER’S REPORT  

a. Balance Sheet Report 
b. Revenues & Expenditures Report 

 
 

V. NEW BUSINESS  
a. Act 381 Workplan – Austin Pines West (Allen Edwin Homes) 
b. Act 381 Workplan – Heritage Row (Ionia Development Company) 
c. Future Act 381 Workplan  – County Seat Brewing (aka Redbud Brewery) 
d. Schedule special meeting for May 11, 2026 

 
 

VI. ADJOURNMENT 

 

Next special meeting – May 11, 2026, 4:00 PM 
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STAFF REPORT FOR BROWNFIELD REDEVELOPMENT  

AUTHORITY (BRA) AGENDA ITEM 
         Agenda Item: V-a   
         
TO:  BRA Board Members 
 
FROM: Precia Garland, City Manager 
 
DATE:  April 20, 2026 
 
RE: Brownfield Plan Evaluation – Allen Edwin Homes/Austin Pines West Housing 

Development   
 
Introduction: 
Allen Edwin (AE) Homes is requesting an Act 381 Brownfield Plan to construct 96 new housing units 
on approximately 26 acres of property in the City of Ionia. The property is located at the west end of 
Foxtail Drive. The development is expected to include 84 single family homes and 12 townhomes. 
The project has been evaluated using the criteria established in City of Ionia Policy #4-007 Policy for 
Administration of Brownfield Redevelopment Projects.  
 
Project Parameters: 
Number of Housing Units   96 
Number of units <= 120% AMI  20 units; 21% of project total 
Plan/TIF Capture Period   22 years (not including LBRF capture-24 total) 
Affordability term for 120% AMI units 10 years 
Reimbursables/Eligible Activities  Infrastructure, site prep., housing gap subsidy, interest 
Total Project Investment   $31,000,000 
TIF Reimbursement to Developer  $14,516,261 
Total Eligible Activities   $14,516,262 
Total TIF per unit (all units)   $151,211 
State vs. Local millage capture ratio  39.3% State to 60.7% Local 
Total TIF per units <= 120% AMI  $275,268 
TIF per <= 120% AMI unit per year  $27,527 
TIF per <= 120% AMI unit per month $2,294 
 
Project Evaluation: 
Utilizing Policy #4-007 and the Act 381 Brownfield Plan provided by AE Homes, the following 
evaluation was performed, utilizing Review, Development Initiatives and Application Evaluation 
Criteria: 
 
Section VI. Review: 
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• The applicant, AE Homes will utilize two principals: Michigan Housing Partnership, LLC – 
responsible for land acquisition and Green Development Ventures, LLC and AE Residential 
Buildings, LLC will serve as the General Contractor for the project. The property is currently 
under option by Michigan Housing Partnership, LLC. AE Homes and its principals are 
complaint with the City’s Income Tax Ordinance. 

• The project is compatible with the City’s zoning ordinance and is pursuing approval as a 
Planned Unit Development (PUD) with two condominium master deeds and associated 
homeowner associations. 

• The applicant is not delinquent on any financial obligation to the City. 
• The applicant is not a debarred/suspended vendor as defined by the federal government and 

does not have outstanding written orders or an adverse history of code compliance violations. 
• The applicant, including its affiliated entities, has not defaulted on the terms of previously 

executed agreements with the City or the BRA. 

Section VII. Development Initiatives Criteria: (earns extra weight/favorability – bold text 
indicates the criteria has been satisfied) 

1. Sustainable Development - The Brownfield Plan does not include any of the policy sustainable 
development initiatives described in our policy. However, all AE Homes are RESNET 
Energy Smart qualified.  

2. Housing Type Diversity – (two of three criteria satisfied) 
a. The Brownfield Plan includes 12 townhouse units, to be constructed in four tri-plex 

structures. This constitutes a housing type that is less than 20% of the existing 
housing in the corresponding housing tract.  

b. At least 10% of the proposed rental units are three-or-more bedroom units. 
c. At least 20% of the proposed residential units are main floor barrier free with 1,300 

mail floor sq. ft. or less. 
3. Emerging Developers or Neighborhoods of Focus 

a. Not an emerging developer 
b. Not located in a neighborhood of focus, but directly adjacent to the Riverside parcel 

and may assist in encouraging future redevelopment of the Riverside parcel. 
4. Housing Development Activities 

a. Not a mixed-use development 
b. At least 20% of the units will be designated for residents making 120% or less 

of Ionia’s area median income (AMI). Affordability is planned for 10 years. 
c. Tax capture per income restricted unit may not exceed the cost to construct the unit 

unless other extraordinary costs are specified in the application and BRA Plan. 
The per-unit housing subsidy of $275,268 is less than the per-unit construction 
cost of $323,618, which includes acquisition, hard costs and land costs. 

d. Housing Financing Gap (HFG) funding is requested and will comply with 
MSHDA income and rent limits for duration of the HFG reimbursement. 

Application Evaluation Criteria: 
  

Project name, developer contact 
information: 

Allen Edwin Homes/Michigan Housing 
Partnership, LLC, Portage, MI 

Reviewed by / date: Precia Garland, City Manager/April 9, 2026 



3 
 

Is the property an eligible property? 
(Blighted, functionally obsolete, 
contaminated, housing, historic, at a transit 
hub.) If blighted or functionally obsolete, 
has it been declared as such by an 
assessor? 

Property is an eligible property because it is 
a housing project. 

Is the project consistent with the City’s 
Master Plan, including Area Specific Plans? 

The project is consistent with the City’s 
2025 Master Plan. 

If the project includes housing, is it 
consistent with the City of Ionia and Ionia 
County Housing Needs Assessment? 

The project is consistent with the City’s 
housing plans and needs assessment. 

Does the statement / letter of interest 
include all the requested information?  
a.  Summary of the proposed project 
b.  Documentation of Site Control or a 
purchase agreement showing terms 
and conditions of property acquisition 
and proposed closing date 
c.  Site plan and floor plans 
d.  Renderings, if available 
e.  Project financials, including debt 
service ratio, rate of return, and 
demonstrated need for financial 
assistance  
f.  Eligible activities cost estimates 
dated within six months of application 
g.  Rent schedule and targeted incomes 
using MSHDA criteria, where income-
restricted housing is included in the 
project 
h.  New and retained jobs by type and 
compensation rate 
i.  Documentation of property eligibility 
under the Act 
j.  A description of how the project 
meets Development Initiatives Criteria 
k.  Proposed eligible activities 

a. Yes – see Section 1.1 of Brownfield Plan. 
b. It is known that the subject property is 
currently under option by Michigan 
Housing Partnership, LLC. The expiration 
date of the option is unknown to the City. 
c. Site plan and floor plans have been 
provided as part of the applicant’s request 
for a PUD/site plan review, currently under 
consideration by the Ionia Planning 
Commission. 
d. Renderings have also been submitted 
with the application to the Ionia Planning 
Commission. 
e. Developer’s proforma was received. It 
shows 20-year Developer Internal Rate of 
Return (IRR) is expected to be 2.51% with 
22 yr TIF capture. Without TIF, project 
would not cash flow until year 13 and 
would not be feasible. 
f. Acceptable eligible activities cost 
estimates have been provided. 
g. See discussion below regarding rent 
schedule. 
h. The $31.1 million project is expected to 
generate significant construction jobs. 
Because it is a residential project, no long 
term employment will be created. 
i. The property is eligible under the Act. 
j. Sufficient information has been provided 
to determine Development Initiatives 
Criteria that has and has not been met (as 
noted above). 
k. Proposed eligible activities are described 
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and constitute eligible infrastructure. 
Does the project include any 
Development Initiatives Criteria for 
sustainability? 

Partially– housing units will be RESNET 
Energy Smart Qualified. Ask more about 
this. 

Does the project include any 
Development Initiatives Criteria for 
Housing Type Diversity? 

Yes. Diversity with townhouses and 10% or 
more 3+ bedroom units. 

Does the project include any 
Development Initiatives Criteria for 
Emerging Developers or Neighborhoods 
of Focus? 

No. 

Does the project include any 
Development Initiatives Criteria for 
Housing Development Activities? 

Yes. The project includes 20% of units 
reserved for 120% of AMI or less 
households and requested HFG will comply 
with MSHDA income and rent limits for 
duration of the HFG reimbursement. 

Is the applicant (including all 
individuals and non-person entities 
that will have an ownership interest in 
the project) compliant with the City’s 
Income Tax Ordinance? 

Yes. 

Is the project compatible with the City’s 
zoning ordinance or is there a plan to 
comply? Is a zoning variance required? 

Yes. Compliance expected with the 
amended terms of the PUD. 

Is the applicant delinquent on any 
financial obligation to the City? 

No. 

Does the project make a clear case that 
it is not financially feasible without 
brownfield TIF support? Is the amount 
of TIF requested reasonable and 
generally comparable to the average 
rate of support provided by other 
communities for similar projects? 

1. Yes, however project requires 
maximum TIF effort due to lack of 
existing public infrastructure, 
housing subsidy and interest 
reimbursement. 

2. The project satisfies MEDC criteria 
demonstrating a developer internal 
rate of return at 12% or less (2.51% 
IRR). Without the TIF requested, 
project would not cash flow until 
year 13 and would not be 
undertaken by developer. 

Is the applicant a debarred/suspended 
vendor as defined by the federal 
government or do they have 
outstanding written orders or an 
adverse history of code compliance 

No. 
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violations? 
What public good will result from the 
project? 

Project is consistent with providing 
housing projected in the 2021 Residential 
Target Maret Analysis, including attached 
townhouses and detached single family. 
Will also preserve wetlands located at the 
northern end of the property and add a 
walking path and neighborhood dog park.  
New public infrastructure will be 
constructed consistent with the City’s 
Municipal Standards. Twenty percent of 
the units will provide housing to Ionia 
residents at 120% or less of AMI. 

Is the project recommended for 
consideration by the City of Ionia BRA? 
If yes, forward to BRA members for 
consideration at the next scheduled or a 
special meeting 

Yes. 

 
Rent Schedule: 
See 2.2..6 Financing Gap from Act 381 Brownfield Plan. Verbal elaboration to be provided by AE 
Homes representative. 
 
Requested Action/Motion: 
Following review of the proposed Act 381 Brownfield Plan submitted by Allen Edwin Homes, it is 
requested that the Ionia Brownfield Redevelopment Authority make one of the following motions: 

1. Approve the plan as presented and recommend final approval to the Ionia City Council. 
2. Approve the plan with amendments/conditions as described in the motion, to be cured prior 

to consideration for action by the Ionia City Council. 
3. Table the plan to await further information from the developer. 
4. Reject the plan as presented. 

 
 
Motion By:___________________________ Seconded By: ______________________________ 
 
 
 
If a brownfield plan is accepted: 
 

What When 
Application fee received?   Date:  

Amount: 
Is the plan complete?  
Does the TIF table include up to 10% administration,  
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and $50,000 (at least $2,500 per year) divided between 
state and local tax increment revenues for 
implementation? 
Does the TIF table include Local Brownfield Revolving 
Fund (up to 10% of annual tax revenues)?  

Is the project in the Downtown Development 
Authority? If DDA is already collecting TIF, do an 
interlocal agreement with terms 

 

Developer submits a Plan / amendment to the BRA. At least two weeks prior to BRA 
meeting 

BRA reviews and votes on the proposed Plan 
amendment. Approval may include conditions. BRA meeting  

BRA requests a public hearing be scheduled for the 
proposed Plan amendment at the next feasible city 
council or county commission regular meeting 

At least 10 days in advance of public 
hearing date 

BRA notifies local taxing jurisdictions and the public of 
the proposed Plan amendment and public hearing 
date. If state school TIF will be used for the project, 
the BRA notifies EGLE, MSF/MEDC, and/or MSHDA of 
the public hearing. 

At least 10 days in advance of public 
hearing date 

Public hearing. The developer or their representative 
must attend the hearing. 

City council or county commission 
meeting or special meeting 

City council or county commission approves or rejects 
the Plan / amendment Following the public hearing 

BRA and developer enter into a Development / 
Reimbursement Agreement 

After adoption of the Plan 
amendment 

For projects with state school tax capture, developer 
drafts a work plan pursuant to Act 381 for BRA review 
and approval  

After Development / 
Reimbursement Agreement 

If applicable, BRA reviews the work plan. If state 
school taxes will be captured, BRA will forward the 
work plan to EGLE, MSHDA, and/or MEDC for 
approval. 

Before developer can begin work on 
eligible activities 

After the development agreement is signed and, if 
applicable, the work plan is approved, the developer 
can begin work.  

After approvals received from BRA 
and, if applicable, EGLE, MSHDA 
and/or MEDC 
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STAFF REPORT FOR BROWNFIELD REDEVELOPMENT  

AUTHORITY (BRA) AGENDA ITEM 
         Agenda Item: V-b   
         
TO:  BRA Board Members 
 
FROM: Precia Garland, City Manager 
 
DATE:  April 20, 2026 
 
RE: Brownfield Plan Evaluation – Ionia Development Company/Homes of Heritage Row 
 
Introduction: 
Ionia Development Company is requesting an Act 381 Brownfield Plan to construct 14 new housing 
units on approximately 2.09 acres of property in the City of Ionia. The property is located on E. 
Washington Street and is the site of the former Ionia Hospital. The development is expected to include 
14 single-family detached homes, with 50% for purchase and 50% for lease. The project has been 
evaluated using the criteria established in City of Ionia Policy #4-007 Policy for Administration of 
Brownfield Redevelopment Projects.  
 
Project Parameters: 
Number of Housing Units   14 
Number of units <= 120% AMI  7 units; 50% of project total 
Plan/TIF Capture Period   20 years (inclusive of TIF capture for LBRF) 
Affordability term for 120% AMI units 20 years for 2 units at 97% AMI 
Reimbursables/Eligible Activities  Infrastructure, site prep., housing gap subsidy 
Total Project Investment   $4,450,000 
TIF Reimbursement to Developer  $1,499,254 (approx. 35% of development costs) 
Total Developer Eligible Activities  $1,499,254 ($1,547,154 total) 
Total TIF per unit (all units)   $107,090 
State vs. Local millage capture ratio  37.5% State to 62.5% Local 
Total TIF per units <= 120% AMI  $214,179 
TIF per <= 120% AMI unit per year  $10,709 
TIF per <= 120% AMI unit per month $892 
 
Project Evaluation: 
Utilizing Policy #4-007 and the Act 381 Brownfield Plan provided by Ionia Development Co., the 
following evaluation was performed, utilizing Review, Development Initiatives and Application 
Evaluation Criteria: 
 
Section VI. Review: 
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• Ionia Development Company owns the 2.09-acre parcel planned for development. Ionia 
Development Company is complaint with the City’s Income Tax Ordinance. 

• The project is compatible with the City’s zoning ordinance and has received approval as a 
Planned Unit Development (PUD). It will have one condominium master deed and an 
associated homeowner association. 

• The applicant is not delinquent on any financial obligation to the City. 
• The applicant is not a debarred/suspended vendor as defined by the federal government and 

does not have outstanding written orders or an adverse history of code compliance violations. 
• The applicant, including its affiliated entities, has not defaulted on the terms of previously 

executed agreements with the City or the BRA. 

Section VII. Development Initiatives Criteria: (earns extra weight/favorability – bold text 
indicates the criteria has been satisfied) 

1. Sustainable Development - The Brownfield Plan states the new housing units will 
incorporate high energy efficiency building features and some will include EV 
charging stations. 

2. Housing Type Diversity – (two of three criteria satisfied) 
a. 14 single-family townhomes, which constitutes a housing type that is less than 

20% of the existing housing in the corresponding housing tract.  
b. At least 10% of the proposed rental units are three-or-more bedroom units. 
c. At least 20% of the proposed residential units are main floor barrier free with 1,300 

mail floor sq. ft. or less. 
3. Emerging Developers or Neighborhoods of Focus 

a. Ionia Development Company is an emerging developer 
b. Project is located in a neighborhood of focus (north of the Grand River) 

4. Housing Development Activities 
a. Not a mixed-use development 
b. 50% of the units will be designated for residents making 120% or less of Ionia’s 

area median income (AMI). Two of those units will be restricted to 98% AMI 
for the life of the TIF plan (20 years). 

c. Tax capture per income restricted unit may not exceed the cost to construct the unit 
unless other extraordinary costs are specified in the application and BRA Plan. 
The per-unit housing subsidy of $125,000 is less than the per-unit construction 
cost of $. 

d. Housing Financing Gap (HFG) funding is requested and will comply with 
MSHDA income and rent limits for duration of the HFG reimbursement. 

Application Evaluation Criteria: 
  

Project name, developer contact 
information: 

Ionia Development Company, Allegan, MI 

Reviewed by / date: Precia Garland, City Manager/April 9, 2026 
Is the property an eligible property? 
(Blighted, functionally obsolete, 
contaminated, housing, historic, at a transit 
hub.) If blighted or functionally obsolete, 

Property is an eligible property because it is 
a housing project. 
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has it been declared as such by an 
assessor? 
Is the project consistent with the City’s 
Master Plan, including Area Specific Plans? 

The project is consistent with the City’s 
2025 Master Plan. 

If the project includes housing, is it 
consistent with the City of Ionia and Ionia 
County Housing Needs Assessment? 

The project is consistent with the City’s 
housing plans and needs assessment. 

Does the statement / letter of interest 
include all the requested information?  
a.  Summary of the proposed project 
b.  Documentation of Site Control or a 
purchase agreement showing terms 
and conditions of property acquisition 
and proposed closing date 
c.  Site plan and floor plans 
d.  Renderings, if available 
e.  Project financials, including debt 
service ratio, rate of return, and 
demonstrated need for financial 
assistance  
f.  Eligible activities cost estimates 
dated within six months of application 
g.  Rent schedule and targeted incomes 
using MSHDA criteria, where income-
restricted housing is included in the 
project 
h.  New and retained jobs by type and 
compensation rate 
i.  Documentation of property eligibility 
under the Act 
j.  A description of how the project 
meets Development Initiatives Criteria 
k.  Proposed eligible activities 

a. Yes – see page one of Brownfield Plan. 
b. The property is owned via warranty deed 
by Repak Properties, LLC (55.5%) and 
Kapenga Properties, LLC (45.5%) – need to 
explain how this relates to Ionia 
Development Company. 
c. Site plan and floor plans have been 
provided as part of the applicant’s 
approved PUD/site plan. 
d. Renderings have also been submitted 
with the application to the Ionia Planning 
Commission. 
e. Developer’s proforma was received for 
rentals portion of project. TIF subsidy helps 
to provide debt service coverage ratio of 
1.5; rentals portion of project is not 
projected to produce a positive cash flow 
until year 18. 
f. Acceptable eligible activities cost 
estimates have been provided. 
g. See discussion below regarding rent 
schedule. 
h. The $4.45 million project is expected to 
generate ___ construction jobs. Because 
this is a residential project, no long term 
employment will be created. 
i. The property is eligible under the Act. 
j. While not explicitly stated, sufficient 
information is provided to determine 
Development Initiatives Criteria that have 
and have not been met (as noted above). 
k. Proposed eligible activities are described 
and constitute eligible infrastructure. 

Does the project include any 
Development Initiatives Criteria for 
sustainability? 

Yes. EV chargers, energy efficiency. 
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Does the project include any 
Development Initiatives Criteria for 
Housing Type Diversity? 

