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Market Conditions
and Opportunities

A Financial and Market Analysis pertaining to the subject site was prepared by LandUseUSA of Laingsburg, Ml in February
2020, and is presented as an Appendix to this document (Appendix A). This analysis and the conclusions drawn therefrom
are summarized below:

« The subject site is highly visible, with the
opportunity to benefit from buildings that provide
views of the downtown district. The site is ideal for
revenue-generating activities including housing,
retail, and restaurant.

« The subject site is easily walkable to
existing downtown businesses and adjacent
neighborhoods, and can leverage cross-marketing
synergies between these to attract
additional visitors.

« The subject site could attract businesses that
leverage synergies with the cluster of local
restaurants on Miller Road, or fill needed gaps in
the local retail market. There is significant export
in those retail and restaurant categories that are
conducive to traditional downtowns; this business
is overwhelmingly being conducted three miles
to the northeast in neighboring Flint Charter
Township, where a large cluster of auto-oriented
retail businesses and restaurants exists.

« The Genesee County region lacks a variety of
retail, restaurant, and housing options located in a
traditional, “Main Street” context. Small clusters of
these options, or their subsets, exist in neighboring
communities including Flushing, Linden, and
Grand Blanc, as well as in downtown Flint. There
is ample room for these options to be added to
Swartz Creek, given changing consumer demand
preferences, and a shift in the retail landscape away
from suburban, auto-oriented store models.

Source: The Developer Request for Qualifications (RFQ) prepared by Seamless
Collaborative, supported the the Market Analysis prepared by LandUseUSA; March 2020.
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Source: The Developer Request for Qualifications (RFQ) prepared by Seamless Collaborative, supported the the Market Analysis prepared by LandUseUSA; March 2020.



« The development site provides an opportunity
to create new attached housing choices that are
currently underserved in the local market. The
ideal format for revenue maximization would
consist of 2-3 stories of for-lease lofts, at or above
market rates.

« Estimated monthly per-square foot rents for
commercial and office space are uniform
throughout the Genesee County region. If the
site’s existing buildings are renovated and sublet
to merchants or restaurants with less than 2,000
square feet each, then the rents could be as high as
$1.50 per square foot.

« If, however, the commercial space is located within
a new mixed-use building with high quality design,
then it might be reasonable to pursue rents that
approach $2.00 per square foot.

« Atotal of 20 new renters are moving into the City
of Swartz Creek each year, and seeking choices
among buildings with at least five units (such
as townhouses or lofts). In addition, at least 80
existing renters are moving within the city each
year, searching for choices among buildings with at

least five units. Therefore, the total movership and
maximum market potential is 100 units per year.

+ 280 households across five moderate-income
Lifestyle Clusters were identified as residing within
Swartz Creek, which belong to Target Market groups
with a propensity to seek housing in buildings
with four or more units. For example, there are
125 households in the ‘Family Troopers’ cluster
(055) residing in Swartz Creek. In a given year, 32
of these households would be inclined to move

Tirae l_-t-ll_-"_ |

within Swartz Creek to a building with four or more
units—assuming housing in their preferred format
were available.

« New lofts in this market should be small and
compact, including some studios, with sizes of
450 to 650 square feet. Units should be marketed
as “For-Lease Lofts” rather than “For-Rent
Apartments.” The smallest units can have the
highest rents per square foot, and the largest units
will command the lowest rents per square foot.

Source: The Developer Request for Qualifications (RFQ) prepared by Seamless
Collaborative, supported the the Market Analysis prepared by LandUseUSA; March 2020.
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Table of Contents

Financial and Market Analysis

Section A
Section B
Section C
Section D
Section E

Section F

Retail - Market Analysis
Commercial Real Estate Analysis
Urban Lofts - Market Analysis
Target Market Profiles

Michigan's Missing Middle

Maps, Conceptual Plan, Economics



Section

Retail
Market Analysis

L_J E] o T

| oo
i S e B Ui B M M LR S
MILLER RD./ ADD ON-STREET PARALLEL PARKING

o I

{
|
|
\
{

EXISTING BULDINGS / |
I-STORY

COMERCIAL
INCUBATORS

RETAL GROUND || |
FLCOR [ ‘
2-3 STORIES

5.2 K ANCHOR =
2-4 STORIES

g

n

£— 5-&" SIDEWALK
é— PARKING [ LAMP POsTS 66’ oc. ALT FOOP &

TBLLLLLLLLLI LY

4//-//__‘_

HAYES 5T.

m
Ll

Preferred Development Scenario
Prepared by Michael Campbell
and McKenna Associates



Retail Leakage Analysis | Year 2020 Page 1 of 2
The City of Swartz Creek with Comparisons

Restaurants  Total Retail

Food Service Trade
NAICS Code = 72 44-45
# of Existing Establishments
Genesee County 683 1,506
The City of Swartz Creek 14 20
The City of Flint 167 377
Flint Township 96 258
Total Transacted Sales ($S000)
Genesee County $685,078.2 $6,836,616.4
The City of Swartz Creek $13,285.7  $100,784.7
The City of Flint $95,443.0  $740,210.0
Flint Township $101,737.0 $1,065,349.0
Average Sales per Estab. (SMil.)
Genesee County $1.0 $4.5
The City of Swartz Creek $0.9 $5.1
The City of Flint $0.6 $2.0
Flint Township $1.1 $4.1
Forecast Population
Genesee County 417,000 417,000
The City of Swartz Creek 8,000 8,000
The City of Flint 100,000 100,000
Flint Township 35,000 35,000
Transacted Sales per Capita ($)
Genesee County $1,643 $16,395
The City of Swartz Creek $1,661 $12,598
The City of Flint $954 $7,402
Flint Township $2,907 $30,439

Source: Underlying data provided by the United States Economic Census
with all forecasts and estimates by LandUseUSA | Urban Strategies in collaboration
with Seamless Collaboration and for the City of Swartz Creek; February 2020.



Retail Leakage Analysis | Year 2020
The City of Swartz Creek with Comparisons

NAICS Code =

Forecast Per Capita Income
Genesee County

The City of Swartz Creek
The City of Flint

Flint Township

Total Personal Income ($Mil.)
Genesee County

The City of Swartz Creek

The City of Flint

Flint Township

Implied Market Share (%)
Genesee County

The City of Swartz Creek
The City of Flint

Flint Township

Implied Net Leakage (%)
The City of Swartz Creek
The City of Flint

Implied Net Import (%)
Flint Township

Restaurants
Food Service

72

$25,000
$28,000
$17.,000
$25,000

$10,425.0
$224.0

$1.700.0
$875.0

6.6%
5.9%
5.6%
11.6%

-10%
-15%

43%

Page 2 of 2

Total Retail

Trade
44-45

$25,000
$28,000
$17,000
$25,000

$10,425.0
$224.0

$1.700.0
$875.0

65.6%
45.0%
43.5%
121.8%

-31%
-34%

46%

Source: Underlying data provided by the United States Economic Census
with all forecasts and estimates by LandUseUSA | Urban Strategies in collaboration
with Seamless Collaboration and for the City of Swartz Creek; February 2020.



Revenue Potential and Job Creation
The City of Swartz Creek, Michigan | 2020

Sales per Jobs per
NAICS Establishment Establishment
Code Category Description ($Mil.) (#)
44-45 Retail trade (Industry Average) $4.7 15
4451  Grocery stores $6.1 24
4452 Specialty food stores $0.6 5
4453 Beer, wine, and liquor stores $0.9 4
44711 Convenience stores with gasoline $3.9 7
44611 Pharmacies and drug stores $6.9 14
44612 Cosmetics, beauty supply stores $1.0 11
44613 Optical goods stores $1.0 7
452111 Department stores (excl. discount) $13.0 123
452112 Discount department stores $9.9 64
4481 Clothing stores $1.4 14
4482 Shoe stores $1.1 8
44111 New car dealers $59.1 71
44112 Used car dealers $3.3 5
44121 Recreational vehicle dealers $3.9 17
44122 Motorcycle, boat, dealers $3.3 8
44131 Auto parts, accessories stores $1.5 11
44132 Tire dealers $1.7
4421  Furniture stores $3.6 13
44221 Floor covering stores $2.5 7
44229 Home Furnishings, Other $2.2 11
443141 Household appliance stores $3.0 11
443142 Electronics stores $1.9 8
4441 Building material, supplies dealers $7.2 26
4442 Lawn, garden equip., supply stores $1.4 )
45111 Sporting goods stores $2.3 11
45112 Hobby, toy, and game stores $2.3 22
4512 Book stores and news dealers $1.4 9
4531  Florists $0.6 7
45321 Office supplies, stationery stores $1.7 11
45322 Gift, novelty, and souvenir stores $0.6 8
4533 Used merchandise stores $0.5 7
45391 Pet and pet supplies stores $1.6 11
722  Restaurants, Food Service $1.2 23

Source: Underlying data is based on the United States Economic Census of Retail Trade and the

American Community Survey with estimates, forecasts, and calculations by LandUseUSA | Urban Strategies.
Prepared in collaboration with Seamless Collaborative and for the City of Swartz Creek; 2020.

Jobs per establishment include both full-fime and part-time positions.



Retail Market Parameters
The City of Swartz Creek, Michigan

2000 2010 2019 2024
Population and Income Census  Share Census  Share  Estimates Share  Projections Share
Total Population 80,266 . 81,061 . 79,099 . 77,903
Per Capita Income $22,742 . $24,835 . $26,286 . $29,694
Total Personal Inc. ($Mil.) $1,825.4 . $2,013.1 . $2,079.2 . $2,313.3
2000 2010 2019 2024
Population by Age Census  Share Census  Share  Estimates Share  Projections Share
Oto4 308 6% 340 6% 294 5% 277 5%
510 14 627 12% 733 13% 682 12% 664 12%
15t0 19 314 6% 359 6% 339 6% 325 6%
20 to 24 335 7% 294 5% 288 5% 301 5%
2510 34 656 13% 665 12% 632 1% 636 1%
35to 44 750 15% 737 13% 667 12% 665 12%
45 to 54 734 14% 749 13% 663 12% 635 1%
55to 64 538 1% 723 13% 809 14% 743 13%
651074 454 9% 590 10% 696 12% 744 13%
7510 84 296 6% 410 7% 423 7% 485 9%
85+ 95 2% 157 3% 195 3% 205 4%
Median Age: 40.1 . 41.0 . 441 . 44.6
2000 2010 2019 2024
Marital Status Census  Share Census  Share  Estimates Share  Projections Share
Married, Spouse Present 2,195 53% 2,421 52% 2,272 48% 2,273 48%
Married, Spouse Absent 88 2% 129 3% 99 2% 101 2%
Divorced 535 13% 594 13% 731 16% 741 16%
Widowed 330 8% 405 9% 388 8% 392 8%
Never Married 1,031 25% 1,134 24% 1,221 26% 1,231 26%
Age 15+ Population 4,171 . 4,684 . 4,712 . 4,738

Source: Underlying data provided by the Decennial Census, plus estimates by eSite Analytics.
Analysis and exhibit prepared by LandUseUSA in collaboration with Seamless Collaborative; 2020.



Retail Market Parameters
7-Mile Radius for Downtown Swartz Creek

2000 2010 2019 2024
Population and Income Census  Share Census  Share  Estimates Share  Projections Share
Total Population 5,106 . 5,756 . 5,687 . 5,679
Per Capita Income $22,213 . $23,690 . $27,060 . $30,628
Total Personal Inc. ($Mil.) $113.4 . $136.4 . $153.9 . $173.9
2000 2010 2019 2024
Population by Age Census  Share Census  Share  Estimates Share  Projections Share
0to 4 5,007 6% 4,701 6% 4,254 5% 4,132 5%
510 14 11,044 14% 10,589 13% 9,335 12% 9,064 12%
15t0 19 5,386 7% 5,780 7% 4,878 6% 4,609 6%
20 to 24 4,714 6% 4,473 6% 4,682 6% 4,565 6%
25to 34 10,120 13% 9,188 1% 8,914 1% 9,017 12%
35to 44 13,318 17% 9,993 12% 8.872 1% 8,685 1%
45 to 54 11,522 14% 12,580 16% 10,787 14% 9,801 13%
55 to 64 7,851 10% 10,739 13% 12,018 15% 11,355 15%
6510 74 6,212 8% 6,628 8% 8,511 1% 9.216 12%
7510 84 3,710 5% 4,560 6% 4,627 6% 5216 7%
85+ 1,384 2% 1,830 2% 2,221 3% 2,242 3%
Median Age: 38.1 . 40.9 . 43.5 . 43.8
2000 2010 2019 2024
Marital Status Census  Share Census  Share  Estimates Share  Projections Share
Married, Spouse Present 34,530 54% 30,108 46% 29,425 45% 28,786 44%
Married, Spouse Absent 1,782 3% 2,438 4% 1,915 3% 1,916 3%
Divorced 7,562 12% 7,988 12% 8,753 13% 8,696 13%
Widowed 4,602 7% 5,197 8% 4,601 7% 4,563 7%
Never Married 15,653 24% 20,041 30% 20,817 32% 20,745 32%
Age 15+ Population 64,216 . 65,772 . 65,510 . 64,706

Source: Underlying data provided by the Decennial Census, plus estimates by eSite Analytics.
Analysis and exhibit prepared by LandUseUSA in collaboration with Seamless Collaborative; 2020.



