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Executive Summary

The Spring 2020 Urban and Regional Planning Practicum report examines the Collins Road
Corridor,al5-mi | e r oad s out h wihin Inyh&n GosintycMichigan and provides
recommendations for corridor improvements and economic stimulus. Part of the impetus for

completing this study is the desire to have an
development activity which will be influenced by two current development projects. Those project
includeMc Laren Health Careds new $601 million hospita

Forest Road, and new apartments being constructed at the intersection of Collins Road and
Dunckel Road.

To gain a better understanding of the demographics, economic characteristics, and needs of the

Collins Road Corridor and its surrounding areas, data was collected from several sources
including the U.S. Census Bur eanuCommurite Susey mnda | Cens
ESRI Business Analyst. This data was combined with primary data collected by the practicum

team via site visits and stakeholder interviews.

Socio-economic data within this report was used to analyze current demographic and economic
characteristics for the census tracts that the Collins Road Corridor is situated in. After analysis, it
was found that the areas surrounding Collins Road are generally composed of white college-aged
students (ages 18-24). Educational attainment for those residents older than 24 was higher than
the state average, which was not surprising given the presence of both 2- and 4-year academic
institutions within Ingham County. Unemployment rates within the area have been consistently
low, at less than 5% within the subject area.

Zoning and Land Use information, provided by the City of Lansing, combined with multiple site
visits found that the areads | and use i-awnelargely
agricultural land. Infrastructure data, provided by the Lansing Board of Water & Light (BWL), and
Consumers Energy, indicates that the corridor currently receives gas, water, sewer, and electric
service and current development has not placed any strain on existing services. However, any
future development is likely to necessitate expansion ofthear eadés wuti l ity capaciti

The Retail MarketPlace Profile included in this study identifies industry sectors in demand in the
areas around the Collins Road Corridor. The findings reveal that market leakages exist where the
local population must leave the area to purchase certain goods or services. Within a 1-mile radius
of Collins Road, Food Services & Drinking Places and Health & Personal Care Stores were two
particular industry sectors which experienced market leakages that are commonly associated with
high-tech research and medical corridors. This suggests that businesses specializing in these
sectors would complement existing businesses within the corridor and their products & services
would be in demand based on current consumer consumption rates.

This Parcel Inventory included in this study examines the detailed characteristics and quality of

the individual parcels of land along the corridor. Also included is a Zoning Buildout Analysis which

illustrates the hypothetical buildout of the corridor based on current zoning restrictions and
maximumbuilding si ze per the City of.Thisanalgsisrewwdesdafatoreni ng or
development potential in excess of 650,000sf.



Recommendations within this report are primarily based on socio-economic data, the practicum
t eambds asses s me nitionsoafong ¢tha corridon tesearah on market demand, and
case study research on noteworthy practices. Specifically, the recommendations are set forth in
the following categorical focus areas: 1. Process Related Actions; 2. Marketing and Branding; 3.
Corridor Design; 4. Land Use & Infrastructure. Focus Areas 1 & 2 cover procedural
recommendations while Focus Areas 3 & 4 deal with physical improvement recommendations for
Collins Road.

Process related action recommendations are based on analyses performed by the practicum
team and the case studies examined within this report. These studies revealed that stakeholder
involvement results in an effective, fair, and multipartite approach which is necessary for
effective corridor planning. These recommendations include developing a cooperation
agreement between the City of Lansing, Lansing Charter Township, City of East Lansing, and
Delhi Charter Township, holding corridor design charrettes and visioning sessions amongst
stakeholder groups, and exploring the establishment of a Corridor Improvement Authority.

Marketing and branding recommendations are based on case study research and the socio-
economic analysis. It is clear that effectively marketing and branding an area to a targeted
demographic can serve as an important means to attract customers and businesses, which can
result in direct business investment. These recommendations include considering the creation
of a marketing plan and exploring a unique brand image or logo.