Yes. Diversity with townhouses and 10% or 
more 3+ bedroom units. 

Does the project include any 
Development Initiatives Criteria for 
Emerging Developers or Neighborhoods 
of Focus? 

Yes. Emerging developer and project is 
located in a neighborhood of focus. 

Does the project include any 
Development Initiatives Criteria for 
Housing Development Activities? 

Yes. The project includes 50% of units 
reserved for households 120% of AMI or 
less; two of those units reserved for 
households 98% of AMI or less and 
requested HFG will comply with MSHDA 
income and rent limits for duration of the 
HFG reimbursement. 

Is the applicant (including all 
individuals and non-person entities 
that will have an ownership interest in 
the project) compliant with the City’s 
Income Tax Ordinance? 

Yes. 

Is the project compatible with the City’s 
zoning ordinance or is there a plan to 
comply? Is a zoning variance required? 

Yes. Compliance expected via approved 
PUD. 

Is the applicant delinquent on any 
financial obligation to the City? 

No. 

Does the project make a clear case that 
it is not financially feasible without 
brownfield TIF support? Is the amount 
of TIF requested reasonable and 
generally comparable to the average 
rate of support provided by other 
communities for similar projects? 

1. Yes. 
2. The project requests TIF support 

that is at or below the average rate 
of support provided to other 
projects. Developer can utilize 
existing public infrastructure in a 
core neighborhood, which 
enhances project’s desirability and 
competitiveness. 

Is the applicant a debarred/suspended 
vendor as defined by the federal 
government or do they have 
outstanding written orders or an 
adverse history of code compliance 
violations? 

No. 

What public good will result from the 
project? 

Project is consistent with providing 
housing projected in the 2021 Residential 
Target Maret Analysis and creates a 
typology that is scarce in Ionia 
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(townhouses). Project will be constructed 
within a core city block, creating desirable 
infill development. Fifty percent of the 
units will provide housing to Ionia 
residents at 120% or less of AMI. 

Is the project recommended for 
consideration by the City of Ionia BRA? 
If yes, forward to BRA members for 
consideration at the next scheduled or a 
special meeting 

Yes. 

 
Rent Schedule: 
See Table 5 from Act 381 Brownfield Plan. Verbal elaboration to be provided by Ionia Development 
Co/Fishbeck representative. 
 
Requested Action/Motion: 
Following review of the proposed Act 381 Brownfield Plan submitted by Allen Edwin Homes, it is 
requested that the Ionia Brownfield Redevelopment Authority make one of the following motions: 

1. Approve the plan as presented and recommend final approval to the Ionia City Council. 
2. Approve the plan with amendments/conditions as described in the motion, to be cured prior 

to consideration for action by the Ionia City Council. 
3. Table the plan to await further information from the developer. 
4. Reject the plan as presented. 

 
 
Motion By:___________________________ Seconded By: ______________________________ 
 
 
 
If a brownfield plan is accepted: 
 

What When 
Application fee received?   Date:  

Amount: 
Is the plan complete?  
Does the TIF table include up to 10% administration, 
and $50,000 (at least $2,500 per year) divided between 
state and local tax increment revenues for 
implementation? 
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Does the TIF table include Local Brownfield Revolving 
Fund (up to 10% of annual tax revenues)?  

Is the project in the Downtown Development 
Authority? If DDA is already collecting TIF, do an 
interlocal agreement with terms 

 

Developer submits a Plan / amendment to the BRA. At least two weeks prior to BRA 
meeting 

BRA reviews and votes on the proposed Plan 
amendment. Approval may include conditions. BRA meeting  

BRA requests a public hearing be scheduled for the 
proposed Plan amendment at the next feasible city 
council or county commission regular meeting 

At least 10 days in advance of public 
hearing date 

BRA notifies local taxing jurisdictions and the public of 
the proposed Plan amendment and public hearing 
date. If state school TIF will be used for the project, 
the BRA notifies EGLE, MSF/MEDC, and/or MSHDA of 
the public hearing. 

At least 10 days in advance of public 
hearing date 

Public hearing. The developer or their representative 
must attend the hearing. 

City council or county commission 
meeting or special meeting 

City council or county commission approves or rejects 
the Plan / amendment Following the public hearing 

BRA and developer enter into a Development / 
Reimbursement Agreement 

After adoption of the Plan 
amendment 

For projects with state school tax capture, developer 
drafts a work plan pursuant to Act 381 for BRA review 
and approval  

After Development / 
Reimbursement Agreement 

If applicable, BRA reviews the work plan. If state 
school taxes will be captured, BRA will forward the 
work plan to EGLE, MSHDA, and/or MEDC for 
approval. 

Before developer can begin work on 
eligible activities 

After the development agreement is signed and, if 
applicable, the work plan is approved, the developer 
can begin work.  

After approvals received from BRA 
and, if applicable, EGLE, MSHDA 
and/or MEDC 
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ACT 381 BROWNFIELD PLAN   
 

1.0 INTRODUCTION 

      

1.1 Proposed Redevelopment and Future Use for Each Eligible Property 

 The proposed redevelopment consists of a portion of two parcels totaling 

approximately 26 acres in the City of Ionia. The project will involve preparing the site 

for development to make way for 96 new residential units. The development is 

expected to include 84 single family homes and 12 townhome units built across 4 

tri-plex buildings. The project expects to income restrict approximately 20 of the 

single-family homes to households at or below 120% of Area Median Income (AMI) 

for a duration of 10 years. The income restricted units are expected to include 12 

three-bedroom units and 8 four-bedroom units at 100% AMI rents for Ionia County, 

net of utilities. The balance of the units are expected to be offered for rent and for 

sale at market rate. The homes are expected to be built over a 3-year period, with 

approximately 46 homes delivered in year 1, with 25 homes delivered in the 

following years.  

 

 The development will be accessed through Foxtail, the existing cul-de-sac off of S 

State Rd (M-66) that serves an existing housing development.  

 

 The total capital investment on the project is expected to be approximately $31 

million. Construction on the project is planned to begin in the summer of 2026 and 

will be completed by fall of 2029.  

 

 The project will be undertaken by two affiliated entities commonly owned and 

controlled by the principals of Allen Edwin Homes: Michigan Housing Partnership, 

LLC, which is responsible for land acquisition, and a special purpose LLC, which will 

be established to own and operate the project and receive benefits under the 

brownfield plan (collectively “the Developer”). Green Development Ventures, LLC 

and Allen Edwin Residential Builders, LLC (dba Allen Edwin Homes) will serve as 

General Contractor and will administer the construction of the project.  

  

1.2 Identification of Housing Need 

Specific Housing Need 

The City of Ionia conducted a Residential Target Markey Analysis prepared by 

LandUseUSA Urban Strategies dated April 14, 2021. This analysis indicated that there 

is market potential for at least 20 and up to 45 new buyers that could migrate into 

the City each year. In addition, there are at least 180 and up to 235 new renters that 

could migrate to the City each year. The cumulative demand estimate over the five-

year period between 2021-2025 for new-builds only is estimated to reach 225 new 

detached units for sale and 1,175 new attached for-lease units. This analysis also 

indicated that about 30% of the new households migrating into the City of Ionia will 



 

 

be inclined to seek attached housing formats like duplexes, townhouses, or 

apartments, while 70% of new households will seek detach houses or townhouses 

with private entrances. The City’s current housing stock is made up of 44% attached 

formats and 56% detached formats. The existing housing stock creates a mismatch 

between what exists currently in the City, and what projected new households desire. 

This project will deliver 84 single family homes and 12 townhome units in the City 

of Ionia. 

 

According to the Montcalm and Ionia Counties Housing Plan conducted by the W.E. 

Upjohn Institute in 2022, the number of new units required to meet household 

formation demand is approximately 2,948 units. The majority of this demand is for 

single-family detached homes. Additionally, there is a demand for 774 owner-

occupied units and 106 renter-occupied units to alleviate overburdened 

homeowners and renters for households with household incomes between $50,000-

$100,000. Between 2014 to 2019, the number of households in Montcalm and Ionia 

Counties grew by 3.7%, while the number of housing units increased by only 1.4%, 

indicating a housing building pace that is not keeping up with the population 

growth in the region. 

 

According to Partnership F Data included in the Statewide Housing Plan, this project 

is located in the “Ionia” market in the Partnership F Region. In this region, 35% of 

renters are cost burdened, indicating a housing market that is not meeting the 

affordability demands of the population. Additionally, this market had a for-sale 

vacancy rate of 0.7% and a for-rent vacancy rate of 0.6%, indicating a tight labor 

supply. The median year built of homes in this region was 1970, with only 4.4% of 

the existing housing stock being built after 2010. An aging housing stock, very low 

vacancy rate, and a high proportion of cost-burdened households indicates a 

demand for new housing creation with an affordable component.  

 

Job Growth Data 

Ionia County partners with The Right Place, the Economic Development 

Organization based on the City of Grand Rapids, to engage in economic 

development projects in Ionia County. In 2024, The Right Place announced $445.1 

million in new capital investment to the region, including 1,896 new and retained 

jobs in the region. Between 2011 through 2022, the partnership between the Ionia 

County Economic Alliance (ICEA) and The Right Place has resulted in approximately 

$220.4 million in new capital investment with 852 new and retained jobs in Ionia 

County. Recently, Enwork, a Lowell-based office furniture manufacturer, opened a 

new 54,000-square foot expansion in the City of Ionia that is expected to create 15-

25 new jobs in the City. As a result of the job growth in the region, it is expected 

that the absorption of new housing units will occur faster than normal.  

 

 



 

 

 

1.3 Eligible Property Information 

 

Basis of Eligibility 

Section 2(y)(i) of Public Act 381 of 1996 (”Act 381”), as amended, defines “Housing 

Property” as “A property on which 1 or more units of residential housing are 

proposed to be constructed, rehabilitated, or otherwise designated to be used as a 

dwelling.” The development proposes 96 housing units on a portion of Parcel #201-

025-000-001-01 and a portion of Parcel #201-036-000-001-01, thus these parcels 

are eligible property under Act 381.  

 

Location and Legal Description 

The eligible property associated with this project is inclusive of a portion of two 

parcels in the City of Ionia, Ionia County. It is expected that parcel splits or 

combinations will occur associated with the completion of this project. The legal 

description and estimated acreage defined in this Plan represents the portion of the 

two parcels that are eligible property. The address and Parcel ID represent the parent 

parcels of the eligible property.  

 

A Portion of [V/L] State Rd Parcel ID: 201-025-000-001-01 22.4 Acres 

Ionia, MI 48846 

 

A Portion of [V/L] State Rd Parcel ID: 201-036-000-001-01 3.5 Acres 

Ionia, MI 48846 

 

Legal Description 
Part of the SE 1/4 of Section 25, and part of the NE 1/4 of Section 36, all in T7N, R7W, Berlin 

Township, Ionia County, Michigan, described as: Commencing at the SE corner of said Section 

25; thence N01°07'08"E 33.00 feet along the East line of said Section; thence N88°39'08"W 

117.92 feet parallel with the South line of said Section 25; thence Southwesterly 110.97 feet 

along the arc of a 333.00 foot radius curve to the left, the long chord of which bears 

S81°48'03"W 110.46 feet; thence Southwesterly 50.04 feet along the arc of a 267.00 foot radius 

curve to the right, the long chord of which bears S77°37'20"W 49.97 feet; thence S01°07'08"W 

3.03 feet; thence Southwesterly 39.27 feet along the arc of a 270.00 foot radius curve to the 

right, the long chord of which bears S87°14'59"W 39.24 feet; thence N88°35'00"W 131.23 feet; 

thence N01°25'00"E 110.00 feet; thence N88°35'00"W 94.84 feet; thence N01°25'00"E 83.00 

feet; thence N13°35'17"W 107.81 feet; thence N50°06'57"W 126.31 feet; thence S86°05'04"W 

126.27 feet; thence N89°19'55"W 123.98 feet to the Point of Beginning; S01°28'36"W 230.21 

feet; thence S85°04'19"W 120.74 feet; thence S01°25'00"W 177.87 feet; thence Southwesterly 

24.82 feet along the arc of a 330.00 foot radius curve to the left, the long chord of which bears 

S89°15'45"W 24.81 feet; thence N88°35'00"W 69.22 feet; thence S01°25'00"W 118.00 feet; 

thence N88°35'00"W 225.33 feet along the North line of Countryside Estates as recorded in 

Liber 4 of Plats, Page 34, Ionia County Records; thence N01°05'40"E 296.01 feet; thence 

N88°35'00"W 475.77 feet; thence N88°54'00"W 153.25 feet; thence N01°06'00"E 1200.06 feet 

along the Historic West line of the East 1/2 of the SW 1/4 of said Section 25; thence 



 

 

S88°47'10"E 668.17 feet: thence S01°09'40"W 659.13 feet along the West line of Forest Glen 

No. 1 as recorded in Liber 4 of Plats on page 30, Ionia County Records; thence S88°43'45"E 

616.84 feet along the South line of Forest Glen No. 1 as recorded in Liber 4 of Plats on page 

30, and the South line of Forest Glen as recorded in Liber 4 of Plats on pages 12 and 13, Ionia 

County Records; thence S02°47'14"W 133.88 feet; thence S52°50'02"W 265.87 feet to the 

Point of Beginning. 

 

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

 

2.1 Description of Costs to Be Paid for With Tax Increment Revenues 

Tax increment revenues will be used to reimburse Michigan Housing Partnership, LLC 

(“Developer”) for the cost of eligible activities as authorized by Act 381. Michigan State 

Housing Development Authority (“MSHDA”) approved non-environmental eligible 

activities and statutorily approved EGLE environmental eligible activities will be 

reimbursed with local and school tax increment revenues (“TIR”).   

 

The total cost of eligible activities including contingency are anticipated to be 

$11,820,701. Interest on unreimbursed eligible activities is also included as an eligible 

activity, which is estimated to be $2,695,560. Funding to the State Brownfield 

Redevelopment Fund is anticipated to be $1,087,126. The estimated cost of all eligible 

activities under this plan are summarized in Table 1.    

 

Environmental Activities 

Department Specific Activities in this Plan include a Phase I Environmental Site 

Assessment (“ESA”).   

 

Non-Environmental Activities 

Because the basis of property eligibility is “Housing Property” under Public Act 381, 

additional non-environmental costs can be reimbursed through a brownfield plan.  

This plan provides for reimbursement of eligible “housing development activities” 

including reimbursement provided to the developer to fill a financing gap associated 

with the development of housing units priced for income qualified households, and 

site preparation and infrastructure activities that are necessary for new housing 

development for income qualified households on eligible property.  

 

2.2 Summary of Eligible Activities 

2.2..1 Phase I Environmental Site Assessment 

Pre-approved EGLE activities will include a Phase I Environmental Site 

Assessment. The estimated cost of these activities is $5,000. These 

costs are statutorily approved for local and school taxes.  
 

2.2..2 Infrastructure  

Infrastructure activities will include pipework, roadwork, sidewalks, 

water and sewer connections, home meter fees, gas and electric 



 

 

service, driveway approaches, landscaping, sidewalks, gas 

infrastructure, electric infrastructure and site lighting, and street trees. 

Engineering, design, and inspections of these activities are also 

included as eligible activities. The total cost of these infrastructure 

activities is anticipated to be $3,825,716.  

 

2.2..3 Site Preparation 

Site preparation activities will include site clearing, grading, soil 

erosion and silt fencing, strip and dig foundation, backfill and land 

balancing, fill, temp driveway, and finish grade. The total cost of these 

site preparation activities is anticipated to be $1,596,320.   

 

2.2..4 Interest 

Financing costs for the project are considered an eligible activity. This 

plan allows for 3.5% simple interest on the developer’s unreimbursed 

eligible activities. The total interest associated with eligible activities is 

anticipated to be $2,695,560. 

 

2.2..5 Contingency  

A 15% contingency on infrastructure and site preparation activities is 

included as an eligible activity. The contingency is estimated to be 

$813,305.  

 

2.2..6 Financing Gap  

Housing development activities, related to reimbursement provided 

to the developer to fill a financing gap associated with the 

development of housing units priced for income qualified households’ 

units, are included as eligible activities. The financing gap is calculated 

utilizing the Total Housing Subsidy formula developed by MSHDA and 

is anticipated to be $550,536 in one year of the Plan. With a MSHDA 

Control Rent of $3,703 for a 3-Bedroom unit and $4,828 for a 4-

Bedroom unit, the potential annual rent loss and total rent loss over 

the term of a 10-year affordability period are delineated below. There 

are anticipated to be 20 income qualified units as a part of this 

development. The project rent is based on 100% AMI rents in Ionia 

County in 2025, net of a utility allowance for a detached home in 

Region C. 

 
Type MSHDA 

Control 

Rent 

Project 

Rent 

Potential 

Rent 

Loss 

Income 

Qualified 

Units 

Annual 

Loss 

Total Loss 

3-Bed $3,703 $1,795 $22,890 12 $274,680 $2,746,800 

4-Bed $4,828 $1,954 $34,482 8 $275,856 $2,758,560 

    20 $550,536 $5,505,360 



 

 

 

2.2..7 Brownfield Plan and Act 381 Work Preparation 

The cost to prepare the Brownfield Plan and Act 381 Work Plan is 

anticipated to be $25,000. 

 

2.2..8 Brownfield Plan Implementation 

The cost of implementing the Brownfield Plan is anticipated to be 

$50,000. 

 

2.2..9 Local Brownfield Revolving Fund 

Capture to the Local Brownfield Revolving Fund is anticipated to be 

$1,170,425. 

 

2.3 Estimate of Captured Taxable Value and Tax Increment Revenues 

An estimate of the captured taxable value for this redevelopment by year is depicted 

in Table 2. This plan captures all available TIR, including real and personal property 

TIR.   

 

2.4 Method of Financing and Description of Advances Made by the Municipality 

The developer’s eligible activities will be financed by the developer and reimbursed 

as outlined in this plan and accompanying reimbursement agreement.  No advances 

from the City are anticipated for the completion of this project.   

 

2.5 Maximum Amount of Note or Bonded Indebtedness 

No note or bonded indebtedness for this project is anticipated at this time. Therefore, 

this section is not applicable. 

 

2.6 Duration of Brownfield Plan 

The duration of this plan is estimated to include 22 years of capture to Developer and 

2 years of capture to the Local Brownfield Revolving Fund (LBRF), for a total capture 

of 24 years. It is estimated that the redevelopment of the property will be completed 

in 2029, and that full recapture of eligible costs and eligible administrative costs of 

the authority will continue until 2050. Capture of TIR is expected to begin in 2027, 

however could be delayed for up to 5 years after the approval of this plan as 

permitted by Act 381.  In no event shall capture extend beyond 30 years as required 

by Act 381.  An analysis showing the reimbursement schedule is attached as Table 3.   
 

2.7 Estimated Impact of Tax Increment Financing on Revenues of Taxing 

Jurisdictions 

An estimate of the impact of tax increment financing on the revenues of all taxing 

jurisdictions is illustrated in detail within Table 2. 
 

 

 



 

 

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

Personal Property 

The property consists of a portion of two parcels which are approximately 26 acres in 

size and are located at [V/L] State Rd and [V/L] State Rd, in the City of Ionia, Ionia 

County (Parcel Identification 201-025-000-001-01 and 201-036-000-001-01, 

respectively).  A legal description of the properties along with a scaled map showing 

eligible property dimensions, is attached as Figure 1.  
 