Retail Market Parameters
Genesee County, Michigan

2000 2010 2019 2024
Population and Income Census  Share Census  Share  Estimates Share  Projections Share
Total Population 436,135 . 425,789 . 416,378 . 410,513
Per Capita Income $20,688 . $23,236 . $24,805 . $28,187
Total Personal Inc. ($Mil.) $9.,022.8 . $9.893.6 . $10,328.3 . $11,571.1
2000 2010 2019 2024
Population by Age Census  Share Census  Share  Estimates Share  Projections Share
0to 4 31,539 7% 27,319 6% 24,676 6% 23,983 6%
510 14 68,892 16% 59,622 14% 52,799 13% 50,884 12%
15t0 19 30,646 7% 32,030 8% 27177 7% 25,427 6%
20 to 24 27,293 6% 25,689 6% 26,373 6% 25,627 6%
25 to 34 59,035 14% 50,224 12% 49,973 12% 50,632 12%
35to 44 70,693 16% 55,060 13% 48,772 12% 47,672 12%
45 to 54 59,485 14% 64,981 15% 56,375 14% 51,252 12%
55to 64 37,940 9% 52,676 12% 59,502 14% 56,297 14%
6510 74 29,074 7% 30,938 7% 41,116 10% 45,302 1%
7510 84 16,206 4% 19,792 5% 20,718 5% 24,312 6%
85+ 5,333 1% 7,459 2% 8,898 2% 9,126 2%
Median Age: 35.1 . 38.4 . 40.6 . 41.1
2000 2010 2019 2024
Marital Status Census  Share Census  Share  Estimates Share  Projections Share
Married, Spouse Present 166,138  49% 146,328  43% 142,952  42% 140,999 42%
Married, Spouse Absent 12,347 4% 14,652 4% 11,240 3% 11,209 3%
Divorced 40,746 12% 42,125 12% 46,875 14% 46,609 14%
Widowed 21,791 6% 25,210 7% 22,096 7% 22,002 7%
Never Married 94,610 28% 110,534  33% 115,740  34% 114,827 34%
Age 15+ Population 335,704 . 338,848 . 338,903 . 335,646

Source: Underlying data provided by the Decennial Census, plus estimates by eSite Analytics.
Analysis and exhibit prepared by LandUseUSA in collaboration with Seamless Collaborative; 2020.
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Estimated Monthly Rent Per Square Foot
Commercial and Office Space
The City of Swartz Creek, Michigan
Early Spring 2020

Office and retail sublet space seems to be very similar
throughout the region. If the subject buildings are
renovated and sublet to service-based business with less
than 2,000 square feet each, then the rents could be as
high as $1.50 per square foot.

¢ The Cities of Flint, Flushing, Burton

B The City of Swartz Creek

0

2,000 4,000 6,000 8,000 10,000 12,000 14,000 16,000 18,000
Estimated Available Square Feet
Source: Underlying data gathered from field inventories, assessor's records, and phone interviews; and verified

through online and internet research. Analysis and exhibit prepared by LandUseUSA | Urban Strategies in
collaboration with Seamless Collaborative; February 2020.

20,000
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Estimated Monthly Rent Per Square Foot
Retail Space Only
The City of Swartz Creek, Michigan
Early Spring 2020

Office and retail sublet space seems to have similar rents throughout the region. If the
subject buildings are renovated and sublet to merchants or restaurants with less than
2,000 square feet each, then the rents could be as high as $1.50 per square foot. If the
retail space is newly built within a mixed-use building with high quality design, then it
might be reasonable to try for higher rents that approach $2.00 per square foot. It is also
2 worth noting that there are very few available spaces in the region with more than 8,000
square feet of space.

¢ The Cities of Flint, Flushing, Burton

B The City of Swartz Creek

0

T T T T T

2,000 4,000 6,000 8,000 10,000 12,000 14,000 16,000 18,000
Estimated Available Square Feet
Source: Underlying data gathered from field inventories, assessor's records, and phone interviews; and verified

through online and internet research. Analysis and exhibit prepared by LandUseUSA | Urban Strategies in
collaboration with Seamless Collaborative; February 2020.

20,000
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Estimated Price Per Acre
With Retail Buildings

1 The City of Swartz Creek, Michigan
Early Spring 2020
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A
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9” # The Cities of Flint and Flushing
‘ ¢ The City of Burton
»¢ # The City of Swartz Creek

L 4 See the next chart B Downtown Swartz Creek
% ¢ ¢ | foracloser view of
“Q this data.
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14

¢ L

0 4 6 8 10 12 14 16 18 20 22 24 2 28 3 32 34 36 38 40

Estimated Available Acreage

Source: Underlying data gathered from field inventories, assessor's records, and phone interviews; and verified
through online and internet research. Analysis and exhibit prepared by LandUseUSA | Urban Strategies in
collaboration with Seamless Collaborative; February 2020.
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Estimated Price Per Acre
With Retail Buildings

$1,200,000 - The City of Swartz Creek, Michigan
Early Spring 2020
$1,100,000 - P
$1,000000 { ¢ ®
oo Small parcels of land with retail buildings could theoretically
$900,000 - be worth up to $650,000 per acre. The subject site is only
0.53 acres. Therefore, its real estate value could be closer to
$800,000 - ¢ $345,000. This estimate is neither an appraisal nor a
recommendation.
$700,000 - *
$600,000 - .
$500,000 - o
* ¢ The Cities of Flint and Flushing
$400,000 - 2 .
. ¢ The City of Burton
$300,000 2 ¢ The City of Swartz Creek
2
$200,000 - B Downfown Swartz Creek
' *
$100,000 + ¢
¢ g
$O T T T T T T T T T 1
0.0 1.0 2.0 3.0 4.0 5.0 6.0 7.0 8.0 9.0 10.0

Estimated Available Acreage

Source: Underlying data gathered from field inventories, assessor's records, and phone interviews; and verified
through online and internet research. Analysis and exhibit prepared by LandUseUSA | Urban Strategies in
collaboration with Seamless Collaborative; February 2020.
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Estimated Price Per Acre
With Commerical and Office Buildings
The City of Swartz Creek, Michigan

Early Spring 2020

See the next chart
for a closer view of

¢ The Cities of Flint and Flushing

¢ The City of Burton

¢ The City of Swartz Creek

* 2
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12 14 16 18 20 22 24 2 28 3

Estimated Available Acreage

T
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Source: Underlying data gathered from field inventories, assessor's records, and phone interviews; and verified
through online and internet research. Analysis and exhibit prepared by LandUseUSA | Urban Strategies in
collaboration with Seamless Collaborative; February 2020.
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Source: Underlying data gathered from field inventories, assessor's records, and phone interviews; and verified
through online and internet research. Analysis and exhibit prepared by LandUseUSA | Urban Strategies in

Estimated Price Per Acre
With Commerical and Office Buildings
The City of Swartz Creek, Michigan
Early Spring 2020

Small parcels of land with commercial or office buildings could
theoretically be worth as little as $200,000 or as high as $550,000 per acre.
The subject site is only 0.53 acres. Therefore, its price could be as low as
$105,000; and as high as $290,000. This estimate is neither an appraisal nor
arecommendation.

Estimated Available Acreage

collaboration with Seamless Collaborative; February 2020.
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Estimated Price Per Acre
Commerical LAND without Buildings

1 The City of Swartz Creek, Michigan
Early Spring 2020
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1 ® | this data.

¢ ¢
i “000‘ <&

p “3 °s
_MI T I’ , T T T ‘f T T

*

T ? ’ T T

0 2 4 6 8 10 12 14 16 18 20 22 24 26

Estimated Available Acreage

28 30 32 34 36 38 40

Source: Underlying data gathered from field inventories, assessor's records, and phone interviews; and verified
through online and internet research. Analysis and exhibit prepared by LandUseUSA | Urban Strategies in
collaboration with Seamless Collaborative; February 2020.



210V Jod 9214 pajowisy

$1,200,000
$1,100,000
$1,000,000
$900,000
$800,000
$700,000
$600,000
$500,000
$400,000
$300,000
$200,000

$100,000

$0

Source: Underlying data gathered from field inventories, assessor's records, and phone interviews; and verified
through online and internet research. Analysis and exhibit prepared by LandUseUSA | Urban Strategies in

Estimated Price Per Acre
Commerical Land only, without Buildings

. The City of Swartz Creek, Michigan
Early Spring 2020
- The land without any buildings may be worth as much as $225,000 per acre. The
subject site is only 0.53 acres of land (excluding an adjacent city-owned parking
) lot). Therefore, its peak value could be closer to $120,000 (without any buildings).
This estimate is neither an appraisal nor a recommendation.
¢ The Cities of Flint and Flushing
T N ¢ The City of Burton
i # The City of Swartz Creek
*
T 2
- \ g
* . * *
i o ¢ o * . " ®
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Estimated Available Acreage

collaboration with Seamless Collaborative; February 2020.
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Annual Absorption | Swartz Creek
Renter Target Markets | Year 2020

Bohemian Groove | K40 | City-wide Annual Absorption
10 Buildings with 5+ Units, For-Lease
1
Full St Ahead|oso - ,
ull Steam Ahead | 5 B \inimum =20 units
. j (based on In-Migration)
Digital Dependents | O51 5
"y | Maximum =100 units
Urban Ambition | 052 5 (Totol Movership)

Striving Singles | 054 . -
Family Troopers | 055 I s

20

40

Humble Beginnings | P61 |

Senior Discounts | Q65 . 2 10

A total of 20 new renters are moving into the City of Swartz Creek each year and
looking for choices among buildings with at least 5 units (such as townhouses and
lofts, for example). In addition, at least 80 existing renters are moving within the city
each year searching for choices among buildings with at least 5 units. Therefore, the
total movership and maximum market potential is 100 units.

In other words, there is an exceptional high rate of internal movership among existing
renters; but relatively low in-migration among new renters. The high rates of internal
movership suggest that there may be some dissatisfaction among the city's existing
renters with the quality of available choices - so they move as soon as they can.
Meanwhile, low rates of in-migration also suggests that prospective new renters are
not finding what they would want - so they are going elsewhere.

In this type of a rental market, new units like small compact lofts should be well-
received by the city's existing renters, as well as a few new renters. For the subject
site, nearly all of the units should be one or two bedrooms. The unit sizes should be
kept small to ensure that the prices are attainable for households with moderate
incomes.

Underlying Mosaic Lifestyle Clusters provided by Experian Decision Analytics through ‘
2018. Analysis & exhibit prepared by LandUseUSA | Urban Strategies © on behalf of the

. . LandUseUSA
City of Swartz Creek; 2020. UrbanStrategies
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$1.80

$1.60

$1.40

$1.20

$1.00

$0.80

$0.60

$0.40

$0.20

$0.00

Estimated Monthly Rent Per Square Foot
For-Lease Attached Residential Units
All West Side Submarkets in Genesee County

New Lofts

Early Spring 2020

New lofts should be small and compact lofts (including some studios) with 450
to 650 square feet. Market the units as "for-leaes lofts" rather than "for-rent
apartments”. The smallest units can have the highest rents per square foot; and
the largest units will have the lowest rents per square foot. If possible, provide
balconies for the largest units. Enclosed garages are not necessary; on-street
or alley parking should suffice.

New
Townhouses

¢ All West Side Submarkets, Genesee County

200 400

600 800 1,000 1,200 1,400 1,600 1,800 2,000

Estimated Available Square Feet

Source: Underlying data gathered from field inventories, assessor's records, and phone interviews; and verified
through online and internet research. Analysis and exhibit prepared by LandUseUSA | Urban Strategies in
collaboration with Seamless Collaborative; February 2020.



