
   
  
 Agenda 
 Ottawa County Housing Commission 
 West Olive Administration Building – Conference Room F 
 12220 Fillmore Street, West Olive, MI 49460 
 Thursday, May 16, 2024, 10:00 am 

 
 
 

1. Call to Order 

2. Establish Quorum   

3. Approval of the Agenda for the May 16, 2024 Meeting 

4. Approval of the Minutes from the April 11, 2024 Meeting 

5. Presentation 

A. Housing Brownfield TIF Legislation 

6. Old Business 

A. RLF Implementation Update (Standing Agenda Item) 
 

B. MicroHomes Concept Development 

7. New Business 

8. Public Comments 

9. Other Business/Discussion Items 

A. FYI Articles - the inclusion of the FYI list of articles does not in any way imply endorsement or approval 
by the Ottawa County Housing Commission of the items contained therein  

 
B. Next Meeting: June 6, 2024 (10:00 a.m.)  

 
10. Adjournment 



UNOFFICIAL MINUTES 
 

OTTAWA COUNTY HOUSING COMMISSION 
 
 

DATE: April 11, 2024 
 
PLACE: Ottawa County Fillmore Complex, Conference Room G 
 
PRESENT: Holly Cole, Pat Harmon, Klynt Marcusse, Jared Schuitema  
 
ABSENT:  John Gibbs 
 
STAFF:  Jon Anderson, Paul Sachs, Pam Vanden Heuvel, Kylie Vosburg 
 
PUBLIC:  Chris Uhl (virtual), Don Wilkinson, and other attendees that did not sign-in 
 

CALL TO ORDER 
  

Vice President Schuitema called the meeting to order at 10:04 a.m.  A quorum was 
present to do business.   

  
APPROVAL OF AGENDA AND MINUTES 

 
HC 24-11 Klynt moved to approve the Agenda for April 11, 2024. The motion passed.

 UNANIMOUS 
 
HC 24-12 Cole moved to approve the Minutes from March 7, 2024. The motion passed.

 UNANIMOUS 
 
OLD BUSINESS 
 
Vice President Schuitema stated that Ryan Kilpatrick (Housing Next) had presented to 
the Commission an Educational Workshop Preview prior to today’s Housing 
Commission meeting.   
 
Chris Uhl (IFF) presented a couple brief items to the Commission on current Revolving 
Loan Fund (RLF) projects. 
 
NEW BUSINESS 
 
The Commission discussed the MicroHomes Neighborhood Concept Development.  The 
Commission determined that a press release could be the next step to help solicit 
feedback and support to help move the Concept forward.  Staff are targeting mid-May for 
the Release.  Ryan Kilpatrick could also serve as an advocate for the microhomes concept 
development.  Sachs stated that this topic will now become a standing agenda item.  The 
Commission also discussed conducting a Corridor Analysis within Ottawa County and 
how it could assist with gathering data for not only the microhomes neighborhood 
concept development but also other housing and infrastructure needs.  Staff will pursue. 
 
PUBLIC COMMENTS 

 
None 
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UNOFFICIAL MINUTES 
 

OTHER BUSINESS/DISCUSSION ITEMS 
 
Vice President Schuitema noted there are articles included in the packet for review.  
 
Vice President Schuitema stated that the next Housing Commission meeting is scheduled 
for Thursday, May 2, 2024 at 10:00 am.  The Commission determined there could be a 
possible reschedule for the May meeting due to Commission availability.  Sachs 
informed the Commission that a staff member and consultant will be attending the next 
Housing Commission meeting to discuss housing tax increment financing (TIF) projects. 
 
ADJOURNMENT 

HC 24-13  Schuitema moved to adjourn the meeting at 11:01 a.m.  The motion passed. 
  UNANIMOUS 
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F I N A N C E  · H O U S I N G

The outlook for home prices has changed drastically in just the
past month as Fed rate cuts look more and more distant

BY J A S O N  M A
April 21, 2024 at 1:44 PM EDT

Home News Tech Finance Leadership Well Recommends Fortune 500
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On Tuesday, Fed Chair Jerome Powell said rates would stay where they are “for as long as needed.”
M A N D E L  N GA N —A F P  V I A  G E T T Y  I M AG E S

Forecasts for U.S. home prices suddenly look a lot different compared to just a month ago,
according to Freddie Mac’s latest outlook.