The parcel is considered “eligible property” due to the development of residential 

housing units on the property, as defined within the definition of “Housing Property” 

in Section 2(y) of Public Act 381 of 1996, as amended.  
 

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

2.9 Estimates of Residents and Displacement of Individuals/Families 

No persons reside at the property therefore this section is not applicable. 
 

2.10 Plan for Relocation of Displaced Persons 

No persons reside at the property thus none will be displaced. Therefore, this section 

is not applicable.  
 

2.11 Provisions for Relocation Costs 

No persons reside at the property thus none will be displaced. Therefore, this section 

is not applicable.  
 

2.12 Strategy for Compliance with Michigan’s Relocation Assistance Law 

No persons reside at the property thus none will be displaced. Therefore, this section 

is not applicable.  

 

2.13 Other Material that the Authority or Governing Body Considers Pertinent 

None.    



 

 

Figure 1 
 

Legal Description and Eligible Property Map 

 

 
 

A Portion of [V/L] State Road Parcel ID: 201-025-000-001-01  22.4 Acres 

Ionia, MI 48846 

 

A Portion of [V/L] State Road Parcel ID: 201-036-000-01-01   3.5 Acres 

Ionia, MI 48846 

   

Legal Description: 
Part of the SE 1/4 of Section 25, and part of the NE 1/4 of Section 36, all in T7N, R7W, Berlin Township, Ionia 

County, Michigan, described as: Commencing at the SE corner of said Section 25; thence N01°07'08"E 33.00 

feet along the East line of said Section; thence N88°39'08"W 117.92 feet parallel with the South line of said 

Section 25; thence Southwesterly 110.97 feet along the arc of a 333.00 foot radius curve to the left, the long 

chord of which bears S81°48'03"W 110.46 feet; thence Southwesterly 50.04 feet along the arc of a 267.00 foot 

radius curve to the right, the long chord of which bears S77°37'20"W 49.97 feet; thence S01°07'08"W 3.03 feet; 

thence Southwesterly 39.27 feet along the arc of a 270.00 foot radius curve to the right, the long chord of 

which bears S87°14'59"W 39.24 feet; thence N88°35'00"W 131.23 feet; thence N01°25'00"E 110.00 feet; thence 

N88°35'00"W 94.84 feet; thence N01°25'00"E 83.00 feet; thence N13°35'17"W 107.81 feet; thence 

N50°06'57"W 126.31 feet; thence S86°05'04"W 126.27 feet; thence N89°19'55"W 123.98 feet to the Point of 



 

 

Beginning; S01°28'36"W 230.21 feet; thence S85°04'19"W 120.74 feet; thence S01°25'00"W 177.87 feet; thence 

Southwesterly 24.82 feet along the arc of a 330.00 foot radius curve to the left, the long chord of which bears 

S89°15'45"W 24.81 feet; thence N88°35'00"W 69.22 feet; thence S01°25'00"W 118.00 feet; thence 

N88°35'00"W 225.33 feet along the North line of Countryside Estates as recorded in Liber 4 of Plats, Page 34, 

Ionia County Records; thence N01°05'40"E 296.01 feet; thence N88°35'00"W 475.77 feet; thence N88°54'00"W 

153.25 feet; thence N01°06'00"E 1200.06 feet along the Historic West line of the East 1/2 of the SW 1/4 of said 

Section 25; thence S88°47'10"E 668.17 feet: thence S01°09'40"W 659.13 feet along the West line of Forest Glen 

No. 1 as recorded in Liber 4 of Plats on page 30, Ionia County Records; thence S88°43'45"E 616.84 feet along 

the South line of Forest Glen No. 1 as recorded in Liber 4 of Plats on page 30, and the South line of Forest 

Glen as recorded in Liber 4 of Plats on pages 12 and 13, Ionia County Records; thence S02°47'14"W 133.88 

feet; thence S52°50'02"W 265.87 feet to the Point of Beginning. 
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Eligible Activities Table

Austin Pines

Michigan Housing Partnership, LLC

City of Ionia, Michigan

April 2026

Completion

Season/Year

Department Specific Activities Sub-Total  $                    5,000 Fall 2025

Environmental Site Assessments  $                    5,000 

EGLE Eligible Activities Sub-Total  $                    5,000 

Completion

Season/Year

Infrastructure Sub-Total  $            3,825,716 Summer 2029

Pipework, Roadwork, Sidewalks  $            2,122,116 

Water and Sewer Connection  $                700,800 

Home Meter Fees  $                  48,000 

Gas and Electric Service  $                  57,600 

Driveway Approaches  $                124,800 

Landscaping  $                  15,000 

Sidewalks  $                  57,600 

Gas Infrastructure  $                  80,000 

Electric Infrastructure and Site Lighting  $                144,000 

Street Trees  $                  28,800 

Design, Engineering, and Inspections of Above  $                447,000 

Site Preparation Sub-Total  $            1,596,320 Summer 2029

Site Clearing  $                104,000 

Grading  $                722,000 

Soil Erosion and Silt Fence  $                  82,000 

Strip and Dig Foundation  $                160,320 

Backfill and Land Balance  $                120,000 

Fill  $                336,000 

Temp driveway  $                    9,600 

Finish Grade  $                  62,400 

Affordable Housing Financing Gap  $            5,505,360 

Brownfield Plan/Act 381 Work Plan Preparation  $                  25,000 Winter 2025

Brownfield Plan Implementation  $                  50,000 

MSHDA Eligible Activities Sub-Total  $          11,002,396 

Contingency (15%)  $                813,305 

Interest (3.5%)  $            2,695,560 

Total Brownfield Eligible Activities  $          14,516,262 

EGLE Eligible Activities Costs and Schedule

EGLE Eligible Activities Cost

MSDHA Housing Development Activities Costs and Schedule

MSHDA Eligible Activities Cost
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Tax Increment Revenue Capture Estimates

Austin Pines

Michigan Housing Partnership, LLC

City of Ionia, Michigan

April 2026

Estimated Taxable Value (TV) Increase Rate: 2.00%

Plan Year 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17

Calendar Year 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043

*Base Taxable Value 58,904$         58,904$         58,904$          58,904$             58,904$          58,904$          58,904$          58,904$          58,904$          58,904$          58,904$          58,904$          58,904$          58,904$          58,904$          58,904$          58,904$          

Estimated New TV 6,318,904$   10,240,282$ 14,285,988$   14,571,708$      14,863,142$   15,160,405$   15,463,613$   15,772,885$   16,088,343$   16,410,110$   16,738,312$   17,073,078$   17,414,540$   17,762,830$   18,118,087$   18,480,449$   18,850,058$   

Incremental Difference (New TV - Base TV) 6,260,000$   10,181,378$ 14,227,084$   14,512,803$      14,804,238$   15,101,500$   15,404,709$   15,713,981$   16,029,439$   16,351,205$   16,679,408$   17,014,174$   17,355,635$   17,703,926$   18,059,183$   18,421,545$  18,791,153$  

School Capture Millage Rate

State Education Tax (SET) 6.0000 37,560$         61,088$         85,363$          87,077$             88,825$          90,609$          92,428$          94,284$          96,177$          98,107$          100,076$        102,085$        104,134$        106,224$        108,355$        110,529$        112,747$        

School Operating Tax 17.9568 112,410$       155,509$       199,657$        203,667$           207,757$        211,928$        216,184$        220,524$        224,951$        229,466$        234,072$        238,770$        243,562$        248,450$        253,435$        258,521$        263,708$        

School Total 23.9568 149,970$      216,597$      285,020$        290,744$           296,582$        302,537$        308,612$        314,808$        321,127$        327,574$        334,149$        340,855$        347,696$        354,673$        361,790$        369,050$        376,454$        

Local Capture Millage Rate

CITY OPERATING 3.0000 18,780$         30,544$         42,681$          43,538$             44,413$          45,305$          46,214$          47,142$          48,088$          49,054$          50,038$          51,043$          52,067$          53,112$          54,178$          55,265$          56,373$          

DIAL A RIDE 0.7158 4,481$           7,288$           10,184$          10,388$             10,597$          10,810$          11,027$          11,248$          11,474$          11,704$          11,939$          12,179$          12,423$          12,672$          12,927$          13,186$          13,451$          

ENV RESPONS 0.1008 631$              1,026$           1,434$            1,463$                1,492$            1,522$            1,553$            1,584$            1,616$            1,648$            1,681$            1,715$            1,749$            1,785$            1,820$            1,857$            1,894$            

PUBLIC SAFETY 1.1500 7,199$           11,709$         16,361$          16,690$             17,025$          17,367$          17,715$          18,071$          18,434$          18,804$          19,181$          19,566$          19,959$          20,360$          20,768$          21,185$          21,610$          

SOLID WASTE DISP 1.0000 6,260$           10,181$         14,227$          14,513$             14,804$          15,102$          15,405$          15,714$          16,029$          16,351$          16,679$          17,014$          17,356$          17,704$          18,059$          18,422$          18,791$          

THEATRE FAC IMP 1.0000 6,260$           10,181$         14,227$          14,513$             14,804$          15,102$          15,405$          15,714$          16,029$          16,351$          16,679$          17,014$          17,356$          17,704$          18,059$          18,422$          18,791$          

PARKS FAC IMP 2.0000 12,520$         20,363$         28,454$          29,026$             29,608$          30,203$          30,809$          31,428$          32,059$          32,702$          33,359$          34,028$          34,711$          35,408$          36,118$          36,843$          37,582$          

ICISD OPER 0.1278 800$              1,301$           1,818$            1,855$                1,892$            1,930$            1,969$            2,008$            2,049$            2,090$            2,132$            2,174$            2,218$            2,263$            2,308$            2,354$            2,402$            

ICISD SPEC EDUC 4.6177 28,907$         47,015$         65,696$          67,016$             68,362$          69,734$          71,134$          72,562$          74,019$          75,505$          77,021$          78,566$          80,143$          81,751$          83,392$          85,065$          86,772$          

ICISD VOC EDUC 0.9687 6,064$           9,863$           13,782$          14,059$             14,341$          14,629$          14,923$          15,222$          15,528$          15,839$          16,157$          16,482$          16,812$          17,150$          17,494$          17,845$          18,203$          

COUNTY OPER 4.5181 28,283$         46,000$         64,279$          65,570$             66,887$          68,230$          69,600$          70,997$          72,423$          73,876$          75,359$          76,872$          78,414$          79,988$          81,593$          83,230$          84,900$          

LIBRARY VOTED 1.2017 7,523$           12,235$         17,097$          17,440$             17,790$          18,147$          18,512$          18,883$          19,263$          19,649$          20,044$          20,446$          20,856$          21,275$          21,702$          22,137$          22,581$          

ROADS 0.9884 6,187$           10,063$         14,062$          14,344$             14,633$          14,926$          15,226$          15,532$          15,843$          16,162$          16,486$          16,817$          17,154$          17,499$          17,850$          18,208$          18,573$          

SENIOR CITIZEN 0.4863 3,044$           4,951$           6,919$            7,058$                7,199$            7,344$            7,491$            7,642$            7,795$            7,952$            8,111$            8,274$            8,440$            8,609$            8,782$            8,958$            9,138$            

Veterans 0.0992 621$              1,010$           1,411$            1,440$                1,469$            1,498$            1,528$            1,559$            1,590$            1,622$            1,655$            1,688$            1,722$            1,756$            1,791$            1,827$            1,864$            

IPS SINKING FUND 2.9441 18,430$         29,975$         41,886$          42,727$             43,585$          44,460$          45,353$          46,264$          47,192$          48,140$          49,106$          50,091$          51,097$          52,122$          53,168$          54,235$          55,323$          

Local Total 24.9186 155,990$      253,706$      354,519$        361,639$           368,901$        376,308$        383,864$        391,570$        399,431$        407,449$        415,627$        423,969$        432,478$        441,157$        450,010$        459,039$        468,249$        

Non-Capturable Millages Millage Rate

SCHOOL DEBT 7.7200 48,327$         78,600$         109,833$        112,039$           114,289$        116,584$        118,924$        121,312$        123,747$        126,231$        128,765$        131,349$        133,986$        136,674$        139,417$        142,214$        145,068$        

Total Non-Capturable Taxes 7.7200 48,327$         78,600$         109,833$        112,039$           114,289$        116,584$        118,924$        121,312$        123,747$        126,231$        128,765$        131,349$        133,986$        136,674$        139,417$        142,214$        145,068$        

56.5954

56.5954  

Total Tax Increment Revenue (TIR) Available for Capture 305,960$       470,303$       639,539$        652,382$           665,483$        678,846$        692,476$        706,378$        720,559$        735,023$        749,776$        764,825$        780,174$        795,830$        811,800$        828,089$        844,704$        

Footnotes:

Average Single Family Taxable Value 150,000$              

Average Alley Taxable Value 140,000$              

Average Townhome Taxable Value 125,000$              

Stabilized Homestead Proportion 22%

Single Family For Sale 20 0 10 10 0 0 0 0 0 0 0 0 0 0 0

Single Family For -Rent 30 0 15 15 0 0 0 0 0 0 0 0 0 0 0

Alley 34 34 0 0 0 0 0 0 0 0 0 0 0 0 0

Townhome 12 12 0 0 0 0 0 0 0 0 0 0 0 0 0

New Units 96 46 25 25 0 0 0 0 0 0 0 0 0 0 0



Tax Increment Revenue Capture Estimates

Austin Pines

Michigan Housing Partnership, LLC

City of Ionia, Michigan

April 2026

Estimated Taxable Value (TV) Increase Rate: 

Plan Year

Calendar Year

*Base Taxable Value 

Estimated New TV

Incremental Difference (New TV - Base TV)

School Capture Millage Rate

State Education Tax (SET) 6.0000

School Operating Tax 17.9568

School Total 23.9568

Local Capture Millage Rate

CITY OPERATING 3.0000

DIAL A RIDE 0.7158

ENV RESPONS 0.1008

PUBLIC SAFETY 1.1500

SOLID WASTE DISP 1.0000

THEATRE FAC IMP 1.0000

PARKS FAC IMP 2.0000

ICISD OPER 0.1278

ICISD SPEC EDUC 4.6177

ICISD VOC EDUC 0.9687

COUNTY OPER 4.5181

LIBRARY VOTED 1.2017

ROADS 0.9884

SENIOR CITIZEN 0.4863

Veterans 0.0992

IPS SINKING FUND 2.9441

Local Total 24.9186

Non-Capturable Millages Millage Rate

SCHOOL DEBT 7.7200

Total Non-Capturable Taxes 7.7200

56.5954

56.5954  

Total Tax Increment Revenue (TIR) Available for Capture

Footnotes:

Average Single Family Taxable Value 150,000$              

Average Alley Taxable Value 140,000$              

Average Townhome Taxable Value 125,000$              

Stabilized Homestead Proportion 22%

Single Family For Sale 20

Single Family For -Rent 30

Alley 34

Townhome 12

New Units 96

 

18 19 20 21 22 23 24 TOTAL

2044 2045 2046 2047 2048 2049 2050

58,904$          58,904$          58,904$          58,904$          58,904$          58,904$          58,904$          -$                        

19,227,059$   19,611,600$   20,003,832$   20,403,909$   20,811,987$   21,228,227$   21,652,791$   -$                        

19,168,155$  19,552,696$  19,944,928$  20,345,004$  20,753,083$  21,169,322$  21,593,887$  -$                        

115,009$        117,316$        119,670$        122,070$        124,518$        2,174,251$        

268,998$        274,395$        279,899$        285,514$        291,240$        5,122,616$        

384,007$        391,711$        399,569$        407,584$        415,759$        -$                -$                7,296,868$        

57,504$          58,658$          59,835$          61,035$          62,259$          63,508$          64,782$          1,215,415$        

13,721$          13,996$          14,277$          14,563$          14,855$          15,153$          15,457$          289,998$           

1,932$            1,971$            2,010$            2,051$            2,092$            2,134$            2,177$            40,838$             

22,043$          22,486$          22,937$          23,397$          23,866$          24,345$          24,833$          465,909$           

19,168$          19,553$          19,945$          20,345$          20,753$          21,169$          21,594$          405,138$           

19,168$          19,553$          19,945$          20,345$          20,753$          21,169$          21,594$          405,138$           

38,336$          39,105$          39,890$          40,690$          41,506$          42,339$          43,188$          810,277$           

2,450$            2,499$            2,549$            2,600$            2,652$            2,705$            2,760$            51,777$             

88,513$          90,288$          92,100$          93,947$          95,832$          97,754$          99,714$          1,870,808$        

18,568$          18,941$          19,321$          19,708$          20,104$          20,507$          20,918$          392,458$           

86,604$          88,341$          90,113$          91,921$          93,765$          95,645$          97,563$          1,830,456$        

23,034$          23,496$          23,968$          24,449$          24,939$          25,439$          25,949$          486,855$           

18,946$          19,326$          19,714$          20,109$          20,512$          20,924$          21,343$          400,439$           

9,321$            9,508$            9,699$            9,894$            10,092$          10,295$          10,501$          197,019$           

1,901$            1,940$            1,979$            2,018$            2,059$            2,100$            2,142$            40,190$             

56,433$          57,565$          58,720$          59,898$          61,099$          62,325$          63,575$          1,192,768$        

477,644$        487,226$        497,000$        506,969$        517,138$        527,510$        538,089$        10,095,483$      

147,978$        150,947$        153,975$        157,063$        160,214$        163,427$        166,705$        3,127,669$        

147,978$        150,947$        153,975$        157,063$        160,214$        163,427$        166,705$        3,127,669$        

861,651$        878,937$        896,568$        914,553$        932,897$        527,510$        538,089$        17,392,350$      
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Tax Increment Revenue Reimbursement Allocation Table

Austin Pines

Michigan Housing Partnership, LLC

City of Ionia, Michigan

March 2026

Developer 

Maximum 

Reimbursement Proportionality

School & Local 

Taxes

Local-Only 

Taxes Total Estimated Capture 17,392,350$   

State 39.3% 6,209,742$    -$               6,209,742$    Administrative Fees 504,774$        

Local 60.7% 9,590,708$    -$               9,590,708$    State Brownfield Redevelopment Fund 1,087,126$     

TOTAL 15,800,451$  15,800,451$  Local Brownfield Revolving Fund 1,170,425$     
EGLE 0.0% 5,000$            -$               5,000$           

MSHDA 100.0% 11,815,701$  -$               11,815,701$  

Plan Year 1 2 3 4 5 6 7 8 9 10 11 12 13 14 15 16 17 18

2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039 2040 2041 2042 2043 2044

Total State Incremental Revenue 149,970$       216,597$         285,020$       290,744$       296,582$       302,537$       308,612$       314,808$          321,127$       327,574$       334,149$       340,855$     347,696$     354,673$        361,790$     369,050$     376,454$     384,007$     

State Brownfield Redevelopment Fund (50% of SET) 18,780$          30,544$           42,681$          43,538$         44,413$         45,305$         46,214$         47,142$            48,088$         49,054$         50,038$          51,043$       52,067$       53,112$          54,178$       55,265$       56,373$       57,504$       

State TIR Available for Reimbursement 131,190$       186,053$         242,338$       247,205$       252,169$       257,233$       262,398$       267,666$          273,039$       278,520$       284,110$       289,813$     295,629$     301,562$        307,613$     313,785$     320,081$     326,503$     