Residential Tenure and Vacancies
The City of Swartz Creek, Michigan

77% Owner-
Occupied

23%
Renter-
Occupied

Tenure

73% Owner-
Occupied

Tenure

73% Owner-
Occupied

Tenure

64% Owner-
Occupied
36%
Renter-
Occupied

Tenure

57% Owner-
Occupied

Tenure

Prepared by LandUseUSA | Urban Strategies © in collaboration with Seamless Collaborative and for the City
of Swartz Creek. Underlying data provided by the ACS through 2017. Includes on the units that are for-sale or
for-lease. Excludes units that have been rented or sold and are waiting to be occupied. Also excludes units

that are seasonally occupied.
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The City of
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S 0% —
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10% —
5% —
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10% —
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Housing Market Parameters
The City of Swartz Creek, Michigan

Households by Income
$0-$15,000

$15,000 - $24,999
$25,000 - $34,999
$35,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999
$100,000 - $149,999
$150,000 +

Average Hhid Income
Median Hhid Income
Total Households

Households Tenure
Total Housing Units
Total Occupied Units
Owner, w/Mortgage
Owner, Free & Clear
Renter Occupied

Vehicles Available
0 Vehicles Available
1 Vehicle Available
2+ Vehicles Available

Vehicles per Households

2000 2010
Census  Share Census
232 10% 373
341 15% 381
316 14% 364
384 17% 441
459 21% 445
273 12% 256
174 8% 216
35 2% 79
$50,755 $53,300
$42,976 $38,989
2,234 2,554
2000 2010
Census  Share Census
2,356 2,749
2,554
1,182
630
743
2000 2010
Census  Share Census
152 7% 210
755 34% 977
1,328 59% 1,368
1.70 1.76

Share

15%
15%
14%
17%
17%
10%
8%

3%

Share

93%
46%
25%
29%

Share

8%

38%
54%

2019

Estimates

292
332
310
395
502
302
235
129

$61,567
$46,549

2,496

2019

Estimates

2,775

2,496

1,027
733
737

2019

Estimates

180
903

1,414

1.84

Share

12%
13%
12%
16%
20%
12%
9%
5%

Share

920%
41%
29%
30%

Share

7%

36%
57%

2024

Projections Share

236
293
279
358
530
336
302
167
$69,485
$53,511
2,500

2024

9%
12%
1%
14%
21%
13%
12%
7%

Projections Share

2,795

2,500

1,016
746
739

2024

89%
41%
30%
30%

Projections Share

179
900
1,422

1.84

Source: Underlying data provided by the Decennial Census, plus estimates by eSite Analytics.
Analysis and exhibit prepared by LandUseUSA in collaboration with Seamless Collaborative; 2020.

7%
36%
57%



Housing Market Parameters
7-Mile Radius for Downtown Swartz Creek

Households by Income
$0-$15,000

$15,000 - $24,999
$25,000 - $34,999
$35,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999
$100,000 - $149,999
$150,000 +

Average Hhid Income
Median Hhid Income
Total Households

Households Tenure
Total Housing Units
Total Occupied Units
Owner, w/Mortgage
Owner, Free & Clear
Renter Occupied

Vehicles Available
0 Vehicles Available
1 Vehicle Available
2+ Vehicles Available

Vehicles per Households

2000
Census
3.930
4,267
4,162
5,393
7,267
4,047
2,607
993
$55,895
$45,189
32,658

2000
Census

35,179

2000
Census

1,754
11,331
19,573

1.70

Share
12%
13%
13%
17%
22%
12%

8%
3%

Share

Share
5%
35%
60%

2010
Census
4,310
4,061
4,591
5,294
6,067
4,078
3,501
1,336
$60,156
$44,663
33,238

2010
Census
37,039
33,238
16,283
7.857
9.098

2010
Census

2,605
12,897
17,737

1.82

Share
13%
12%
14%
16%
18%
12%
1%
4%

Share

920%
49%
24%
27%

Share
8%
39%
53%

2019
Estimates Share
3,936 12%
3,741 12%
3,682 1%
5,045 16%
6,492 20%
3,973 12%
3,543 1%
1,688 5%
$64,352
$48,900
32,100
2019
Estimates Share
36,879
32,100 87%
13,498 42%
9,361 29%
9,240 29%
2019
Estimates Share
2,468 8%
12,167 38%
17,465 54%
1.86

2024
Projections Share
3,243 10%
3,276 10%
3,234 10%
4,507 14%
6,712 21%
4,354 14%
4,335 14%
2,135 7%
$72,330
$55,501
31,795
2024
Projections Share
36,774
31,795 86%
13,188 1%
9,444 30%
9,163 29%
2024
Projections Share
2,433 8%
12,003 38%
17,360 55%
1.87

Source: Underlying data provided by the Decennial Census, plus estimates by eSite Analytics.
Analysis and exhibit prepared by LandUseUSA in collaboration with Seamless Collaborative; 2020.



Housing Market Parameters

Genesee County, Michigan

Households by Income
$0-$15,000

$15,000 - $24,999
$25,000 - $34,999
$35,000 - $49,999
$50,000 - $74,999
$75,000 - $99,999
$100,000 - $149,999
$150,000 +

Average Hhid Income
Median Hhid Income
Total Households

Households Tenure
Total Housing Units
Total Occupied Units
Owner, w/Mortgage
Owner, Free & Clear
Renter Occupied

Vehicles Available
0 Vehicles Available
1 Vehicle Available
2+ Vehicles Available

Vehicles per Households

2000
Census
27,152
22,696
21,571
26,843
34,260
19,336
13,313
4,860
$53,130
$42,243
169,824

2000
Census

183,629

2000
Census

13,254
60,390
96,180

1.60

Share
16%
13%
13%
16%
20%
1%

8%
3%

Share

Share
8%
36%
57%

2010
Census
26,255
21,794
22,296
26,212
29,643
19,211
17,024
6,767
$58,000
$42,335
169,203

2010
Census
192,181
169,203

80,872
38,073
50,257

2010
Census

16,096
65,471
87,635

1.79

Share
16%
13%
13%
15%
18%
1%
10%
4%

Share

88%
48%
23%
30%

Share
10%
39%
52%

2019

Estimates

24,439
19,705
18,488
25,653
31,056
18,210
17,237
9,083

$62,544
$46,220

163,872

2019

Estimates

191,985
163,872
67.718
46,119
50,034

2019

Estimates

15,071
61,931
86,869

1.83

Share

15%
12%
1%
16%
19%
1%
1%
6%

Share

85%
41%
28%
31%

Share

9%
38%
53%

2024

20,393
17,411
16,484
23,044
32,555
20,176
21,100
11,432
$70,679
$52,682
162,596

2024

191,937
162,596
66,585
46,534
49,476

2024
14,713
61,081

86,801

1.84

Source: Underlying data provided by the Decennial Census, plus estimates by eSite Analytics.
Analysis and exhibit prepared by LandUseUSA in collaboration with Seamless Collaborative; 2020.

Projections Share

13%
1%
10%
14%
20%
12%
13%
7%

Projections Share

85%
41%
29%
30%

Projections Share

9%
38%
53%
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Bohemian Groove | K40

Lifestyles and Housing Preferences | National Averages

Units by Decade Built

1% —\

O)ia 9%

® 2009 or prior @ 2010 or recent

Share that Moves each Year

owners 10% |-

Renters

Households by Tenure
90%

10% =

(1)

® Owners @ Renters

Median Household Income

owners $41000

v
Renters $20,ooce

Inclination for Units by Building Size and Urbanicity

Lowrise, Midrise | 52+ Units
Large Multiplex | 22-50 Units
Small Multiplex | 14-20 Units
Townhouse Size | 6-12 Units
Triplex, Fourplex | 3-4 Units
Duplexes | 2 Units

Houses | 1 Unit

1%

Urbanicity
Rural @ Small City @ Large City

4%

LandUseUSA  Source: Underlying data by Experian Decision Analytics; exhibit and analysis by
UrbanStrategies  LandUseUSA | Urban Strategies © 2020 with all rights reserved.



Full Steam Ahead | O50

Lifestyles and Housing Preferences | National Averages

Units by Decade Built Households by Tenure
84% -\ 98%

16%

= A

® 2009 or prior @ 2010 or recent ® Owners @ Renters
Share that Moves each Year Median Household Income
owners 28% l- owners
v
Renters A Renters $25,000 e

Inclination for Units by Building Size and Urbanicity

Lowrise, Midrise | 52+ Units
Large Multiplex | 22-50 Units
Small Multiplex | 14-20 Units

Townhouse Size | 6-12 Units 50%
Triplex, Fourplex | 3-4 Units -{ 0%
12%
Duplexes | 2 Units -{ 0%

Urbanicity
Houses | 1Unit | 0% Rural @ SmallCity @ Large City

LandUseUSA  Source: Underlying data by Experian Decision Analytics; exhibit and analysis by
UrbanStrategies  LandUseUSA | Urban Strategies © 2020 with all rights reserved.



Urban Ambitions | 052

Lifestyles and Housing Preferences | National Averages

Units by Decade Built Households by Tenure

89% "\ r— 97%

1%

Ou'a 3% AH
® 2009 or prior @ 2010 or recent ® Owners @ Renters
Share that Moves each Year Median Household Income
Owners 16% |- Owners $45,000
Renters 54% Renters $21,000°

Inclination for Units by Building Size and Urbanicity
Lowrise, Midrise | 52+ Units

Large Multiplex | 22-50 Units 30%

Small Multiplex | 14-20 Units 2o

14% Urbanicity
® Small City @ Large City

Townhouse Size | 6-12 Units

Triplex, Fourplex | 3-4 Units

Duplexes | 2 Units

Houses | 1 Unit 56%

LandUseUSA  Source: Underlying data by Experian Decision Analytics; exhibit and analysis by
UrbanStrategies  LandUseUSA | Urban Strategies © 2020 with all rights reserved.



Striving Single Scene | 054

Lifestyles and Housing Preferences | National Averages

Units by Decade Built Households by Tenure

88% "\ r— 96%

12%

U 4% AH
® 2009 or prior @ 2010 or recent ® Owners @ Renters
Share that Moves each Year Median Household Income
Owners 24% |- Owners $44,000
v
Renters A Renters $21,0006

Inclination for Units by Building Size and Urbanicity

Lowrise, Midrise | 52+ Units
Large Multiplex | 22-50 Units
Small Multiplex | 14-20 Units
Townhouse Size | 6-12 Units
Triplex, Fourplex | 3-4 Units

Duplexes | 2 Units

Urbanicity

Rural @ SmallCity @ Large City

Houses | 1 Unit 1%

LandUseUSA  Source: Underlying data by Experian Decision Analytics; exhibit and analysis by
UrbanStrategies  LandUseUSA | Urban Strategies © 2020 with all rights reserved.



Family Troopers | O55

Lifestyles and Housing Preferences | National Averages

Units by Decade Built

87% '\

13%
§) U |

® 2009 or prior @ 2010 or recent

Share that Moves each Year

Owners 19% |-

Renters

Households by Tenure
99%

A

® Owners @ Renters

Median Household Income

Oowners $38,000
v

Renters $18,00(e

Inclination for Units by Building Size and Urbanicity

Lowrise, Midrise | 52+ Units
Large Multiplex | 22-50 Units
Small Multiplex | 14-20 Units
Townhouse Size | 6-12 Units
Triplex, Fourplex | 3-4 Units
Duplexes | 2 Units

Houses | 1 Unit

46%

Urbanicity
Rural @ SmallCity @ Large City

33%

LandUseUSA  Source: Underlying data by Experian Decision Analytics; exhibit and analysis by
UrbanStrategies  LandUseUSA | Urban Strategies © 2020 with all rights reserved.



Humble Beginnings | P61

Lifestyles and Housing Preferences | National Averages

Units by Decade Built

92% —\

Ona 8%

® 2009 or prior @ 2010 or recent

Share that Moves each Year

Owners 17% |-

Renters o

Households by Tenure

r— 97%

R

® Owners @ Renters

Median Household Income

Owners $32,000

v
Renters $15,000°

Inclination for Units by Building Size and Urbanicity

Lowrise, Midrise | 52+ Units
Large Multiplex | 22-50 Units
Small Multiplex | 14-20 Units
Townhouse Size | 6-12 Units
Triplex, Fourplex | 3-4 Units -{ 0%
Duplexes | 2 Units -{ 0%

Houses |1Unit 4 0%

Urbanicity
Rural @ Small City @ Large City

LandUseUSA  Source: Underlying data by Experian Decision Analytics; exhibit and analysis by
UrbanStrategies  LandUseUSA | Urban Strategies © 2020 with all rights reserved.



