
Agenda 
Ottawa County Housing Commission 

West Olive Administration Building – Conference Room F 
12220 Fillmore Street, West Olive, MI 49460 

Thursday, March 7, 2024, 10:00 am 

1. Call to Order

2. Establish Quorum

3. Approval of the Agenda for the March 7, 2024 Meeting

4. Approval of the Minutes from the January 4, 2024 Meeting

5. Old Business

A. RLF Implementation Update

B. Conflict of Interest

6. New Business

7. Public Comments

8. 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: April 4, 2024 (10:00 a.m.)

I. Discuss possible reschedule due to Spring Break

9. Adjournment



UNOFFICIAL MINUTES 
 

OTTAWA COUNTY HOUSING COMMISSION 
 
 

DATE: January 4, 2024 
 
PLACE: Ottawa County Fillmore Complex, Conference Room F 
 
PRESENT: Holly Cole, John Gibbs, Pat Harmon, Klynt Marcusse, Jared Schuitema  
 
ABSENT:  None 
 
STAFF:  Paul Sachs, Pam Vanden Heuvel, Kylie Vosburg, Ben Wetmore 
 
PUBLIC:  David Barnosky, Jose Capeles, Brian Davis, Ryan Kilpatrick, Peter Kooshian,  
  Lindsey Reames, Tom Reinsma, Chris Uhl, Don Wilkinson, and other attendees  
  that did not sign-in 
 

CALL TO ORDER 
  

President Gibbs called the meeting to order at 10:00 a.m.  A quorum was present to do 
business.   

  
APPROVAL OF AGENDA AND MINUTES 

 
HC 24-01 Cole moved to approve the Agenda for January 4, 2024. The motion passed.

 UNANIMOUS 
 
HC 24-02 Cole moved to approve the Minutes from September 14, 2023. The motion passed.

 UNANIMOUS 
 
ANNUAL REVIEW OF RULES OF PROCEDURE (I.E. BYLAWS) 

 
HC 24-03 Cole moved to approve the Rules of Procedure (i.e. Bylaws). The motion passed.

 UNANIMOUS 
 

ELECTION OF OFFICERS 
 
HC 24-04 Schuitema nominated John Gibbs as President.  
 There were no additional nominations. 
 The motion passes as shown by the following votes: Yeas: Cole, Harmon, Marcusse, 

Schuitema (4) Abstentions: Gibbs (1)     UNANIMOUS 
 

HC 24-05 Gibbs nominated Jared Schuitema as Vice President.  
 There were no additional nominations. 
 The motion passes as shown by the following votes: Yeas: Cole, Gibbs, Harmon, 

Marcusse (4) Abstentions: Schuitema (1)    UNANIMOUS 
 

HC 24-06 Gibbs nominated Pam Vanden Heuvel as Secretary.  
 There were no additional nominations. 
 The motion passes as shown by the following votes: Yeas: Cole, Gibbs, Harmon, 

Marcusse, Schuitema (5)      UNANIMOUS 
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UNOFFICIAL MINUTES 
 

OLD BUSINESS 
 
Ryan Kilpatrick (Housing Next) and Chris Uhl (IFF) presented to the Commission an 
update on the Revolving Loan Fund (RLF) implementation. Continuous outreach and 
education is ongoing about the fund; the Commission was asked to help identify any area 
employers who may be willing to contribute financially to the fund.  IFF is preparing an 
informational, data-centric report, pursuant to its contractual obligations, in order for the 
County to better understand the impact of its contributions to the fund.  Uhl asked the 
Commissioners what metrics are necessary to include above and beyond general 
reporting requirements; metrics such as cost per unit, geography, and market rate deals 
were mentioned.  The Commissioners also discussed the need to pursue a housing 
demonstration project with a local unit of government(s) that incorporates incentives as a 
means to activate more creative housing opportunities, combined with local zoning 
modifications, to help increase new housing stock options for residents. The Commission 
also discussed the mechanics of community land trusts and how they can play a role in 
facilitating housing needs, as well as opportunities within existing manufactured/mobile 
home communities.  
 
