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Isabella Bank Preliminary Code Review  
Mt. Pleasant, MI  July 16,2020 

SmithGroup  

Project Number: 11956  1 

ISABELLA BANK 

PRELIMINARY CODE REVIEW 

 

The code review for 200 E. Broadway Street, Mt. Pleasant Michigan was based on the 2015 

Michigan Rehabilitation Code. The evaluation method used was Classification of Work – 

Alteration Level 3 or Change of Occupancy.  A few assumptions were made on the existing 

conditions of the building which include: 

• All floors are currently B-use occupancy 

• Any existing fire barrier between buildings A-E has been compromised, therefore 

buildings A-E will be evaluated as one building.  

• Evaluated as not having historic designation.  

Egress I 1012.4 

• The occupancy changes on Level 2 from B to R-2 and A increase the hazard category 

for egress.  Means of egress shall comply with the requirements of Chapter 10 of the 

International Building Code (IBC) for the new occupancy classification.  

• Each floor with work area shard by more than one tenant requires number of exits based 

on occupant and occupant load per IBC. All tenants have two means of egress. Egress 

through another tenant’s space is not permitted.  

Heights and Areas I 1012.5 

• The occupancy changes on Level 2 from B to R-2 and A increase the hazard category 

for heights and Areas. Height and area limitations shall comply with the requirements of 

Chapter 5 of the International Building Code for the new occupancy classifications.  

Exterior Fire Walls I 1012.6 

• There was not a change in hazard category due to occupancy change on Level 2 for 

exterior fire walls. Existing exterior walls, including openings shall be accepted.  

Fire Protection I 804 

• Fire protection requirements of 1012 apply if there is a different fire protection threshold 
in chapter 9 of IBC. 

• For a Level 3 alteration or Change of Occupancy, the Michigan Rehabilitation Code 

requires fire alarms to be installed in the work area as required for new construction of 

the Michigan Building Code, Section 907. Section 907 is based on minimum thresholds 

per occupancy.  

o Group A: Occupant load > 300 

o Group B: Combined occupant load of all floors > 500, or >100 above/below level 

of exit discharge 

o Group R-2: Smoke alarms required, Manual fire alarm system required if: Any 

dwelling unit 3 or more stories above level of exit discharge, any dwelling unit 

more than one story below level of exit discharge, or contains more than 16 

dwelling units.  
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Project Number: 11956  2 

• Level 2 will require automatic sprinklers due to occupancy change and R-2 occupancy.  

• If there is not a 1-hour separation between uses, then automatic sprinklers will be 

required through entire work area. 

• Level 3 will require automatic sprinklers. Level 3 exit corridor is shared with other tenants 

on Level 2 and will have a shared occupant load great than 30 (804.2 MRC). 

Exceptions: If the building does not have a sufficient municipal water supply for 

design of a fire sprinkler system available to the floor w/o installation of a new fire 

pump, work areas shall be protected by an automatic smoke detection system 

throughout all occupiable spaces other than sleeping units or individual dwelling 

units.  

Accessibility I 804 

• Stair #2 and existing stair to basement do not meet current ADA standards. They are to 

remain but not counted in accessible egress requirements.  

• Elevator will be added to provide access between Level 1 to Level 3. The elevator will be 

shared by all tenants 

• Public ADA restrooms will be provided on Level 1. One unisex ADA restroom on Level 2 

and one on Level 3 will be provided.  

Structural  

• No significant changes in live load expected, no adjustments required per MRC code 

• Refer to structural assessment for additional improvements.  

Mechanical & Electrical  

• Majority of work refers to International Mechanical Code and International Building Code 

Plumbing 

• Where occupant load increases by 20 percent, fixture count will need to meet 
International Plumbing Code.  

• Plumbing to support new fire suppression requirements and thresholds.  
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Market Study - 200 E. Broadway & 111 S. University, Mt. Pleasant, MI

IntroducAon 
The purpose of this report is to provide insight into the development poten9al for two privately 
owned proper9es located in downtown Mount Pleasant, Michigan, at 200 East Broadway and 
111 South University.  Isabella Bank, with assistance from the City of Mount Pleasant, engaged 
the Michigan Municipal League and their team of consultants to assist in the marke9ng of these 
proper9es by establishing a preferred development scenario backed by public engagement and 
market analysis.  This market study is part of a package of informa9on designed to be shared 
with poten9al developers.   

The preferred development scenario at both 200 East Broadway and 111 South University 
involves redeveloping the exis9ng structures for mixed-use.  

At the 9me of this report, the global spread of COVID-19 was impac9ng commerce on many 
levels na9onally and globally.  Economists were s9ll assessing the impact this pandemic would 
have on the local, regional, and the na9onal economies.  The interrup9on of commerce was 
expected to last into May 2020 and possibly longer.  Par9al impacts caused by “second wave” 
infec9on spikes could lead to further disrup9on of the kind of business levels we were used to 
before the pandemic.  Prior to the development and wide distribu9on of a vaccine, best-case 
expecta9ons are that the US economy can only operate at an up to 80% level. 

Popula9on projec9ons in this report include addi9onal mortality caused by the COVID-19 
epidemic.  Otherwise, this study provides an assessment of market poten9al from the 
perspec9ve of how things will look when all is “back to normal.” 
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Market Study - 200 E. Broadway & 111 S. University, Mt. Pleasant, MI

The Sites 
The subject proper9es are located in the vicinity of the Broadway and University intersec9on in 
downtown Mount Pleasant.  200 East Broadway sits at the southeast corner of the intersec9on, 
and 111 South University is adjacent and south of 200 East Broadway.    Figures 1 & 2 show the 
proper9es and their rela9ve loca9on in downtown, and to significant community ins9tu9ons 
and roadways.  The proper9es are located in the center of downtown Mount Pleasant and are 
well served by sidewalks.  200 East Broadway has a walk score of 86 and is considered “very 
walkable.” 

A 23,550 square foot, three-story building sits on .26 acres at 200 East Broadway.  The building 
includes some double-height space on the second floor that provides an opportunity for adding 
square footage.  Its loca9on on East Broadway puts the building near the east end of the 
strongest retail block in downtown Mount Pleasant. 111 South University includes a two-story, 
3,960 square foot building on .045 acre.  Figures 3, 4, 5, and 6 below provide visual perspec9ves 
of the sites. 

Page  of 3 34



Market Study - 200 E. Broadway & 111 S. University, Mt. Pleasant, MI

 

 

Page  of 4 34

Figure 1 - Proper9es’ loca9on rela9ve to other points of interest
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Figure 3 

Looking east toward 200 
E. Broadway from the 
University intersec9on. 

Figure 4 

View southward toward 
200 E. Broadway.
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Figure 5 

View northeast with 111 S. 
University on the right and 
200 E. Broadway on the 
lec.

Figure 6 

View of 111 S. University’s 
south and east (rear) sides, 
with the back of 200 E. 
Broadway behind it.
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ExecuAve Summary 
This report contains the following key findings: 

• Mount Pleasant has a diversified economy based on tourism, educa9on, manufacturing, and 
medical services. 

• Tourism, measured by hotel rooms sold, has increased 13.9% over the past four years. 

• Central Michigan University is comple9ng improvements around campus, including the $26 
million Center for Integrated Health Studies. 

• The Primary Market Area has a younger popula9on than the state and the country. 

• Popula9on is projected to increase by 4.5% through 2024. 

• Businesses in the 48858 zip code generate $661,453,000 in payroll annually.  

• The study focussed on a target market for the subject property with household incomes 
between $25,000 and $150,000. 

• Housing inventory is dominated by single-family, two-family, and garden-style apartments, 
leaving opportunity for urban housing types. 

• Home sale pace within the PMA was well over $38,000,000 in 2019. 

• A survey of apartments and rental houses in the Mount Pleasant area finds the vacancy rate at 
around 5%. 

• Rents for one, two, and three-bedroom apartments in Mount Pleasant average $693, $801, 
and $1,067, respec9vely. 

• Adding 15 apartment units, as is suggested at the subject proper9es, results in favorable 
market penetra9on metrics. 

• Retail and office leases rates range mainly between $8 and $12 per square foot downtown.  

• According to an ESRI Retail MarketPlace Profile, there are several retail categories 
underrepresented in the market area surrounding the site, some of which would be suitable 
for the subject site’s commercial space. 
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Market Study - 200 E. Broadway & 111 S. University, Mt. Pleasant, MI

Market CharacterisAcs 

Overview 

The two proper9es are located in Mount Pleasant, Michigan, the county seat of Isabella County.  
Mount Pleasant is located near the center of Michigan’s Lower Peninsula, approximately an 
hour’s drive north of Lansing, 35 minutes west of Midland and 50 minutes east of Big Rapids.   