Senior Discounts in Towers | Q65

Lifestyles and Housing Preferences | National Averages

Units by Decade Built

92% —\

§) U |

® 2009 or prior @ 2010 or recent

Share that Moves each Year

Owners 9% |-

Renters

Households by Tenure

/ 73%

27%

(1)

® Owners @ Renters

Median Household Income

Owners $26,000

v
Renters $12,000 e

Inclination for Units by Building Size and Urbanicity

Lowrise, Midrise | 52+ Units
Large Multiplex | 22-50 Units
Small Multiplex | 14-20 Units
Townhouse Size | 6-12 Units
Triplex, Fourplex | 3-4 Units
Duplexes | 2 Units

Houses | 1 Unit 4

0%

0%

47%

Urbanicity
Rural @ Small City @ Large City

LandUseUSA  Source: Underlying data by Experian Decision Analytics; exhibit and analysis by
UrbanStrategies  LandUseUSA | Urban Strategies © 2020 with all rights reserved.



Dare to Dream | R66

Lifestyles and Housing Preferences | National Averages

Units by Decade Built Households by Tenure

93% —\ 98%

7%

= A

® 2009 or prior @ 2010 or recent ® Owners @ Renters
Share that Moves each Year Median Household Income
Owners 15% |- Owners $32,000
Renters 53% Renters $15 oooé

Inclination for Units by Building Size and Urbanicity
Lowrise, Midrise | 52+ Units -{ 0%
28%
Large Multiplex | 22-50 Units 4 0%

Small Multiplex [ 14-20 Units o 0% 14%

Urbanicity
Rural @ Small City @ Large City

Townhouse Size | 6-12 Units 10%

Triplex, Fourplex | 3-4 Units

Duplexes | 2 Units

Houses | 1 Unit 60%

LandUseUSA  Source: Underlying data by Experian Decision Analytics; exhibit and analysis by
UrbanStrategies  LandUseUSA | Urban Strategies © 2020 with all rights reserved.



Tight Money | S70

Lifestyles and Housing Preferences | National Averages

Units by Decade Built Households by Tenure
87% -\ 99%

13%

el A

® 2009 or prior @ 2010 or recent ® Owners @ Renters
Share that Moves each Year Median Household Income
Owners 20% l- Owners $21,000
Renters Renters $10,000 é

Inclination for Units by Building Size and Urbanicity

Lowrise, Midrise | 52+ Units 25%

Large Multiplex | 22-50 Units 29%

Small Multiplex | 14-20 Units
58%
Townhouse Size | 6-12 Units

Triplex, Fourplex | 3-4 Units 17%

Urbanicity
Rural @ Small City @ Large City

Duplexes | 2 Units

Houses | 1 Unit

LandUseUSA  Source: Underlying data by Experian Decision Analytics; exhibit and analysis by
UrbanStrategies  LandUseUSA | Urban Strategies © 2020 with all rights reserved.



Tough Times | S71

Lifestyles and Housing Preferences | National Averages

Units by Decade Built Households by Tenure

93% —\ r— 96%

Oia 7% 4% AH
® 2009 or prior @ 2010 or recent ® Owners @ Renters
Share that Moves each Year Median Household Income
Owners 10% |- Owners $25,000
Renters 33% Renters $12,000 é

Inclination for Units by Building Size and Urbanicity
Lowrise, Midrise | 52+ Units
Large Multiplex | 22-50 Units
Small Multiplex | 14-20 Units
Townhouse Size | 6-12 Units

Triplex, Fourplex | 3-4 Units

Urbanicity
Rural @ Small City @ Large City

Duplexes | 2 Units | 1%

Houses | 1 Unit 8%

LandUseUSA  Source: Underlying data by Experian Decision Analytics; exhibit and analysis by
UrbanStrategies  LandUseUSA | Urban Strategies © 2020 with all rights reserved.



1-36 Lifestyle Clusters | Swartz Creek

The number of existing households living in the City of Swartz Creek by lifestyle cluster.

American Royalty | AO1
Platinum Prosperity |AO2 ® 6
Kids and Cabernet | AO3
Picture Perfect Family |AO4 m 6
Couples with Clout | AO5
Jet Set Urbanites | AO6
Generational Soup | BO7
Babies and Bliss |BO8 m 10
Family Fun-tastic |BO9 mmmmm 40
Cosmopolitan Achiever | B0
Aging of Aquarius [CTl = 16
Golf Carts, Gourmets |C12 1
Silver Sophisticates | C13
Boomers, Boomerangs |[Cl4 ml 16
Sports Utility Fomilies | D15 . 60
Settled in Suburbia |D16 1
Cul de Sac Diversity | D17
Suburban Attainment | D18
Full Pocket, Empty Nest |EI9 1
No Place Like Home | E20 mE s 121
Unspoiled Splendor | E21 m— 54
Fast Track Couples|[F22 m 6
Families Matter Most | F23 mmmmm 44
Status Seeking Single | G24
Urban Edge | G25
Progressive Potpourri | H26
Birkenstocks, Beemers | H27 1
Everyday Moderate | H28
Destination Recreation |H29 mmm— 44
Stockcars, State Parks [ 130 1
Blue Collar Comfort | 131 . 037
Steadfast, Conventional | 132
Balance and Harmony [ 133 1 5
AginginPlace | J34 I 002
Rural Escape [ J35
Settled, Sensible | J36 EEEEEEEE———— 131

Underlying Mosaic Lifestyle Clusters provided by Experian Decision Analytics through year-end LandU-seUSA
2019. Analysis & exhibit prepared by LandUseUSA © on behalf of the City of Swartz Creek, 2020. UrbanStrategies



37-71Lifestyle Clusters | Swartz Creek

The number of existing households living in the City of Swartz Creek by lifestyle cluster.

Wired for Success | K37
Gotham Blend | K38
Metro Fusion | K39
Bohemian Groove [ K40 I 306
Booming, Consuming | L41 . 02
Rooted Flower Power | L42 I S
Homemade Happiness | L43 W 12
Red, White, Bluegrass |[M44 37
Infants, Debit Cards [ M45 S 00
True Grit American | N46 I 123
Countrified Pragmatic [N47 | 2
Rural Southern Bliss[N48 1 5
Touch of Tradition | N49
Full Steam Ahead |O50 m 11
Digitally Dependent | O51 I 150
Urban Ambition | 052 w21
Colleges, Cafes | 053
Striving Single Scene | 054 37
Family Trooper | O55 I 125
Mid-Scale Medley | P56 mmm 22
Modest Metro Means | P57 | 2
Heritage Heights | P58
Expanding Horizon | P59
Striving Forward | P60
Humble Beginning | P61 M 10
Reaping Rewards | Q62 mmmmm 35
Footloose, Family Free | Q63 W 7
Town Elder, Leader | Q64 I 351
Senior Towers | Q65 N ©5
Daring toDream |R66 mH 17
Hope for Tomorrow |R67 | 3
Small Town, Shallow Pocket |S68 1 3
Urban Survivor [S69 1
Tight Money [S70 mmm 23
Tough Times|S71 ® 7

Underlying Mosaic Lifestyle Clusters provided by Experian Decision Analytics through year-end  LandUseUSA
2019. Analysis & exhibit prepared by LandUseUSA © on behalf of the City of Swartz Creek, 2020. UrbanStrategies



Half of all Lifestyle Clusters | Nationwide
AO01 - J36 | Better-to-Upper Incomes

Ao1| American Royalty - Wealthy influential couples and families in prestigious communities - Suburbs.

Ao2 | Platinum Prosperity - Wealthy and established empty-nesting couples - Suburbs.

Ao3 | Children & Cabernet - Prosperous, middle-aged married couples focused on their children's lives - Suburbs.
Aoy | Picture Perfect Families - Established families of child-raising households in wealthy communities - Suburbs.
Aos | Couples with Clout - Middle-aged childless couples living in affluent areas - Metros.

Aob | Jet Set Urbanites - Mix of affluent singles and couples enjoying diverse neighborhoods - Urban.

Bo7 | Generational Soup - Affluent couples and multi-generational families, wide range of lifestyles - Suburbs.
Bo8 | Babies & Bliss - Middle-aged couples with large families and active lives - Suburbs.

Bog | Family Funtastic - Upscale, middle-aged families with busy lives focused on older children - Satellite Cities.
B1o | Cosmopolitan Achievers - Affluent middle-aged, established couples & families, dynamic lifestyles - Metros.

Ca1 | Aging of Aquarius, Settled - Upscale boomer couples settled in detached houses - Cities, Nearby Suburbs.
Ca2 | Golf Carts & Gourmets - Upscale retirees & empty-nesters in comfortable golf communities - Urban Edges.
Ca3 | Silver Sophisticates - Mature, upscale couples & singles in larger detached houses - Suburbs.

C14 | Boomers & Boomerangs - Baby boomer adults with young adult children sharing their house - Suburbs.

Das | Sports Utility Families - Upscale, multi-generational, middle-aged families, active lifestyles - Outer Suburbs.
D16 | Settled in Suburbia - Upper-middle-income diverse families & empty nesters - Established Suburbs.

D17 | Cul de Sac Diversity - Culturally diverse, middle-aged families settling into emerging communities - Suburbs.
D18 | Suburban Attainment - Upper middle-class couples and families moving to newer communities - Suburbs.

E1g | Full Pockets & Empty Nests - Empty-nesters, discretionary income and sophisticated lifestyles - Most Cities.
E20| No Place Like Home - Middle-to-upper income, multi-generational households, detached houses - Urban Edges.
E21 | Unspoiled Splendor - Comfortably established baby boomer couples, detached houses - Small Cities, Rural.

F22 | Fast Track Couples - Young, upwardly-mobile couples with active lifestyles - Inner Suburbs.

F23 | Families Matter Most - Young, middle-to-upper income families with active, family-focused lives - Suburbs.

G24 | Status Seeking Singles - Young, upwardly-mobile singles balancing work and leisure - Metros, Urban.
G25 | Urban Edge - Younger, up-and-coming singles living big-city lifestyles - Largest Metros.

H26 | Progressive Potpourri - Mature couples with comfortable and active lives - Suburbs.

H27 | Birkenstocks & Beemers - Middle-to-upper income couples living leisurely lifestyles - Small Cities.

H28 | Everyday Moderates - Multi-cultural couples & families choosing modest lifestyles - Suburbs to Mid-sized Cities.
H2g | Destination Recreation - Middle-aged couples working hard to support active lifestyles - Small Cities, Suburbs.

130 | Stockcars & State Parks - Middle-income couples & families seeking affordable entertainment - Small Cities.
131 | Blue Collar Comfort - Middle-income families working solid, blue-collar jobs - Small Cities.

132 | Steadfast Conventionalists - Conventional Gen-X families in conventional detached houses - Coastal Cities.
133 | Balance & Harmony - Middle-income families with lively lifestyles - City-Centric Neighborhoods.

J34 | Aging in Place Already - Middle-income seniors established in their homes, preferring to stay - Suburban.
J35 | Rural Escape - Older, middle-income couples & singles, living modestly, comfortably - Small Cities, Rural Edges.
J36 | Settled & Sensible - Older, middle-income, empty nest couples & singles living sensibly - City Neighborhoods.

Original narrative by Experian Decision Analytics with refinements by LandUseUSA | Urban Strategies, with all rights reserved © 2019.



Half of all Lifestyle Clusters | Nationwide
K37 -S71 | Lower-to-Moderate Incomes

K37 | Wired for Success - Young, middle-income singles and couples living socially-active lives - Cities.

K38 | Gotham Blend - Middle-aged, middle-income singles & couples with big city lifestyles - Urban, Large Cities.

K39 | Metro Fusion - Middle-aged singles living active lifestyles with a wide range of backgrounds - Urban.

K4o | Bohemian Groove - Older, unattached singles enjoying settled lives in detached houses - Urban Neighborhoods.

L41| Booming & Consuming - Older empty nester couples and singles enjoying relaxed lifestyles - Small Cities.
L42 | Rooted Flower Power - Middle-income baby boomer singles & couples, rooted & nearing retirement - Suburban.
L43 | Homemade Happiness - Middle-income baby boomers in detached houses - Small Cities, Rural.

M44 | Red, White, Bluegrass - Middle-income families with diverse household dynamics - Rural.
Mys | Infants and Debit Cards - Young, working families & single parents in small houses - Urban Neighborhoods.