NEW BUSINESS 
 

  None 
 

PUBLIC COMMENTS 
 

Public comments were made by the following: 
 
1. Tom Reinsma 
2. Dave Barnosky 
3. Peter Kooshian 
 
OTHER BUSINESS/DISCUSSION ITEMS 
 
Lindsey Reames and Jose Capeles presented to the Commission an update on the Grand 
Rapids Housing Commission’s (GRHC) recent enrollment process for Housing Choice 
Vouchers (HCVs). They also shared that due to the fair market rents (FMR) in Ottawa 
County being higher than the average FMR that HUD uses for HCVs that GRHC is 
suggesting a study of local rental rates be completed.  The study, if conducted, would be 
used to appeal to HUD for an increase in its FMR calculation for Ottawa County.  GRHC 
is currently looking for partners to fund this study.  Reames also informed the 
Commissioners that HCVs may be used towards lot rent (mobile homes) and towards 
mortgages.  
 
President Gibbs noted there are articles included in the packet for review. 
 
President Gibbs stated that the next Housing Commission meeting is scheduled for 
Thursday, February 1, 2024 at 10:00 am. 
 
ADJOURNMENT 

HC 24-07  Schuitema moved to adjourn the meeting at 11:51 a.m.  The motion passed. 
  UNANIMOUS 
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Ottawa County Revolving Loan Fund - Status Updates

As part of the OC RLF investment agreement, Ottawa County has contracted with Housing Next
to provide support services for the purpose of ensuring the community is aware of the Revolving
Loan Fund, its intended purpose, the parameters under which the fund may invest in Housing
and to ensure that local partners are able to connect directly with the staff at IFF - the
organization through which Ottawa County has invested.

For anyone interested in learning more about the purpose of the fund, what types of housing
projects could potentially be supported by the fund, or the process to get started on a potential
development, please contact Ryan Kilpatrick: ryan@flywheelmomentum.com for a preliminary
conversation.

You may also contact the IFF staff directly if your project is ready for financing.
Chris Uhl (Executive Director of the Eastern Region): cuhl@iff.org
David Development (Senior Underwriter): ddevelder@iff.org

The following series of posts are intended to provide more context about why the revolving loan
fund was created, how it is intended to function alongside other programs to support housing in
Ottawa County, and what other tools may be necessary over time.

Projects Funded to Date
The Ottawa County Revolving Loan Fund has been used to assist with financing on two projects
in Ottawa County as of January 1, 2024. These investments include Hom Flats at Waverly &
24th Street in the City of Holland and Samaritas Senior living on Savidge in the Village of Spring
Lake.

Project Details
Samaritas Senior Living
In 2018, Four Pointes Center for Successful Aging in Grand Haven began an earnest effort to
establish additional affordable senior housing options in Northwest Ottawa County. Four Pointes
created a small subcommittee of volunteers and staff members who were dedicated to finding a
solution that would provide more housing for seniors who could no longer afford to age-in-place
within their own communities. This subcommittee worked tirelessly for three years. They
explored multiple potential pathways, they helped to establish the Ottawa County Housing
Commission, the talked with several developers and builders, and ultimately began a
relationship with Samaritas to pursue a LIHTC development.

Samaritas was able to bring multiple staff members to assist with potential site identification and
relationship building with local officials. The staff at Samaritas with support from Four Pointes
volunteers, explored more than half a dozen potential sites for a 40-60 unit senior living facility.
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Invariably, each site had problems. Many were not zoned to allow for multi-family development,
but instead only permitted single family homes. Some of the sites were more than 50% wetlands
and could not accommodate a building and the necessary parking required under local zoning.
One of the sites was an excellent fit and in a great location but the seller was looking for much
more money that a non-profit developer could afford to pay while still keeping the senior living
affordable to those who needed it.

Ultimately, a relationship with the Spring Lake Presbyterian Church offered some promise. The
church had owned two single family homes on Savidge and adjacent to the church property and
was willing to sell the homes at a very reasonable price if it meant they would be supporting
affordable housing for the region. Samaritas and Four Pointes then made their case to the
Village Planning Commission and received support for both the site plan and a tax incentive that
would allow the project to reduce costs to the tenants. The only challenge left, after more than 4
years of effort, was financing the project.