Prices will increase only 0.5% in 2024 and 2025, the mortgage giant said Thursday. That’s
down sharply from its forecast in March, when it predicted home prices would rise 2.5% in
2024 and 2.1% 2025. The view for 2024 has suffered especially compared to the start of the
year, when prices were seen rising 2.8%.

To be sure, a less aggressive trajectory for home-price gains sounds like good news for
prospective buyers. But when combined with still-limited inventory and higher-for-longer
rates, the overall picture isn’t a major improvement.

“While housing demand is solid due to a large share of millennial first-time homebuyers
looking to buy homes, they are challenged by high mortgage rates and a lack of homes
available for sale,” Freddie Mac said in its April statement. “We expect these challenges to
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persist in 2024 mainly in the absence of significant rate cuts, which will keep the rate-lock
effect in place and keep total home sales volume below 5 million in 2024.”

With the economic landscape holding steady, the main difference over the past month is in
the rates outlook and when the Federal Reserve may start easing.

A string of hotter-than-expected inflation readings to start the year gradually eroded hopes
that Fed rate cuts would be imminent. That sent U.S. bond yields and mortgage rates steadily
higher.

Then, on Tuesday, Fed Chair Jerome Powell confirmed Wall Street’s fears by saying that
because of the robust labor market and remaining progress required on inflation, rates would
stay where they are “for as long as needed.”

Treasury yields climbed even higher, with the 10-year rate topping 4.6%, sending other
borrowing costs up too. The 30-year fixed rate mortgage surged past 7% for the first time this
year, according to Freddie Mac’s reading on Thursday.

Those developments over the past month appeared to be the major catalyst for Freddie Mac’s
big downgrade in its housing market outlook.

In March, it predicted Fed rate cuts could begin as soon as the summer, with mortgage rates
staying above 6.5% through the second quarter then drifting lower in the latter half of the
year. While inventory would still be tight, “more first-time homebuyers continue to flood the
housing market” and push home prices up.

Those predictions have been removed from April’s outlook. Instead, Freddie Mac said the
Fed is now in “wait and see” mode before it starts easing, and refrained from offering more
specific guidance on rates. “We therefore expect mortgage rates to remain elevated for
longer.”

The new forecast comes as high home prices and mortgage rates have kept many Americans
away from ownership. The cost of owning a home is officially the highest on record, Redfin
said recently.

Redfin CEO Glenn Kelman said would-be buyers who held out last year are tired of waiting,
as millennials who delayed starting a family can only wait so long. He said he’s never seen
anything like it, calling it the “worst situation” for the housing market.

“Housing is in this recession, and the rest of the economy is booming,” Kelman said.
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Item 9 A

PACKET PAGE 33



Grand Rapids adopts 5 policy changes to increase housing supply and
affordability

The Grand Rapids City Commission has adopted five policy changes aimed at gradually

increasing housing supply, diversity and affordability.

The city commission at its Tuesday evening meeting unanimously approved five zoning
ordinance amendments related to housing.

The amendments will ease restrictions on accessory dwelling units (ADUs), increase the

allowable number of unrelated occupants per unit, adjust group-living requirements, allow

for more small-scale residential infill projects throughout the city, and reduce or eliminate
parking minimums in certain areas to make infill easier to accomplish.

The vote came after a yearlong process to evaluate the city’s housing policies to address the

availability gap.

Keep up with all things West Michigan business. Sign up for our free newsletters

today.

“We know that people have opted out of Grand Rapids who want to be here because of the

high costs,” said Second Ward Commissioner Milinda Ysasi during Tuesday’s meeting. “We
also know that people are living doubled up or tripled up … or living in housing that is not

adequate or quality. This is one of the tools that we have as a city. We have the ability to

Rachel Watson  - April 24, 2024

Construction on an ICCF Community Homes project in Grand Rapids’ Baxter neighborhood in mid-2023. Credit: ICCF
Community Homes
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make changes to our zoning (code) so people who want to live in the city can live here and

thrive here.”

First Ward Commissioner Jon O’Connor said it’s important to note that this “is only step

one” in the city’s plan to address housing.

“Making this change is good,” he said. “It will provide opportunities for more heads in beds.”

City Planning Director Kristin Turkelson told Crain’s Grand Rapids Business after Tuesday’s

vote that she believes the changes put Grand Rapids “on the bleeding edge” of zoning

reform changes.

“One of the reasons I came to work for the city of Grand Rapids was that there was really
progressive planning work that the community and city were interested in doing, and I think

that this is just indicative of that,” she said. “These changes are, from a planning policy

perspective, significant when you look around the country, and that’s really exciting.”