N46 | True Grit Americans - Older, middle-income households located in nation's mid-section - Small Cities, Rural.
N47 | Countrified Pragmatics - Middle-income couples and singles with casual lifestyles - Rural.

N48 | Rural Country Bliss - Middle-income, multi-generational families in the nation's south - Small Cities, Rural.
N49 | Touch of Tradition - Working, middle-aged couples and singles in detached houses - Rural.

Oso | Full Steam Ahead - Young and middle-aged singles on the move forward and upward - Mid-Sized Cities.

Os1| Digital Dependents - Gen-X and Gen-Y singles living digitally-driven lifestyles - Urban.

Os52 | Urban Ambition - Gen-Y singles, some with children, moving into urban places - Mid-Sized Cities, Urban.

Os53 | Colleges & University Affiliates - Young singles, alumni, recent grads, staff connected to colleges - College Towns.
Osy4 | Striving Single Scene - Young singles, upwardly mobile, aspiring in early careers - City Centers, Urban.

Oss5 | Family Troopers - Families & single parents, with current or recent connections to the military - Nationwide.

P56 | Mid-Scale Medley - Middle-aged, moderate-income singles, many starting over - Mid-Sized Cities.

P57 | Modest Metro Means - Moderate-income singles settled in moderate communities - Inner-City Neighborhoods.
P58 | Heritage Heights - Moderate-income singles & families settled in apartments - Urban, Compact Neighborhoods.
P59 | Expanding Horizons - Middle-aged, middle-income families - Border Towns.

P6o | Striving Forward - Moderate-income families & single parents in newer communities - Urban Edges.

P61 | Humble Beginnings - Multi-cultural singles, some with children, starting in apartments - Inner-Cities, Urban.

Q62 | Reaping Rewards - Retired couples and widowed singles living relaxed, quiet lives in detached houses - Suburban.
Q63 | Footloose and Family Free - Older couples and widowed singles living active, comfortable lives - Urban Edges.
Q64 | Town Elders & Leaders - Elders and community leaders settled into small houses and living frugally - Small Cities.
Q65 | Senior Discounts & Towers - Low-income seniors in apartments with some rent assistance - Metros, City Edges.

R66 | Daring to Dream - Aspiring young couples & singles, some with children, just starting out - Inner-City, Urban.
R67 | Hoping Tomorrow - Hopeful, young, single parents with low-incomes, living in apartments - Mid-Sized Cities.

S68 | Small Towns & Shallow Pockets - Older, low-income empty nesters & singles, tight budgets. - Small Satellite Cities.
S69 | Urban Survivors - Older, low-income singles, some with children, settled & living modestly - Urban Neighborhoods.
S70 | Tight Money - Middle-aged, low-income, unattached singles seeking to move upward - Small Cities, Urban Edges.

S71| Tough Times - Older, low-income singles, struggling to get by, apartments - Inner-Cities, Compact Neighborhoods.

Original narrative by Experian Decision Analytics with refinements by LandUseUSA | Urban Strategies, with all rights reserved © 2019.
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Michigan's Missing Housing - Here's the Scoop

Across the state, cities and developers are
beginning to respond to the market gaps and
missing housing formats - particularly in urban
places and waterfront settings. Analytic results
from countless studies across the state
support what most developers know
instinctively - the demand for new housing is
being driven by singles of all ages who are on
the move and seeking for-lease, attached
formats located in downtowns and urban
neighborhoods.

The following information is provided for state-
wide averages and generally applies to
individual cities, villages, and townships.
However, each place has a unique profile,
including geographic setting, household
composition, tenure, migration, lifestyle
clusters (target markets), and existing housing
formats. Therefore, the magnitude of market
gaps by will vary place to place.

Movership by Tenure - Renters are four times
more likely to move than home owners. Home
owners are more inclined to choose detached
houses in rural settings, and they tend to be
quite settled. Migrating renters across Michigan
have high movership rates and are turning-over
the existing supply of rental units about every
three years. In comparison, it can take 10 to 15
years for migrating home owners to turn-over
the stock among detached houses.

See Figure 1 shown below.

Figure 1. Household Movership Rates
by Tenure

30% —
20.3%
20% —

10% —

Share of Households

0% —
Renters

Owners

@® In-Migration of New Households
® Movership of Existing Households

Compared to home owners, renters are more
likely to choose attached units in urban places.
And, because they have high movership rates,
they are generating most of the demand for lofts,
townhouses, and other formats in traditional
downtowns.

Caution is advised against over-planning and
over-building attached formats (like new
townhouses and lofts) for owner-occupied
households unless they are clearly supported by
market demand and offer vista views of
waterfronts and/or vibrant downtown districts.

Movership by Origin - About half of all
households moving into Michigan are actually
new residents for the state; and the other half are
moving from one address to another within the
state. Among all renters, almost 1% are in-
migrating from beyond Michigan; and over 20%
are moving within (unadjusted for out-migration).
Within each unique place, in-migration is used to
estimate the minimum annual market potential
(the “conservative scenario”). In comparison, total
migration should be used more cautiously and as
an estimate of the maximum market potential
("aggressive scenario").

Movership by Age - Stakeholder discussions on
housing often gravitate toward the topic of
Michigan’'s aging residents. The theory is that
senior households are gaining as a share of total,
and they are seeking low-maintenance “age in
place” formats like patio homes, courtyard
cottages, and townhouses. In reality, seniors still
represent a relatively small group; and they tend
to be very settled into detached houses.

See Figure 2 shown below.

Figure 2. Household Movership Rates
by Age (for the Head of Household)
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Michigan's Missing Housing - Here's the Scoop

Movership by Age - Only 6% of all senior-headed
households move each year, compared to 20%
among younger households. Used as a basis for
calculating market gaps, the data consistently
shows that the need for new “age in place”
choices is small. Rather than building senior
apartments, there is a much greater need
to improve and modify existing houses to be
barrier-free; deliver new services to seniors in
their existing homes; and build new formats for
single renters of all ages.

Affordability v. Tolerance - Housing affordability,
attainability and tolerance are important topics
that must be addressed within each unique
place. Measures of affordability are usually
aligned with HUD's Low-Moderate-Income (LMI)
limits, with parameters for 80% or less of Area
Median Income (AMI). Attainability softens the
rules to include units that are priced in alignment
with market rates. Tolerance recognizes that
shifts in supply and demand can result in price
jumps that residents will tolerate — even if they
are over-burdened by HUD's standards.

Income of Migrating Households — Regardless of
these qualifiers, migrating renters generally have
half the income of owners. Furthermore, new
households migrating into Michigan have lower
incomes than established households. Statewide,
there is a need for more income-integrated
choices across all building formats, including
townhouses or high-rise lofts targeted too often
at the “luxury” market.

See Figure 3 shown below.

Figure 3. Median Household Income
(Existing v. New Households)
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Mismatch by Building Format - With remarkable
consistency between places and across the state,
there is a mismatch between the preferences of
migrating households and the formats of
available housing choices. Renters in particular
are seeking new housing formats in urban places,
and particularly attached units that offer
spectacular views of a downtown, river, and/or
lake. When they are unable to find choices, then
they compromise by renting detached houses.
See Figure 4 on the next page.

Statewide, only 65% of migrating households are
seeking detached houses, and 35% are seeking
attached units. However, attached choices
represent only 15% of the housing supply. This
reinforces the need for more attached renter-
occupied housing formats in urban places. This
does not mean that there is a need for more
“apartments” at the fringe of the community.
Rather, there is a need for ongoing reinvestment
into downtowns with the rehab of lofts above
street-front retail, and the addition of townhouses
and other transitional formats nearby.

Experian Decision Analytics - 71 lifestyle clusters
have been defined within Experian's Mosaic of all
households across the nation. Households are
aggregated by block groups, and then the block
groups are assigned to lifestyle clusters. The
clusters are based on demographics and socio-
economic data; financial, debt, and property
characteristics; and geographic location -
including metro places by urbanicity.

Urban Target Markets - The Striving Singles
target market represents an amazing 28% of all
migrating households seeking buildings with four
or more units in urban places. The second largest
group is Family Troopers, followed by Full Steam
Ahead and Senior Towers (low-income seniors
living in high-rise towers).

See Figure 5 on the next page.

The Striving Singles group has a code of O54,
which generally means that it is 54th in income
among 71 lifestyle clusters living across the nation.
The most affluent urban target market migrating
within Michigan is the Wired for Success group,
with the 37th highest income among the group.
The lowest income urban target market is Tough
Times with a code of S71.
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Figure 4. Michigan's Housing Mismatch (Demand v. Supply)
100% —

85% Michigan's Housing Mismatch:

There is a profound need for missing housing formats and
alternatives to detached houses. 35% of all migrating households are
seeking alternatives - but only 15% of the supply meets that need. In
other words, 20% of the households seeking attached formats are

Share of Total

S0% under-served. Much of the supply is also outdated with floorplans
that no longer meet renter preferences.
25% —
[0) [0)
9% 5o 5% o, 5% g 5% g0, mole 4%
0% —
Houses Fourplex Townhouse Small Plex Mid Plex Low, Midrise
® Demand = Migrating Households @ Supply = Existing Housing Units
Figure 5. Urban Target Markets for Michigan
(Share of all Households)
Tight Money | S70 2%
Digital Dependents | O51 2%

Dare to Dream | R66
Hope for Tomorrow | R67
Wired for Success | K37
Urban Ambition | O52
Colleges, Cafes | O53
Tough Times | S71
Bohemian Groove | K40
Senior Towers | Q65

Full Steam Ahead | 050
Family Troopers | O55

Striving Singles | O54 28%

Target Markets - The lifestyle clusters shown in Figure 5 (above) represent good targets for new
housing formats in urban places. However, new developments should not be targeted exclusively at
any single target market. Rather, income-mixed buildings are needed for migrating singles of all
ages. New developments can achieve the highest possible absorption rates and bring demographic
diversity by avoiding exclusive formats and brands like “affordable housing”, “worker housing”,

nou

“senior housing”, “student housing”, and “luxury living”.
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Downtown Amenities — The target markets are
also more inclined to seek the same lifestyle
amenities that make downtowns and urban
places great. For example, compared to national :
averages, the target markets are more inclined Entertainment Venues
to visit theaters, restaurants, nightclubs, and
billiard halls, as well as studios and merchants.
See Figure 6 to the right.

Figure 6. Share of Households
Inclined to Visit Retail and

Classrooms &

Studios
Urban target markets are also more likely to
shop among downtown merchants; and they Billiard Halls
have higher participation rates in educational & Bowling
classes and studio demonstrations. Similarly,
they also have hlgher participation rates in Nightclubs &
waterfront attractions (beaches, marinas, and Brewbubs
boating), trails, fitness centers, and other P
recreational venues. )
Retail Shops
Together with a smart placemaking process, all & Merchants
of these amenities can be integrated into each
downtown to help intercept urban target Restaurants
markets who are on the move. & Eateries 60%
Theaters & 60%
Cinemas 70%
® Urban Target Markets
® Suburban Households
Prepared on behalf of About the Author — Sharon Woods is a certified
The Incremental Development Alliance Counselor of Real Estate advising communities,

professional planners, and developers on market-
wide opportunities and the highest and best use
of land. She develops residential and retail market
strategies for urban places; serves as a faculty
member with the Incremental Development
Alliance; and also serves on the board of directors
for the Michigan chapter of the Congress for the
New Urbanism.