Mount Pleasant is the home to Central Michigan University, one of the largest in the state of 
Michigan, with an enrollment of nearly 23,000.  A por9on of the city includes part of the 
Saginaw Chippewa Indian Reserva9on.  Mount Pleasant was first sejled by David Ward in 1855 
and became a city in 1889. 

Mount Pleasant is connected to other parts of the state by US-127 and M-20.   US-127 runs 
from Interstate 94 at Jackson to the south to Interstate 75 near Higgins Lake to the north.  The 
highway connects Mount Pleasant to Lansing to the south and Clare to the north.  M-20 runs 
from Midland through Mount Pleasant to Big Rapids and US-131. Midland and Big Rapids, as 
well as Saginaw and Bay City, are no more than an hour away. 

MBS Interna9onal Airport, which offers commercial air service, is 50 minutes away from Mount 
Pleasant.  Delta and United offer commercial flights at MBS.  The City of Mount Pleasant 
operates an airport just northeast of downtown for private avia9on.   

A rail line owned and operated by Michigan Central Railroad runs by the site approximately five 
blocks to the west of the subject proper9es.  The route runs from Ann Arbor north to Traverse 
City and Petoskey.  This line is currently only used for freight, though there is an effort to 
reintroduce passenger rail, including poten9ally establishing a stop in Mount Pleasant. 

Mount Pleasant Public Schools provides public K-12 educa9on in the city.  Mid Michigan College, 
based in Harrison, has a campus just east of the Mount Pleasant city limits.  MMC offers classes 
in arts & communica9ons, business & technology,  health sciences, math & science, and skilled 
trades. Central Michigan University, a public research university, offers over 200 undergraduate 
programs and around 100 graduate degrees on an 871-acre campus within city limits. 

Downtown vacancy, as reported by the Mount Pleasant Downtown Development Department in 

February 2020, stood at 24,497 square feet for ac9vely marketed proper9es.  Total square 

footage in downtown is 660,938, meaning 3.71% is considered vacant.  Another 34,294 square 

feet of space downtown not ac9vely marketed, which includes the subject proper9es, is 
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considered “underu9lized” by the City.  This brings the sum of vacant and underu9lized space 

downtown to 58,791, or 8.71% of total downtown space. 
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Market Area DelineaAon 

The market area for this report is viewed in three predominant ways.  First is the Primary 
Market Area, or PMA, which represents where the majority of poten9al home buyers and 
renters live.  The PMA is defined as the City of Mount Pleasant and Union Charter Township, 
which surrounds it.  Figure 7 shows the extent of the Primary Market Area.  Secondly, 
employment and payroll data are evaluated for the 48858 zip code, which is shown in Figure 8. 

An ESRI Retail MarketPlace Profile was acquired to assess the retail poten9al for the sites.  The 
profile looks at retail leakage and surplus for an area within a .25-mile radius, a 2-mile radius, 
and a five-mile radius from the subject sites.  The .25-mile range approximates walking distance 
and includes most of downtown Mount Pleasant.  The 2-mile radius includes Central Michigan 
University’s campus and most of the region’s retail with the notable excep9on of that which 
exists south of the school.  The 5-mile radius equates to an easy drive of about ten minutes and 
includes all retail in the immediate Mount Pleasant area.  A map showing these areas is 
included in the appendices. 
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Figure 7 - Primary Market Area (PMA)
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Figure 8 - 48858 Zip Code
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Demographic and Employment CharacterisAcs 

GENERAL DEMOGRAPHICS 

The Primary Market Area (PMA) has a 2018 popula9on of 39,421, accoun9ng for about 56% of 
Isabella County’s total popula9on.    The PMA’s median household income is $32,352, though 
the median income in the City of Mount Pleasant is higher, standing at $37,984.   Ci9zens of the 
market area are highly educated.  The percentage of residents 25 years of age and higher who 
have ajained a high school degree is 92.1%, higher than the share for Michigan and the 
country.  The median age in the PMA stood at 22.5 in 2018, well below that of the other 
geographies.  This phenomenon is due mainly to the area’s college student popula9on.  Some of 
these data points are shown in Table 1.  

POPULATION, INCOME AND AGE TRENDS 

During the current decade through 2018, the PMA's popula9on increased 3.2% compared to 
0.3% growth in Isabella County, 1.2% in the state, and 5.8% na9onally.  Household incomes in 
the PMA grew 22.8%, close to that of the county and state, and well above the average increase 
in the country.  Educa9onal ajainment increased half a percent in the PMA between 2010 and 
2018.  Table 2 details the rates of change for these categories. 

Popula9on is projected to increase by 4.5% from 2020 to 2024 in the PMA.  This projec9on 
includes an addi9onal mortality factor for the COVID-19 Pandemic, but does not factor in the 
impact economics might have on popula9on growth. On the one hand, the interrup9on in the 
economy may cause popula9on losses as opportuni9es dwindle in the Mount Pleasant market.  
On the other hand, college enrollment tends to increase during recessions, which could 
posi9vely impact popula9on in the Mount Pleasant area.  Age cohorts popula9ons in the PMA 
for the years of 2010 through 2024 are graphed in Figure 9.   The 15 to 24-year-old cohort is 
predicted to con9nue its historic decline, but all other categories increase to some degree.   In 
par9cular, the 35 to 54 age cohort and those from 65 and older increase significantly. 
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Table 1 - Selected Demographic Comparisons

Mount 
Pleasant

PMA Isabella 
County

Michigan USA

PopulaAon 25,691 39,421 70,562 9,995,915 327,167,439

Median Household Income $37,984 $32,352 $46,198 $56,697 $57,652

Median Age 22.1 22.5 29 39.8 38.2

EducaAon: Percent HS or Higher* 91.3% 92.1% 91.3% 91.1% 87.7%

* For those age 25 and higher

Source:  2018 American Community Survey, Mission North, LLC

Table 2 - Demographic Trends for Various Geographies 2010 to 2018

Mount Pleasant PMA Isabella County Michigan USA

PopulaAon -1.6% 3.2% 0.3% 1.2% 5.8%

Median HI 42.8% 22.8% 25.3% 24.8% 11.1%

Median Age 0.9% 1.5% 15.5% 2.1% 2.7%

Percent HS or Higher* -0.1% 0.5% 0.0% 6.1% 4.5%

* For those age 25 and higher

Source:  American Community Survey, Mission North, LLC
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Figure 9 - PMA Age Cohort history and Projec9ons
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HOUSEHOLD INCOME DETAIL 

Table 3 looks at household income in more detail.  The data is broken down between owner-
occupied and renter-occupied units.   Incomes are considerably higher for owner-occupied 
households versus renters.  The median household income for owner-occupied homes is 
$66,601 versus $22,808 for renters. 

There are 2,496 renter households in the desired $25,000 to $150,000 income range for the 
target market.  The number of owner-occupied homes in that same income range is 2,217.  
Table 15, on page 29, uses these figures to assess market viability for rental apartments as 
proposed in the project.  
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Table 3 - PMA Household Income by Tenure

Occupied 
Housing Units

Percent Owner-
Occupied 
Housing Units

Percent Renter-Occupied 
Housing Units

Percent

Less than $5,000 926 7.1% 100 1.9% 826 10.5%

$5,000 to $9,999 1,019 7.8% 122 2.3% 897 11.4%

$10,000 to $14,999 1,185 9.0% 104 2.0% 1,081 13.8%

$15,000 to $19,999 910 6.9% 240 4.6% 670 8.5%

$20,000 to $24,999 994 7.6% 231 4.4% 763 9.7%

$25,000 to $34,999 1,474 11.2% 418 7.9% 1,056 13.5%

$35,000 to $49,999 1,625 12.4% 637 12.1% 988 12.6%

$50,000 to $74,999 2,134 16.3% 1,122 21.3% 1,012 12.9%

$75,000 to $99,999 1,072 8.2% 807 15.3% 265 3.4%

$100,000 to $149,999 978 7.5% 743 14.1% 235 3.0%

$150,000 or more 795 6.1% 744 14.1% 51 0.7%

13,112 100.0% 5,268 100.0% 7,844 100.0%

Source: 2018 American Community Survey
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Economy and Employment 

ECONOMY 

Mount Pleasant’s economy is dominated by Central Michigan University and the Saginaw 
Chippewa Indian Tribe of Michigan who operates the Soaring Eagle Casino and Resort.  There is 
also a strong industrial base in fields like foods, industrial equipment, and automo9ve.  Medical 
services, senior living, and construc9on also provide hundreds of jobs in the area.  The top ten 
employers in Isabella County are listed in Table 4. 