Corridor design recommendationsarebased on t he practicum teambs ane
research where it is apparent that good design and amenities play a critical role in attracting

businesses and clientele to the corridor. Recommendations include providing amenities and

relevant streetscaping along the Corridor, implementing storm water management practices,

and establishing a series of wayfinding signs along Collins Road.

Land use & infrastructure recommendations based out of assessments performed by the

practicum team and a Retail MarketPlace Profile include developing a dynamic property inventory,
resurfacing and repairing Collins Road and surr
considering a traffic study to be completed by Tri-County Regional Planning Commission

(TCRPC), considering LEED construction milestones for new developments, continually

evaluating the demand for gas, water, sewer, and electricity services, and considering business
recommendations based on consumer demands.

The recommendations presented suggest that there are many opportunities for Collins Road to
redevelop itself as a successful Med-Tech Corridor i an area tailored to the tenancy and
development of medical and technology enterprises. The corridor itself has several positive
attributes as it is located adjacent to a world-class academic institution in Michigan State
University and has access to a large population of over 324,000 people within a 10-mile radius
providing a potential customer base and workforce. Through a strong regional planning approach
and a unified vision amongst stakeholders, the data and recommendations within this report can
assist both the public and private sectors in making decisions that enable appropriate
development along the Collins Road Corridor.



Chapter 1: Introduction

1.1 Practicum Structure

The purpose of Practicum is to allow students who are graduating from the Urban and Regional

Planning (URP) program at Michigan State University (MSU) to apply the skills and knowledge

gained through coursework to a real-world planning experience. Students are offered the

opportunity to collaborate with professional partners to assist with their planning needs and

provide an assessment that pertains to the proposed project. The practicum team is advised by

the MSU faculty within the URP program and their professional partners to provide data-based
recommendati ons addressing their clientés particu

1.2 Client Information

The Lansing Economic Area Partnership (LEAP) was the primary client, serving as a regional
liaison for the various municipalities and stakeholders in the development of the Collins Road
Corridor. Kris Klein and Rachel Mcllvaine were the LEAP representatives heading the project and
worked with the student group in development of the project scope and review of project

deliverables.

LEAP is a coalition of area leaders partnering to build a stronger community for all i working to
grow, retain and attract business to the Lansing, Michigan region. LEAP is a 501(c)(6) not-for-
profit organization funded by private and public investors and is governed by a board of directors
composed of over 75 business and municipal leaders from across thetri-c ounty r egi on. L E
scope of work includes providing support for entrepreneurs, business startups and expansions,
working to attract new businesses to the area and assisting with site selection inquiries. Within
this scope, LEAP facilitates access to financing solutions and support such as tax increment
financing (TIF) and brownfield redevelopment grants. Through LEAP's strong regional
development efforts, in 2019 alone the organization assisted in the formation of 17 companies
and in securing $497,744,121 million in private investment resulting in the creation of

1,636 private direct jobs within Clinton, Eaton and Ingham counties.

1.3 Role of Students
For the Collins Road Corridor Study, the student practicum team was tasked with evaluating
current economic conditions and making recommendations to maximize future economic vitality

of the Collins Road Corridor. Students conducted multiple assessments of the corridor, gathered



primary and secondary data, and provided a comprehensive corridor study that serves as a
resource for partners to utilize when considering future development along Collins Road.

1.4 Scope of Services

The scope of work agreed upon by the student group and the clients places an emphasis around
the primary focus area of Collins Road, between Forest Road and Jolly Road located within
Ingham County, Michigan. The intention of the project is to cooperate with the Lansing Economic
Area Partnership (LEAP) in conducting a corridor study to assist in guiding relevant stakeholders
and municipalities in the development of the area. Elements of the corridor study include a
socioeconomic profile, infrastructure analysis, parcel inventory, zoning buildout analysis, market
analysis, and case studies of similar corridors such as medical, university, and/or high-volume
freeways entrance and exit ramps. Recommendations for future land use were also written based
upon the findings and conclusions drawn from other areas of analysis. Aside from written tangible
pieces, participation in meetings and communication with various sources and stakeholders were

performed.