Total Local Incremental Revenue 155,990$       253,706$         354,519$       361,639$       368,901$       376,308$       383,864$       391,570$          399,431$       407,449$       415,627$       423,969$     432,478$     441,157$        450,010$     459,039$     468,249$     477,644$     

BRA Administrative Fee 5% 7,800$            12,685$           17,726$          18,082$         18,445$         18,815$         19,193$         19,579$            19,972$         20,372$         20,781$          21,198$       21,624$       22,058$          22,500$       22,952$       23,412$       23,882$       

Local TIR Available for Reimbursement 148,191$       241,020$         336,793$       343,557$       350,456$       357,493$       364,671$       371,992$          379,460$       387,077$       394,846$       402,771$     410,854$     419,099$        427,509$     436,087$     444,837$     453,761$     

Total State & Local TIR Available 279,380$       427,074$         579,132$       590,762$       602,625$       614,726$       627,068$       639,658$          652,499$       665,597$       678,956$       692,584$     706,483$     720,661$        735,122$     749,872$     764,918$     780,264$     

DEVELOPER Beginning Balance

DEVELOPER Eligible Activity Balance 6,315,341$           6,698,240$   6,933,446$     7,016,594$   7,197,230$   7,366,003$   7,522,675$   7,667,004$   7,798,745$      7,915,612$   8,015,358$   7,527,463$   7,001,719$ 6,437,369$ 5,833,638$    5,189,737$ 4,504,861$ 3,778,188$ 3,008,881$ 

MSHDA PRL Financing Reimbursement 5,505,360$           550,536$       550,536$        550,536$       550,536$      550,536$      550,536$      550,536$      550,536$         550,536$      550,536$      -$                   -$                 -$                 -$                    -$                 -$                 -$                 -$                 

      State Tax Reimbursement 131,190$       186,053$         242,338$       247,205$       252,169$       257,233$       262,398$       267,666$          248,727$       230,373$       -$                -$             -$             -$                -$             -$             -$             -$             

      Local Tax Reimbursement 148,191$       241,020$         336,793$       343,557$       350,456$       357,493$       364,671$       371,992$          345,672$       320,163$       -$                -$             -$             -$                -$             -$             -$             -$             

      Total PRL Reimbursement Balance 271,156$       394,618$        366,022$       325,796$      273,707$      209,517$      132,985$      43,863$           -$                   -$                   -$                   -$                 -$                 -$                    -$                 -$                 -$                 -$                 

MSHDA Housing Development Reimbursement 6,310,341$           3,192,671$    3,117,671$   

      State Tax Reimbursement -$                -$                 -$                -$               -$               -$               -$               -$                  24,293$         48,109$         283,885$       289,583$     295,395$     301,323$        307,369$     313,537$     319,828$     326,244$     

      Local Tax Reimbursement -$                -$                 -$                -$               -$               -$               -$               -$                  33,761$         66,860$         394,534$       402,452$     410,529$     418,767$        427,171$     435,742$     444,485$     453,402$     

      Total MSHDA Reimbursement Balance 99.9% 3,192,671$    3,192,671$     3,192,671$    6,310,341$   6,310,341$   6,310,341$   6,310,341$   6,310,341$      6,252,288$   6,137,319$   5,458,900$    4,766,864$ 4,060,940$ 3,340,850$    2,606,310$ 1,857,031$ 1,092,719$ 313,073$     

EGLE Reimbursement 5,000$                  

      State Tax Reimbursement -$                -$                 -$                -$               -$               -$               -$               -$                  19$                 38$                 225$               229$             234$             239$               244$             248$             253$             258$             

      Local Tax Reimbursement -$                -$                 -$                -$               -$               -$               -$               -$                  27$                 53$                 313$               319$             325$             332$               338$             345$             352$             359$             

      Total EGLE Reimbursement Balance 0.1% 5,000$           5,000$            5,000$           5,000$           5,000$           5,000$           5,000$           5,000$             4,954$           4,863$           4,325$           3,777$         3,218$         2,647$           2,065$         1,471$         866$            248$            

Interest Accrual 3.5% 111,743$       111,743$        111,743$       220,862$      220,862$      220,862$      220,862$      220,862$         218,830$      214,806$      191,061$       166,840$     142,133$     116,930$       91,221$       64,996$       38,245$       10,958$       

      State Tax Reimbursement -$               -$             -$             -$             -$             

      Local Tax Reimbursement -$                    -$                 -$                 -$                 -$                 

Total Interest Reimbursement Balance 111,743$       223,487$         335,230$       556,092$       776,954$       997,816$       1,218,678$    1,439,540$       1,658,370$    1,873,176$    2,064,238$    2,231,078$  2,373,211$  2,490,141$     2,581,362$  2,646,358$  2,684,603$  2,695,560$  

Total Annual Developer Reimbursement 279,380$       427,074$        579,132$       590,762$      602,625$      614,726$      627,068$      639,658$         652,499$      665,597$      678,956$       692,584$     706,483$     720,661$       735,122$     749,872$     764,918$     780,264$     

LBRF Deposits *

      State Tax Capture                                                 

      Local Tax Capture -$                   -$                    -$                   -$                   -$                   -$                   -$                   -$                     -$                   -$                   -$                   -$                 -$                 -$                    -$                 -$                 -$                 -$                 

      Total LBRF Capture -$               -$                -$               -$              -$              -$              -$              -$                 -$              -$              -$               -$             -$             -$               -$             -$             -$             -$             

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

Footnotes:

Estimated Total 

Years of Plan:

LOCAL BROWNFIELD REVOLVING FUND

24



Tax Increment Revenue Reimbursement Allocation Table

Austin Pines

Michigan Housing Partnership, LLC

City of Ionia, Michigan

March 2026

Total State Incremental Revenue

State Brownfield Redevelopment Fund (50% of SET)

State TIR Available for Reimbursement

Total Local Incremental Revenue

BRA Administrative Fee

Local TIR Available for Reimbursement

Total State & Local TIR Available

DEVELOPER
DEVELOPER Eligible Activity Balance

MSHDA PRL Financing Reimbursement

      State Tax Reimbursement

      Local Tax Reimbursement

      Total PRL Reimbursement Balance

MSHDA Housing Development Reimbursement

      State Tax Reimbursement

      Local Tax Reimbursement

      Total MSHDA Reimbursement Balance

EGLE Reimbursement

      State Tax Reimbursement

      Local Tax Reimbursement

      Total EGLE Reimbursement Balance

Interest Accrual 

      State Tax Reimbursement

      Local Tax Reimbursement

Total Interest Reimbursement Balance

Total Annual Developer Reimbursement

LBRF Deposits *

      State Tax Capture                                                 

      Local Tax Capture

      Total LBRF Capture

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

Footnotes:

LOCAL BROWNFIELD REVOLVING FUND

19 20 21 22 23 24

2045 2046 2047 2048 2049 2050 TOTAL

391,711$     399,569$      407,584$      415,759$      7,296,868$     

58,658$       59,835$        61,035$        62,259$        1,087,126$     

333,053$     339,734$      346,549$      353,500$      -$                   -$                   6,209,742$     

487,226$     497,000$      506,969$      517,138$      527,510$      538,089$      10,095,483$   

24,361$       24,850$        25,348$        25,857$        26,375$        26,904$        504,774$        

462,865$     472,150$      481,621$      491,281$      501,134$      511,185$      9,590,708$     

795,917$     811,884$      828,169$      844,781$      501,134$      511,185$      

2,212,964$ 1,401,080$  572,911$     -$                  -$                  -$                  

-$                 -$                  -$                  -$                  -$                  -$                  5,505,360$     

-$             -$              2,325,352$     

-$             -$              3,180,008$     

-$                 -$                  -$                  -$                  -$                  -$                  5,505,360$     

6,310,341$     

123,041$     -$              -$              -$              -$              -$              2,632,607$     

190,032$     -$              -$              -$              -$              -$              3,677,734$     

-$                 -$                  -$                  -$                  -$                  -$                  6,310,341$     

5,000$            

97$               -$              -$              -$              -$              -$              2,086$            

151$             -$              -$              -$              -$              -$              2,914$            

-$                 -$                  -$                  -$                  -$                  -$                  5,000$            

-$             -$              -$              -$              -$              -$              2,695,560$     

209,914$     339,734$     346,549$     239,736$     1,135,933$     

272,682$     472,150$     481,621$     333,176$     1,559,628$     

2,212,964$  1,401,080$   572,911$      -$              -$              -$              2,695,560$     

795,917$     811,884$     828,169$     572,911$     -$                  -$                  14,516,262$   

-$                

-$                 -$                  -$                  158,105$     501,134$     511,185$     1,170,425$     

-$             -$              -$              158,105$     501,134$     511,185$     1,170,425$     
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The Narrative report of the Residential Target Market Analysis for the City of Ionia prepared by 

LandUseUSA Urban Strategies dated April 14, 2021 is included as an attachment to this Plan. The 

full report can be accessed here: https://cityofionia.org/DocumentCenter/View/257/Housing-

Study-2021-PDF 
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The City of Ionia, Michigan Residential Target Market Analysis 

Acknowledgements 

LandUseUSA | Urban Strategies has prepared this Residential Target Market Analysis 

(TMA) for the City of Ionia, Michigan. The city is centrally located in Ionia County, 

Michigan; and nearby places include Belding to the northwest; Lowell to the west; 

and Portland to the southeast. This study has been completed with funding and 

project assistance from the City of Ionia. The city’s contact information is provided 

below:  

The City of Ionia 

Precia Garland 
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(616) 527- 5776 

pgarland@ci.ionia.mi.us 

This housing study has been prepared by Sharon Woods, President of LandUseUSA | 

Urban Strategies. The firm was founded in 2008 and is located in the Greater Lansing 

Metropolitan Area in Central Michigan. Lansing is also home to Michigan’s state 

capital, department of treasury, land bank, and economic development 

corporation. LandUseUSA’s contact information is provided below:  

LandUseUSA | Urban Strategies 

Sharon Woods, CRE, CNUa, President 

(517) 290-5531 

sharonwoods@landuseusa.com 
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General Work Approach Introduction 

The Target Market Analysis (TMA) approach focuses on identifying the magnitude of 

potential for adding missing housing formats and shopping choices within counties, 

cities, and urban places of all sizes – including relatively small cities like Ionia. It 

involves rigorous data analysis and modeling and is generally based on in-migration 

into each county and city; internal migration within those places; movership rates by 

tenure and lifestyle cluster; and housing preferences among households that are on 

the move.  

Results of this Residential TMA and study are presented by target market (lifestyle 

cluster), tenure (renter and owner), building format (detached and attached), and 

price point (value and rent). Guidance is also provided on the relationships 

between prices and unit sizes based on current real estate market conditions.  

The following narrative focuses on data results from the Residential TMA. It is 

intentionally succinct and does not include detailed explanations of the analytic 

methodology and approach, determination of the target markets, derivation of 

migration and movership rates, typology or range of small and mid-sized building 

formats, and related terminology.  

Housing Mismatch Section A 

Based on the results of this Target Market Analysis and housing study, about 30% of 

the new households migrating into the City of Ionia will be inclined to seek attached 

housing formats like duplexes, townhouses, lofts, walkups, and apartment buildings 

with shared entrances. The majority (70%) of new households will seek choices 

among detached houses or townhouses with private entrances.  

In comparison, 44% of the City of Ionia’s current housing stock is among attached 

formats; and only 56% are detached houses. In general, it is rare for any Michigan 

community to have more attached formats than migrating households are inclined 

to want. In this aspect, the City of Ionia is unique from most other cities within the 

state. It points to the market potential and need for detached housing formats for 

new renters as well as owners. This topic is discussed further on the next pages.  
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Step Buildings (Typology of Formats) Section A 

Introduction – The City of Ionia has varying degrees of market potential for new 

housing units across a range of building sizes. The city can help retain and grow its 

households by matching those building sizes with the housing formats most preferred 

by migrating target markets.  

Results of the analysis can also be used to identify the market potential for new 

housing formats that are most under-represented or missing from the established 

neighborhoods. For the City of Ionia, the only attached format that appears to be 

under-represented is medium-sized apartment buildings with 20 or more units.  

Incremental Development Alliance – The non-profit organization of IncDev has 

prepared a typology of small to mid-sized building formats. Some of the step 

building formats are missing or under-represented in the City of Ionia, so they could 

be considered as options for neighborhood infill, mixed-use developments, and 

urban lofts. The following list summarizes some examples: 

Typology of Small to Mid-Sized Step Buildings 

Cottages – Skinny, Narrow, and Wide – Mostly Detached 

Duplexes and Triplexes – Stacked and Side-by-Side, private entrances 

Rowhouses and Townhouses – Mostly Side-by-Side, private entrances 

Larger Apartment Houses, Buildings, and Walkups – Mostly Stacked 

Flex, Live-Work, and Lofts over Street-front Retail – Mostly Stacked 

Detached and Attached Formats – Conventional housing studies often use the 

terms single-family and multi-family when describing unit formats, and that 

nomenclature tends to be reinforced by municipal tracking of building permit data; 

use-based zoning ordinances; and practices within the lending industry.  

In comparison, the Target Market Analysis intentionally avoids use-based 

nomenclature (single-family and multi-family) when referring to building formats. 

Instead, it differentiates between detached and attached formats in alignment with 

IncDev’s typology of step buildings. 
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Building Sizes – If new townhouses or smaller multiplexes are built, then they should 

always have distinct façade articulations with no more than six (6) private 

entrances, porches, balconies, or stoops along any one side of each building. Some 

midrise and multiplex buildings could have back-to-back units, with up to 12 units on 

any given level.  

Other buildings could include a combination of one-level and split-level lofts and 

townhouses that are stacked in any combination. Again, stacked lofts should have 

no more than six (6) units along any building side and regardless of the building 

format – but the units may have shared entrances.  

Detached Formats – Most of the new-builds within the City of Ionia should focus on 

detached formats. However, this does not mean that they should all be medium-to-

large houses. Rather, there is a need for smaller detached cottages, side-by-side 

duplexes, and row houses, and townhouses – all with private entrances. Some of 

these formats could be developed around shared courtyards, which are also 

addressed on the next page of this report.  

For every detached house that is built in the City of Ionia for a new owner, five (5) 

new units (cottages, rowhouses, and townhouses with private entrances) should also 

be built for new renters. The market potential for both new-builds and rehabs is 

described is greater detail later in this narrative report.  

Townhouses – The term townhouse may refer to units that share walls and that are 

side-by-side rather than stacked. Townhouses with private entrances are almost 

always included in detached or semi-detached nomenclature, which is 

predominated by traditional houses.  

Townhouses with shared entrances are always included in the attached 

nomenclature; and they may be in sets of two (duplexes), three (triplexes), four 

(fourplexes), or more. Again, no more than six (6) townhouses should be developed 

along the side of any given building.  
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Accessory Dwellings – Flats and lofts above garages; cottages added behind existing 

houses; and secondary dwellings added onto main houses are generally referred to as 

accessory dwellings. In conventional zoning nomenclature, they are often designated 

as Accessory Dwelling Units (ADU), ancillary units, or secondary suites. They are also 

sometimes referred to as mother-in-law suites or granny flats, although these latter 

examples are more likely to include basement apartments. 

Live-Work Units – The live-work building type is usually intended for units that are 

explicitly designed for the owner or renter to operate a business in the same 

townhouse that they live in. Usually, the front half of the lower level is a small 

business; the back half of the lower level is a parking garage; and the upper level is 

the living quarters.  

To broaden the definition, live-work units may also include mixed-use projects where 

the street-front levels are filled with retail merchants or small businesses; and the 

upper levels are occupied by other renters and/or or owners. The business proprietor 

and the residential tenant do not necessarily need to be the same person.  

Live-work units can also apply to a variety of other building formats where residential 

tenants are simply permitted to operate small home-based businesses. It is not 

necessary for these types of live-work units to have a traditional store front or a main 

street presence. However, they should be located adjacent to a downtown. 

Courtyards and Public Spaces – Wherever possible, new multiplexes (especially new 

apartment buildings with 20 or more units) should include shared courtyards, plazas, 

or other types of common areas with open space and seating. This format is also 

referred to as Courtyard Apartments. Other housing formats like cottages, patio 

homes, duplexes, and accessory dwellings can also be arranged around 

courtyards. In mixed-use projects and downtown districts, street-level courtyards 

should be designed and integrated into the public realm. In some special cases, 

pocket parks and town squares can also serve as shared courtyards. 
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Missing Middle Housing – Opticos Design Group, an urban planning and 

architecture firm, has prepared a typology of housing formats that are often missing 

from cities and urban places. The typology includes the following: duplex, fourplex, 

courtyard building, cottage court, townhouse, medium multiplex, and live-work 

units.  

The Missing Middle Housing typology explicitly excludes traditional houses, accessory 

dwellings, and main street retail and mixed-use buildings (other than live-work units). 

Therefore, the nomenclature used within the Residential and Retail Target Market 

Analysis focuses on IncDev’s typology of step buildings, which spans a wider 

spectrum of building sizes and includes retail buildings.  
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Location Strategies 

The Target Market Analysis approach is designed to demonstrate the relative 

magnitude of market potential and feasibility of traditional houses, missing housing 

formats, new retail choices, and mixed-use projects throughout the City of Ionia. The 

following lists provide some guidance for consideration; and has been customized 

for the City of Ionia.  

1. In the upper levels of historic buildings in the downtown with vacant or 

underutilized space on the upper levels that could be converted into new lofts 

or flats (highest priority). Examples include a) 331 East Main Street above Sun 

Title; and b) 111 N. Steele Street above Shaper Image and Golden PC 

Computers.  

2. Within established neighborhoods within one or two blocks from Downtown 

Ionia and the county administrative building, such that new residents can easily 

walk to these destinations within five minutes. Along established corridors that 

linking directly into to the downtown, and especially along West and East Main 

Street.  

3. On redevelopment or reinvestment sites with the potential to offer residents with 

vista views of bluffs along the Grand River. Examples include the former 

Riverside and Deerfield Correctional Facilities or prisons. 

4. On redevelopment or reinvestment sites with potential to develop mixed-use 

projects with a neighborhood hub or focal point of daytime activity and 

nightlife. Examples include a) the northeast quadrant of the Bluewater Highway 

/ Lincoln Avenue and Dexter Street; b) the southwest quadrant of W. Main 

Street and Adams Street; and c) the southwest quadrant of E. Washington 

Street and Morse Street (599 E. Washington Street). 

5. In other locations that may include vacant iconic buildings like former schools, 

churches, or warehouses; corner sites and larger parcels that are clustered and 

concentrated within established neighborhoods; and mid-block sites and 

smaller parcels that are scattered throughout the established neighborhoods.  
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The Deerfield Prison Site Section H

This housing study for the City of Ionia was partially spurred by developer interest in 

the former Riverside Prison site, located west of the former Deerfield Prison. The two 

prisons are generally located in the southwest quadrant of the city. Each of the two 

adjacent prisons spans roughly 40 acres, for a combined total of 80 acres. 

Riverside (the eastern prison) was the original institution and mental health facility; 

that opened in about 1970 and closed in 2007. Deerfield was developed later (circa 

1980) than Riverside and was designed as a lower security “clean start” prison. 

Although originally intended to be temporary, Deerfield operated for about 30 years 

before also closing in 2009.  