According to the Mount Pleasant Area Conven9on and Visitors Bureau, hotel rooms sold has 
increased by 13.9% between 2016 and 2019.  A new Courtyard Marrioj Hotel with 140 rooms 
was opened in 2016, and the Soaring Eagle Resort recently renovated 500 hotel rooms.   

Mount Pleasant has seen millions of dollars of investment in the past year.  In 2019, Central 
Michigan built the $26 million 50,000-square foot Center for Integrated Health Studies on its 
campus.  In 2019, CMU commenced construc9on of a new weight room, locker room, and 
football opera9ons facility at Kelly Shorts Stadium. 

Hobby Lobby built a $2 million store in 2019.  The 50,000 square foot store is on South Mission 
Street just south of Broomfield Street and just east of Central Michigan’s campus.   
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Table 4 - Top Ten Employers in Isabella County

Worker DesAnaAon Industry Number of Workers

Saginaw Chippewa Tribe Government/Hospitality & Gaming 3,602

Central Michigan University Educa9on 2,693

Delfield Manufacturing 730

McLaren Central Michigan Medical 506

McBride Quality Care Social Service & Housing 500

Mount Pleasant Public Schools Educa9on 466

Bandit Industries Manufacturing 456

Morbark, LLC Manufacturing 450

Fisher Companies Contrac9ng 450

Isabella Bank Financial Services 400

Source: Middle Michigan Development Corpora9on
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Downtown will see a new apartment and commercial project right next to City Hall in the next 

year.  An $18 million mixed-use building at 410 West Broadway is expected to be completed by 

May of 2021.  This project, three blocks west of the subject proper9es, will include a 10,000 
square foot grocery and 48 market-rate apartments. 
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EMPLOYMENT 

Since 2010, the Primary Market Area’s unemployment rate has dropped, falling to 5.7% in 2018.  
This puts the rate slightly below that of the county, and slightly above the state and na9onal 
rates.  Comparisons are shown in Table 5 and Figure 10. 

Both wages and jobs increased significantly since 2013.  Paid employees increased 27% in that 
period in the 48858 zip code.  Paid employees increased by 13% in 2017 alone.  Meanwhile, 
aggregate payroll has increased by about 20% in the same period.  Figure 11, below, illustrates 
these trends.  The average pay for each employee in Mount Pleasant is close to that of the 
county’s, though around 65% of the state’s and 62% of the country’s.  These comparisons are 
detailed in Table 6. 
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Table 5 - Unemployment 2010 to 2018

PMA Isabella County Michigan USA

2010 10.9% 13.0% 11.5% 7.9%

2011 10.4% 13.7% 12.3% 8.7%

2012 9.8% 15.2% 12.6% 9.3%

2013 9.8% 10.3% 12.7% 9.7%

2014 8.8% 9.3% 11.4% 9.2%

2015 8.8% 8.1% 9.8% 8.3%

2016 8.0% 6.8% 8.5% 7.4%

2017 5.7% 7.8% 5.3% 4.9%

2018 5.7% 6.9% 5.3% 4.9%

Source:  2018 American Community Survey

Figure 10 - Unemployment 2010 to 2018 for Various Geographies
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Figure 11 - Employees and Payroll in the 48858 Zip Code
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Table 6 - 2017 Employment and Payroll for Various Geographies

Place Businesses Employees Payroll ($1,000) Payroll/Employee

USA 7,597,294 127,038,090 6,517,161,781 $51,301

Michigan 222,553 3,859,949 186,678,533 $48,363

Isabella County 1,369 25,024 858,383 $34,302

Zip Code Businesses Employees Payroll ($1,000) Payroll/Employee

48858 1,096 20,958 661,453 $31,561

Source:  2017 Annual Business Survey
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Housing 

HOUSING STOCK 

The Mount Pleasant Primary Market Area’s housing stock is dominated by single-family houses 
with a fair number of duplexes and garden-style apartments.  Mul9ple unit housing types that 
are conducive to urban serngs are underrepresented.  These so-called “missing middle” 
housing types include fourplexes, bungalow courts, walk-up townhouses, and urban mixed-use 
buildings, such as is envisioned at 200 E. Broadway and 111 S. University.  A 2019 Housing 
Report prepared by the City’s Planning & Community Development Department called out the 
limited mix of housing types in the city.  

Figure 12 graphs housing types in the PMA.  Besides 1-unit detached houses, 10-19 and 20 or 
more unit developments make up a large percentage of the housing stock.  The housing types in 
these categories are primarily garden-style apartments, which are suburban in nature. 

According to building and demoli9on permit records, the city has seen a net increase of only 6.5 
housing units per year since 2015.  2020 will see an increase in this number with the comple9on 
of the 48-unit mixed-income project at 410 W. Broadway. 
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Figure 12 - PMA Housing Types
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AGE OF HOUSING STOCK 

The housing stock in the PMA is mostly more than ten years old.  Only 1% of the 15,102 housing 
units in 2018 were built acer 2013.  More than half of the stock was built between 1980 and 
2013.   Table 11 and Figure 13 breaks down the age of housing stock in the PMA. 

An apartment survey was conducted for this analysis that is discussed further in the “Rental 
Housing Market” sec9on below.  This survey found few apartment developments built acer 
2008, mainly just outside of the city limits.  A lijle less than half of the market’s apartment 
inventory was built before 1990. 
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Table 11- Age of Housing Stock in the PMA

PMA

Total housing units 15,102

Built 2014 or later 189

Built 2010 to 2013 453

Built 2000 to 2009 2309

Built 1990 to 1999 3,417

Built 1980 to 1989 1729

Built 1970 to 1979 2569

Built 1960 to 1969 1435

Built 1950 to 1959 1093

Built 1940 to 1949 463

Built 1939 or earlier 1445

Source:  2018 American Community Survey

Figure 13 - PMA 
Housing Age
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Owner Occupied Housing 

HOME VALUE 

The median home value in the Primary Market Area, according to the 2018 American 
Community Survey, is $134,180.  This tracks very well with the median sale price of homes in 
2019, which was $137,000.  Figure 14 shows various stra9fica9ons of home value within the 
PMA, according to the 2018 American Community Survey.   
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Figure 14 - Home Value in the PMA
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HOME BUYING AFFORDABILITY 

In Table 12, income and home value characteris9cs of peer ci9es are compared with state and 

na9onal sta9s9cs.  These ci9es in this comparison are all college towns except for Bay City.  

Muncie and Ypsilan9 are Mid America Conference school ci9es just like Mount Pleasant.    

The table compares home value with median income.  This ra9o is an indicator of home 

affordability, where a lower rate means the average buyer is more able to afford a home in that 

city.  The Michigan and US ra9o of value to median income is 2.58 and 3.71, respec9vely.  

Mount Pleasant’s ra9o is similar to that of the country but is higher than the state.  
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Table 12 - Income and Home Value Comparison for Mount Pleasant and Peer Ci9es

PopulaAon Median 
Household 
Income1

Average 
Household 
Income1

Median Home 
Value1

Value/Med. 
Income RaAo

Bay City, MI 33,463 $37,901 $50,173 $67,100 1.77

Big Rapids, MI 10,392 $25,194 $41,703 $92,100 3.66

Holland, MI 33,503 $55,769 $50,173 $142,000 2.55

Marqueie, MI 20,932 $40,398 $58,800 $178,200 4.41

Mount Pleasant, MI 25,691 $37,984 $56,009 $135,600 3.57

Muncie, IN 70,178 $32,565 $43,068 $76,100 2.34

YpsilanA, MI 20,939 $36,982 $54,608 $141,100 3.82

Michigan 9,995,915 $56,697 $77,682 $146,200 2.58

U.S. 327,167,439 $61,937 $87,864 $229,700 3.71

Source:  2018 American Community Survey 
Notes:  
1  For owner-occupied homes
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HOME BUYING ACTIVITY 

According to realtor data, there were 255 home sales in the Mount Pleasant School District, 
which closely follows the PMA boundaries.  Sales volume in 2019 was $38,612,166 for a 
monthly average of $3,217,681 - this is shown in Table 13 below.  Actual month by month sales 
is detailed in Figure 15.  Close to 50% of homes sold had three bedrooms, and about 29% had 
two bedrooms.   Table 14, on the following page, details 2019 home sales by bedroom. 
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Table 13 - 2019 Home Sales Summary

Total TransacAons 255

Total Volume $38,612,166

Average Price $151,420

Median Price $137,000

Source:  Praedium Realty, Mount Pleasant, MI and Mission North, LLC

Figure 15 - 2019 Mt. Pleasant PMA Home Sales by Month
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Table 14 - 2019 Home Sales Breakdown by Bedroom

Bedrooms Percent Sold EsAmated Volume

0-1 1.5% $594,033

2-2 29.2% $11,286,633

3-3 47.7% $18,415,033

4-4 16.9% $6,534,367

5 4.6% $1,782,100

$38,612,166

Source:  Praedium Realty, Mount Pleasant, MI, Mission North, LLC
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Rental Housing Market 

OVERVIEW 
The American Community Survey es9mated a total of 7,844 occupied rental units in the PMA in 
2018 - 4,721 in the city of Mount Pleasant and 3,123 in Union Charter Township.  Rental housing 
units make up about 52% of all units in the PMA.  This higher propor9on of rental housing is due 
to the large student popula9on at Central Michigan University.  