In the time between 2018 and 2022, construction costs had jumped by more than 50% and
interest rates had more than doubled. The average cost to build and finance a one-bedroom
apartment had grown from $135,000 to $215,000 in just four years. Samaritas then set out to
apply for a tax credit allocation from the Michigan State Housing Development authority. For a
detailed primer on how the federal tax credit program works, please visit
www.localhousingsolutions.org

The proposed development in Spring Lake was a good candidate for funding from the State,
with just one problem - even if the project were to receive tax credit funding, the cost of
development would still exceed the sources of funding by a little over $1,000,000.

Background for Revolving Loan Fund
The population of Ottawa County has grown at a faster rate than every other county in the State
of Michigan since 2010. Ottawa County has also added more jobs per capita than any other
County in the State over the same time period. Meanwhile, new housing construction has not
kept pace with the rate of population and job growth in the County.

For the 17-year period between 1989 and 2005, an average of 2,040 new housing units were
constructed each year. Residential construction fell by roughly 75% during the period between
2006 and 2012. Since 2012, new housing construction has averaged 1,323 units per year, this
is roughly two-thirds of the average number of units built prior to 2005, despite the much quicker
pace of growth in the community.
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When we compare this data on a per capita basis, we can see that during the period between
1989 and 2005, Ottawa County added roughly 9 new housing units for each 1,000 residents in
the County. For the period between 2010 to 2024, the number of new housing units added per
capita has fallen to just 4.3 - less than half the pace of new housing growth as compared to the
1990s and early 2000s.

Meanwhile, when we look at housing markets across the country, we can see that markets that
are producing significant amounts of new homes are also experiencing real time slowing of
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home prices. Minneapolis MN is a clear example of a midwestern city achieving price relief as a
result of large-scale new construction.

We know from basic economic principles that, if demand for something goes up and the
available amount of supply does not increase with demand, the result will be an increase in
price. This is exactly the trend we have seen in Ottawa County over the last 23 years. The chart
below illustrates the increase in home values from 2000 - 2023 in Ottawa County. Prior to 2005,
when the number of new building permits was averaging roughly 9 new homes per 1,000
residents in Ottawa County, the pace of home value growth was steady and modest. Average
home values increased by 3% - 4% per year. This allowed for homeowners to see a reasonable
rate of appreciation year over year, but it also allowed new first-time homeowners to enter the
market.
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By 2013, home value appreciation had risen to 6.8% per year, and by 2017 home value
appreciation had risen to 8.2%, more than double the typical appreciation rate prior to the
recession when new home construction was keeping pace with job growth and regional housing
demand. In 2021 and 2022, home value appreciation rose to more than 15% per year.

In 2005, the median home value in Ottawa County was $161,000. With interest rates at roughly
5%, the monthly cost of a 30-year mortgage was $780. After taxes and insurance, the cost of
homeownership for the median home in Ottawa County was $1,100 per month. This made
homeownership affordable to a family earning about $45,000 per year.

In 2022, the median home value in Ottawa County was $325,000. With interest rates at roughly
7.5%, the monthly cost of a 30-year mortgage was $2,045. After taxes and insurance, the cost
of homeownership for the median home in Ottawa County was $2,628 per month. Now, in order
to be able to afford to be a homeowner in Ottawa County, a family must earn $105,000 per year.
This means that a young family working toward becoming first-time home buyers must earn
133% more per year than the previous generation of first-time home buyers.
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Who Needs Housing in Ottawa County?
The 2021 Ottawa County Housing Needs Assessment identifies a need for 15,731 additional
housing units by the end of 2025 if the County is to find some market-based equilibrium to
reduce the rate of home price appreciation and rent growth in the County. Reaching this goal will
require communities across the County to add a collective average of 3,000 new homes per
year to the existing housing stock. This is only slightly more housing per capita than was added
during the period between 1989 and 2005.

Over the last 10 years, Ottawa County has added tens of thousands of jobs in manufacturing,
engineering, health care, and education. These are the marks of a thriving economy and a very
healthy business climate. However, with each of those new jobs often comes a new family in
need of a home.

The average salary for a first or second year engineer is $82,000. Too little to afford the
median home in Ottawa County but enough to afford the current average market rate rent of
$1,600 per month for a two-bedroom apartment.