She said the planning and the city commission were “really well-aligned” on this issue.

“Our staff team and the planning commission worked really hard to do the research,

understand the data and put forward recommendations that we think will serve the

community’s need in terms of providing housing for people that want to live here — and

hopefully creating additional affordable housing,” Turkelson said. 

What’s driving the changes

The city commission asked planning staff and the planning commission to examine ways to
increase the city’s housing stock in April 2023, after the latest Kent County Housing Needs

Assessment found nearly 35,000 more housing units will be needed in the county by 2027.

Of those, more than 14,000 units will be needed in the city of Grand Rapids, or about 2,800

units per year. 

Since 2015, the city has averaged 538 new units per year, most of which are multi-unit

complexes of 20 or more units, according to Turkelson. 

The planning commission held a joint work session with the city commission last July to
discuss  “lowest-hanging fruit” policy changes that could grow the housing stock by allowing

smaller-scale development. Planning commissioners discussed the proposals at several

subsequent meetings before recommending adoption to the city commission on Jan. 25. 

Ryan Kilpatrick, lead consultant for Housing Next, said Jan. 25 that allowing for ADUs or
additional small-scale infill won’t close the 14,000-unit gap, but it could result in an

incremental uptick over time.

“We would be thrilled if there is roughly a 1% participation rate over the next five years,” he

said, referring to landowners building ADUs. “There are nearly 76,000 dwelling units in

4/24/24, 9:00 AM Grand Rapids adopts 5 policy changes to increase housing supply | Crain's Grand Rapids Business
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Grand Rapids currently. … If 1% of property owners added units to their property, it would

be very valuable.”

The current zoning ordinance is well-suited for large-scale multifamily developments but has

not historically been as accessible for typical landowners who want to build smaller-scale

projects, largely because of the cost and time involved in seeking city approvals.

“We’re probably not going to have hundreds of new developers who emerge as a result of
this, but our goal over the next year is to get at least 20 new emerging developers into that

marketplace, building two- and three- and four-unit buildings,” Kilpatrick said at the April 9

Committee of the Whole meeting. “These are the kinds of zoning provisions that actually

allow for that to occur.”

Here’s a look at the zoning ordinance changes the city adopted on Tuesday:

Accessory dwelling units

ADUs allow for the construction of a single housing unit on the same lot as an existing

residence, which affordable housing advocates have pointed to as a way to achieve a slight

increase in housing density for single-family neighborhoods. The city’s zoning ordinance for

ADUs has made it hard for any of these developments to get off the ground, in addition to

the financing and lending obstacles that come with ADU projects.  

These zoning changes will streamline the review process by allowing ADUs as a permitted

use, remove the owner occupancy requirement, modify the height and setback

requirements, permit ADUs for single- and two-family dwellings, and eliminate the parking

requirement.

During public comment sessions, some residents expressed concern that easing restrictions

around ADUs — particularly removing the owner-occupancy requirement — would cause

outside investors to buy up properties.

Synia Gant-Jordan, owner of Samaria J’s Salon Suite in the First Ward, said at a March 19

public hearing on the amendments that she sees the easing of ADU restrictions as an

opportunity to build generational wealth for people who already live here.

“I took a building down the street from my house that was burned out and turned it into my

business, and now I see this as an opportunity where I can build above my business and

increase my household income,” Gant-Jordan said. “And this is an opportunity that other

people in my community see (too).”

In an FAQ document prepared earlier this month, city staff noted that owner-occupancy

requirements make ADUs more difficult to finance because they limit who can purchase the

property in the future — or more accurately, who is able to benefit from the potential

financial value of the ADU. From the perspective of a bank, this makes an investment in an

ADU a higher risk loan.

4/24/24, 9:00 AM Grand Rapids adopts 5 policy changes to increase housing supply | Crain's Grand Rapids Business
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Unit occupancy cap

The zoning amendments adopted Tuesday will increase the allowable number of unrelated
occupants who are able to live in a dwelling unit from four to six people, allowing for greater

cost-sharing of utilities and opening up housing opportunities that don’t require physical

changes to buildings.

Residents have shared concerns including the potential for an increase in noise and
nuisance complaints and the lack of enforcement capacity by the city. Turkelson has said the

code compliance department would continue to monitor rentals for violations.

Group living requirements

The zoning ordinance amendments include a pair of changes to group living regulations.