Both prisons are perched on top of hills that offer vista views of bluffs along the 

Grand River, and terrain to the north. The Riverside Prison is accessed off West 

Riverside Drive, which can be problematic in winter conditions due to steep inclines 

off Riverside Drive. South-bound access to the Deerfield Prison is also problematic; 

but easily overcome by using Tuttle and Harwood Roads to approach the site from 

the opposite direction.  

The Deerfield Prison is located north of the City of Ionia’s Intermediary School District, 

which is ideal for the development of new housing for families with children. Full 

utilities are available to the site, which could offer significant cost savings to 

construction. However, a 2018 facilities analysis estimated that the cost of 

demolition and material removal could be at least $850,000; or about $1.0 million in 

2021 dollars. 

Based on an assessment of available and undeveloped land throughout Ionia 

County (see exhibits in Section H), 40 acres of clean greenfield land located within 

the City of Ionia should have a price of at least $200,000. Given that the Deerfield 

Prison site already has all utilities available suggests that it might hypothetically 

command a higher price of up to $400,000. However, this also assumes that the site 

has been cleaned and is “redevelopment ready”.  

The figure of $400,000 probably will be conservative compared to appraisals based 

on prospective or future land use scenarios. They also assume that all 40 acres are 

sold to one buyer with a moderate price per acre. If the land is subdivided and sold 

in smaller segments of 10 acres or less, then the price per acre could be higher, 

yielding a higher aggregate price for the total 40 acres. 
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Definition of New Builds 

Assuming that the typology of step buildings is followed as a general guide, 

recommended building formats may be refined to fit the appropriate context of 

place. For example, it is not usually advised to build townhouses in the middle of a 

neighborhood block that is predominated by detached houses.  

However, townhouses could be a good transitional use from houses to a city center 

or focal point. They could also be used to optimize views of city nightlife; and could 

be a good alternative for areas where detached houses might be relatively slower 

to sell – such as along unattractive commercial corridors or abutting up to former 

prisons.  

Location Strategies – Depending on the unique attributes of each neighborhood 

within the City of Ionia (and with consideration for the context of place), a variety of 

strategies can be used to introduce new housing formats. A few examples are 

provided in the following list, and all of them are generally referred to as “New 

Builds” within this report.  This list excludes “Rehabs”, which is a term reserved for 

expansions, remodels, renovations, or other improvements to the existing residential 

units before they are relisted for-sale or for-lease. 

“New Builds” – Recommended Strategies 

1. Convert iconic vacant buildings (such as schools, city halls,  

hospitals, hotels, theaters, and/or warehouses) into new flats and lofts.  

2. Convert vacant or under-utilized upper levels above street-front retail 

into new lofts; and restore historic buildings to their original character. 

3. Build new townhouses and row houses, particularly in infill locations 

near city centers and/or new focal points or hubs of daytime and 

nightlife activity. 

4. Build new flats and lofts in small mixed-use projects, particularly above 

new merchant space with frontage along Main Street. 
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5. Restore houses that have been vacant for more than one year; and 

make the necessary improvements to return them to market. This 

especially applies to any houses that have historic or aesthetic value. 

6. Replace vacant and obsolete houses with new structures; and 

consider some cottages in fringe locations that do not undermine the 

character of traditional neighborhoods.  

7. Allow, enable, and encourage the development of accessory 

dwellings like flats above garages, expansions or additions to the main 

house, and detached cottages.  
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Annual Market Potential  Sections B - D 

Based on results of the Target Market Analysis, at least 20 and up to forty-five (45) 

new buyers could potentially migrate into the City of Ionia each year. In addition, at 

least 180 and up to 235 new renters could potentially migrate into the city each 

year.  

These figures are based on the annual number of home buyers and renters 

migrating into the city each year. They have also been boosted for the interception 

of some migrating households that might otherwise bypass the city for other parts of 

Ionia County. Note: These figures exclude internal movership; so they represent 

minimum for new-builds only, and exclude the potential for rehabs. 

Among the 45 new owner households migrating into the City of Ionia each year, 

most of them will be inclined to purchase detached houses; and very few would 

choose alternatives like townhouses, row houses, or condos with private entrances. 

Among the 235 migrating renter households, only 85 of them will choose to lease 

attached units (with shared entrances); and the other 150 will search for detached 

houses and townhouses or row houses with private entrances.  

Among the 45 new owner households, five (5) of them will be True Grit Americans 

and five (5) will be Infant and Debit Card households. In addition, four (4) of them 

will be Digital Dependents and three (3) will be Stockcars and State Park 

households. The other migrating target markets seeking to purchase a house in the 

city will align with fourteen other target markets, with two (2) households each.  

The 45 new owner target markets will tolerate a range of home values from $150,000 

up to about $425,000. Only fifteen (15) of the owners will tolerate the highest prices 

of $300,000 to $425,000. New houses with higher prices should not be built, 

developed, or constructed on speculation alone. In other words, they should only 

be custom-built or build-to-suit homes.  

Among the 235 new renter households, sixty-four (64) of them will be Daring to 

Dream households; fifty-six (56) will be Striving Singles; and forty-four (44) will be 

Striving Forward households. Other migrating target markets seeking to lease units 

will include Humble Beginnings (32 households), Family Troopers (26), Expanding 

Horizons (24), Bohemian Groove (20), and Colleges and Café (20) lifestyle clusters.  
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The 235 new renter target markets will tolerate a range of contract rents from $500 

up to about $1,200 per month; and only four (4) new renters will tolerate higher rents 

of up to $1,600 per month. However, ninety (90) of the new renters will tolerate 

relatively high rents in the range of $900 to $1,100 per month. At the other end of the 

price spectrum, about fifty (50) new renters will be hoping to find new choices to 

lease with rents of $700 per month or less.  

The maximum market potential includes both in-migration into the City of Ionia, and 

internal movership within the city. Based on the results of the TMA, a maximum of 135 

buyers could potentially migrate into and within the city each year. In addition, a 

maximum of 700 renters could potentially migrate into and within the city each year. 

In other words, for every new household migrating into the City of Ionia, there are 

about two additional households moving within the city.  

Appendix One and Two

This report includes two appendices, or Appendix One and Appendix Two. The first 

includes Target Market Analysis (TMA) resources; and the second includes 

demographic data and market parameters that are essential to completing this 

study and analysis.  

Within Appendix One, Section A provides a profile of all 71 lifestyle clusters currently 

living in the City of Ionia; and Section B provides a similar profile for Ionia County. 

Section C provides summaries of attributes of all 71 lifestyle clusters based on 

national averages; and the target markets for the City of Ionia have been 

highlighted in blue font. Section D provides more detailed profiles for the city’s 

owner target markets; and Section E provides profiles for the city’s renter target 

markets.  
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Annual and Five-Year Timelines 

The market potential, values, and rents reported in this Target Market Analysis can 

be generally applied for each year between 2021 and 2025. The Target Market 

Analysis measures the market potential for one single year; and it can generally be 

forecast as an aggregate market potential that rolls-up over the next five years. 

Some flexibility can be applied to this timeline, depending on local market 

conditions, economic events, and transitioning demographics.  

Cities experiencing little or no change may find that the annual market potential is 

still relevant in beyond 2025 and through 2030. If the City of Ionia begins to 

experience rapid transition or realizes significant benefits from market or economic 

events, then a quicker update may be warranted.   

If the City of Ionia’s market potential is not met with new-builds in any given year, 

then that potential does not roll-over and should not be added to subsequent years. 

Instead, the migrating target markets will settle for existing housing choices (even if 

those choices do not meet their needs or expectations); or be intercepted by other 

parts of Ionia County.  

On the other hand, regardless of whether the market potential is served within any 

given year, it is replenished with new households (and target markets) that are 

moving into Ionia in each subsequent year. The following table demonstrates 

several different timelines; assuming that the first project breaks ground and is 

completed in 2021; and alternate timelines where that first project is delayed until 

later years. 
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Conservative Scenario 

New-Builds Only, by Tenure 

Annual Market Potential with Five Year Cumulatives 

The City of Ionia, Michigan 

 2021   2022  2023  2024  2025 Cumulative     
For Sale     Year 1 Year 2     Year 3      Year 4      Year 5   Potential 

Timeline 1      45    45    45    45    45       225 

    Timeline 2       --    45    45    45    45       180  

    Timeline 3       --     --    45    45    45       135 

    Timeline 4       --     --     --    45    45         90  

    Timeline 5       --     --     --     --    45         45 

 2021   2022  2023  2024  2025 Cumulative     
For Lease    Year 1 Year 2     Year 3      Year 4      Year 5   Potential 

Timeline 1     235   235   235   235   235     1,175 

    Timeline 2       --   235   235   235   235        940  

    Timeline 3       --     --   235   235   235        705 

    Timeline 4       --     --     --   235   235        470  

    Timeline 5       --     --     --     --   235        235 
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Internal Movership and Rehabs 

The market potential numbers provided in Section B and Section C of this report are 

based only on the in-migration of new households moving into the City of Ionia. 

Again, there is also a second component to migration, which is internal movership 

within the city. This is a larger group of households that already live in the city and 

that are swapping or trading addresses.  

In general, there are twice times as many existing households moving within the City 

of Ionia as there are migrating into the city. For every 45 new owner households 

migrating into the city, there are also about 90 existing owner households moving 

within the city. The latter figure is a good indicator of the number of rehabs that 

could and should be completed within the city each year.  

Conservative Scenario 

New-Builds and Rehabs by Tenure 

Annual Market Potential with Five Year Cumulatives 

The City of Ionia, Michigan 

Detached  2021   2022  2023  2024  2025 Cumulative     
For Sale  Year 1 Year 2     Year 3      Year 4      Year 5   Potential 

New-Builds Only     45     45     45     45     45        225 

    Rehabs Only     90      90     90     90     90        450  

    Cumulative   135     80     80     80     80        675 

Attached  2021   2022  2023  2024  2025 Cumulative     
For Lease Year 1 Year 2     Year 3      Year 4      Year 5   Potential 

New-Builds Only   235   235   235   235   235      1,175 

    Rehabs Only   465   465   465   465   465      2,325  

    Cumulative   700   700   700   700   700      3,500 
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The conservative scenarios described on the preceding pages are pragmatic and 

assume business as usual (notwithstanding the temporary economic impacts of 

Covid-19 during the 2020-2021 health pandemic). They also assume that existing 

master plans, zoning ordinances, municipal policies, real estate conditions, lending 

practices, incentive programs, placemaking initiatives, and the overall business 

development climate will generally remain as-is with little or no change.  

The conservative scenarios also assume that existing households already living within 

the City of Ionia will effectively swap or trade among existing housing choices. The 

vacated housing units will either be occupied (with or without improvements) by 

other resident households moving within the city; or they will remain vacant.  

The conservative scenarios represent the most attainable goals with relatively low 

risks of over-building in the market. In comparison, the aggressive scenarios 

represent the not-to-exceed maximum threshold and assumes that existing 

households moving internally within Ionia will also trade into new and rehabbed 

housing formats – if enough new choices are available.  

Conservative and Aggressive Scenarios 

Nomenclature or Terminology 

The City of Ionia, Michigan 

 Scenario Market Strategy Basis (Migration) Owner   Renter 

 Conservative New-Builds Only  In-Migration Only   45 235 

 Conservative Rehabs Only Internal Movership   90 465 

 Conservative New-Builds + Rehabs Total Movership 135 700 

 Aggressive New-Builds Only Total Movership 135 700 

For example, if the conservative scenarios indicate a market potential for 45 new-

build houses plus 90 rehabbed houses (for a total of 135); then the aggressive 

scenario indicates a maximum of 135 new-build units. As another example, if the 

conservative scenario calls for 235 new-build for-lease units plus 465 rehabbed for-

lease units (for a total of 700); then the aggressive scenario suggests a not-to-

exceed maximum of 700 new-build for-lease units.  
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The conservative and aggressive scenarios both reflect a modest boost (a.k.a., 

bolster, lift, increase, or upward adjustment) to the number of existing households by 

lifestyle cluster. This bolstering of the numbers is intended to give communities some 

benefit-of-doubt in their ability to intercept households moving into and within the 

region and counties, and ability to increase their capture rate among the target 

markets.  

The boost is about +10% and has already been integrated and reflected in the 

annual market potential for the City of Ionia. All market potential numbers under 

both the conservative and aggressive scenarios reflect the same magnitude of 

boost. 

The aggressive scenarios also represent best-case scenario or not-to-exceed 

maximums and can be achieved only if all impediments to development are either 

removed or otherwise overcome. Developers should pursue an aggressive scenario 

only after testing the market to ensure that the optimal home prices, rents, and unit 

sizes are be absorbed quickly.  

The market potential for new-builds units could also be boosted to the aggressive 

scenario and beyond, but only through significant economic events, such as new 

highway linkages (including bridges); restoration of historic districts (including 

islands); sudden in-migration following the creation of good paying jobs; and the 

development of catalytic types of projects.  



(A listing of the partnership’s markets is on the next page)  (A listing of the partnership’s markets is on the next page)  (A listing of the partnership’s markets is on the next page) 



 

Market Name Market Name Market Name 
4 Allegan City 152 Grand Rapids-South 242 Muskegon-Northeast 
6 Allendale-North 153 Grand Rapids-South 

Central 
243 Muskegon-Northwest 

7 Allendale-South 154 Grand Rapids-Southeast 246 Newaygo 
20 Baldwin 155 Grand Rapids-West 249 Norton Shores 
33 Big Rapids 157 Greenville 285 Reed City 
53 Cedar Springs 163 Hart 292 Rockford 
67 Comstock Park 166 Hastings 318 Sparta Village 

105 East Grand Rapids 170 Holland-Central-North 330 Stanton 
118 Fennville 171 Holland-Central-South 352 Walker-North 
130 Forest Hills-North 172 Holland-Northwest 359 Wayland 
131 Forest Hills-South 173 Holland-Southwest 369 Whitehall 
138 Fremont 184 Ionia 375 Wolf Lake (South)-

Ravenna 
146 Grand Haven-Central 194 Jenison 379 Wyoming-East 
147 Grand Haven-Outer 202 Kentwood/Gerald Ford 

Airport 
380 Wyoming-Grandville 

148 Grand Rapids-Central 220 Lowell 381 Wyoming-South 
149 Grand Rapids-East 221 Ludington 382 Yankee Springs 

Recreation Area 
150 Grand Rapids-North 229 Marion   
151 Grand Rapids-Northeast 241 Muskegon City   
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Project Fast Facts 

Homes of Heritage Row 

Ionia Development Company (Developer) proposes to build 14 residential housing units on East Washington 
Street and Lafayette Street in the City of Ionia. All 14 residential units will be three-bedroom/two-bath 
condominiums with seven rentals anticipated to be targeted toward households earning up to 120% of Ionia 
County’s Area Median Income (AMI), with two of the seven rental units income and rent restricted at 97% of the 
AMI, and seven homes for sale at market rate. The project is consistent with the City’s Master Plan and its goals 
that support the growth of multi-family housing.  

Property Information 458 to 492 East Washington Street and 457 to 479 Lafayette Street, City of Ionia. 
The property is 2.088 acres. 

Summary of Development 14 three-bedroom/two-bath, single-family residential units: 

• 7 residential units for rent anticipated to be targeted toward residents 
earning up to 120% of the AMI for Ionia County, and two of the units, which 
will be income and rent restricted at 97% of the AMI for the life of the plan 

• 7 residential units for sale at market rate 

Anticipated Rent, Including 
Utilities 

$2,100 for two income qualified units (~97% AMI), $386 monthly utility 
allowance (total $2,486). 

Remaining five rental unit rents are anticipated to remain up to 120% of Ionia 
County’s AMI. 

Taxable Value Current: $24,136 
Anticipated (first full year after development): $1,050,000 in year 1, 
$2,100,000 in year 2 

Anticipated Development 
Cost 

$4,450,000 

Anticipate Eligible Activities Environmental assessment, infrastructure improvements, site preparation, and 
housing development costs including a housing financing gap, contingency, and 
Brownfield/Work Plan preparation. 

Anticipated financing 
shortfall/TIF requested 

$1,549,254 ($1,499,254 for the Developer, $50,000 for the BRA) 

TIF requested is approximately 35% of development cost. 

Duration of brownfield plan 20 years 

TIF Reimbursement by 
Source 

$581,631 from state taxes (37.5%) 
$967,623 from local taxes (62.5%) 

Non-capturable debt totals $16,026 in the first year of full build out and 
$374,671 over the life of the plan. School district debt is not capturable and will 
be paid based on the property’s future taxable value. 
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1.0 Introduction 

Ionia Development Company (Developer) proposes to build 14 residential housing units at 458 to 492 East 
Washington Street and 457 to 479 Lafayette Street in the City of Ionia. Homes of Heritage Row will include seven 
rental homes and seven homes for sale, all of which will be three-bedroom, single-family townhouse style units, 
on the 2.088-acre parcel. All rental units are anticipated to be targeted toward households earning up to 120% 
AMI; however two of the seven rental units will be income restricted at 97% of AMI for the life of the plan 
(20 years), and the for-sale units will be priced at market rate. The project is consistent with the City’s Master 
Plan, has received City planning approval for the site residential units, and has goals that support the growth of 
housing.  

The property was developed into a hospital in 1955 and was occupied by Ionia Gastroenterology – University of 
Michigan Health-Sparrow until 2016, when the building structures were removed. The property is currently 
vacant land. 

1.1 Proposed Redevelopment and Future Use for Each Eligible Property 

The Developer is proposing to construct 14 new condominiums, half of which will be rentals and the other half 
will be available for sale. The property will be divided into 14 parcels, half of which are located on East 
Washington Street and half are on Lafayette Street in the City of Ionia. The amount of project investment is 
estimated to be $4,450,000. Construction is expected to start in 2027 and be completed by 2028. Homes for sale 
will be priced at market rate and rental units at $2,100 per month. The proposed site plan is included in Figure 2. 

This project focuses on providing a combination of market rate and affordable housing for individuals and families 
earning up to 120% of Ionia County’s AMI and serves an important purpose in the City of Ionia and Ionia County. 
It will expand the tax base, result in significant capital investment in the community, and most importantly, create 
new housing opportunities in a community where quality housing is needed. 

The City of Ionia Brownfield Redevelopment Authority guidance prioritizes projects that meet the City’s 
Development Initiatives Criteria. The Homes of Heritage Row exceeds, meets, or comes very close to several of 
the City’s criteria. 

Sustainable Development: The project will include high-energy-efficiency building features such as LED lighting, 
and some units will include electric vehicle chargers. The smallest units at Homes of Heritage Row will be about 
1,242 square feet, slightly over the 1,200-square-foot, one- or two-person-occupancy home in the City’s criteria. 

Housing Type Diversity: The units will be single-family townhouse style houses. All 14 units will have three 
bedrooms. According to 2024 U.S. Census estimates, only about 1.4% of rental units in the City of Ionia were built 
after 2020. (The highest percentage of rental units in the City—more than 36%—were built in 1939 or earlier. 
More than 47% of owner-occupied homes in the City were built in 1939 or earlier.) Only 14.7% of occupied 
housing structures in the City include 10 or more units. The type of housing proposed (single-family townhouse 
style units) constitute less than 20% of the existing housing in the City of Ionia. 

Neighborhoods of Focus: The project site is located north of the Grand River in the City’s Neighborhoods of Focus.  