As noted earlier, garden-style apartments dominate the apartment inventory in the PMA.  
Though most of the peer communi9es are similarly dominated by garden-style, car-oriented 
apartment complexes, a few, such as Muncie, Bay City, and Holland, have examples of urban 
mul9plexes and mixed-use apartment developments.  In the case of Muncie and Bay City, these 
urban offerings can get 50% or more per square foot over their suburban compe9tors. 

RENTAL RATES 
2020 Fair Market Rents  in Isabella County, as determined by HUD, are $551, $591, $720, $979, 1

$1,096 for a studio, one-bedroom, two-bedroom, three-bedroom, and four-bedroom, 
respec9vely.  A survey of Mount Pleasant market apartments and rental houses found rents for 
comparable apartments averaging higher than the HUD standards.  Table 13 details these 
findings.  Table 14 goes into greater detail by considering the number of bathrooms and 
calculates rent per square foot. 

 Fair Market Rents are defined as the rent that would be required to be paid in the par9cular housing market area 1

in order to obtain privately owned, decent, safe, and sanitary rental housing of modest (non-luxury) nature with 
suitable ameni9es. This Fair Market Rent includes u9li9es (except telephone).
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Table 13 - Mt. Pleasant Area Apartment Rents by Bedrooms

BR Average Size (SF) Average Rent Rent Range

1 647 $693 $550-$799

2 882 $813 $500-$1,010

3 1,280 $1,105 $850-$1,362

4 1,487 $1,383 $1,000-$1,700

5 1,832 $1,466 $1,000-$1,875

6 1,953 $2,230 $1,750-$2,550

apartments.com survey, Mission North, LLC
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RENTAL HOUSING DEMAND 

Demand for apartments was calculated using conserva9ve assump9ons based on available data.  
Calcula9ons determined an annual call for 499 units for the Mount Pleasant market.  This 
results in a capture rate of 3% and a penetra9on rate of 0.3% for the proposed project at 200 E. 
Broadway and 111 S. University.  The capture rate, which measures the propor9on this project 
accounts for annual targeted demand, is very favorable.  The penetra9on rate is also very 
favorable for the project.  Penetra9on rate compares the units the project provides with the 
total number of poten9al customers. 

Table 15 on the following page details demand calcula9ons. 
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Table 14 - Mt. Pleasant Area Apartment Averages and Ranges

BR, BA Average Size Average Rent Average Rent/SF Rent/SF Range

1, 1 647 $693 $1.11 $0.85 to $1.49

2, 1 835 $756 $0.93 $0.82 to $1.05

2, 1.5 854 $956 $1.13 $0.98 to $1.20

2, 2 933 $866 $1.01 $0.74 to $1.14

2, 2.5 1,300 $1,008 $0.78 $0.78 to $0.78

3, 2 1,234 $1,022 $0.82 $0.58 to $1.13

3, 3 1,248 $1,257 $1.01 $0.92 to $0.92

3, 3.5 2,000 $1,347 $0.67 $0.67 to $0.68

4, 1 1,480 $1,312 $0.94 $0.90 to $0.98

4, 2 1,552 $1,330 $0.87 $0.65 to $1.07

4, 2.5 1,550 $1,598 $1.03 $1.03 to $1.03

5, 2 1,779 $1,400 $0.90 $0.81 to $1.00

5, 2.5 1,867 $1,505 $0.78 $0.59 to $0.96

6, 2 2,029 $2,133 $0.98 $0.76 to $1.19

6, 2.5 1,800 $2,520 $1.40 $1.40 to $1.40

apartments.com survey, Mission North, LLC
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Table 15 - Apartment Demand Calcula9ons

Target Income Range

Minimum Annual Income $25,000

Maximum Annual Income $150,000

Percentage 2 or less person owner household 66.8%

Percentage 2 or less person renter household 70.2%

Demand From ExisAng Households

ProporAon/Income Qualified Owner Households 63.0%

ProporAon/Income Qualified Renter Households 45.3%

Income Qualified Owner Households 2,217

Income Qualified Renter Households 2,496

Annual Movership Rate - Owner to Renter 0.3%

Annual Movership Rate - Renter to Renter 20.0%

Total Income Qualified Owner to Renter Movers 7

Total Income-Qualified Renter to Renter Movers 499

Total Demand From ExisAng Households 506

Demand From New Renter Households

Projected Annual Change 2019-2024 0

ProporAon/Income Qualified Renter Households 45.3%

Total Annual Demand From New Households 0

Total Demand 506

Proposed Number of Units 15

Capture Rate 3.0%

PenetraAon Rate 0.3%

Source:  Mission North, LLC
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Retail Market 

Retail 

Over $407 million of retail demand, including food and drink, exists within a five mile radius of 
the subject sites. ESRI’s Retail MarketPlace Profile for this loca9on iden9fies several 
underserved retail categories.  Table 16 lists some of these categories within three ranges: .25-
mile, 2-miles, and 5-miles from 200 East Broadway.  As stated previously, the .25-mile radius 
represents walking distance from the subject sites.  The 2-mile radius includes most of the City 
of Mount Pleasant, including the main por9on of Central Michigan University’s campus.  Finally, 
the 5-mile radius encompasses nearly all of the built environment in the Mount Pleasant area.   
The table includes those categories iden9fied by the Retail MarketPlace Profile that lend 
themselves to the retail por9ons of the two subject buildings. 

Retail rents were analyzed from aggregated assessing data for the en9re city.  Rents for uses 
classified as retail service, which includes banks, averaged  $14.48 per square foot per year, 
whereas standard retail averaged $9.82 per square foot.  Interes9ngly, fast-food chain 
restaurants rents averaged over $41 per square foot.  Opera9ng expenses for retail generally 
ranged between $4 and $7 per square foot and averaged near $6 per square foot. 
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• “Retail Gap” represents the 
difference between Retail 
Poten9al and Retail Sales 
(both not shown). 

• “Leakage Factor” is a measure 
of the rela9onship between 
supply and demand where 
100 represents total leakage 
caused by no stores in that 
category.  

• “Number of Businesses” is the 
number of businesses for a 
given category that currently 
exists. 

• Total for the Retail Gap is the 
sum of underrepresented 
categories, not the whole 
market.

Table 16 - Selected Underserved Retail Categories

Industry Categories Retail Gap Leakage 
Factor

Number of 
Businesses

.25-Mile Radius

Shoe Stores $81,668 100 0

Department Stores Excluding Leased Depts. $1,144,545 100 0

Other General Merchandise Stores $522,820 100 0

Special Food Services (i.e caterers) $31,399 100 0

SUBTOTAL $1,780,432

2-Mile Radius

Specialty Food Stores $881,137 26.4 3

Beer, Wine & Liquor Stores $1,022,571 38.7 3

Clothing Stores $4,982,700 40.9 8

Shoe Stores $1,023,289 38.7 2

Special Food Services (i.e caterers) $219,555 18.3 3

SUBTOTAL $8,129,252

5-Mile Radius

Specialty Food Stores $1,499,081 29.5 4

Beer, Wine & Liquor Stores $601,332 6.5 4

Clothing Stores $8,013,272 42.8 11

Shoe Stores $1,275,190 28.7 3

Jewelry, Luggage & Leather Goods Stores $1,233,870 19.8 4

Special Food Services (i.e caterers) $593,901 35.9 4

SUBTOTAL $13,216,646

Source:  ESRI Retail MarketPlace Profile, February 20, 2020
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Office Market 

Office rents in Mount Pleasant vary widely based on loca9on, quality of the building, and 
tenant.  Downtown office rents range from $6.24 to $38.81 per square foot with financial 
services uses paying more than other office types.   