The average salary for an entry-level manufacturing technician is $22/hr (about $50,000
per year with minimal overtime pay). Too little to afford the median home in Ottawa County
and too little to afford average market rate rent. This income level would require a housing
subsidy of roughly $400 per month to bridge the gap between what their wage affords them and
what it actually costs to rent in the local market.

The average salary for an elementary school teacher in Michigan is $66,000 per year. Too
little to afford the median home in Ottawa County and just enough to afford the average market
rate rent for a two-bedroom apartment.

The average salary for a nurse in Michigan is $88,000 per year. Too little to afford the
median home in Ottawa County, but enough to afford market rate rent.

Item 5 A



Each of these four occupations have dominated job growth in Ottawa County over the last 10
years, but none of these occupations pay salaries that are large enough to allow them to afford
to purchase the median home in the County. These wages are highly competitive and these are
better wages than many employed residents in Ottawa County have ever made themselves.
Many current Ottawa County homeowners bought homes on salaries of $35,000 to $50,000 per
year 25 years ago. But this is no longer a viable option for too many workers in our region and it
is largely because new housing construction has not been able to keep pace with job growth
and housing demand.

If homeownership is a priority in Ottawa County there are two possible avenues to achieve it,
and we will likely need to pursue them both.

Traditional Subsidies for Homeownership
The largest federal housing subsidy in the United States is the mortgage interest tax deduction
that homeowners are allowed to take on their principal residence. Prior to the 2017 Tax Cut and
Jobs Act, the mortgage interest tax deduction cost American taxpayers roughly $70 billion per
and the majority of those deductions were supporting homes priced over $500,000. That federal
subsidy has since been reduced significantly, but has not been recalibrated to better support low
and moderate income households who want to become homeowners.

The second largest federal housing subsidy is the Low Income Housing Tax Credit which is
primarily used to finance the construction and preservation of rental apartments. It is technically
possible to use these tax credits for homeownership, but the financing structure is in no way
friendly to building owner occupied housing.

So, that leaves the heavy lifting when it comes to support low and moderate income
homeownership to local units of government and philanthropy. In Ottawa County, achieving an
affordable mortgage for a household earning $50,000 per year would require homes that are
available for purchase in the $120,000 to $150,000 price range. Remember that the median
home value in Ottawa County is currently $325,000. There are still a small handful of homes
available for sale in the roughly $200,000 price point, but these can be assumed to need
significant investment in repairs and deferred maintenance.

If the median home price is $325,000 and what moderate income households can actually afford
is closer to $150,000 or less, that means we need to find $175,000 in subsidies to offset the cost
difference. And/or, we need to find much more efficient ways to build homes.
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Reducing regulatory barriers to housing construction at the right price points.

What does it cost to build housing today?
The basic elements of housing construction can be lumped into five broad categories.

1. Land
2. Construction
3. Design & Engineering
4. Permitting
5. Financing & Cost of Capital

Land Costs: If a construction project needs long term financing (i.e. a mortgage or 10 - 30
commercial loan), the cost of land will impact the cost of construction. A bank does not want a
property to be overleveraged on the cost of land. So, more often than not, the value of the
structure must be at least 4x to 5x the value of the land. Preferably, the value of the structure is
somewhere between 6x and 10x the value of the land. This is the first problem we face in
Ottawa County. Land values are relatively high compared to other regions in the State. High
land values are driven in part by the proximity to Lake Michigan, in part by the stellar school
districts in most of Ottawa County, and in part by the excellent downtown amenities in Holland,
Grand Haven, and Spring Lake. These are all healthy indicators of economic strength for the
County.

However, another factor impacts the cost of land on a per home basis. The amount of land a
builder or homeowner is required to purchase in order to build a new house. If the value of one
acre of land is $100,000 and a builder is only permitted to build one home on that acre, the full
value of the land must be taken into consideration when asking for a construction loan or a
mortgage. More often than not, the home should be valued at around $400,000 (minimum) to be
comparable to the land value of $100,000 unless there are other features of the property that
are inherently valuable as well (i.e. a significant natural feature like lake views, river frontage,
etc.).