INC*DEV
ALLIANCE

Sharon Woods, CRE, CNUa, FBCI, NCI, MA, DBE
sharonwoods@landuseusa.com
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LandUseUSA | Urban Strategies
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Underlylng map provided by Delorme Exhibit prepared by [ —— "
LandUseUSA | Urban Strategies in collaboration with Seamless '
Collaborative and for the City of Swartz Creek; 2020.
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Underlying map provided by Delorme. Exhibit prepared by LandUseUSA | Urban Strategies in collaboration with Seamless Collaborative and for the City of Swartz Creek; 2020.
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Economic Indicators

Genesee County, Michigan

Educational Attainment
Grade K-8
Grade 9 - 11
High School Graduate
Some College, No Degree
Associates Degree
Bachelor's Degree
Graduate Degree
No Schooling Completed
Age 25+ Population

Employment
Total Population 16+
Total Labor Force
Civilian, Employed
Civilian, Unemployed
In Armed Forces
Not In Labor Force
% Blue Collar
% White Collar

2000
Census
8,831
35,896
92,659
71,021
22,109
29,271
15,787
2,086
277,659

2000
Census
329,402
207,846
193,027

14,770
49
121,556
89,199
103,783

Share
3%
13%
33%
26%
8%
1%
6%

1%

Share

63%
93%
7%
0%
37%
46%
54%

2010
Census
5,197
24,408
94,955
75,845
25,571
33,303
19,850
2,001
281,129

2010
Census
332,524
193,355
166,078

27,032
245
139,169
69,359
96,720

Share
2%
9%

34%
27%
9%
12%
7%
1%

Share

58%
86%
14%
0%
42%
42%
58%

2019
Estimates
4,146
22,075
92,778
77,751
29,296
35816
20,860
2,632
285,353

2019
Estimates
333,353
191,787
182,093
9,443
251
141,566
80,370
101,724

Share
1%
8%

33%
27%
10%
13%
7%
1%

Share

58%
925%
5%
0%
42%
44%
56%

2024
Projections Share
4,056 1%
21,702 8%
91,908 32%
77,534 27%
29,602 10%
36,101 13%
21,048 7%
2,642 1%
284,592
2024
Projections Share
330,328
192,924 58%
182,439 95%
10,233 5%
252 0%
137,404 42%
80,418 44%
102,022 56%

Source: Underlying data provided by the Decennial Census, plus estimates by eSite Analyfics.
Analysis and exhibit prepared by LandUseUSA in collaboration with Seamless Collaborative; 2020.
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The City of Swartz Creek, Michigan
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Underlying map provided by Delorme. Exhibit prepared by LandUseUSA | Urban Strategies in collaboration with Seamless Collaborative and for the City of Swartz Creek; 2020.
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Economic Indicators

7-Mile Radius for Downtown Swartz Creek

Educational Attainment
Grade K-8
Grade 9 - 11
High School Graduate
Some College, No Degree
Associates Degree
Bachelor's Degree
Graduate Degree
No Schooling Completed
Age 25+ Population

Employment
Total Population 16+
Total Labor Force
Civilian, Employed
Civilian, Unemployed
In Armed Forces
Not In Labor Force
% Blue Collar
% White Collar

2000
Census
1,458
5,383
17,590
14,487
4,935
6,155
3.776
249
54,032

2000
Census
63,248
39,982
38,128

1,845

9

23,267
16,154
21,918

Share
3%
10%
33%
27%
9%
1%
7%
0%

Share

63%
5%
5%
0%
37%
42%
58%

2010
Census
946
4,102
17,793
15,207
5,701
7.259
4,165
346
55,518

2010
Census
64,646
36,986
32,810
4,094
82
27,660
13,348
19,462

Share
2%
7%

32%
27%
10%
13%
8%
1%

Share

57%
89%
1%
0%

43%
41%
59%

2019
Estimates Share
729 1%
3,648 7%
17,709 32%
15,623 28%
6,147 1%
7,356 13%
4,253 8%
486 1%
55,950
2019
Estimates Share
64,502
36,812 57%
35,297 96%
1,428 4%
87 0%
27,690 43%
15,191 43%
20,106 57%

2024

Projections Share

720
3,595
17,527
15,516
6,142
7,309
4,230

492
55,532

2024

1%
6%
32%
28%
1%
13%
8%
1%

Projections Share

63,744
36,865
35,223
1,555
87
26,879
15,212
20,010

Source: Underlying data provided by the Decennial Census, plus estimates by eSite Analyfics.
Analysis and exhibit prepared by LandUseUSA in collaboration with Seamless Collaborative; 2020.
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Geographic Setting and Street Grid
The City of Swartz Creek, Michigan
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Underlying map provided by Delorme. Exhibit prepared by LandUseUSA | Urban Strategies in collaboration with Seamless Collaborative and for the City of Swartz Creek; 2020.


Sharon
Oval


Economic Indicators
The City of Swartz Creek, Michigan

2000 2010 2019 2024
Educational Attainment Census  Share Census  Share  Estimates Share  Projections Share
Grade K-8 76 2% 22 1% 23 1% 23 1%
Grade 9 - 11 274 8% 258 6% 255 6% 257 6%
High School Graduate 1,189 34% 1,644 41% 1,543 38% 1,540 37%
Some College, No Degree 1,020 29% 1,000 25% 1,026 25% 1,035 25%
Associates Degree 404 1% 400 10% 451 1% 459 1%
Bachelor's Degree 356 10% 409 10% 477 12% 485 12%
Graduate Degree 201 6% 288 7% 287 7% 290 7%
No Schooling Completed 12 0% 11 0% 24 1% 25 1%
Age 25+ Population 3,531 . 4,031 . 4,085 . 4,113
2000 2010 2019 2024
Employment Census  Share Census  Share Estimates Share Projections Share
Total Population 16+ 4,100 . 4,609 . 4,641 . 4,672
Total Labor Force 2,642 64% 2,694 58% 2,742 59% 2,792 60%
Civilian, Employed 2,577 98% 2,521 94% 2,679 98% 2,720 97%
Civilian, Unemployed 65 2% 173 6% 63 2% 72 3%
In Armed Forces 0 0% 0 0% 0 0% 0 0%
Noft In Labor Force 1,458 36% 1.914 42% 1,898 41% 1,879 40%
% Blue Collar 1,142 44% 1,240 49% 1,331 50% 1,349 50%
% White Collar 1,431 56% 1,281 51% 1,348 50% 1,371 51%

Source: Underlying data provided by the Decennial Census, plus estimates by eSite Analyfics.
Analysis and exhibit prepared by LandUseUSA in collaboration with Seamless Collaborative; 2020.



Aerial Photo and Geographic Setting
The Subject Site in Swartz Creek, Michgian
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Source: Exhibit prepared by LandUseUSA | Urban Strategies in collaboration with Seamless
Collaborative and for the City of Swartz Creek; 2020. Underlying aerial is licensed to
LandUseUSA through eSite Analytics.
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Source: Exhibit prepared by LandUseUSA | Urban Strategies in collaboration with Seamless Collaborative and for the City of Swartz Creek; 2020. Underlying aerial is licensed to LandUseUSA through eSite Analytics.



The Subject Site is 0.53 Acres*
The City of Swartz Creek, Michigan

Aerial imagery provided by Quantifly in collaboration with Seamless Collaborative and
for the City of Swartz Creek; 2020. Note* The 0.53 acres do not include the city-owned
parking lot, which is also available. The boundary is only an approximation.
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Aerial imagery provided by Quantifly in collaboration with Seamless Collaborative and 
for the City of Swartz Creek; 2020. Note* The 0.53 acres do not include the city-owned parking lot, which is also available. The boundary is only an approximation.
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Preferred Development Scenario
The Subject Site in Swartz Creek, Michgian

The property owner, City staff, and municipal stakeholders have worked collaboratively to develop a Preferred
Development Scenario for this site. This design concept is rooted in stakeholder workshops that were carried out in
January and February of 2020. It is intended to be an illustrative example of the desired level of creativity in design, and
range of functional elements, included on the subject site. The property owner, in concert with City staff and municipal
stakeholders, are nevertheless open to receiving alternative design approaches that fit the site and community context,
in keeping with the parameters expressed in the illustrations.

In addition, several site precedent images are provided. These are images of recently completed projects located in
Michigan that embody various aspects of the Preferred Development Scenario.

Again, renderings of the Preferred Development Scenario are intended to be illustrative, and the stakeholders are eager
to consider any alternative approach that advances equally the goals for the site and fits the community context.

Source: The Developer Request for Qualifications (RFQ) prepared by Seamless
Collaborative, supported the the Market Analysis prepared by LandUseUSA; March 2020.
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Design Concept Rendering
The Subject Site in Swartz Creek, Michgian

The design concept renderings illustrate a scenario that includes the following:

+ The existing group of three buildings (A) has been retained and renovated to include micro-format retail and office
spaces, such as in an open-plan incubator or co-working space format. While the Lovegrove name has a legacy in
Swartz Creek, and invokes positive sentiments among long-time residents, stakeholders recognize that retention
of these buildings may not be feasible under every proposed development scenario. In the case that these
existing buildings are removed, however, recognition of the Lovegrove legacy should be incorporated into the new
development—such as through a building name, educational plaque, or similar feature.

« Two new buildings are added to the easternmost parcel of the subject site, and to the City-owned parcel on the
northwest corner of Miller Road and Holland Drive. As noted above, if a proposed concept sufficiently meets the
parameters of this Preferred Development Scenario, the City is willing to offer this parcel for a nominal price as part
of a predevelopment agreement.

« The westernmost of the new buildings (B) is a 3- to 4-story mixed-use building with a 5,300-square foot floorplate.
It contains ground floor space suitable for an anchor tenant, and one to three smaller retail spaces, with market-
rate residential lofts above.

Source: The Developer Request for Qualifications (RFQ) prepared by Seamless
Collaborative, supported the the Market Analysis prepared by LandUseUSA; March 2020.
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Source: The Developer Request for Qualifications (RFQ) prepared by Seamless Collaborative, supported the the Market Analysis prepared by LandUseUSA; March 2020.



Design Concept Rendering
The Subject Site in Swartz Creek, Michgian

The easternmost of the new buildings (C) is a 2- to 3-story mixed-use building with a 4,000-square foot floorplate.
It contains ground floor space suitable for retail and/or restaurant use, with market-rate commercial office
space above.

A public amenity is incorporated into the northeastern corner of the development, on the City-owned parcel
(D). It consists of a plaza with a fountain and a small green space. This amenity should be designed to serve
both the general public, as well as patrons of ground-floor businesses in the adjacent buildings, such as through
incorporating outdoor restaurant seating.

The two new buildings and plaza are sited to work as components of a unitary whole; the building facades
“frame” the plaza, creating two sides of an “outdoor room”. Thoughtfully framing public spaces is a key element
of urban design that creates places both memorable and functional. Though beyond the scope of this RFQ, and
not illustrated here, it is assumed that future development opposite the subject site would reinforce this design
gesture by completing the third and fourth sides of this “room”.

Miller Road is illustrated with on-street parking (E). As depicted in the accompanying site photos in this document,
Miller Road currently has a three-lane configuration with striped bicycle lanes. Miller Road is owned by the City;
furthermore, it is understood by municipal stakeholders that the presence of on-street parking is critical for
successful mixed-use development. Therefore, City staff is willing to discuss the reconfiguration of Miller Road to
include on-street parking as a predevelopment agreement is negotiated.

The existing service lane at the rear of the subject site has been retained and configured as a one-way westbound
service lane incorporating 31 angled parking spaces (F), providing rear access to the buildings for residents and
patrons. It isillustrated here with removable bollards installed at the eastern entryway from Holland Drive; these
could be placed in the entryway to close off the lane during civic events (such as for staging of temporary food
trucks, as shown).

The service lane does not currently extend west to Hayes Street, as shown in the illustration. The City will acquire
an easement to provide full cross-access at the rear of this block (G), which should be finalized by June 2020. The
existing driveway along the western boundary of the subject site (H) is shown as an alternate means of egress to
Miller Road; it is intended for one-way northbound operation to eliminate potential turning conflicts.

i Collaborative, supported the the Market Analysis prepared by LandUseUSA; March 2020.