One of the uses envisioned for 200 E. Broadway is a co-working office space.  There are different 
models of co-working, ranging from non-profit run to privately-run, and from subsidized models 
to market supported ones.  Typically, successful co-working spaces focus on one industry to 
create more synergy amongst like users.  The only other co-working space in the area is on the 
far south end of Central Michigan University’s campus and is operated by the Central Michigan 
University Research Corpora9on.  200 E. Broadway, with its downtown loca9on, could provide a 
home to the only walkable, urban co-working space in the Mount Pleasant market.  
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Limits of Study 
Every reasonable effort has been made to ensure that the data contained in this study reflect 
the most accurate and 9mely informa9on possible and are believed to be reliable.  No 
responsibility is assumed for inaccuracies in repor9ng by the client, its agent, and 
representa9ves, or in any other data source used in preparing or presen9ng this study. This 
report is based on informa9on that was current as of April 6, 2020, and Mission North, LLC, has 
not undertaken any update of its research effort since such date.  

This report may contain prospec9ve financial informa9on, es9mates, or opinions that represent 
Mission North’s view of reasonable expecta9ons at a par9cular 9me, but such informa9on, 
es9mates, or opinions are not offered as predic9ons or assurances that a par9cular level of 
income or profit will be achieved, that par9cular events will occur, or that a par9cular price will 
be offered or accepted.  

Boundaries of the subject property shown in maps and photographs are approximate and 
should not be relied upon.  This study should not be the sole basis for programming, planning, 
designing, financing, or development of the subject site. 
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Appendices 

• ESRI Retail MarketPlace Profile, February 20, 2020 

• Mt. Pleasant RFQ, Isabella Bank, 200 E. Broadway St., Project Status Update, February 26, 

2020 
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7RWDO�)RRG�	�'ULQN� ��� ���������� ���������� ����������� ����� ��

1$,&6 ���'HPDQG ���������6XSSO\ 5HWDLO�*DS /HDNDJH�6XUSOXV ����1XPEHU�RI
�����,QGXVWU\�*URXS ����5HWDLO�3RWHQWLDO� ���������5HWDLO�6DOHV� )DFWRU ����%XVLQHVVHV
0RWRU�9HKLFOH�	�3DUWV�'HDOHUV� ��� ���������� ���������� ����������� ����� �
���$XWRPRELOH�'HDOHUV� ���� ���������� �������� ���������� ���� �
���2WKHU�0RWRU�9HKLFOH�'HDOHUV� ���� �������� �� �������� ����� �
���$XWR�3DUWV��$FFHVVRULHV�	�7LUH�6WRUHV� ���� �������� ���������� ����������� ����� �
)XUQLWXUH�	�+RPH�)XUQLVKLQJV�6WRUHV� ��� �������� ���������� ����������� ����� �
���)XUQLWXUH�6WRUHV� ���� �������� ���������� ����������� ����� �
���+RPH�)XUQLVKLQJV�6WRUHV� ���� �������� �������� ��������� ����� �
(OHFWURQLFV�	�$SSOLDQFH�6WRUHV� ��� �������� �������� ��������� ����� �
%OGJ�0DWHULDOV��*DUGHQ�(TXLS��	�6XSSO\�6WRUHV� ��� �������� ���������� ����������� ����� �
���%OGJ�0DWHULDO�	�6XSSOLHV�'HDOHUV� ���� �������� �������� ��������� ����� �
���/DZQ�	�*DUGHQ�(TXLS�	�6XSSO\�6WRUHV ���� ������� �������� ��������� ����� �
)RRG�	�%HYHUDJH�6WRUHV� ��� ���������� ���������� ��������� ����� �
���*URFHU\�6WRUHV� ���� ���������� ���������� ��������� ���� �
���6SHFLDOW\�)RRG�6WRUHV� ���� ������� �������� ��������� ����� �
���%HHU��:LQH�	�/LTXRU�6WRUHV ���� �������� �������� ��������� ����� �
+HDOWK�	�3HUVRQDO�&DUH�6WRUHV� �������� �������� ���������� ����������� ����� �
*DVROLQH�6WDWLRQV� �������� ���������� �� ���������� ����� �
&ORWKLQJ�	�&ORWKLQJ�$FFHVVRULHV�6WRUHV� ��� �������� ���������� ��������� ����� �
���&ORWKLQJ�6WRUHV� ���� �������� �������� ��������� ����� �
���6KRH�6WRUHV� ���� ������� �� ������� ����� �
���-HZHOU\��/XJJDJH�	�/HDWKHU�*RRGV�6WRUHV ���� �������� �������� ��������� ����� �
6SRUWLQJ�*RRGV��+REE\��%RRN�	�0XVLF�6WRUHV� ��� �������� ���������� ����������� ����� �
���6SRUWLQJ�*RRGV�+REE\�0XVLFDO�,QVWU�6WRUHV ���� �������� ���������� ��������� ����� �
���%RRN��3HULRGLFDO�	�0XVLF�6WRUHV� ���� ������� �������� ��������� ����� �
*HQHUDO�0HUFKDQGLVH�6WRUHV� ��� ���������� �� ���������� ����� �
���'HSDUWPHQW�6WRUHV�([FOXGLQJ�/HDVHG�'HSWV� ���� ���������� �� ���������� ����� �
���2WKHU�*HQHUDO�0HUFKDQGLVH�6WRUHV� ���� �������� �� �������� ����� �
0LVFHOODQHRXV�6WRUH�5HWDLOHUV� ��� �������� ���������� ����������� ����� �
���)ORULVWV� ���� ������� �������� ��������� ����� �
���2IILFH�6XSSOLHV��6WDWLRQHU\�	�*LIW�6WRUHV� ���� ������� �������� ��������� ����� �
���8VHG�0HUFKDQGLVH�6WRUHV� ���� ������� �������� ��������� ����� �
���2WKHU�0LVFHOODQHRXV�6WRUH�5HWDLOHUV� ���� �������� �������� ��������� ����� �
1RQVWRUH�5HWDLOHUV� ��� �������� �� �������� ����� �
���(OHFWURQLF�6KRSSLQJ�	�0DLO�2UGHU�+RXVHV� ���� �������� �� �������� ����� �
���9HQGLQJ�0DFKLQH�2SHUDWRUV� ���� ������� �� ������� ����� �
���'LUHFW�6HOOLQJ�(VWDEOLVKPHQWV� ���� ������� �� ������� ����� �
)RRG�6HUYLFHV�	�'ULQNLQJ�3ODFHV� ��� ���������� ���������� ����������� ����� ��
���6SHFLDO�)RRG�6HUYLFHV� ���� ������� �� ������� ����� �
���'ULQNLQJ�3ODFHV���$OFRKROLF�%HYHUDJHV� ���� ������� �������� ��������� ����� �
���5HVWDXUDQWV�2WKHU�(DWLQJ�3ODFHV ���� ���������� ���������� ����������� ����� ��
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RSSRUWXQLW\�RXWVLGH�WKH�WUDGH�DUHD��$�QHJDWLYH�YDOXH�UHSUHVHQWV�D�VXUSOXV�RI�UHWDLO�VDOHV��D�PDUNHW�ZKHUH�FXVWRPHUV�DUH�GUDZQ�LQ�IURP�RXWVLGH�WKH�WUDGH�DUHD��7KH�5HWDLO�*DS�
UHSUHVHQWV�WKH�GLIIHUHQFH�EHWZHHQ�5HWDLO�3RWHQWLDO�DQG�5HWDLO�6DOHV��(VUL�XVHV�WKH�1RUWK�$PHULFDQ�,QGXVWU\�&ODVVLILFDWLRQ�6\VWHP��1$,&6��WR�FODVVLI\�EXVLQHVVHV�E\�WKHLU�
SULPDU\�W\SH�RI�HFRQRPLF�DFWLYLW\��5HWDLO�HVWDEOLVKPHQWV�DUH�FODVVLILHG�LQWR����LQGXVWU\�JURXSV�LQ�WKH�5HWDLO�7UDGH�VHFWRU��DV�ZHOO�DV�IRXU�LQGXVWU\�JURXSV�ZLWKLQ�WKH�)RRG�
6HUYLFHV�	�'ULQNLQJ�(VWDEOLVKPHQWV�VXEVHFWRU��)RU�PRUH�LQIRUPDWLRQ�RQ�WKH�5HWDLO�0DUNHW3ODFH�GDWD��SOHDVH�FOLFN�WKH�OLQN�EHORZ�WR�YLHZ�WKH�0HWKRGRORJ\�6WDWHPHQW�
KWWS���ZZZ�HVUL�FRP�OLEUDU\�ZKLWHSDSHUV�SGIV�HVUL�GDWD�UHWDLO�PDUNHWSODFH�SGI
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*HQHUDO�0HUFKDQGLVH�6WRUHV��

6SRUWLQJ�*RRGV��+REE\��%RRN��DQG�0XVLF�6WRUHV���
&ORWKLQJ�DQG�&ORWKLQJ�$FFHVVRULHV�6WRUHV�
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(OHFWURQLFV�	�$SSOLDQFH�6WRUHV���
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���������������������
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'LUHFW�6HOOLQJ�(VWDEOLVKPHQWV���

9HQGLQJ�0DFKLQH�2SHUDWRUV���

(OHFWURQLF�6KRSSLQJ�DQG�0DLO�2UGHU�+RXVHV���

2WKHU�0LVFHOODQHRXV�6WRUH�5HWDLOHUV���
8VHG�0HUFKDQGLVH�6WRUHV���

2IILFH�6XSSOLHV��6WDWLRQHU\��DQG�*LIW�6WRUHV���

)ORULVWV���

2WKHU�*HQHUDO�0HUFKDQGLVH�6WRUHV���

'HSDUWPHQW�6WRUHV��([FOXGLQJ�/HDVHG�'HSWV�����

%RRN��3HULRGLFDO��DQG�0XVLF�6WRUHV���

-HZHOU\��/XJJDJH��DQG�/HDWKHU�*RRGV�6WRUHV���

6KRH�6WRUHV���

&ORWKLQJ�6WRUHV���

*DVROLQH�6WDWLRQV��

+HDOWK�	�3HUVRQDO�&DUH�6WRUHV���

%HHU��:LQH��DQG�/LTXRU�6WRUHV���

6SHFLDOW\�)RRG�6WRUHV���

*URFHU\�6WRUHV���

/DZQ�DQG�*DUGHQ�(TXLSPHQW�DQG�6XSSOLHV�6WRUHV���
%XLOGLQJ�0DWHULDO�DQG�6XSSOLHV�'HDOHUV���

(OHFWURQLFV�	�$SSOLDQFH�6WRUHV���

+RPH�)XUQLVKLQJV�6WRUHV���

)XUQLWXUH�6WRUHV
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2WKHU�0RWRU�9HKLFOH�'HDOHUV���
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5HWDLO�0DUNHW3ODFH�3URILOH
����(DVW�%URDGZD\
����(DVW�%URDGZD\�0RXQW�3OHDVDQW�0,������ /DWLWXGH���������
5LQJ����PLOH�UDGLXV /RQJLWXGH����������

6XPPDU\�'HPRJUDSKLFV
�����3RSXODWLRQ ������
�����+RXVHKROGV �����
�����0HGLDQ�'LVSRVDEOH�,QFRPH �������
�����3HU�&DSLWD�,QFRPH �������

1$,&6 ���'HPDQG ���������6XSSO\ 5HWDLO�*DS /HDNDJH�6XUSOXV ����1XPEHU�RI
�����,QGXVWU\�6XPPDU\ ����5HWDLO�3RWHQWLDO� ���������5HWDLO�6DOHV� )DFWRU ����%XVLQHVVHV
7RWDO�5HWDLO�7UDGH�DQG�)RRG�	�'ULQN� ��������� ������������ ������������ ������������� ����� ���
7RWDO�5HWDLO�7UDGH� ����� ������������ ������������ ������������� ����� ���
7RWDO�)RRG�	�'ULQN� ��� ����������� ����������� ������������ ����� ��

1$,&6 ���'HPDQG ���������6XSSO\ 5HWDLO�*DS /HDNDJH�6XUSOXV ����1XPEHU�RI
�����,QGXVWU\�*URXS ����5HWDLO�3RWHQWLDO� ���������5HWDLO�6DOHV� )DFWRU ����%XVLQHVVHV
0RWRU�9HKLFOH�	�3DUWV�'HDOHUV� ��� ����������� ����������� ������������ ����� ��
���$XWRPRELOH�'HDOHUV� ���� ����������� ����������� ����������� ����� ��
���2WKHU�0RWRU�9HKLFOH�'HDOHUV� ���� ���������� ����������� ����������� ����� �
���$XWR�3DUWV��$FFHVVRULHV�	�7LUH�6WRUHV� ���� ���������� ����������� ������������ ����� ��
)XUQLWXUH�	�+RPH�)XUQLVKLQJV�6WRUHV� ��� ���������� ����������� ����������� ����� ��
���)XUQLWXUH�6WRUHV� ���� ���������� ���������� ����������� ����� �
���+RPH�)XUQLVKLQJV�6WRUHV� ���� ���������� ���������� ����������� ����� �
(OHFWURQLFV�	�$SSOLDQFH�6WRUHV� ��� ���������� ����������� ����������� ����� �
%OGJ�0DWHULDOV��*DUGHQ�(TXLS��	�6XSSO\�6WRUHV� ��� ����������� ����������� ������������ ����� ��
���%OGJ�0DWHULDO�	�6XSSOLHV�'HDOHUV� ���� ����������� ����������� ������������ ����� ��
���/DZQ�	�*DUGHQ�(TXLS�	�6XSSO\�6WRUHV ���� ���������� �������� �������� ��� �
)RRG�	�%HYHUDJH�6WRUHV� ��� ����������� ����������� ������������ ����� ��
���*URFHU\�6WRUHV� ���� ����������� ����������� ������������ ����� ��
���6SHFLDOW\�)RRG�6WRUHV� ���� ���������� ���������� �������� ���� �
���%HHU��:LQH�	�/LTXRU�6WRUHV ���� ���������� ���������� ���������� ���� �
+HDOWK�	�3HUVRQDO�&DUH�6WRUHV� �������� ����������� ����������� ������������ ����� ��
*DVROLQH�6WDWLRQV� �������� ����������� ����������� ����������� ���� �
&ORWKLQJ�	�&ORWKLQJ�$FFHVVRULHV�6WRUHV� ��� ����������� ���������� ���������� ���� ��
���&ORWKLQJ�6WRUHV� ���� ���������� ���������� ���������� ���� �
���6KRH�6WRUHV� ���� ���������� �������� ���������� ���� �
���-HZHOU\��/XJJDJH�	�/HDWKHU�*RRGV�6WRUHV ���� ���������� ���������� �������� ���� �
6SRUWLQJ�*RRGV��+REE\��%RRN�	�0XVLF�6WRUHV� ��� ���������� ����������� ������������ ����� ��
���6SRUWLQJ�*RRGV�+REE\�0XVLFDO�,QVWU�6WRUHV ���� ���������� ���������� ����������� ����� �
���%RRN��3HULRGLFDO�	�0XVLF�6WRUHV� ���� ���������� ���������� ����������� ����� �
*HQHUDO�0HUFKDQGLVH�6WRUHV� ��� ����������� ������������ ������������ ����� �
���'HSDUWPHQW�6WRUHV�([FOXGLQJ�/HDVHG�'HSWV� ���� ����������� ����������� ������������ ����� �
���2WKHU�*HQHUDO�0HUFKDQGLVH�6WRUHV� ���� ����������� ����������� ������������ ����� �
0LVFHOODQHRXV�6WRUH�5HWDLOHUV� ��� ���������� ����������� ����������� ����� ��
���)ORULVWV� ���� �������� �������� ��������� ����� �
���2IILFH�6XSSOLHV��6WDWLRQHU\�	�*LIW�6WRUHV� ���� ���������� ���������� �������� ���� �
���8VHG�0HUFKDQGLVH�6WRUHV� ���� ���������� ���������� ��������� ���� �
���2WKHU�0LVFHOODQHRXV�6WRUH�5HWDLOHUV� ���� ���������� ���������� ����������� ����� ��
1RQVWRUH�5HWDLOHUV� ��� ���������� ���������� ���������� ���� �
���(OHFWURQLF�6KRSSLQJ�	�0DLO�2UGHU�+RXVHV� ���� ���������� �������� ���������� ���� �
���9HQGLQJ�0DFKLQH�2SHUDWRUV� ���� �������� �������� ������� ��� �
���'LUHFW�6HOOLQJ�(VWDEOLVKPHQWV� ���� �������� ���������� ��������� ����� �
)RRG�6HUYLFHV�	�'ULQNLQJ�3ODFHV� ��� ����������� ����������� ������������ ����� ��
���6SHFLDO�)RRG�6HUYLFHV� ���� �������� �������� �������� ���� �
���'ULQNLQJ�3ODFHV���$OFRKROLF�%HYHUDJHV� ���� ���������� ���������� ��������� ����� �
���5HVWDXUDQWV�2WKHU�(DWLQJ�3ODFHV ���� ����������� ����������� ������������ ����� ��
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RSSRUWXQLW\�RXWVLGH�WKH�WUDGH�DUHD��$�QHJDWLYH�YDOXH�UHSUHVHQWV�D�VXUSOXV�RI�UHWDLO�VDOHV��D�PDUNHW�ZKHUH�FXVWRPHUV�DUH�GUDZQ�LQ�IURP�RXWVLGH�WKH�WUDGH�DUHD��7KH�5HWDLO�*DS�
UHSUHVHQWV�WKH�GLIIHUHQFH�EHWZHHQ�5HWDLO�3RWHQWLDO�DQG�5HWDLO�6DOHV��(VUL�XVHV�WKH�1RUWK�$PHULFDQ�,QGXVWU\�&ODVVLILFDWLRQ�6\VWHP��1$,&6��WR�FODVVLI\�EXVLQHVVHV�E\�WKHLU�
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1. EXECUTIVE SUMMARY            