Housing Development Activities: Half of the proposed units are housing anticipated for residents earning up to 
120% of the county’s AMI with two of the units income and rent restricted at 97% of the AMI. The rents for these 
two income and rent restricted units will be retained at rates affordable for the duration of the tax capture. The 
property is in a dense residential neighborhood and within about a half mile of Jefferson Elementary School, St. 
John Lutheran Church, Ionia County Michigan Department of Health and Human Services (MDHHS), and a 
convenience store and less than a mile from downtown Ionia and many of the City’s workplaces. The proposed 
tax capture is about a third of the total construction cost. 

https://data.census.gov/table/ACSST5Y2024.S2504?g=060XX00US2606740860
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1.2 Eligible Property Information 

No. Address Parcel Number Acres 

1 458 East Washington Street, Unit 1 34-204-400-000-001-00 0.174 

2 464 East Washington Street, Unit 2 34-204-400-000-002-00 0.145 

3 472 East Washington Street, Unit 3 34-204-400-000-003-00 0.145 

4 476 East Washington Street, Unit 4 34-204-400-000-004-00 0.145 

5 484 East Washington Street, Unit 5 34-204-400-000-005-00 0.145 

6 492 East Washington Street, Unit 6 34-204-400-000-006-00 0.145 

7 479 Lafayette Street, Unit 7 34-204-400-000-007-00 0.145 

8 493 Lafayette Street, Unit 8 34-204-400-000-008-00 0.145 

9 487 Lafayette Street, Unit 9 34-204-400-000-009-00 0.145 

10 475 Lafayette Street, Unit 10 34-204-400-000-010-00 0.145 

11 471 Lafayette Street, Unit 11 34-204-400-000-011-00 0.145 

12 467 Lafayette Street, Unit 12 34-204-400-000-012-00 0.145 

13 461 Lafayette Street, Unit 13 34-204-400-000-013-00 0.145 

14 457 Lafayette Street, Unit 14 34-204-400-000-014-00 0.174 

Total: 2.088 

The property is located in the City of Ionia, Ionia County. 

The property is owned by the Developer. A Phase I Environmental Site Assessment (ESA) was completed in 
accordance with Part 201 of the Natural Resources and Environmental Protect Act, 1994 Public Act (PA) 451, as 
amended. The Phase I did not indicate any Recognized Environmental Conditions, and no further investigation 
was recommended. 

1.2.1 Basis of Eligibility 

The property qualifies as “eligible property” under the Brownfield Redevelopment Financing Act, 1996 PA 381, as 
amended (“Act 381”), on the basis of meeting the definition of a “Housing Property” in Section 2(p)(ii). Act 381 
defines Housing Property, in part, as property on which one or more units of residential housing will be 
constructed. The project will have a total of 14 residential units. Maps depicting the location and layout of the 
property are attached as Figures 1 and 2. 

According to Section 2(o)(ii), the Housing Property must be “located in a community that has identified a specific 
housing need and has absorption data or job growth data included in the brownfield plan.” 

Specific Housing Need  

Resident feedback during the City’s 2025 Master Plan update indicated that there is strong demand among 
existing residents for townhouse-type development (this style was in the top three along with cottage courtyard 
homes and duplexes/triplexes). This is consistent with the results of the City’s 2021 Residential Target Market 
Analysis (relevant sections attached in Appendix 5).  

The Michigan State Housing Development Authority’s (MSHDA’s) West Michigan Housing Partnership F Data 
Document estimates that the for-sale and rental vacancy in Ionia County is less than 1%. It is estimated that 274 
owner-occupied units and 212 rental units are needed in Ionia County within five years. Relevant sections from 
MSHDA’s West Michigan Housing Partnership F Data Document are included in Appendix 5.  
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Job Growth Data 

According to the Bureau of Labor Statistics, jobs in Ionia County have decreased over 10 years (2015 to 2025) by 
about 1,639. Jobs have not fully rebounded to pre-pandemic numbers, exacerbated by Ionia’s Michigan 
Reformatory prison closure in November 2022.  

Even with these job losses, MSHDA and local leaders believe new homes are needed. Almost half the City’s 
housing stock was constructed before 1970, and only 4.4% was built after 2010. This is reinforced by the 
extremely low rate of homes for sale in the county. Ionia is becoming a destination for commuters to Grand 
Rapids and Lansing, which is contributing to demand for housing.  

Jobs and Labor Force Growth, 2019 to 2025 
Ionia Couty Employment  
U.S. Bureau of Labor Statistics, Annual Reports 

Year Number of Jobs 

2025 19,154 

2024 19,297 

2023 19,547 

2022 19,669 

2021 19,034 

2020 18,898 

2019 21,748 

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

2.1 Description of Costs to be Paid for with Tax Increment Revenues 

This Brownfield Plan has been developed to reimburse existing and anticipated costs to be incurred by the 
Developer to support the revitalization of underutilized parcels for new housing that meets community needs. 
New local and state tax increment revenues will be captured for reimbursement of eligible expenses based on 
actual available new tax increment revenue generated from the project. Current local and state taxes on the 
property will continue to be levied and distributed to local taxing jurisdictions. No local debt or special 
assessments will be captured to reimburse eligible activity costs. Eligible activities in this plan support 
development of seven rental housing units targeted toward households earning up to 120% of AMI with two of 
the seven units income and rent restricted at 97% of the AMI for the life of the plan. 

The proposed eligible activities include environmental assessments, infrastructure and safety improvements 
necessary to support housing, site preparation, and Brownfield/Work Plan preparation to support this housing 
development. The total cost of eligible activities anticipated to be reimbursed to the Developer, inclusive of 
contingencies, is anticipated to be $1,499,254. Authority administrative costs are anticipated to be $120,936. The 
capture of tax increment revenue for the Local Brownfield Revolving Fund (LBRF) is estimated to be $108,842. 
The estimated eligible activities and costs under this plan are also summarized in Table 1 and in the table below. 

EGLE Eligible Activities Total Cost 

Baseline Site Assessment Activities  $2,100 

Phase I Environmental Site Assessment $2,100 

  

EGLE Eligible Activities Subtotal Costs $2,100 

EGLE Eligible Activities Total Costs $2,100 
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MSHDA Eligible Activities Total Cost 

Infrastructure and Safety Improvements to Support Housing Activities  $527,525 

Sidewalks $14,026 

Water Mains + Connections $79,884 

Curb and gutter $18,025 

Sanitary Sewer Mains + Connections $78,785 

Landscaping $200,000 

Trenching and backfill for sewer and water $111,076 

Remove and replace damaged asphalt (HMA) $24,729 

Mobilization $1,000 

  

Site Preparation Activities $530,870 

Clearing and Grubbing $7,728 

Compaction & Sub-base Preparation $224,000 

Cut & Fill Operations $5,000 

Fill $53,200 

Finish Grading $27,370 

Land Balancing $8,873 

Retaining Walls $24,000 

Staking $6,300 

Temporary Erosion Control $70,000 

Temporary Site Control $2,200 

Temporary Traffic Control $14,000 

Fill, Compaction, Rough Grading $21,000 

Removal of excess and unusable soil and backfill $67,200 

  

Housing Financing Gap $250,000 

Potential Rent Loss $250,000 

  

MSHDA Eligible Activities Subtotal Costs $1,308,395 

Contingency (15%) $158,759 

Brownfield Plan/Work Plan Preparation $30,000 

Brownfield Plan/Work Plan Implementation (reimbursed to the Authority) $50,000 

MSHDA Eligible Activities Total Costs $1,547,154 

2.2 Summary of Eligible Activities 

2.2.1 Baseline Site Assessment Activities 

A Phase I ESA has been completed on the site and is included in this plan as an eligible expense. 

2.2.2 Housing Development Activities 

Housing development activities consist of infrastructure improvements, site preparation, and 
preparation/implementation of a Brownfield Plan and an Act 381 Work Plan. This includes a contingency (15%) 
related to the infrastructure and safety improvements necessary to support housing and site preparation 
activities. A MSHDA Act 381 Work Plan will be pursued, and, upon approval, these costs will be reimbursed with 
school and non-school tax increment revenues. 
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2.2.3 Authority Expenses 

Eligible administrative costs incurred by the Authority are included in this plan as an eligible expense at a flat fee 
of 10% of local tax capture.  

2.3 Estimate of Captured Taxable Value and Tax Increment Revenues 

The initial taxable value will be the 2025 taxable value, which is $24,136. An estimate of the captured taxable 
value for this redevelopment by year is depicted in Table 2. Upon the sale of the property, this plan will capture all 
available local and state tax increment revenues, including real and personal property tax increment revenues.  

Construction is intended to start in 2027 with completion by 2028. Tax increment revenue collection will start 
within five years of the adoption of this plan and is anticipated to begin in 2027. 

Future taxable value estimates have been derived by using the redevelopment information provided by the 
Developer and reviewing market comparables. After completion of the project, the projected taxable value is 
estimated at $2,100,000. Reimbursements will be made based on the actual tax increment revenue. The 
estimated captured taxable value for this redevelopment by year and in aggregate for each taxing jurisdiction is 
depicted in tabular form (Table 2). According to the Authority’s guidance, the Authority will capture 10% of tax 
increment revenues annually for deposit into the LBRF, up to an amount not to exceed the total cost of eligible 
activities. The Authority intends to capture tax increments for deposit in the LBRF in the amount of approximately 
$108,842. The plan also includes a 10% capture of the local tax increment for administrative and operating 
expenses of the Authority.  

A summary of the estimated reimbursement schedule and the amount of capture into the LBRF by year and in 
aggregate is presented in Table 3. 

2.4 Method of Financing and Description of Advances Made by the Municipality 

The eligible activities contemplated under this plan will be financed by the Developer, as outlined in this plan and 
the accompanying development and reimbursement agreement (Appendix 2). No advances from the City are 
anticipated at this time.  

2.5 Maximum Amount of Note or Bonded Indebtedness 

At this time, there are no plans by the Authority to incur indebtedness to support the development of this site, 
but such plans could be made in the future to assist in the development if the Authority chooses. 

2.6 Duration of Brownfield Plan 

The Authority intends to begin the capture of tax increment in 2027. This plan will then remain in place for 
20 years or until the eligible activities have been fully reimbursed, whichever occurs sooner. An analysis showing 
the reimbursement schedule is attached in Table 3. 

2.7 Estimated Impact of Tax Increment Financing on Revenues of Taxing 
Jurisdictions 

An estimate of the impact of tax increment financing on the revenues of all taxing jurisdictions is illustrated in 
detail in Table 2. 
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2.8 Legal Description, Property Map, Statement of Qualifying Characteristics, 
and Personal Property 

The Subject Property totals 2.088 acres and is “Housing Property” as defined in Section 2(y) of Act 381 and 
qualifies as eligible property pursuant to Section 2(p)(ii) of Act 381. A map showing eligible property dimensions is 
attached as Figure 2.  

The legal descriptions for the Subject Property parcels are as follows: 

Parcel ID No.: 34-204-400-000-001-00 

P/O THE NW 1/4, SEC 20, T7N, R6W, CITY OF IONIA, IONIA COUNTY, MICHIGAN, DESC AS; UNIT 1 OF THE 
HOMES OF HERITAGE ROW CONDOMINIUMS. RECORDED AS 2025-08241ON 11-06-2025 SPLIT FROM 
204-090-000-670-51 ON 11/18/2025 

Parcel ID No.: 34-204-400-000-002-00 

P/O THE NW 1/4, SEC 20, T7N, R6W, CITY OF IONIA, IONIA COUNTY, MICHIGAN, DESC AS; UNIT 2 OF THE 
HOMES OF HERITAGE ROW CONDOMINIUMS. RECORDED AS 2025-08241ON 11-06-2025 SPLIT FROM 
204-090-000-670-51 ON 11/18/2025 

Parcel ID No.: 34-204-400-000-003-00 

P/O THE NW 1/4, SEC 20, T7N, R6W, CITY OF IONIA, IONIA COUNTY, MICHIGAN, DESC AS; UNIT 3 OF THE 
HOMES OF HERITAGE ROW CONDOMINIUMS. RECORDED AS 2025-08241ON 11-06-2025 SPLIT FROM 
204-090-000-670-51 ON 11/18/2025 

Parcel ID No.: 34-204-400-000-004-00 

P/O THE NW 1/4, SEC 20, T7N, R6W, CITY OF IONIA, IONIA COUNTY, MICHIGAN, DESC AS; UNIT 4 OF THE 
HOMES OF HERITAGE ROW CONDOMINIUMS. RECORDED AS 2025-08241ON 11-06-2025 SPLIT FROM 
204-090-000-670-51 ON 11/18/2025 

Parcel ID No.: 34-204-400-000-005-00 

P/O THE NW 1/4, SEC 20, T7N, R6W, CITY OF IONIA, IONIA COUNTY, MICHIGAN, DESC AS; UNIT 5 OF THE 
HOMES OF HERITAGE ROW CONDOMINIUMS. RECORDED AS 2025-08241ON 11-06-2025 SPLIT FROM 
204-090-000-670-51 ON 11/18/2025 

Parcel ID No.: 34-204-400-000-006-00 

P/O THE NW 1/4, SEC 20, T7N, R6W, CITY OF IONIA, IONIA COUNTY, MICHIGAN, DESC AS; UNIT 6 OF THE 
HOMES OF HERITAGE ROW CONDOMINIUMS. RECORDED AS 2025-08241ON 11-06-2025 SPLIT FROM 
204-090-000-670-51 ON 11/18/2025 

Parcel ID No.: 34-204-400-000-007-00 

P/O THE NW 1/4, SEC 20, T7N, R6W, CITY OF IONIA, IONIA COUNTY, MICHIGAN, DESC AS; UNIT 7 OF THE 
HOMES OF HERITAGE ROW CONDOMINIUMS. RECORDED AS 2025-08241ON 11-06-2025 SPLIT FROM 
204-090-000-670-51 ON 11/18/2025 

Parcel ID No.: 34-204-400-000-008-00 

P/O THE NW 1/4, SEC 20, T7N, R6W, CITY OF IONIA, IONIA COUNTY, MICHIGAN, DESC AS; UNIT 8 OF THE 
HOMES OF HERITAGE ROW CONDOMINIUMS. RECORDED AS 2025-08241ON 11-06-2025 SPLIT FROM 
204-090-000-670-51 ON 11/18/2025 
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Parcel ID No.: 34-204-400-000-009-00 

P/O THE NW 1/4, SEC 20, T7N, R6W, CITY OF IONIA, IONIA COUNTY, MICHIGAN, DESC AS; UNIT 9 OF THE 
HOMES OF HERITAGE ROW CONDOMINIUMS. RECORDED AS 2025-08241ON 11-06-2025 SPLIT FROM 
204-090-000-670-51 ON 11/18/2025 

Parcel ID No.: 34-204-400-000-010-00 

P/O THE NW 1/4, SEC 20, T7N, R6W, CITY OF IONIA, IONIA COUNTY, MICHIGAN, DESC AS; UNIT 10 OF THE 
HOMES OF HERITAGE ROW CONDOMINIUMS. RECORDED AS 2025-08241ON 11-06-2025 SPLIT FROM 
204-090-000-670-51 ON 11/18/2025 

Parcel ID No.: 34-204-400-000-011-00 

P/O THE NW 1/4, SEC 20, T7N, R6W, CITY OF IONIA, IONIA COUNTY, MICHIGAN, DESC AS; UNIT 11 OF THE 
HOMES OF HERITAGE ROW CONDOMINIUMS. RECORDED AS 2025-08241ON 11-06-2025 SPLIT FROM 
204-090-000-670-51 ON 11/18/2025 

Parcel ID No.: 34-204-400-000-012-00 

P/O THE NW 1/4, SEC 20, T7N, R6W, CITY OF IONIA, IONIA COUNTY, MICHIGAN, DESC AS; UNIT 12 OF THE 
HOMES OF HERITAGE ROW CONDOMINIUMS. RECORDED AS 2025-08241ON 11-06-2025 SPLIT FROM 
204-090-000-670-51 ON 11/18/2025 

Parcel ID No.: 34-204-400-000-013-00 

P/O THE NW 1/4, SEC 20, T7N, R6W, CITY OF IONIA, IONIA COUNTY, MICHIGAN, DESC AS; UNIT 13 OF THE 
HOMES OF HERITAGE ROW CONDOMINIUMS. RECORDED AS 2025-08241ON 11-06-2025 SPLIT FROM 
204-090-000-670-51 ON 11/18/2025 

Parcel ID No.: 34-204-400-000-014-00 

P/O THE NW 1/4, SEC 20, T7N, R6W, CITY OF IONIA, IONIA COUNTY, MICHIGAN, DESC AS; UNIT 14 OF THE 
HOMES OF HERITAGE ROW CONDOMINIUMS. RECORDED AS 2025-08241ON 11-06-2025 SPLIT FROM 
204-090-000-670-51 ON 11/18/2025 

2.9 Estimates of Residents and Displacement of Individuals/Families 

There are no residents or families residing at this property, and thus no residents, families, or individuals will be 
displaced by the project. 

2.10 Plan for Relocation of Displaced Persons 

No persons reside on the eligible property. Therefore, this section is not applicable.  

2.11 Provisions for Relocation Costs 

No persons reside on the eligible property. Therefore, this section is not applicable.  

2.12 Strategy for Compliance with Michigan’s Relocation Assistance Law 

No persons reside on the eligible property. Therefore, this section is not applicable.  

