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PURPOSE

To help better understand the 
Livingston County housing rental 
market in order to craft targeted 
strategies to improve housing 
options.

Is there a sufficient potential demand 
to warrant more affordable housing 
units in Livingston County?



IMPORANT 
TERMS

• Market Rate Housing – a rental unit with no rent 
restrictions, allowing the landlord to set the rent at the 
rate they think they can rent the unit for.

• Low-Income Housing Tax Credit (LIHTC) – a program that 
provides tax incentives for the acquisition, rehabilitation 
or new construction of rental housing targeted to lower-
income housing (rents restricted below market rate). 
Also known as LIHTC Section 42 or Section 42 in 
reference to the related IRS code.

• Primary Market Area (PMA) – the geographic area that a 
proposed or existing housing community serves. To 
remain conservative in their projections, Baker Tilley 
reserved PMA to Livingston County. (p. 5)



DATA SOURCES

The 2010 US Census

ESRI Business Analyst Online (a nationally recognized 3rd party provider of demographic data)

US Department of Labor

Local economic development officials

Property management for each comparable property included in the survey

Local planning, zoning and building officials

Local housing authority representatives



STUDY 
METHODS

• Defining the PMA

• Demographic and socio-economic evaluation

• Interviews with area planners, realtors and others 
familiar with the area growth patterns

• Evaluation of the existing housing stock



DEMOGRAPHICS

Area 
Median 
Age

Livingston County – 42.9

State of Michigan – 39.6

Area 
Median 
Income

Livingston County - $78,430

State of Michigan - $52,668



DEMOGRAPHICS

Ownership 
vs. Rentership Rates

Livingston 
County

85.4% Own

14.6% Rent

State of 
Michigan

71% Own

29% Rent

Household Size

Livingston 
County

20% are 1 person

35.8% are 2 people

17% are 3 people

16.7% are 4 people



KEY HOUSING 
FACTS

• For those relying on Supplemental Security Income (SSI)

• Monthly benefit of $771

• Affordable rent at 30% of income - $231 per month

• For those making minimum wage ($9.45/hour)

• Factoring affordable rent at 30% of their income, they 
would need to work 70.6 hours per week to afford an 
apartment at Fair Market Rent (FMR) for a 1 bedroom



HOUSING COST 
BURDEN

• Households are cost-burdened when more than 30% of 
their monthly income goes towards housing costs

• 44.7% or 4,629 renter households are cost-burdened in 
Livingston County (p.69)

• This includes those that are severely cost-burdened with 
housing costs exceeding 50% of their monthly income

• 20.6% or 2,139 renter households are severely cost-
burdened in Livingston County



CURRENT RENTAL 
UNITS

3,294 rental units in or near the 
County were inventoried and 
there were 128 vacancies (3.9% 
vacant, 3% with applications 
pending)

Development Type
Number of 

Developments
Number of 

Units
Vacant 
Units

LIHTC Section 42 
Family

1 384 29

LIHTC Section 42 
Senior

2 154 0

Market Rate Family-
Howell

11 2,014 74

Market Rate Family-
Brighton

6 566 25

Market Rate Senior 1 50 0

Federally Subsidized 
Family

1 68 0

Federally Subsidized 
Senior

1 58 0

Overall 23 3,294 128



FINDINGS

• Baker Tilley concluded that a market exists for the addition of multifamily 
and senior independent Section 42 rental housing in Livingston County

• This demand originates from within the County, with only 20-25% coming 
from outside of the County (those moving to be closer to work or family)

• The Michigan Bureau of Labor Market Information projects a 20.9% 
population gain in Livingston County between 2010 and 2040. (p.8)

*township and city projections were not available

*comparatively the state is expected to see a 7.7% gain



FINDINGS

Rental Housing 
Type

Perceived 
Strength/Vacancy 

Rate (Rate w/apps.)
Potential Net Rents

Potential 
Number of 

Units

LIHTC Section 42 
Family

Average/7.6% 
(6.8%)

1 BR 30% AMI - $498
2 BR 30% AMI - $593
3 BR 30% AMI - $682

225

LIHTC Section 42 
Senior

Very Strong/0.0% 
(0.0%)

1 BR 30% AMI –$498
2 BR 30% AMI - $593

145

Market Rate Strong/3.8% (2.8%) Studio -- $1,010
1 BR MKT - $1,160
2 BR MKT - $1,425
3 BR MKT - $1,710

100



POTENTIAL 
MARKET RATE 

PROJECTS

• Howell – there are no market rate or affordable multifamily 
or senior independent living rental developments proposed 
or under construction within the City of Howell

*per Tim Schmitt, Community Development Director

• Brighton – there are two market rate multifamily 
developments proposed or in the conceptual stages

• Vista at Uptown - 205 market rate luxury units

• West Village – 140 townhome style market rate units

*per Mike Caruso, Community Development Manager

• Hartland – none proposed or under construction, two in 
conceptual stages with no approvals granted