The first would modify single-room occupancy (SRO) requirements to allow for small SRO

developments like boarding houses in residential districts, where they are currently banned,
through a tiered review process based on proposed unit size. Owners would be asked to

submit a good neighbor plan, and minimum tenancy would be increased from 32 days to 90

days. 

The group living amendments also modify transitional and emergency shelter requirements
to allow small-scale shelters in residentially zoned districts, adding use regulations and

requiring a good neighbor plan when they are permitted as a special land use. 

Small-scale residential infill

In Traditional Neighborhood-Low Density Residential zone districts, the amendments will

reduce lot area and width requirements for two-family and multiple-family residential

developments of six or fewer units.

They also will permit multifamily residential developments of six or fewer units on low- to

moderate-density residential streets and will allow for the conversion of existing single- and

two-family housing stock to higher densities.

Parking minimums

The amendments will eliminate parking requirements for developments of six or fewer

dwelling units on low- to moderate-density residential streets in the TN-LDR zone districts.

Developers also would be able to gain parking reductions for projects if their development is

located within a half-mile of transit instead of the current 300-foot requirement.

Turkelson said earlier this month that keeping the parking requirements would “make it
extremely difficult for us to build small-scale development.”

4/24/24, 9:00 AM Grand Rapids adopts 5 policy changes to increase housing supply | Crain's Grand Rapids Business
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“Where we have existing lots or existing buildings to convert to density, that same lot

simply cannot accommodate the parking requirements that are in place today,” she said.

“So that’s why those recommendations are very much tied together.”

More from Crain’s Grand Rapids Business:

Developer plans 181-unit mixed-use apartment community in Creston neighborhood

Executive recruiter WilliamCharles Search Group acquires Pittsburgh firm

Tribal business execs uncertain if minority certification changes will solve impasse

Rachel Watson

Rachel Watson is a Crain's reporter covering residential real estate in West Michigan, as well as the state's

tourism and insurance industries. Email Rachel at rachel.watson@crain.com.
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There is no burying the lead on 2023: it was IFF’s most 
impactful year to date. We made more loans to more nonprofit 
changemakers than ever before in our 35-year history.

We say this humbly, but proudly, and with a deep appreciation 
for the investors and funders whose steadfast support made 
this achievement possible.

Because of your faith in IFF’s strategic direction—just a few 
short years after a global pandemic that brought the economy 
to a standstill and put the communities we serve in harm’s 
way—we have been able to scale our platform of leadership, 
capital, and real estate solutions to deliver a historic investment 
in local changemakers just when they most needed it.

Specifically, in 2023, we:
• Closed a record 153 loans providing $233.9 million in capital

to nonprofit changemakers—exceeding our previous high
by over $100 million;

• Raised $130 million in capital to support the incredible
demand for our loans;

• Through our lending, leveraged $1.28 billion in total
community investment and supported the development of
4.97 million square feet of real estate;

• Consulted on 90 nonprofit facilities projects, including
managing the construction of over 32,000 square feet of
real estate;

• Completed two community-driven development projects in
the Chicago Metro area, with additional projects underway
in Detroit, Grand Rapids, and St. Louis;

• Surpassed the $1 billion threshold in total managed assets.

In addition to these milestones, we also deepened IFF’s 
presence across our Midwest region—opening an office 
in Cleveland to better serve Northeast Ohio; appointing 
an executive director to lead and grow our work in Indiana; 
partnering with state and local government in Michigan 
to expand quality child care facilities and build affordable 
housing; working with state and local government in Illinois to 
convert once vacant hotels into safer and more stable shelters 
for the unhoused population; and continuing to engage with 
stakeholders in cities and states across the region to support 
a facilities-forward approach to expanding the availability of 
quality child care by leveraging our research, programming, 
development, and more.

While there’s much to celebrate about what we accomplished 
in 2023, there were significant challenges, too—and our 
success was by no means guaranteed. A perfect storm was 
brewing with the demand for and supply of IFF’s capital, and 
we found ourselves at a crossroads.

As public funds meant to help communities rebuild after 
the pandemic started to flow to local nonprofits, increasing 
the demand for IFF’s loans, the Federal Reserve also raised 
interest rates precipitously to help curb inflation, unsettling 
the financial markets. The result: capital became scarcer and 
more expensive for everyone than it had been in a long time.

In this environment, many banks as well as some CDFIs 
pulled back on their lending until the situation settled, which 
increased the demand for IFF’s loans even more. We had a 
choice to make. Do we immediately pull back? Or do we lean 
into our mission and on our relationships, fully leverage IFF’s 
platform, and ensure that local changemakers have the capital 
they need to rebuild after the pandemic?