Isabella Bank, in partnership with the City of Mt. Pleasant, is seeking a suitable developer to take on the 
rehabilitation and adaptive reuse of the former Isabella Bank Headquarters building located at 200 E Broadway 
in Downtown Mt. Pleasant, Michigan. This structural assessment was prepared as part of the Request for 
Qualifications (RFQ) package. The RFQ document is a service offered by MEDC’s Redevelopment Services as 
part of the Redevelopment Ready Communities – Predevelopment Assistance for Certified RRCs program. 
While the RFQ includes the adjacent building located at 111 S University, this report only deals with 200 E 
Broadway. 
 
The structural assessment for Isabella Bank was requested as an additional service to assess the existing 
structure and identify potential concerns that will impact redevelopment, specifically the historic rehabilitation of 
the building façade and any structural concerns that may limit use of the upper stories.  
 
The following concerns were identified by the property owners and city staff and have been factored into our 
project scope:  

• Removal of the 1973 façade and associate bracing on the 3rd floor  

• Façade appears to be separating from the building 

• Signs that the roof of the building may need to be completely rebuilt 

• Confirm the method of construction on the 2nd and 3rd floors 
 
 

2. PROCESS & METHODOLOGY          

Available plans and drawings for the building were reviewed to understand the layout of the existing property 
and photographs from previous site visits were reviewed. The preferred development concepts for the building 
were also reviewed to understand the considerations that were desired. No existing structural drawings were 
available for the existing building structures.  
 
A site visit was conducted to understand the existing structural materials and framing systems. This included 
observation of the original building structures, as well as modifications and repairs that were made over time. It 
should be noted that in various locations throughout the building the structural systems were not visible due to 
ceiling and wall finishes.   
 
 

3. EXISTING BUILDING STRUCTURE           

The Isabella Bank building is comprised of a series of interconnected two- and three-story buildings that date 
back to the early 1880s. The 1973 drawings indicated that there are 5 different building structures. Lot 6 
occupies the west portion of the building as illustrated in the Alta Survey in Figure 1 on the following page. Lot 6 
consists of a relatively square structure that occupies the northwest portion of the site that is bounded by E. 
Broadway to the North and S. University Avenue to the West, as well as the structure to the South that has the 
address of 111 S. University Street. Lot 6 contains buildings A and B. Building A is the originally bank building. 
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Building B was rebuilt as a three-story building in 1905 and with the façade constructed to match the 
architectural style of the original building. Lot 5 is located East of Lot 6 and is comprised of three narrow and 
rectangular building structures (C, D, and E) that all front E. Broadway Street.  

 
Figure 1: Alta Survey 
 
The structural systems for the existing buildings consist of load bearing mass masonry walls supporting wood 
floor and roof framing. The mass masonry walls also serve as shear walls to resist lateral wind and seismic 
loads. The following framing description is based on the visible framing and interpretation of the existing 
drawings. The exact locations of all bearing walls and framing shall be required as part of the building 
redevelopment.  
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Basement 
The basement consists of perimeter stone basement walls shaded in blue and interior stone and brick bearing 
walls that are generally oriented in the North/South direction as shaded in orange in the pre-1973 plan included 
in Figure 2. The wall segments shaded in green includes a series of concrete arches to provide openings 
versus a solid bearing wall. This series of concrete arches also serves as transfer framing to support a column 
on first floor. There are also heavy walls in Buildings A and B to support the vaults on the first floor.  
 
There are shoring posts that have been added in basement of Building A. These were likely added in 1912, as 
documents indicate that “the bank was remodeled featuring a new iron reinforce foundation” in 1912. There are 
areas where concrete masonry was used to infill previous wall openings.  The foundations for the building are 
not visible. There is little evidence of movement or settlement of the existing building foundations.  
  
 

 
Figure 2: Pre-1973 Basement Plan  

BUILDING A BUILDING B BUILDING C BUILDING D BUILDING E 
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Photo 1: Perimeter Stone Basement Walls 
 

 
Photo 2: Stone Bearing Walls and Concrete Arched Wall 
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Photo 3: Concrete Masonry Wall Infill 
 

 
Photo 4: Shoring Posts in Basement 
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First Floor 
The framing that supports the first-floor bank and retail space was visible form the basement. The framing 
consists 2x wood framing at a spacing of 12” to 16” on center, typically ranging in depth from 8” to 10”. 
Typically, the wood framing spans in the East/West direction and is supported by the basement bearing walls 
below highlighted in Figure 2. There is a column located within the center of the open layout in Building A that 
supports the framing on the floors above, this column has been shaded in green in Figure 3 below. The walls 
shaded in orange in Figure 3 below illustrates the bearing walls that extend above the first floor. Figure 4 shows 
the pre-1973 condition.  
 
 
 

 
Figure 3: Post-1973 First Floor Plan 
 
 
 
 

BUILDING A BUILDING B BUILDING C BUILDING D BUILDING E 
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Figure 4: Pre-1973 First Floor Plan 
 

BUILDING A BUILDING B BUILDING C BUILDING D BUILDING E 
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Photo 5: First Floor Framing  
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Second Floor 
Much of the framing that supports the second floor is obscured from view by existing ceilings. In locations 
where there are lay-in ceilings a higher plaster ceiling was discovered. There were select areas where it was 
possible to see the structure above where the plaster ceiling had been removed. From limited observation it 
appears that the second-floor framing consists 2x wood framing at a spacing of 12” to 16” on center, typically 
ranging in depth from 8” to 10”. The wood framing spans in the East/West direction and is supported by the first 
floor bearing walls as shown in Figure 3. There is a column located in the center of the open layout in Building 
A on the first floor which supports steel girders supporting the second-floor framing. The walls shaded in orange 
in Figure 5 below illustrate the bearing walls that extend above the second floor. The walls in the Northwest 
portion of the building North of the Gymnasium/Opera Hall are also likely bearing walls supporting the third-floor 
framing. The second floor was renovated between 1920 and 1949.  
 
 

 
Figure 5: Pre-1973 Second Floor Plan 
 

GYMNASIUM / OPERA HALL 

BUILDING A BUILDING B BUILDING C BUILDING D BUILDING E 

LOAD BEARING WALLS 
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Photo 6: Higher Hard Ceiling and Steel Transfer Framing in Lot 6 Building Structure Near Column 
 

 
Photo 7: Higher Hard Ceiling, Steel Transfer Framing, and Column in Lot 6 Building Structure  



13 

Isabella Bank Structural Assessment  
Mt. Pleasant, MI                                         July 17, 2020   

 
SmithGroup 
Project Number: 11956  
 

 
Photo 8: Wood Framing in Lot 5 Building Structure  
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Third Floor 
The third floor consist of just the northern portion of the Buildings A and B. The remaining area is open to below 
and once housed the 800-1,000 seat Opera Hall, and subsequently a Gymnasium. According to historical 
documents, the Opera Hall was renovated 1892, 1899, and 1905. The 1905 renovation included a third floor for 
Building B. There was a fire in May 1907 which required major renovations. In 1920, the third floor was 
renovated to serve as a Masonic Temple, noted as the Fraternal Hall Space in Figure 5.  
 