In order to accomplish the required deliverables for the client, both primary and secondary data
were compiled to give a factual basis for analysis and facilitate the development of plausible
recommendations. Primary data was collected from site visits to the corridor while secondary data
was retrieved from the U.S. Census Bureau, American Community Survey, ESRI Business, and
the Bureau of Labor Statistics (BLS).



1.5 Collins Road Corridor Location and Project Boundaries
1.5.1 Location of Collins Road Corridor, Ingham County, Michigan

The map below shows the general location of the Collins Road Corridor from a state-wide scale.
The corridor is located entirely within Ingham County, Michigan.
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Map 1: The location of the Collins Road Corridor relative to city and township boundaries within Michigan
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1.5.2 Location of Collins Road Corridor

The map below shows the location of the focus area, Collins Road Corridor (blue dotted line) and
the boundary of the Med-Tech Corridor (yellow dotted line), which includes the areas that are
likely to be directly impacted by the possible development of the Collins Road Corridor.
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1.5.3 Location of Municipal Jurisdictions along Collins Road Corridor

Map 3, as shown below, displays the different jurisdiction involved in the Collins Road Corridor

as well as the nearby highways.

Jurisdictions and Interstate Highways
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Map 3: Jurisdictions and Interstate Highways surrounding the Collins Road Corridor.
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1.6 Analysis of Strengths, Weaknesses, Opportunities, and Threats (SWOT)

During the first site visit, the student team and clients discussed the strengths, weaknesses,
opportunities, and threats impacting the Corridor to identify the existing conditions and gain a
better understanding of the current state of t h
characteristics deemed to be assets to the overall area and make the site desirable for
devel opment. O6Weaknessesd are attributes of the al
and make the area | ess attractive to residents ¢
actions or opportunities stakeholders could pursue which were deemed to help make the site
more successful in its future development. Finall

may present themselves as barriers to achieving the goals set forth along the corridor.

Strengths:

EXISTING MED-TECH ASSETS: The University Corporate Research Park (UCRP) is a
39.1 acre office and industrial research park owned by Michigan State University and
operated by the MSU Foundation with a mission to provide space for the advancement
of research, development, knowledge, and intellectual property. The UCRP provides a
strong base for research and technology industries that bring in high incomes and talent,
which will be further bolstered with the new $601 million McLaren Hospital and Cancer
Center being developed.
ACCESSIBILITY: The Corridor has good accessibility for businesses and residents,
particularly due to its proximity to the following:

o MSUb6s campus,

o Interstate-496 and US 127,

o existing commercial establishments,

o numerous stops for CATA Route 20 which links apartments south of Collins

Road to MSU and
o the Capital Area Multimodal Gateway which is a regional transit hub served by
Amtrak, Indian Trails and Greyhound.

HOUSING: New apartments are being developed at the intersection of Dunckel Road
and Collins Road as part of a brownfield redevelopment project on a former hotel site.
NEW INFRASTRUCTURE: Investment in sidewalks and water mains have been added

throughout the UCRP to encourage new tenants to locate there.

13



o The developer for Dunckel Apartment complex has committed $500,000 for
infrastructure improvements in the City of Lansing around the Dunckel/Collins
freeway exit.

LOW VACANCY RATES: The Corridor has benefited from consistently occupied
buildings that have kept building vacancy rates low.

SUPPORTING INDUSTRIES: The area has an existing Red Roof Inn motel, a financial
institution in Lansing Area Financial Credit Union (LAFCU), and the Michigan
Biotechnology Institute.