2.13 Other Material that the Authority or Governing Body Considers Pertinent 

The project will redevelop a site that has been vacant since 2016 with housing priced for Ionia’s workforce. While 
the Developer is requesting brownfield tax increment financing only for a portion of the rental units, the for-sale 
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units will also be affordably priced. The type of housing is uncommon in Ionia, diversifies housing types, and 
increases the supply of new homes in the City limits. 
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EGLE Eligible Activities Cost Contractor

Baseline Site Assessment Activities 2,100$                    

Phase I ESA (completed) 2,100$                     Mitten Environmental 

EGLE Eligible Activities Subtotal 2,100$                    

EGLE Eligible Activities Total Costs 2,100$                    

MSHDA Eligible Activities Cost Contractor

Infrastructure and Safety Improvements Necessary to Support Housing 527,525$                

Sidewalks 14,026$                  Pride Property Services LLC

Water Mains + Connections (public and private connections) 79,884$                  Pride Property Services LLC

Curb and Gutter 18,025$                  Pride Property Services LLC

Sanitary Sewer Mains + Connections 78,785$                  Pride Property Services LLC

Landscaping 200,000$                Developer estimate

    Trenching and backfill for sewer and water 111,076$                Pride Property Services LLC

    Remove and replace damaged asphalt (HMA) 24,729$                  Pride Property Services LLC

    Mobilization 1,000$                     Pride Property Services LLC

Site Preparation Activities 530,870$                

Clearing Grubbing 7,728$                     Pride Property Services LLC

Compaction & Sub-base Preparation 224,000$                Developer estimate

Cut & Fill Operations 5,000$                     Developer estimate

Fill 53,200$                  Developer estimate

Finish Grading 27,370$                  Pride Property Services LLC

Land Balancing 8,873$                      Pride Property Services LLC 

Retaining Walls 24,000$                  Developer estimate

Staking 6,300$                     Developer estimate

Temporary Erosion Control 70,000$                  Developer estimate

Temporary Site Control 2,200$                     Developer estimate

Temporary Traffic Control 14,000$                  Pride Property Services LLC

Fill, Compaction, Rough Grading 21,000$                  Developer estimate

Basements, including backfill and removal of excess / unusable soil 67,200$                  Pride Property Services LLC

Housing Financing Gap 250,000$                

Potential Rent Loss 250,000$                

MSHDA Eligible Activities Subtotal 1,308,395$            

Contingency (15%) 158,759$                

Brownfield Plan and Act 381 Work Plan Preparation 30,000$                  

Brownfield Plan/Work Plan Implementation 50,000$                  

Developer MSHDA Eligible Activities Total Costs 1,497,154$            

Authority MSHDA Eligible Activities Total Costs 50,000$                  

TOTAL MSHDA Eligible Activities Costs 1,547,154$            

 DEVELOPER ELIGIBLE ACTIVITES TOTAL COSTS 1,499,254$            

 ELIGIBLE ACTIVITIES TOTAL COSTS 1,549,254$            

MSHDA Eligible Activities Costs and Schedule

EGLE Eligible Activities Costs and Schedule

Table 1 – Summary of Eligible Costs

Act 381 Brownfield Plan

Homes of Heritage Row

City of Ionia, Ionia County, MI

Z:\2025\2501235\WORK\Rept\Homes of Heritage Row\Final Docs\Homes of Heritage Row Tables 4/6/2026



Table 2 – Total Captured Incremental Taxes Schedule

Act 381 Brownfield Plan

Homes of Heritage Row

City of Ionia, Ionia County, MI

Fishbeck | 1 of 2

Estimated Taxable Value (TV) Increase Rate: 2% increase per year

Plan Year 1 2 3 4 5 6 7 8 9 10 11

Calendar Year 2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037

*Base Taxable Value 24,136$                       24,136$                       24,136$                       24,136$                       24,136$                       24,136$                       24,136$                       24,136$                       24,136$                       24,136$                       24,136$                       

Future Taxable Value 1,050,000$                  2,100,000$                  2,142,000$                  2,184,840$                  2,228,537$                  2,273,108$                  2,318,570$                  2,364,941$                  2,412,240$                  2,460,485$                  2,509,694$                  

Incremental Difference (New TV - Base TV) 1,025,864$                 2,075,864$                 2,117,864$                 2,160,704$                 2,204,401$                 2,248,972$                 2,294,434$                 2,340,805$                 2,388,104$                 2,436,349$                 2,485,558$                 

School Capture Millage Rate

State Education Tax (SET) 6.0000 6,155$                         12,455$                       12,707$                       12,964$                       13,226$                       13,494$                       13,767$                       14,045$                       14,329$                       14,618$                       14,913$                       

**School Operating Tax 17.9568  9,211$                         18,638$                       19,015$                       19,400$                       19,792$                       20,192$                       20,600$                       21,017$                       21,441$                       21,875$                       22,316$                       

School Total 23.9568 15,366$                       31,093$                       31,722$                       32,364$                       33,018$                       33,686$                       34,367$                       35,062$                       35,770$                       36,493$                       37,230$                       

Local Capture Millage Rate

City Operating 3.0000  3,078$                         6,228$                         6,354$                         6,482$                         6,613$                         6,747$                         6,883$                         7,022$                         7,164$                         7,309$                         7,457$                         

Dial A Ride 0.7158  734$                            1,486$                         1,516$                         1,547$                         1,578$                         1,610$                         1,642$                         1,676$                         1,709$                         1,744$                         1,779$                         

Env Respons 0.1008  103$                            209$                            213$                            218$                            222$                            227$                            231$                            236$                            241$                            246$                            251$                            

Public Safety 1.1500  1,180$                         2,387$                         2,436$                         2,485$                         2,535$                         2,586$                         2,639$                         2,692$                         2,746$                         2,802$                         2,858$                         

Solid Waste Disp 1.0000  1,026$                         2,076$                         2,118$                         2,161$                         2,204$                         2,249$                         2,294$                         2,341$                         2,388$                         2,436$                         2,486$                         

Theatre Fac Imp 1.0000  1,026$                         2,076$                         2,118$                         2,161$                         2,204$                         2,249$                         2,294$                         2,341$                         2,388$                         2,436$                         2,486$                         

Parks - Fac Imp 2.0000 2,052$                         4,152$                         4,236$                         4,321$                         4,409$                         4,498$                         4,589$                         4,682$                         4,776$                         4,873$                         4,971$                         

ICISD Oper 0.1278  131$                            265$                            271$                            276$                            282$                            287$                            293$                            299$                            305$                            311$                            318$                            

ICISD Spec Educ 4.6177 4,737$                         9,586$                         9,780$                         9,977$                         10,179$                       10,385$                       10,595$                       10,809$                       11,028$                       11,250$                       11,478$                       

ICISD Voc Educ 0.9687 994$                            2,011$                         2,052$                         2,093$                         2,135$                         2,179$                         2,223$                         2,268$                         2,313$                         2,360$                         2,408$                         

County Operating 4.5181 4,635$                         9,379$                         9,569$                         9,762$                         9,960$                         10,161$                       10,366$                       10,576$                       10,790$                       11,008$                       11,230$                       

IPS Sinking Fund 2.9441 3,020$                         6,112$                         6,235$                         6,361$                         6,490$                         6,621$                         6,755$                         6,892$                         7,031$                         7,173$                         7,318$                         

Roads 0.9884 1,014$                         2,052$                         2,093$                         2,136$                         2,179$                         2,223$                         2,268$                         2,314$                         2,360$                         2,408$                         2,457$                         

Veterans 0.0992 102$                            206$                            210$                            214$                            219$                            223$                            228$                            232$                            237$                            242$                            247$                            

Library Voted 1.2017 1,233$                         2,495$                         2,545$                         2,597$                         2,649$                         2,703$                         2,757$                         2,813$                         2,870$                         2,928$                         2,987$                         

Senior Citizen 0.4863 499$                            1,009$                         1,030$                         1,051$                         1,072$                         1,094$                         1,116$                         1,138$                         1,161$                         1,185$                         1,209$                         

Local Total 24.9186 25,563$                       51,728$                       52,774$                       53,842$                       54,931$                       56,041$                       57,174$                       58,330$                       59,508$                       60,710$                       61,937$                       

Non-Capturable Millages Millage Rate

School Debt 7.7200 7,920$                         16,026$                       16,350$                       16,681$                       17,018$                       17,362$                       17,713$                       18,071$                       18,436$                       18,809$                       19,189$                       

Non-Capturable Total 7.7200 7,920$                         16,026$                       16,350$                       16,681$                       17,018$                       17,362$                       17,713$                       18,071$                       18,436$                       18,809$                       19,189$                       

 

Total Tax Increment Revenue (TIR) Available for Capture 40,929$                       82,821$                       84,496$                       86,206$                       87,949$                       89,727$                       91,541$                       93,391$                       95,278$                       97,203$                       99,166$                       

NOTES:

*Based on 2025 Taxable Value

**Only applies to 7 rental units
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Table 2 – Total Captured Incremental Taxes Schedule

Act 381 Brownfield Plan

Homes of Heritage Row

City of Ionia, Ionia County, MI

Fishbeck | 2 of 2

Estimated Taxable Value (TV) Increase Rate: 

Plan Year

Calendar Year

*Base Taxable Value 

Future Taxable Value

Incremental Difference (New TV - Base TV)

School Capture Millage Rate

State Education Tax (SET) 6.0000

**School Operating Tax 17.9568  

School Total 23.9568

Local Capture Millage Rate

City Operating 3.0000  

Dial A Ride 0.7158  

Env Respons 0.1008  

Public Safety 1.1500  

Solid Waste Disp 1.0000  

Theatre Fac Imp 1.0000  

Parks - Fac Imp 2.0000

ICISD Oper 0.1278  

ICISD Spec Educ 4.6177

ICISD Voc Educ 0.9687

County Operating 4.5181

IPS Sinking Fund 2.9441

Roads 0.9884

Veterans 0.0992

Library Voted 1.2017

Senior Citizen 0.4863

Local Total 24.9186

Non-Capturable Millages Millage Rate

School Debt 7.7200

Non-Capturable Total 7.7200

 

Total Tax Increment Revenue (TIR) Available for Capture

 

12 13 14 15 16 17 18 19 20 Totals

2038 2039 2040 2041 2042 2043 2044 2045 2046

24,136$                       24,136$                       24,136$                       24,136$                       24,136$                       24,136$                       24,136$                       24,136$                       24,136$                       -$                             

2,559,888$                  2,611,086$                  2,663,308$                  2,716,574$                  2,770,905$                  2,826,324$                  2,882,850$                  2,940,507$                  2,999,317$                  -$                                  

2,535,752$                 2,586,950$                 2,639,172$                 2,692,438$                 2,746,769$                 2,802,188$                 2,858,714$                 2,916,371$                 2,975,181$                 -$                                  

15,215$                       15,522$                       15,835$                       16,155$                       16,481$                       16,813$                       17,152$                       17,498$                       17,851$                       291,195$                     

22,767$                       23,227$                       23,696$                       24,174$                       24,662$                       25,159$                       25,667$                       26,184$                       26,712$                       435,744$                     

37,982$                       38,748$                       39,531$                       40,328$                       41,142$                       41,972$                       42,819$                       43,683$                       44,563$                       772,400$                     

7,607$                         7,761$                         7,918$                         8,077$                         8,240$                         8,407$                         8,576$                         8,749$                         8,926$                         145,597$                     

1,815$                         1,852$                         1,889$                         1,927$                         1,966$                         2,006$                         2,046$                         2,088$                         2,130$                         34,740$                       

256$                            261$                            266$                            271$                            277$                            282$                            288$                            294$                            300$                            4,892$                         

2,916$                         2,975$                         3,035$                         3,096$                         3,159$                         3,223$                         3,288$                         3,354$                         3,421$                         55,812$                       

2,536$                         2,587$                         2,639$                         2,692$                         2,747$                         2,802$                         2,859$                         2,916$                         2,975$                         48,532$                       

2,536$                         2,587$                         2,639$                         2,692$                         2,747$                         2,802$                         2,859$                         2,916$                         2,975$                         48,532$                       

5,072$                         5,174$                         5,278$                         5,385$                         5,494$                         5,604$                         5,717$                         5,833$                         5,950$                         97,065$                       

324$                            331$                            337$                            344$                            351$                            358$                            365$                            373$                            380$                            6,202$                         

11,709$                       11,946$                       12,187$                       12,433$                       12,684$                       12,940$                       13,201$                       13,467$                       13,738$                       224,108$                     

2,456$                         2,506$                         2,557$                         2,608$                         2,661$                         2,714$                         2,769$                         2,825$                         2,882$                         47,013$                       

11,457$                       11,688$                       11,924$                       12,165$                       12,410$                       12,661$                       12,916$                       13,176$                       13,442$                       219,274$                     

7,466$                         7,616$                         7,770$                         7,927$                         8,087$                         8,250$                         8,416$                         8,586$                         8,759$                         142,884$                     

2,506$                         2,557$                         2,609$                         2,661$                         2,715$                         2,770$                         2,826$                         2,883$                         2,941$                         47,969$                       

252$                            257$                            262$                            267$                            272$                            278$                            284$                            289$                            295$                            4,814$                         

3,047$                         3,109$                         3,171$                         3,236$                         3,301$                         3,367$                         3,435$                         3,505$                         3,575$                         58,321$                       

1,233$                         1,258$                         1,283$                         1,309$                         1,336$                         1,363$                         1,390$                         1,418$                         1,447$                         23,601$                       

63,187$                       64,463$                       65,764$                       67,092$                       68,446$                       69,827$                       71,235$                       72,672$                       74,137$                       1,209,361$                 

19,576$                       19,971$                       20,374$                       20,786$                       21,205$                       21,633$                       22,069$                       22,514$                       22,968$                       374,671$                     

19,576$                       19,971$                       20,374$                       20,786$                       21,205$                       21,633$                       22,069$                       22,514$                       22,968$                       374,671$                     

101,169$                     103,212$                     105,295$                     107,420$                     109,588$                     111,799$                     114,054$                     116,354$                     118,701$                     1,936,299$                 
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NOTES:
*Based on 2025 Taxable Value

**Only applies to 7 rental units

2% increase per year



Table 3 – Estimated Reimbursement Schedule

Act 381 Brownfield Plan

Homes of Heritage Row

City of Ionia, Ionia County, MI

Fishbeck | 1 of 2

Developer 

Maximum 

Reimbursement 

Proportionality
School & Local 

Taxes
Local-Only Taxes Total

Estimated Capture

State 37.5% 581,631$               -$                         581,631$               Administrative Fees 120,936$                 

Local 62.5% 967,623$               -$                         967,623$               State Brownfield Redevelopment Fund 145,597$                 

TOTAL Local Brownfield Revolving Fund 108,842$                 

EGLE 0.1% 2,100$                    -$                         2,100$                    
MSHDA 99.9% 1,497,154$            -$                         1,497,154$            

1 2 3 4 5 6 7 8 9 10 11 12 13

2027 2028 2029 2030 2031 2032 2033 2034 2035 2036 2037 2038 2039

Total State Incremental Revenue 15,366$                 31,093$                 31,722$                  32,364$                 33,018$                     33,686$                     34,367$                    35,062$                     35,770$                     36,493$                    37,230$                     37,982$                    38,748$                   

State Brownfield Redevelopment Fund (50% of SET) 3,078$                    6,228$                    6,354$                     6,482$                    6,613$                        6,747$                        6,883$                       7,022$                        7,164$                        7,309$                       7,457$                        7,607$                       7,761$                      

State TIR Available for Reimbursement 12,288$                24,866$                25,369$                 25,882$                26,405$                    26,939$                    27,484$                   28,039$                    28,606$                    29,184$                   29,773$                    30,374$                   30,988$                  

Total Local Incremental Revenue 25,563$                 51,728$                 52,774$                  53,842$                 54,931$                     56,041$                     57,174$                    58,330$                     59,508$                     60,710$                    61,937$                     63,187$                    64,463$                   

BRA Administrative Fee (10%) 2,556$                    5,173$                    5,277$                     5,384$                    5,493$                        5,604$                        5,717$                       5,833$                        5,951$                        6,071$                       6,194$                        6,319$                       6,446$                      

Local TIR Available for Reimbursement 23,007$                46,555$                47,497$                 48,458$                49,438$                    50,437$                    51,457$                   52,497$                    53,557$                    54,639$                   55,743$                    56,869$                   58,017$                  

Total State & Local TIR Available 35,295$                71,420$                72,865$                 74,339$                75,843$                    77,376$                    78,940$                   80,536$                    82,163$                    83,823$                   85,516$                    87,243$                   89,004$                  

 Reimbursement Balance 50,000$                48,861$               46,556$               44,204$                41,805$               39,357$                   36,860$                   34,312$                  31,713$                   29,062$                   26,356$                  23,596$                   20,781$                  17,908$                 

BF Implementation Costs 50,000$                  50,000$                 48,861$                 46,556$                  44,204$                 41,805$                    39,357$                    36,860$                    34,312$                    31,713$                    29,062$                    26,356$                    23,596$                    20,781$                   

      State Tax Reimbursement 18,771$                  397$                       803$                       819$                        835$                       852$                           869$                           887$                          905$                           923$                           942$                          961$                           980$                          1,000$                      

      Local Tax Reimbursement 31,229$                  743$                       1,502$                    1,533$                     1,564$                    1,596$                        1,628$                        1,661$                       1,694$                        1,728$                        1,763$                       1,799$                        1,835$                       1,872$                      

      Total Reimbursement Balance 48,861$                 46,556$                 44,204$                  41,805$                 39,357$                    36,860$                    34,312$                    31,713$                    29,062$                    26,356$                    23,596$                    20,781$                    17,908$                   

Total Annual BRA Reimbursement 1,139$                   2,305$                   2,352$                    2,399$                   2,448$                       2,497$                       2,548$                      2,599$                       2,652$                       2,705$                      2,760$                       2,816$                      2,872$                     

 Reimbursement Balance 1,499,254$           1,467,399$          1,402,939$          1,337,175$           1,270,081$          1,201,629$              1,131,794$              1,060,547$             987,860$                 913,705$                 838,051$                760,869$                 682,129$                601,798$               

MSHDA Costs 1,497,154$            1,497,154$           1,465,347$           1,400,984$            1,335,318$           1,268,325$               1,199,976$               1,130,246$              1,059,106$               986,528$                  912,484$                 836,944$                  759,878$                 681,256$                

      State Tax Reimbursement 562,072$                11,875$                 24,029$                 24,515$                  25,011$                 25,517$                     26,033$                     26,559$                    27,096$                     27,644$                     28,202$                    28,772$                     29,353$                    29,945$                   

      Local Tax Reimbursement 935,082$                19,932$                 40,334$                 41,150$                  41,982$                 42,831$                     43,697$                     44,581$                    45,482$                     46,401$                     47,338$                    48,294$                     49,269$                    50,264$                   

      Total MSHDA Reimbursement Balance 1,465,347$           1,400,984$           1,335,318$            1,268,325$           1,199,976$               1,130,246$               1,059,106$              986,528$                  912,484$                  836,944$                 759,878$                  681,256$                 601,046$                

EGLE Environmental Costs 2,100$                    2,100$                   2,052$                   1,955$                    1,857$                   1,756$                       1,653$                       1,548$                      1,441$                       1,332$                       1,221$                      1,107$                       991$                         873$                        

      State Tax Reimbursement 788$                        17$                         34$                         34$                          35$                         36$                             37$                             37$                            38$                             39$                             40$                            40$                             41$                            42$                           

      Local Tax Reimbursement 1,312$                     31$                         63$                         64$                          66$                         67$                             68$                             70$                            71$                             73$                             74$                            76$                             77$                            79$                           

      Total EGLE Reimbursement Balance 2,052$                   1,955$                   1,857$                    1,756$                   1,653$                       1,548$                       1,441$                      1,332$                       1,221$                       1,107$                      991$                          873$                         752$                        

Total Annual Developer Reimbursement 31,855$                 64,460$                 65,764$                  67,094$                 68,451$                    69,835$                    71,247$                    72,687$                    74,156$                    75,654$                    77,182$                    78,740$                    80,330$                   

LBRF Deposits * -$                           -$                           -$                           -$                           -$                              -$                              -$                             -$                              -$                              -$                             -$                              -$                             -$                            

      State Tax Capture                                                 -$                            -$                            -$                             -$                            -$                               -$                               -$                               -$                               -$                               -$                               -$                               -$                               -$                              

      Local Tax Capture 2,301$                   4,655$                   4,750$                    4,846$                   4,944$                       5,044$                       5,146$                      5,250$                       5,356$                       5,464$                      5,574$                       5,687$                      5,802$                     

      Total LBRF Capture -$                            -$                            -$                             -$                            -$                               -$                               -$                               -$                               -$                               -$                               -$                               -$                               -$                              

* Up to five years of capture for LBRF Deposits after eligible activities are reimbursed. May be taken from state and local TIR.  