/
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  Collaborative, supported the the Market Analysis prepared by LandUseUSA; March 2020.
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PER SARGENTS TITLE COMMITMENT NO. 20-55096, DATED 2—24—20: 8047 MILLER ROAD N S
T VIGHIGAN SOUTH ZoNE. - PLANE COORDINATES, RADSS, THE LAND IS DESCRIBED AS FOLLOWS: PER SARGENTS TITLE COMMITMENT NO. 20—-55096, DATED 2-24-20: / ¥
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LOTS 1 AND 3, BLOCK 1 OF THE VILLAGE OF SWARTZ CREEK, ACCORDING TO THE RECORDED PLAT :
— THE TITLE COMMITMENT PROVIDED FOR THE SUBJECT PROPERTIES , :
ARE INFORMATIVE ONLY AND WERE NOT PREPARED AS AN ACTUAL THEREOF AS RECORDED IN PLAT BOOK 1, PAGE(S) 17, GENESEE COUNTY RECORDS, EXCEPT THE NORTH 1787, PAGE(S) 921, GENESEE COUNTY RECORDS. (AFFECTS SUBJECT PARCEL, AS SHOWN) ~
COMMITMENT FOR TITLE INSURANCE. e BARr m_mmmwwomqwmmoww 2o e e oy MOy o, SCHOOL LOT DESIGNATED ON THE PLAT 9. MASTER PLAN FOR THE CITY OF SWARTZ CREEK AS RECITED IN INSTRUMENT RECORDED IN LIBER 2130, ~J
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NOT MATCH THE TAX DESCRIPTION. ADDITIONALLY, IT DOES NOT :
MATCH THE CURRENT VESTING DEED TO MARIE E. LOVEGROVE %mm_“u_.xmm FEET OF LOT 1, BLOCK 1 AND WEST 65 FEET OF LOT 3, BLOCK 1 OF VILLAGE OF SWARTZ 8053 MILLER ROAD
REVOCABLE TRUST RECORDED IN LIBER 2564, PAGE 921. THE : K2
CURRENT VESTING DEED IN LIBER 2564, PAGE 921 MATCHES THE PER SARGENTS TITLE COMMITMENT NO. 20-55095, DATED 2-24-20: =z
TAX DESCRIPTIONS FOR ALL THREE PARCELS AND IS INCLUDED ON 8. EASEMENT AS RECITED IN INSTRUMENT RECORDED IN LIBER 1389, PAGE(S) 438—441, GENESEE COUNTY L
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LOCATED IN THE CITY OF SWARTZ CREEK, COUNTY OF GENESEE GENESEE COUNTY RECORDS. (AFFECTS SUBJECT PARCEL, AS SHOWN)
THE EAST 35 FEET OF LOTS 2 AND 4, BLOCK 1 OF THE VILLAGE OF SWARTZ CREEK, ACCORDING TO 10. MASTER PLAN FOR THE CITY OF SWARTZ CREEK AS RECITED IN INSTRUMENT RECORDED IN LIBER 2130,
m_mmoﬂ_.mmomomo PLAT THEREOF AS RECORDED IN PLAT BOOK 1, PAGE(S) 17, GENESEE COUNTY PAGE(S) 3063, GENESEE COUNTY RECORDS. (DOCUMENT ILLEGIBLE, NOTHING PLOTTED)
8057 MILLER ROAD
8057 MILLER ROAD .
PER’ SARGENTS TITLE COMMITMENT NO. 20—55004, DATED 2—24—20: PER SARGENTS TITLE COMMITMENT NO. 20-55094, DATED 2—24—20:
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EAST 35 FEET. ‘
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LOT 2, BLOCK 1, EXCEPT WEST 55 FEET; ALSO EXCEPT EAST 35 FEET AND LOT 4, BLOCK 1, EXCEPT 000000000, THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON
T S T AL e VILLAGE OF SWARTZ CREEK WHICH IT IS BASED WERE MADE IN ACCORDANCE WITH THE 2016 MINIMUM
NOTE: . STANDARD DETAIL REQUIREMENTS FOR ALTA/NSPS LAND TITLE SURVEYS, DATE: 3-19-20
THE LOCATIONS OF EXISTING UNDERGROUND UTILITIES ARE § N JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND NSPS. THE FIELD DRAWN BY: JDOH
SHOWN IN AN APPROXIMATE WAY ONLY AS DISCLOSED BY gy HEIKKINEN * . % WORK WAS COMPLETED ON 1—-22-20. :
AVAILABLE UTILITY COMPANY RECORDS AND HAVE NOT BEEN . g ¢ PR ¥R
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LIMITED SITE LICENSE AGREEMENT

This Limited Site License Agreement (“Agreement”) is entered into by the City of Swartz
Creek (hercinafter referred to as “City”). ExxonMobil Oil Corporation (hereinafter
“ExxonMobil”) and Groundwater & Environmental Services, Inc., (hereinafter referred to as
“Consultant™), for the purpose of granting a limited license to enter upon certain described property
upon the following terms and conditions specified herein.

With respect to a parcel of real estate, located at 5012 Holland Drive, in the City of Swartz
Creek, State of Michigan (the “Property”), ExxonMobil and the Consultant hereby request, and
the City, as the title owner of the Property. hereby grants to ExxonMobil and Consultant, subject
to the terms and conditions herein set forth, a LIMITED LICENSE to enter upon the Property for
the purposes set forth below as part of the performance of corrective action to address a release of
petroleum products on the Property (“Work™).

I Within sixty (60) days after the effective date of this Agreement, ExxonMobil
agrees to pay the City One Hundred Fifteen Thousand Dollars ($115,000) (“Payment™) as
consideration for access to the Property, as consideration for the restrictive covenant, highway
authority agreement (HAA), and groundwater ordinance, as consideration for legal fees and other
expenses incurred by the City, and to compensate the City for restoration of the surface of the
Property and any damage to the adjacent roads caused by the Work. Payment shall be addressed
to the City of Swartz Creek with a Federal Tax ID of 38-6034855 and mailed to 8083 Civic Drive,
Swartz, Creek, Michigan 48473.

2. This grant of a limited license is subject to, and shall be effective only upon
compliance by ExxonMobil and the Consultant with the provisions of this Agreement in the
manner described below.

3. Scope of Work. The Work that is the subject of this Agreement is described as
follows:

ExxonMobil will:

. Excavate soil on the Property as set forth in the Excavation Plan attached herein as
Exhibit A (disregarding the Timeline dates) and previously approved by the City
(the “Excavation”), dispose of soil off-site in accordance with applicable law, and
backfill the excavated area per Paragraph 17 of this Agreement. ExxonMobil will
consider the following mitigation steps during the Excavation with regards to
contaminated soil;

o Placing contaminated soil on top of poly sheeting followed by covering and
securing the stockpile

o Placing stockpiles away from drainage systems

o Covering stockpile with water-repellant material if weather conditions indicate
the chance of precipitation
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. After completion of the Excavation, periodically gauge, monitor, survey or sample
the groundwater monitoring wells; on the Property as required by the Michigan
Department of Environmental Quality;

. Dispose of all investigation-derived waste off-site in accordance with applicable
law;

. Conduct any and all other activities required by the Michigan Department of
Environmental Quality and applicable law; and

¢ After the completion of the Work as determined by governmental authorities, plug

and abandon well(s) in compliance with all applicable laws and remove any
equipment brought onto the Property in connection with the Work.

4. ExxonMobil and/or the Consultant agree to notify the City at least three (3) days
before entering upon the Property under this Agreement. Performance of the Excavation shall
occur on mutually agreed upon dates and times.

3 ExxonMobil and/or the Consultant are permitted to keep the equipment identified
in Exhibit B on the Property during the Excavation phase of the Work only.

6. ExxonMobil and/or Consultant agree to deliver to the City a copy of all data
generated in connection with the Excavation within five (5) business days after receipt thereof by
ExxonMobil or the Consultant from an analytical testing laboratory. ExxonMobil and/or
Consultant also agree to deliver to the City a copy of all reports within five (5) business days after
such report shall be prepared in any final written form by the Consultant.

7. Once this Agreement is properly executed by the parties, it shall continue in force
until the Work is completed, as determined by the Michigan Department of Environmental Quality,
unless terminated earlier by mutual written agreement of the parties.

8. ExxonMobil and the Consultant covenant and agree to indemnify, save free and
hold harmless the City, its employees, contractors, representatives and assignees, from any and all
liability, costs or expenses of whatever nature, incurred by the City with respect to any assertion
made against it of liability arising out of an activity under, or the utilization of this Agreement by
ExxonMobil, the Consultant, their employees, agents, contractors, sub-contractors or
representatives. The indemnification obligations set forth in this paragraph, however, do not apply
to costs relating to repaving the Property or repairing the adjacent roads, which costs already have
been included in the Payment.

9. On behalf of'itself, its agents, representatives, and insurers, the City fully and finally
and forever releases, acquits and discharges ExxonMobil and its related entities, both parent
company and affiliates, predecessors, successors, assigns, officers, directors, stockholders,
shareholders, attorneys, representatives, agents and employees, past, present and future, and all
other persons and entities for whose acts or omissions ExxonMobil could be held legally
responsible (“Released Parties™), from any and all claims, suits, damages and causes of action of
whatever nature and kind, including without limitation, all claims for personal injury, emotional
distress, property damages, trespass, nuisance, negligence, response or investigation costs, and/or
economic loss, including lost interest, lost opportunities, diminution in real property value, stigma
damages, any claims for attorneys’ or consultants’ fees and any other claims, demands, damages,
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losses or causes of action of whatever kind or nature which claimant ever had, now has or may
have on account of or arising from the alleged petroleum hydrocarbon contamination of the
Property, including but not limited to environmental, property damage and personal injury,
whether at law or in equity, whether under state or federal law or regulation, whether known or
unknown, whether suspected or unsuspected without any limitation or restriction whatsoever,
except actions or claims to enforce the terms of this Agreement.

10. Within sixty (60) days after the execution of this Agreement, the City agrees that it
will execute a Restrictive Covenant in a form materially similar to that attached as Exhibit C and
execute a Highway Authority Agreement (“HAA™) in a form materially similar to that attached as
Exhibit D. The parties understand that ultimately, the Michigan Department of Environmental
Quality (*“MDEQ™) must approve the HAA that is offered to the City to execute.

11.  Within sixty (60) days after completion of the Excavation, the City agrees that it
will pass an ordinance in a form materially similar to Exhibit E prohibiting the installation of
water wells (except for monitoring wells) and use of affected groundwater around the Property.
Before the ordinance goes before the City for consideration, ExxonMobil will send a water well
questionnaire and notice of public hearing to discuss the ordinance in forms materially similar to
Exhibit F to the property owners included in the ordinance.

12. Nothing in this Agreement is intended to waive any compliance with any federal,
state or local law, statute, ordinance, rule or regulation. Further, ExxonMobil and the Consultant
hereby expressly covenant that all their activities undertaken pursuant to this Agreement shall be
in compliance with all federal, state or local laws, statutes, ordinances, rules and regulations,
including, but not limited to, local “frost laws”. ExxonMobil and Consultant shall indemnify the
City from any losses, damages, claims or demands of whatever nature which arise as a result of
their agents, employees, contractors or sub-contractor’s failure to observe any applicable safety,
health or environmental laws or regulations.

13. While the City reserves to itself the exclusive control and operation of all its
roadways, it acknowledges that the Work will require use of City roads and streets. ExxonMobil
and Consultant shall use their best efforts to minimize disruptions to Holland Drive and Miller
Road in the exercise of implementing the Work. While using the City’s road and streets,
ExxonMobil, its employees, agents, contractors or subcontractors shall observe all speed limits,
road bans, closures, and other restrictions on use imposed by the City.

14, ExxonMobil, the Consultant, their representatives, agents, employees, contractors
or sub-contractors shall conduct their activity on the City’s Property in a manner to minimize
damage to the Property. ExxonMobil and Consultant shall be fully responsible for marking all
utilities at the Property prior to conducting the Work.

15. Any samples, waste materials, pollutants, contaminants, or groundwater that is
generated or collected during activities conducted under this Agreement shall become the property
of ExxonMobil, and shall be handled, stored, treated, transported and disposed of in strict
accordance with all applicable federal, state or local laws, statutes, ordinances, rules or regulations.
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16. The Excavation does not require a Soil Erosion Sedimentation Control Permit
issued by the Genesee County Drain Commissioner’s Office. However. the Genesee County Drain
Commissioner’s Office has requested that geotextile fabric be placed at certain locations around
the Excavation. ExxonMobil agrees to accept responsibility for compliance with that request and
any other provisions and conditions the Genesee County Drain Commissioner’s Office may
require in the future. ExxonMobil’s failure to comply with these requests shall constitute a
violation of this Agreement, and the City reserves the right to pursue any relief including the right
to suspend or revoke ExxonMobil’s access to the Property until such violations are cured. It shall
be the responsibility of ExxonMobil to secure all other permits required to perform any of the
actions contemplated by this Agreement.

17.  The Excavation shall be backfilled consistent with the following provisions:

a. Placement of a geotextile liner along the sidewalls and bottom of the
excavation to prevent the migration of peastone into the clay layer.

b. Material used for backfill shall be either peastone or 1-inch x 3-inch crushed
limestone to a depth of five (5) feet below the planned finished surface. These materials
are self-compacting.

¢ From five (5) feet to four (4) feet below the planned finished grade, a 12-
inch layer of 21AA crushed limestone shall be placed. The layer will be compacted to at
least 95 percent of its maximum unit weight.

d. Class I Granular Material shall be placed up to 15 inches below the planned
finished surface. Placement of class II granular material shall be done according to Section
301 of the Michigan Department of Transportation 2012 Standard Specifications for
Construction.

e. Base course material under the proposed pavement surface shall consist of
15 inches of 21AA crushed limestone as described in the Michigan Department of
Transportation 2012 Standard Specifications for Construction. Placement of the aggregate
shall be done according to Section 302 of the Michigan Department of Transportation 2012
Standard Specifications for Construction.

f. The City will assume the responsibility for removing the crushed limestone
and installing a paved surface at a later date. Wells present after the Excavation is
completed shall be maintained throughout the paving process to be in useable condition
after the paving is completed.