If, instead of only being permitted to build one home on an acre the same builder is permitted to
build 7 homes on an acre, the cost of the land per home plummets. Now, the value per divided
parcel is closer to $15,000 to $20,000 and it becomes much more straightforward to build a
simple, high quality home for well under $400,000.

Construction Costs. The current median cost of residential construction is $265 per square
foot in Ottawa County. The most expensive parts of a home are typically kitchens and
bathrooms. But on average, $265/ft is a safe assumption.

In most communities in Ottawa County, builders and homeowners are required to build homes
with at least 1,000 or 1,200 square feet. While this is much smaller than the average home
being constructed today, it is still more house than many people need. Keep in mind that ⅔ of all
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households in Ottawa County are single adults or two adults without children at home. However,
1,000 square feet will cost a minimum of $265,000 to build, plus land costs, plus utility costs
(sewer/water connection or well/septic installation). All of this easily adds up to well over
$300,000, even when land is relatively inexpensive.

If, however, local municipalities
were willing to permit smaller
cottages that range from 600 to
1,000 square feet, these could
be built for a price point much
closer to $200,000, especially
where land is used efficiently.

Small home cottage clusters with shared green space.

Similarly, allowing for multi-family condominium buildings with a range of unit sizes from 500 to
1,500 square feet creates much more diversity of housing type and price point. This gives
potential homebuyers far more choice in the market place.

Multi-unit condo buildings

Where is the breakdown?
Unfortunately, there is not a single silver bullet that can solve for the lack of housing supply and
the lack of affordability in Ottawa County. Given the ingenuity and entrepreneurial spirit in our
region, the community surely would have solved this shortage long ago if there had been a
simple solution. Instead, our current housing shortage is the result of two decades of
compounding factors, many of which are rooted in the over regulation of land and construction.
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Ottawa County Housing Authority Conflict of Interest Policy 

 
OTTAWA COUNTY HOUSING COMMISSION CONFLICT OF INTEREST POLICY 

 
To be Reviewed and Signed at Each Annual Meeting 

 
 
Scope:  This Policy applies to any member (hereinafter “Individual”) of the Ottawa County Housing Commission 

(hereinafter “OCHC”). 
 
 
Definitions:  The following terms used in this Policy have the meanings ascribed below: 

"Financial Interest" means any employment compensation, shareholder interest, equity interest, 
profit sharing arrangement, or any other compensation arrangement. 
"Family Member" means the Individual's parents, spouse, siblings, children, or grandchildren.  
"Contract" means a written or oral agreement, including employment agreement, involving an 
Individual, Family Member or any legal entity in which the Individual and/or Family Member has a 
Financial Interest. 
"Promptly" means as soon as possible prior to the formation of the Contract if the Financial 
Interest exists, or within 10 days of the development of a Financial Interest. 

 
 
Reporting:  Every Individual shall Promptly report in writing to the Ottawa County Administrator the existence and 

nature of any known Financial Interest that he or she or any Family Member possesses in any Contract 
in which the OCHC is a party or a potential party.  In the event that the Ottawa County Administrator or 
his or her Family Member possesses a known Financial Interest in any Contract to which the OCHC is a 
party or a potential party, the County Administrator shall Promptly report the aforementioned Financial 
Interest, including the nature of that interest, to the Chairperson of the Ottawa County Board of 
Commissioners.  

 
 
Restriction: The OCHC shall have the right to require any Individual to terminate his or her relationship with the 

OCHC, unless a Financial Interest or the Family Member's Financial Interest is terminated.  The OCHC 
further retains the right to impose other restrictions designed to minimize or neutralize any potential 
conflict of interest due to the Financial Interest. 

 
 
 
Individual Statement: 
 
I have read this Policy and by my signature below I confirm my compliance with it. 
 
 
Signature: __________________________________________________________ 
 
Date: _________________________ 
 
Name (typed or printed):  ____________________________________ 
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�[�__d�ZaZ�� fZ���]�����d[]aZ���d�a]Z�]	ZbZa
 a�[̀ ��b�Y
�]��Z���̂ ]aZ��a�]�����a]aZ��h�[d��]��]�
]	�da�d�[��a][a�d�]̀̂��]�aZ�IZ��d��_��Z]�Y��d��d����\�ZaZ�Y���bZ[
��\�b�aa����ZY�d���Ẑ][
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