LOCAL BROWNFIELD REVOLVING FUND

DEVELOPER
Beginning 

Balance

20
Estimated Total 

Years of Plan:

Brownfield Redevelopment Authority 

(BRA)
Beginning 

Balance
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Table 3 – Estimated Reimbursement Schedule

Act 381 Brownfield Plan

Homes of Heritage Row

City of Ionia, Ionia County, MI

Fishbeck | 2 of 2

Total State Incremental Revenue

State Brownfield Redevelopment Fund (50% of SET)

State TIR Available for Reimbursement

Total Local Incremental Revenue

BRA Administrative Fee (10%)

Local TIR Available for Reimbursement

Total State & Local TIR Available

 Reimbursement Balance

BF Implementation Costs

      State Tax Reimbursement

      Local Tax Reimbursement

      Total Reimbursement Balance

Total Annual BRA Reimbursement

 Reimbursement Balance

MSHDA Costs

      State Tax Reimbursement

      Local Tax Reimbursement

      Total MSHDA Reimbursement Balance

EGLE Environmental Costs

      State Tax Reimbursement

      Local Tax Reimbursement

      Total EGLE Reimbursement Balance

Total Annual Developer Reimbursement

LBRF Deposits *

      State Tax Capture                                                 

      Local Tax Capture

      Total LBRF Capture

er eligible activities are reimbursed. May be taken from state and local TIR.  

LOCAL BROWNFIELD REVOLVING FUND

DEVELOPER

Brownfield Redevelopment Authority 

(BRA)

14 15 16 17 18 19 20

2040 2041 2042 2043 2044 2045 2046 TOTAL

39,531$                    40,328$                     41,142$                    41,972$                         42,819$                     43,683$                     44,563$                    726,938$                

7,918$                       8,077$                        8,240$                       8,407$                           8,576$                        8,749$                        8,926$                       145,597$                

31,613$                   32,251$                    32,902$                   33,566$                       34,243$                    34,933$                    35,638$                   581,341$               

65,764$                    67,092$                     68,446$                    69,827$                         71,235$                     72,672$                     74,137$                    1,209,361$             

6,576$                       6,709$                        6,845$                       6,983$                           7,124$                        7,267$                        7,414$                       120,936$                

59,188$                   60,383$                    61,601$                   62,844$                       64,112$                    65,405$                    66,724$                   1,088,425$            

90,801$                   92,634$                    94,503$                   96,410$                       98,354$                    100,338$                  102,362$                 1,669,766$            

14,978$                  11,988$                   8,938$                    5,827$                        2,653$                     0$                             0$                            -$                      

17,908$                    14,978$                    11,988$                    8,938$                          5,827$                       2,653$                       -$                          

1,020$                       1,041$                        1,062$                       1,083$                           1,105$                        1,127$                        -$                           17,612$                  

1,910$                       1,949$                        1,988$                       2,028$                           2,069$                        1,525$                        -$                           32,388$                  

14,978$                    11,988$                    8,938$                      5,827$                          2,653$                       -$                           -$                          50,000$                  

2,930$                      2,990$                       3,050$                      3,111$                          3,174$                       2,653$                       -$                          50,000$                

519,847$                436,241$                 350,948$                263,934$                    175,165$                 84,020$                   (0)$                          -$                      

601,046$                 519,218$                  435,737$                 350,573$                      263,689$                  175,054$                  84,020$                    

30,550$                    31,167$                     31,795$                    32,437$                         33,091$                     33,759$                     31,543$                    558,895$                

51,279$                    52,314$                     53,369$                    54,446$                         55,544$                     57,275$                     52,477$                    938,259$                

519,218$                 435,737$                  350,573$                 263,689$                      175,054$                  84,020$                    -$                          1,497,154$            

752$                         629$                          504$                         375$                              245$                          111$                          -$                          -$                        

43$                            44$                             45$                            45$                                 46$                             47$                             -$                           740$                        

80$                            82$                             83$                            85$                                 87$                             64$                             -$                           1,360$                     

629$                         504$                          375$                         245$                              111$                          -$                           -$                          2,100$                    

81,952$                    83,606$                    85,293$                    87,014$                        88,769$                    91,145$                    84,020$                    1,499,254$           

-$                             -$                              -$                             -$                                 -$                              -$                              -$                             108,842$               

-$                               -$                               -$                               -$                                   -$                               -$                               -$                               -$                             

5,919$                      6,038$                       6,160$                      6,284$                          6,411$                       6,540$                       6,672$                      108,842$               

-$                               -$                               -$                               -$                                   -$                               -$                               -$                               108,842$               
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Table 4 - Proforma

Act 381 Brownfield Plan

Homes of Heritage Row

City of Ionia, Ionia County, MI

Fishbeck | 1 of 1

# OF RENTALS

MONTHLY 

LEASE RATE

TOTAL MONTHLY 

RENT REVENUE

TOTAL ANNUAL 

RENT REVENUE

7 $2,100.00 $14,700.00 $176,400.00

YEAR

ANNUAL RENTAL 

INCOME 4% YOY TIF Revenues Annual Expenses

Annual Debt 

Service

Cash Flow After 

Debt Service

1 $176,400 $31,855 $100,741 $175,652 -$99,994

2 $183,456 $64,460 $103,763 $175,652 -$95,960 INSURANCE 2,800.00$            

3 $190,794 $65,764 $106,876 $175,652 -$91,734 TAXES 4,200.00$            

4 $198,426 $67,094 $110,083 $175,652 -$87,309 MANAGEMENT 2,721.60$            

5 $206,363 $68,451 $113,385 $175,652 -$82,674 MAINTINENCE 1,000.00$            

6 $214,618 $69,835 $116,787 $175,652 -$77,821 VACANCY 2,520.00$            

7 $223,202 $71,247 $120,290 $175,652 -$72,740 PLACEMENT 1,150.00$            

8 $232,130 $72,687 $123,899 $175,652 -$67,421

9 $241,416 $74,156 $127,616 $175,652 -$61,853

10 $251,072 $75,654 $131,444 $175,652 -$56,025 7 UNITS

11 $261,115 $77,182 $135,388 $175,652 -$49,925 14,391.60$         100,741.20$     

12 $271,560 $78,740 $139,449 $175,652 -$43,542

13 $282,422 $80,330 $143,633 $175,652 -$36,863

14 $293,719 $81,952 $147,942 $175,652 -$29,875 7 UNITS

15 $305,468 $83,606 $152,380 $175,652 -$22,565 DEBT SERVICE 25,093.20$         175,652.40$     

16 $317,686 $85,293 $156,952 $175,652 -$14,917

17 $330,394 $87,014 $161,660 $175,652 -$6,919

18 $343,610 $88,769 $166,510 $175,652 $1,447

19 $357,354 $91,145 $171,505 $175,652 $10,196

20 $371,648 $84,020 $176,650 $175,652 $19,345

0.75

 

DSCR:

INSURANCE 2,800.00$                  1.495240902

TAXES 4,200.00$                  

MANAGEMENT 2,721.60$                  

MAINTENANCE 1,000.00$                  

VACANCY 2,520.00$                  

PLACEMENT 1,150.00$                  

7 UNITS

14,391.60$                100,741.20$          

7 UNITS

DEBT SERVICE 25,093.20$                175,652.40$          

ANNUAL EXPENSES/UNIT

ANNUAL EXPENSES
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Table 5 - Housing Financing Gap

Act 381 Brownfield Plan

Homes of Heritage Row

City of Ionia, Ionia County, MI

Fishbeck | 1 of 1

Housing TIF Financing Gap Calculation - Multifamily Rental

FORMULA Location Type (Control Rent* + Utility Limits**) - (Project Rent + Utility Limits**) = PRL x No. of Units x No. of Months x No. of Years = PRL GAP CAP Per Unit

FMR Ionia County 3 Bedroom 3,703.00$      + 386.00$              - 2,100.00$         + 386.00$               = 1,603.00$     x 2 x 12 x 20 = 769,440$     384,720$   

2 Actual Amount Needed = 250,000$     125,000$   

*Control Rent is based on market comparables which do not include utilities.

**Based on the highlighted Utility Limits Table attached.

TOTAL Housing Subsidy

Z:\2025\2501235\WORK\Rept\Homes of Heritage Row\Final Docs\Homes of Heritage Row Tables 4/6/2026
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Development/Reimbursement Agreement Pending 
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Notice to Taxing Jurisdictions   
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% Built Pre‐1970

% Built After 2010

SF% 72.4% 9.1% MF% 6.1%

91 108

Other or Multiracial

Monthly Costs:  Owners and Renters

Housing Stock

To afford median gross rent$48,436 To afford median home

Owner   0% Renter   0%

Pacific Islnd

Seasonal 1.0% # V Rent #V Owner

Total 7.1%

Median Year Built

16,474 Renter HH 23%

Asian

Am. Indian Hispanic

45,378 15,301 $63,989

Housing Costs

Population Households Median HH Income Owner HH Income Renter HH Income

37.0%

85.7%

0.0%

55.3%

47.1%

Owner Units Renter Units

Affordability Gap
Cost‐Burdened Households

Housing and Development Conditions

$838

$71,809 $41,527

Ionia

2016 Rent

$33,520

1970

Median Rooms 6.2 MM%

4.4%

Owner HH 77%

Median Move Year

Vacancy Rates

Other 4.1%

Homeownership Rate by Race/Ethnicity
Black 20.7% White 78.5%

2010

48.9%

Units

Gross Rent
$145,308

$1145/$461

$125,706

15.6%

2016 ValueHome Value

Cost M/NM Value ▲ Rent ▲

$784

6.8%

$1,145

$461

$838

$1,876

$1,038

$503

$0

$1,000

$2,000

$3,000

$4,000

$5,000

$6,000

Mortgaged Not Mortgaged

Renter 30% of Mo. Private Sector Wage

30% of Monthly Renter Income 30% of App. Miminum Wage

18% 12% 35%

82% 88% 65%

0%

10%

20%

30%

40%

50%

60%

70%

80%

90%

100%

Mortgaged Not Mortgaged Renter

Overburdened Not Burdened

1,771 

1,218  1,102  958 

1,636 

3,100 

5,516 

0

1000

2000

3000

4000

5000

6000

<30% 30% to
40%

40% to
50%

50% to
60%

60% to
80%

80% to
120%

>120%

Number of Households by AMI Group



5 year Market production goals (based on 75K units)

1 year Market production goals (based on 15K units)

212

42

168

34

380

76

5 year Partnership goals (based on 75K units)

1 year Partnership goals (based on 15K units)

7,025 6,566 13,591

1,405 1,313 2,718

Market demand (estimated annual moves)

Market supply (vacant on market, adjusted for age)

Owner Units Renter Units Total Units

274 212 486

54 38 92

Housing Policy Matchmaker Type* Low Cost and Growing

Strength and Need Type** High Strength and Low Need (Type IV)

Gap Analysis 2021

$78,276

$38,135

$186,510

$936

$62,170

$37,422

140,776 23.2% ‐8.7%

17,331

47,247

3,104

6,237

104,716

235,045

2.6%

7.1%

0.5%

0.9%

35.4%

‐13.8%

‐5.1%

607,624

5.3%

2.17 ‐‐ ‐‐ ‐‐ ‐‐ ‐‐

‐‐

‐‐

‐‐

‐‐

‐‐

‐‐

‐‐

‐‐

12.7%

15.6%

‐‐

‐‐

‐‐

‐‐

‐‐

‐‐

15.3%

26.3%

‐‐

‐‐

‐‐

‐‐

‐‐

8.6%

$63,989

$145,308

$33,520

$48,436

3,105 20%

$71,809

$41,527

$838

4.6%

15,301

Income needed for median value

Market Partnership

Overburdened households

Number % % Change Number % % Change

Median owner income, 2021

Median renter income, 2021 22.0%

6.8%

‐19.2%

‐‐

‐‐

‐‐

$66,906

13.6%

17.1%

12.0%

Homes built pre‐1940

Homes built post‐1990

Number % % Change Number % % Change

681

161

4.1%

108

91

4,561

4,674 28.4%

27.7%

1.0%

0.7%

0.6%

‐3.9%

‐26.5%

‐48.1%

15.8%

Median gross rent

Housing Quality and Vacancy

Seasonal vacancy 

"Other" vacancy

For‐Sale vacancy

For‐Rent vacancy

Market Partnership

‐54.7%

‐50.7%

‐7.3%

Household Count and Growth

Housing Affordability
Home value / partnership income

Median Income, 2021

Median home value  

Income needed for median rent

Household Change, 2016 to 2021

Household Count, 2021

Other Market Indicators

Market

Housing Policy Indicators

Partnership

Ionia
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 Phase I Environmental Site Assessment 520 E. Washington St., Ionia, MI 
 

 
  Mitten Project No. 250416 
 2 

 

Executive Summary 
 
Mitten Environmental Consulting, LLC (Mitten) has performed a Phase I ESA in conformance with the 
scope and limitations of ASTM Practice E1527-21 of 520 East Washington Street in the City of Ionia, Ionia 
County, Michigan (the Subject Property) for the benefit of Ionia Development Co. (the User).  Any 
exceptions to, or deletions from, this practice are described in Section 1.0 of this report.   
 
This assessment has revealed no recognized environmental conditions (RECs) in connection with the 
Subject Property. 
 
However, the following significant data gap was identified: 
 

• The lack of information pertaining to the former utilization of two 8,000-gallon fuel oil tanks 
(reportedly installed in 1952 and removed in 1990) represents a data gap.  Mitten was unable to 
identify the location(s) of these former UST systems relative to the current Subject Property 
boundaries.  Additionally, no site assessment report or notes pertaining to the removal of these 
UST systems were provided in EGLE or LARA documentation.  Mitten has requested to review 
available Ionia County Building Department records which may assist in identifying former UST 
system locations; however, as of the date of this report, no response has been provided.  Based 
on the potential for these former UST systems to (1) have been located on the Subject Property, 
and (2) have undocumented releases to the subsurface, the lack of information is considered to 
represent a significant data gap. 

 
 
 
 



Homes of Heritage Row 
East Washington and Lafayette Streets, Ionia 

Act 381 Brownfield Plan – Project Summary 
 

Summary of the project  

Ionia Development Company (Developer) proposes to build 14 residential housing units on 14 
parcels located at 458 to 492 E Washington Street and 457 to 479 Lafayette Street in the City of 
Ionia. Homes of Heritage Row will include seven rental homes and seven homes for sale, all three-
bedroom condominiums sitting on approximately 2.088 acres. All seven rental units will be targeted 
towards households earning up to 120% AMI with two of the seven rental units income and rent 
restricted at 97% of the AMI, and for sale units will be priced at market rate. The project is 
consistent with the City’s Master Plan, has received city planning approval for site condominiums, 
and its goals that support the growth of multi-family housing.  

The property was developed into a hospital in 1955 and was occupied by Ionia Gastroenterology – 
University of Michigan Health-Sparrow until 2016 when the building structures were removed. The 
property is currently vacant land. 

The Homes of Heritage Row will be managed by ECO LLC, a property development and 
management company based in Coopersville, MI. ECO LLC has built and currently manages 30+ 
commercial and residential properties in Grand Rapids, Plainfield Township, Ionia, and Allegan.  

How the project meets the City’s Development Initiatives 

The City of Ionia BRA guidance prioritizes projects that meet the city’s Development Initiatives 
Criteria. The Homes of Heritage Row exceeds, meets, or comes very close to several of the city’s 
criteria. 

Sustainable Development: The project will include high energy efficiency building features such 
as LED lighting, and some units will include electric vehicle chargers. The smallest units at Homes 
of Heritage Row will be about 1,242 square feet, slightly over the 1,200 square foot, one- or two-
person occupancy home in the city’s criteria. 

Housing Type Diversity: The homes will be row house type attached condominium units. All 14 
units will have three bedrooms. According to 2024 US Census estimates, only about 1.4% of rental 
units in the City of Ionia were built after 2020. (The highest percentage of rental units in the city – 
more than 36% - were built in 1939 or earlier. More than 47% of owner-occupied homes in the city 
were built in 1939 or earlier.) Only 14.7% of occupied housing structures in the city include 10 or 
more units. The type of housing proposed – attached, single family townhouse-style units – 
constitute less than 20% of the existing housing in the City of Ionia. 

Neighborhoods of Focus: The project site is located north of the Grand River in the City’s 
Neighborhoods of Focus.  

Housing Development Activities: Two of the proposed units are housing for residents earning up 
to 120% of the county’s Area Median Income. Rents will be retained at rates affordable for 120% 

https://data.census.gov/table/ACSST5Y2024.S2504?g=060XX00US2606740860


AMI for the duration of the tax capture. The property is in a dense residential neighborhood and 
within about a half mile of Jefferson Elementary School, St. John Lutheran Church, Ionia County 
MDHHS, and a convenience store, and less than a mile from downtown Ionia and many of the city’s 
workplaces. The proposed tax capture is about a quarter of the total construction cost. 

Proposed Eligible Activities 

The developer anticipates asking the City of Ionia Brownfield Redevelopment Authority for approval 
to use Brownfield Tax Increment Financing (TIF) for the costs of infrastructure, site preparation, and 
a housing financing gap. The Homes of Heritage Row project in Ionia is set to begin construction in 
2027.  

New and retained jobs 

The project is strictly housing. No permanent jobs are expected to be created or retained. 

Documentation of property eligibility 

The property will be developed with housing, which makes it eligible property pursuant to Act 381.  

A description of the public benefits that will result from the project 

The project will redevelop a site that has been vacant since 2016 with housing priced for Ionia’s 
workforce. While the developer is requesting brownfield tax increment financing only for the rental 
units, the for-sale units will also be affordably priced. The type of housing, attached townhomes, is 
uncommon in Ionia, diversifies housing types, and increases the supply of new homes in the city 
limits. 

 

Attachments: 

1. Project fast facts 
2. Documentation of developer’s property ownership 
3. Site plan, floor plans 
4. Project budget / proforma demonstrating need for funding assistance 
5. Contractor cost estimates for eligible activities 
6. MEDC rent and income limits 

 

 

 

 

 

 

 



Attachment 1 

PROJECT FAST FACTS 

Homes of Heritage Row 

Property Information 

458 to 492 East Washington Street and 457 to 479 Lafayette Street, City 
of Ionia 

The property is 2.088 acres. 

Summary of Development 

Fourteen 3-bedroom condominiums at 1242 to 1612 sq ft per unit 

Two of the seven rental units will be rented at rates affordable for 
residents earning up to 120% of the Area Median Income (AMI) for 
Ionia County. 

Anticipated Rent, Including 
Utilities 

$2,100 rent, $386 monthly utility allowance (total $2,486) 

Taxable Value 
Current: $24,136 

Anticipated (first full year after development): $2,100,000 

Anticipated Development 
Cost 

$4,450,000 

Anticipated Eligible 
Activities 

Infrastructure improvements, site preparation, and housing 
development costs including a housing financing gap 

TIF requested/Total Project 
Need 

$1,549,254 ($1,499,254 for the Developer, $50,000 for the BRA) 

Duration of Brownfield 
Plan 

20 years 

TIF Reimbursement by 
Source 

$967,623 from Ionia County and City of Ionia Taxes (62.5%) 

$581,631 from State of Michigan Taxes (37.5%) 

School district debt is not capturable and will be paid based on the 
property’s future taxable value. 

 

  



Attachment 2  

Documentation of Property Ownership 

  











Attachment 3 

Site Plans and Floor Plans 

(see Figure 3 in Brownfield Plan) 

  



Attachment 4 

Project Budget / Proforma 

(see Table 4 in Brownfield Plan) 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Attachment 5 

Contractor Cost Estimates for Eligible Activities 

 

  



 



Attachment 6 

MSHDA Income and Rent Limits 
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