18. The laws of the State of Michigan shall apply to the interpretation of this Agreement
and to the resolution of any dispute or conflict arising out of any matter set forth herein.

19. This Agreement is not assignable except with the prior written approval of the City.

20. This Agreement contains the entire agreement of the parties relating to the Work.
The parties acknowledge that there have been no representations or understandings other than
those expressly set forth in this Agreement. This Agreement may be executed in any number of
counterparts, each of which shall be deemed to be an original.
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21.  The undersigned specifically represent that they are authorized to execute this
Agreement and that the parties have the right and capacity to perform the acts contemplated by
this Agreement.

Executed by the respected parties on the dates as below stated:

CITY OF SWARTZ CREEK

Dated: M//; M/'y %ﬂu&‘ﬂﬁ“ VW
By: Dm}/ A- K Méfiyé’r_

Its /‘{a?w r

[Signatures continue on following page.]
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GROUNDWATER & ENVIRONMENTAL

SERVICES, INC.
Dated:

By:

Its:

EXXONMOBIL OIL CORPORATION
Dated:

By:

Its:
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Excavation Plan

Excavhtion Plan

Former Mobil 03-COT
5012 Holland Drive
Swartz Creek, Genesee County, Michigan

Prepared for:

ExxonMobil Oil Corporation

5224 West State Road 46 (#339)
Sanford, Florida 32771

Prepared by:
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GROUNDWATER & ENVIRONMENTAL SERVICES, INC.
10381 Citation Drive, Suite 500
Brighton, Michigan 48116

August 2016
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Excavation Plan

ExxonMobil Oil Corporation
Former Mobil 03-COT
5012 Holland Drive
Swartz Creek, Genesee County, Michigan
Facility ID: 0-0003188

Prepared for:

Mike Meola
ExxonMobil Oil Corporation
5224 West State Road 46 (#339)
Sanford, Florida 32771

August 2016
Prepared by: Reviewed by:
[Q/‘M% /iZ1 f"/?’/.‘rl'(‘(J"\—
U/
RObCI’tJ BUt]CI‘ Jr., PE Bridget K]ueger
Project Engineer Senior Project Manager

Groundwater & Environmental Services, Inc.
10381 Citation Drive, Suite 500
Brighton, Michigan 48116
800-368-0337 Phone
810-227-0008 Fax

Limited Site License Agreement
Exhibit “A”
Excavation Plan



Excavation Plan m.
Former Mobil #03-COT “' Mo, l.‘.

5012 Holland Drive, Swartz Creek, Michigan
Facility ID: 0-0003188
August 2016

Project Objective

The Work will be conducted at the former ExxonMobil Service Station #03-COT located at 5012 Holland
Drive, Swartz Creek, Michigan. The work site, a former retail gasoline station, is currently vacant. The site
building. canopy. dispensers, and underground storage tanks have been removed from the site.

The objective of this project is to remediate the safely accessible on-site subsurface impacts exceeding
Michigan Department of Environmental Quality Part 213 Direct Contact soil concentrations. This objective
shall be accomplished by excavation and off-site disposal of contaminated soils.

Project Scope

The following Project Scope covers the Work necessary to complete the planned Soil Removal Activities.
In general, the major tasks of the soil removal activities include the following:

e [mplementation of a site-specific health and safety program (HASP);

e Project management and site supervision including, but not limited to, effective
communications, quality control and quality assurance, cost control, and project scheduling;

e Non-hazardous soil excavation, handling, and off-site transport and disposal;
e Storm or accumulated water control, management, transportation, and disposal; and
e Site restoration to include engineered backfill, compaction, and asphalt paving.

An estimated area of approximately 7,000 square feet will be excavated to a depth of approximately 15
below ground surface (estimated 3,500 tons) and transported off-site to the Arbor Hill Landfill in Northville,
Michigan for proper disposal (the Work). The final excavation extent may be smaller or larger than
estimated and will depend upon site borings to be completed prior to the excavation and on observations
made during completion of the Work. The sides of the excavation will be sloped or benched to maintain
stability. The maximum areal extent will be limited to approximately 10,000 square feet due to the locations
of natural gas service lines that border the site.

Based on historical groundwater elevations, some dewatering will likely be required during excavation of
the impacted sand, once the clay overburden is removed. The groundwater will be pumped from the
excavation area into a fractionation (frac) tank. Recovered groundwater shall be trucked off site, as needed,
and disposed at a licensed disposal facility.

Natural gas service lines are located in the southern right-of-way (ROW) of Miller Road, the western ROW
of Holland Drive, and along the western property line of the site. The edges of the excavation will remain at
least 10 feet away from each of these gas lines. Overhead utilities are located in the southern ROW of Miller
Road and the western ROW of Holland Drive. The excavator arm, when fully extended, must be at least 10
feet from the overhead utilities. A spotter will be used to direct excavator movement whenever work will be
completed within 23 feet of overhead utilities. Refer to Figure 1 for the proposed excavation location.
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5012 Holland Drive, Swartz Creek, Michigan
Facility 1D: 0-0003188
August 2016

Work Timeline
Pending access and authorizations, the Work is expected to begin in mid-October and end in early
November, as follows:

e Weeks of 8/15 and 8/22: County soil erosion permit application** / Coordinate contractor for soil
borings & schedule / Draft excavation work plans (traffic, hours, etc.) / Public utility markout for
soil borings
**Requires City of Swartz Creek participation/agreement

e Week of 8/22: Negotiate and finalize access agreement with City of Swartz Creek
**Requires City of Swartz Creek agreement/participation

e  Week of 8/29: On-site private utility markout for soil borings / Preparation and approval of
subsurface clearance plan for soil borings

e Week of 9/5: Perform soil borings / Draft subsurface clearance plan for excavation

e Weeks of 9/12 and 9/19: Public utility markout for excavation / Mailing of 30-day notice to
residents / Coordination with fire department and police

e Week of 9/26: Incorporate new soil data to finalize excavation work plan

e Week of 10/10: On-site private utility markout for excavation

e Weeks of 10/17, 10/24, and 10/31, (+/-11/7 depending on additional soil volume): place frac tank
/ preconstruction meeting / complete excavation & backfill / paving

Notifications
The following notifications will be completed:
e A Miss Dig and private contractor utility markout will be completed for the soil borings, which
will be completed approximately two months prior to the Work;
e Residents and businesses located in the immediate vicinity will receive a 30-day notice from
ExxonMobil regarding the Work;
e The Michigan Department of Environmental Quality will be informed 2 weeks prior to the Work,
per their existing notification requirements;
e The City of Swartz Creek Police Department and Fire Department will be notified 2 weeks prior to
the Work so that they are aware of the activities; and
e  Miss Dig will be contacted 2 weeks prior to the Work for an updated public utility markout.

Working Hours

Working hours will be from 7:00 AM to 3:00 PM, Monday through Friday. These hours would be necessary
due to the travel time to the approved landfill combined with the working hours of the landfill, and due to
the sunrise time of 7:00 AM in mid-October.

Work Zones

Temporary chain-link fence will be installed around the perimeter of the site prior to commencing the Work.
Access to the site will be via gates located along Miller Road, near the northwest corner of the site, and
along Holland Drive, near the southeast corner of the site. Refer to Figure | for the general site layout.

Three work zones, a “green” zone, “orange” zone, and a “red” zone will be established at the work site. No
work is permitted in the green zone, which will consist of the public sidewalks adjacent to the Work site on
the southern ROW of Miller Road and the western ROW of Holland Drive. The red zone will consist of the
area within the swing radius of the excavator or overhead loads. The “red” zone will be adjusted throughout
the work day based on current activities. The “orange” zone is comprised of the remainder of the Work site
inside the temporary chain-link fence, but outside of the “red” zone.
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The following apply to the red zone:

e The red zone is an exclusion zone; only personnel essential to completion of the Work will be
permitted in the red zone;

e A designated person will be assigned to control access into the red zone;

e A spotter will be assigned who will monitor movement/operation of equipment to assure the
safety of site personnel, utilities, and/or other structures;

e The spotter will have utilize hand signals to stay in communication with the equipment
operator. Use of cell phones for this purpose will not be allowed;

e Personnel in the red zone will not be permitted to cross under suspended loads; and

e Personnel in the red zone will not be permitted to step over or straddle equipment.

A typical Work Zone is depicted on Figure 2. The “red” zone will vary in location throughout each day.

To minimize noise disruption to surrounding properties, site Work will only be completed during the work
hours described above.

Hearing protection will be used by site personnel whenever noise levels exceed 85 dB.

Vehicular Traffic

Vehicular traffic will be limited to only the traffic necessary to complete the Work. The Work site is a
vacant parcel and will be surrounded by a temporary chain-link fence throughout the duration of the Work.
Access to the Work site will be via gates located near the northwest and southeast corners of the Work site.
Site personnel will control access into the Work site.

Trucks that will transport excavated soil to the landfill will enter the site through the Miller Road access
gate and will exit the site via the Holland Drive access gate. Pending confirmation of City approval, trucks
will stage at the City of Swartz Creek’s Department of Public Works lot while waiting to be loaded (8083
Civic Drive). Trucks will not be allowed to park on Miller Road or Holland Drive while waiting to be
loaded. Refer to Figure 3 for the vehicular traffic plan.

ExxonMobil will provide bonding to the City of Swartz Creek to ensure against the potential for undue
impact to roadways during the completion of the Work.

Foot Traffic

No foot traffic, except for that required to complete the Work, will be allowed in the red zone. A spotter
must be present when foot traffic is required while equipment is in operation. Generally, pedestrian traffic
will be allowed through the green zone in the southern ROW sidewalk on Miller Road and the Western
ROW sidewalk on Holland Drive; however, site personnel must assess pedestrian safety during morning
and afternoon tailgate meetings, at minimum. If at any time, the safety of pedestrians would be
compromised Work activities, pedestrian traffic shall be rerouted to the northern ROW sidewalk on Miller
Road and the eastern ROW sidewalk on Holland Drive in the vicinity of the Work site.

Dust and Odors
The site will be maintained in a manner that will prevent the creation and dispersion of dust and odors (i.e.,
volatile organic compounds) throughout the course of the Work.
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Dust and odor control can be achieved through application of (a minimum) water to Work site soils, as
needed. Site personnel will monitor the roads adjacent to the site during Work activities. Any soil or dust
tracked off site will be immediately swept up.

Air Monitoring

The breathing zone in the Work zone will be monitored for VOC concentrations with a photo-ionization
detector (PID). Odor control, via the application of a minimum amount of water, will be implemented if
VOC concentrations exceed 5 ppm. Site personnel will upgrade to Level C personal protective equipment
(half-face respirator) if VOC concentrations exceed levels defined in the Health and Safety Plan.

Housekeeping

The Work site will be maintained in a clean and orderly fashion to minimize risk to site personnel, as well
as to maintain a clean and orderly appearance. Any debris generated during the Work will be cleaned up
and placed in a roll-off box/dumpster for proper disposal or neatly stored, out of the way of site activities,
for later re-use. Sidewalk and driveway areas will be swept as needed, to keep the areas clear of debris.

Backfill and Repaving

The excavation will be backfilled with pea gravel to a level four (4) feet below grade. A filter fabric will be
placed on top of the pea gravel. Class 11 sand compacted in 12-inch lifts will be placed from four (4) feet to
seven (7) inches below grade. Surface grade will be prepped with 4-inches of compacted 21AA crushed
limestone prior to paving.

The areas of the site beyond the excavated portions will have the pavement removed to prepare for paving
of the entire lot.

The entire lot will be finished with 3” asphalt paving.
Soil Erosion and Sediment Control

- Soil Erosion and Sedimentation Control (SESC) plans are required for all earth changing activities greater
than 1 acre in size and for earth changing activities less than 1 acre in size when work will be completed
within 500 feet of surface water (lake, stream, river, etc.). The Work describe in this plan is less than 1 acre
in size and is located greater than 500 feet from the nearest surface water. As such, an SESC will likely not
be required. However, Genesee County requires that all project proposing earth changing activities submit
an SESC application for review. An SESC has been drafted, and upon obtaining permit signatures, the
SESC applicat