Of course, you know the answer to that question because you 
leaned in with us! You saw the need for IFF’s capital and real 
estate services in communities across the Midwest, and you 
offered your partnership and provided us with the financial 
support to meet the moment.

Together, we made a historic investment in local 
changemakers in 2023.

Thank you!

Joe Neri	
Chief Executive Officer

Cheryl Wilson
Board Chair

IFF’s 2023 Annual Report

FROM IFF’S CEO AND BOARD CHAIR 
A HISTORIC INVESTMENT IN LOCAL CHANGEMAKERS
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Lending Impact Numbers
When nonprofits have access to flexible financing designed with their needs in mind, they can 
create safe, inspiring facilities to support their clients and strengthen their communities.

LENDING HIGHLIGHTS
As IFF has grown, so too has the average size of our loans – but providing 
small loans to nonpro�ts with big visions remains an indispensable 
component in our continuum for social impact.

Number of 
Loans Closed

153 2,268

4.97 M 42 M

132 1,207

$1.28 B $5.77 B

$233.9 M $1.62 BDollars of 
Loans Closed

Capital
Leveraged

Number of 
Nonpro�ts Served

Square Feet of 
Real Estate Developed

2023 1988-2023
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Lending Highlights
This year, IFF closed more loans to more nonprofits than ever before. These loans—
big and small—empower nonprofits to do more for their communities and remain an 
indispensable component in our continuum for social impact.

NUMBERS
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BY
COLLATERAL

TYPE

1st Mortgage

Other*

Unsecured

Subordinate Mortgage

UCC

Leasehold Mortgage
73%

13%

5%

3%
3% 3%

*The vast majority of “other” represents NMTC transactions where IFF 
generally has an indirect interest in the collateral due to the program’s 
structuring requirements.

A�ordable Housing

1%2%2%

Schools

Community Development

Health Care

Arts and Culture

Multi-sector

Early Childhood Education

Universal Access Services

Workforce Development

Housing: Other

Other

Youth Services

Education: Other

Healthy Foods

BY
SECTOR

28%

18%

15%

7%

6%

4%

4%

4%

3%
3%

3%

Low (<50% MFI)

Moderate (50-80% MFI)

Middle (80-120% MFI) 

Upper (>=120% MFI) 

Mix or Unknown

BY
CENSUS TRACT
INCOME LEVEL

28%

22%
19%

9%

22%

Data gathered by the U.S. Census and other federal agencies/programs 
—notably the Community Reinvestment Act, Housing and Urban Devel-
opment, and Home Mortgage Disclosure Act—have transitioned to these 
new labels from income level. While the labels have changed, the percent-
ages based on Median Family Income (MFI) have remained the same; 
what were “very low” and “low” are now “low” and “moderate."

BY
STATE

Illinois

41%

15%

14%

12%

8%

7%

1%

Wisconsin

Michigan

Missouri

Indiana

Ohio

Kansas

Iowa

Minnesota

Loan Portfolio
Our commitment to supporting the full range of nonprofits across the Midwest provides our investors with a well-
secured and diversified loan portfolio. These graphs reflect the percentage of dollars in IFF’s portfolio of loans— 
which, as of Dec. 31, 2023, included 720 loans totaling $559.3 million.

Included in the figures on this page are loans made under our innovative New Markets Tax Credit (NMTC) 
Small Project Loan Pool, which brings the benefits of NMTC financing—low rates and seven-year, interest-only 
payments—to smaller nonprofit projects throughout the Midwest.
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The noticeable spike in our revenues in 2020 was due to a one-time major gift of $15 million from philanthropist MacKenzie Scott. 
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The noticeable spike in our revenues in 2020 was due to a one-time major gift of $15 
million from philanthropist MacKenzie Scott in December 2020. IFF was one of the 
many nonpro�ts to receive such a gift after a rigorous, data-driven vetting process that 
identi�ed organizations with strong leadership teams, clear track records of results, 
and a focus on communities facing challenges related to food insecurity, racial inequi-
ty, poverty, and low access to capital.

Financial Performance
Ensuring a financially strong IFF is key to maximizing our ability to best deliver on our mission. In 2023, IFF 
continued to maintain a strong track record of performance. Rated four-star, AAA+ from AERIS, positioning IFF 
as one of the handful of CDFIs in the country to merit this top rating for both impact and financial condition.
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