Much of the framing that supports the third floor is obscured from view by existing ceilings and flooring. There 
are areas where the flooring and subfloor have been partially removed exposing the floor framing. The roof 
framing for the building structures that are part of Lot are generally obscured from view. There are areas where 
the flooring and subfloor have been partially removed exposing the floor framing. From limited observation it 
appears that the second floor and roof framing consist of 2x wood framing at a spacing 12” to 16” on center, 
typically ranging in depth from 8” to 10”. The wood framing spans in the East/West direction and is supported 
by the second floor bearing walls.  
 

There are two steel posts shaded in green in Figure 5 below that support the balcony overhang located within 
the Gymnasium/Opera Hall space.  
 

    
Figure 5: Pre-1973 Third Floor Plan 

GYMNASIUM / OPERA HALL 

FRATERNAL HALL 

BUILDING A BUILDING B BUILDING C BUILDING D BUILDING E 
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Roof Above the Third Floor 
The original roof above the third floor consists of large 5-ply, 2x10’s that span in the East/West direction of the 
building, aligning with the thickened portions of the exterior wall. 2x10 roof framing spans between the 5-ply 
roof beams at a spacing of 12” to 16” on center. The center wall between the Gymnasium and the Fraternal Hall 
Space was assumed to be load bearing, but it is likely that this wall is not actually load bearing.  
 
The roof of the third floor was damaged during the 1907 fire. As a result, the capacity of the roof framing was 
compromised. New framing was added above the Gymnasium/Opera Hall Space to reinforce the existing 
framing in place. This was done by the addition of two new 18” deep steel wideflanges that were installed South 
of each of the two steel posts and extending to the South exterior wall, these beams are denoted by blue lines 
in the Southern portion of the building in Figure 6. The steel wideflanges were installed below the existing roof 
framing and support two sets of glued laminated timber beams that span in the East/West direction and “sister” 
the existing 5-ply 2x10’s. The two sets of glued laminated timber beams are denoted as the brown lines in 
Figure 6. 
 
The roof of the third floor above the Fraternal Hall was supplemented by the addition of a series of timber 
braces throughout the former meeting spaces. The braces are oriented in the North/South direction locations of 
the braces are estimated by the blue lines in the Northern portion of the building in Figure 6. It should be noted 
that there are also timber braces that are oriented in the East/West direction to provide additional stability. 
Portions of the flooring and subflooring were removed for the installation of the braces that were added within 
the Fraternal Hall. Additionally, there are other areas in the Northern portion of the building where the flooring 
and subflooring have been removed for the installation of steel cables that appear to have been installed as 
supplemental lateral restraints for the exterior wall. These are discussed further regarding the exterior wall. 
 
The date of the installation of the supplemental framing in the Gymnasium/Opera Hall and the new braces in 
the Fraternal Hall is unknown. 
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Figure 6: Pre-1973 Third Floor Plan 
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Photo 9: Gymnasium/opera Hall Roof Framing 
 

 
Photo 10: Gymnasium/opera Hall Roof Framing 
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Photo 11: Gymnasium/opera Hall Roof Framing 
 

 
Photo 12: Supplemental Braces Supporting Roof Framing at Fraternal Hall 
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Exterior Wall 

The original exterior façade was a decorative brick façade with an elaborate Italianate cornice. In 1973, the 
building was overclad with a new metal and glass façade. Due to the articulation of the existing façade, the 
new cladding was installed in front of the original building exterior wall. The exterior wall was observed 
during the site visit. From the exterior the exterior wall does not show signs of significant movement. The 
backside of the exterior wall was observed through a window. It was observed that the new façade has a 
steel support system that is anchored back to the mass masonry. These anchor points were observed to 
occur throughout the height of the building and do not align with the floor levels.  
 
There are some large cracks in the upper level of the original exterior mass masonry wall in the North/West 
corner of the building. The cause of this cracking is not apparent. It is anticipated that the damage to the 
roof could have resulted in displacement of the roof that could have created lateral forces on the exterior 
walls thus resulting in damage to the exterior walls. It is also possible that concentrated loads at the 
anchors for the new façade could have affected the mass masonry wall. However, it should be noted that 
this damage was noted only in the North/West corner and not throughout the North and West facades. It is 
expected that the application of concentrated loads on the façade by the new anchors would have the 
greatest impact on the tall walls within the Gymnasium/Opera Hall space where there was an apparent sign 
of distress. 
 
As mentioned previously steel cables have been installed above the third floor. It appears that these cables 
were installed at the approximate elevation of the new anchor points for the exterior façade which occur at 
the approximate mid height of the third floor. It is assumed that these cables were installed to counteract 
the lateral loads that would be concentrated at the locations of the new façade anchors. It should be noted 
that while the new façade extends across the entire North and West facades, these cables were only added 
within the Northern portion of the building. Wall patching is apparent where the anchors are installed in the 
Gymnasium/Opera Hall, but there is no evidence of wall damage at the anchors. It is unknown when the 
cables were installed, but it appears to have occurred after the building was re-clad in 1973. 
 

   
Photo 13: Original Building Façade in 1884 
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Photo 13: Building Façade in 1906 After the Addition of Building B 

 

 
Photo 14: Current Building Façade  
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 Photo 15: Cavity Between Original and New Façades 

 

 
Photo 16: Façade Anchor at Mid-height of Third Floor 
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Photo 17: Damage to Existing Mass Masonry Exterior Bearing Wall 
 

 
Photo 18: Damage to Existing Mass Masonry Exterior Bearing Wall 
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Photo 19: Cable restraints at Approximate Location of Façade Anchorage 

 
Photo 20: Cable restraints Anchored to Third Floor Framing 
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Photo 21: Gymnasium/Opera Hall Wall; Two sets of patches indicate anchorage locations 

 



25 

Isabella Bank Structural Assessment  
Mt. Pleasant, MI                                         July 17, 2020   

 
SmithGroup 
Project Number: 11956  
 

 
4. FINDINGS & RECOMMENDATIONS                   

 
Basement 
The basement walls appear to be in good condition. There is no evidence of settlement or movement of the 
foundations. Considerations may be necessary to tuckpoint or repair existing walls. There was no sign of water 
in the basement during the site visit, but further observation is recommended to confirm.  
 
Is not anticipated that the redevelopment will include significant changes to the building structural loads and 
load paths. However, if the redevelopment of the existing building adds significant loads or introduces changes 
to the structural load path, a geotechnical investigation may be necessary to determine and evaluate the 
building foundation systems and potential options to supplement the existing foundations as necessary.    
 
First, Second, and Third Floor Framing 
The existing framing for the first floor seems to be in good condition. Much of the framing for the second floor 
was obscured from view. Some of the third floor framing was more visible due to the retrofits and building 
repairs installed over the years. It is anticipated that there could be the need for minor repair of existing framing. 
It is also anticipated that the renovation of the building shall also likely require new shafts for building utilities 
which shall require new framing. 
 
The current conceptual space planning for redevelopment propose utilizing the floor spaces as similar uses as 
the original building including commercial on the first floor and office and assembly on the upper stories, with 
the addition of residential space. Assuming that any damaged framing is repaired, the existing building should 
be adequate to support the proposed building uses.   
 
Roof Framing 
Based on a visual inspection of the third floor ceiling from the balcony level, the reinforced roof framing over the 
Gymnasium appears to be in fair condition. Additional exterior survey may be necessary to survey the roof 
framing to confirm that it has adequate drainage and has not experienced significant deflection. To utilize the 
third floor space the bracing that has been installed to stabilize the roof over the Fraternal Hall must be 
removed. To remove these braces, the roof framing needs to be either removed and replaced or reinforced. In 
removing the supplemental bracing, the flooring, sub-flooring, and potentially some of the existing third floor 
framing may require repair or replacement.   
 
Exterior Wall 
It is understood that the current redevelopment concept considers the removal of the 1973 façade and restoring 
the historic upper story brick building facade to its 1906 appearance. Removing the 1973 cladding and 
corresponding steel support framing will remove concentrated lateral loading that has been applied on the 
original exterior walls, thus theoretically removing the need for the cable bracing that has been installed. In 
removing the cables, the flooring, sub-flooring, and potentially some of the existing third floor framing may 
require repair or replacement. The Northwest corner of the exterior wall that has experienced cracking will 
require repair. 
 
Once the 1973 façade has been removed it is anticipated that the original exterior wall will require repointing 
and repair.  