Weaknesses:
RURAL CHARACTER/BARRIERS TO DEVELOPMENT: The east side of Collins Road
is almost completely rural open space and is owned by the University and used for
agricultural research.
LACK OF MULTIMODAL INFRASTRUCTURE:
o There is a lack of connectivity to existing bicycle lanes, and there are currently no
bicycle lanes along Collins Road itself.
o There are few sidewalks in the Corridor area, with most of them surrounding the
UCRP and hospital site and terminating shortly south of that area.
o Most buildings have large setbacks that put them far from the road, making them
difficult to access via transit, walking, or biking, thus indicating demand for a car.
OUTDATED FACILITIES:
o Some buildings are in need of upgrades such as parking and facade
improvements.
o The USPS Post Office was formerly a major regional hub, but that role is
transitioning to a facility located in Grand Rapids, leaving the future disposition or
use of the building in doubt.

Opportunities
MULTIMODAL TRANSPORTATION IMPROVEMENTS:

o There is potential to explore a roundabout installation at Collins Road and Forest
Road.

o New frontage requirements for McLaren includes sidewalk requirements, which

could be modeled for other properties that develop in the Corridor.
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o The City of Lansing and Ingham County are exploring pathway extension, which
could include Collins Roads due to its jurisdictional position and would connect
the Corridor to the existing paths on Forest Road.

o There are existing plans for CATA services to extend to the new apartments and
offices.

o A traffic study was conducted recently, which gives more accurate estimates of
travel and road conditions to support plans for repavement or infrastructure
development.

STAKEHOLDER ENGAGEMENT: An extensive group of stakeholders and area partners
are engaged in support of development.
FUNDS AVAILABLE:

o The $500,000 infrastructure improvements from the Dunckel Apartment
developer is supplemental but could be used as a local match for further
improvements in the Dunckel Gateway Area.

o One of the municipal governments or other organizations tied to the corridor can
submit an application to the US Economic Development Administration for the
Planning Program and Local Technical Assistance Program. The program can
provide up to $300,000 to develop a regional economic plan, including
developing Comprehensive Economic Development Strategies for the corridor.
The Planning Program is oriented around job creation and retention, while the
Local Technical Assistance Program bolsters local and state capacities for
economic development.™

DEVELOPMENT POTENTIAL:

o The possible closure of the Post Office could be an opportunity for building
reuse.

o An abundance of undeveloped parcels presents the potential for new
development sites, which are likely to see more demand due to the McLaren
Hospital being built.

o The land surrounding the UCRP is largely vacant, which provides ample room for
new developments within the area.

EMPLOYMENT OPPORTUNITIES: New job opportunities that come with the new
McLaren Hospital development can induce economic growth for residents around the

Corridor.
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Threats:
STAKEHOLDER COORDINATION CHALLENGES:
o Stakeholder differentiation across multiple fields and interests can lead to
difficulties in coordination.
o Multiple municipalities and Ingham County are involved with this corridor, and all
have different wants, needs, and capabilities to direct its future.
o There are competing commercial nodes in the surrounding the various
jurisdictions that may be a development priority for that stakeholder.
Michigan State University owns large parcels on the east side of Collins Road that
cannot currently be developed, and there are no known plans to sell off the land or
develop it in the immediate future.
ACCESSIBILITY CHALLENGES:
o Narrow right of ways and drains leave little room to build sidewalks that are
serviceable and compliant with local code and Americans with Disabilities Act
(ADA) requirements.
o CATA availability will need to be determined around Jolly/Collins Road
apartments and service along Collins Road.
POOR ROAD CONDITIONS: Much of the pavement along Collins Roads and within the

Corridor area is in poor surface condition and needs remediation.

' Economic Development Administration, EDA Chicago FY 20161 FY 2019 Planning Program

and Local Technical Assistance Program, 2018.
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Chapter 2: Socioeconomic Profile

2.1 Introduction

Collins Road is a 1.5-mile stretch of road that forms a border between Michigan State University
in East Lansing, Lansing Charter Township, Delhi Charter Township, and the City of Lansing. The
area is subject to a massive transformation in coming years and the future development of the
area is highly anticipated, as McLaren Healthcare is in the process of constructing a new $601
million facility which will bring abundant employment opportunities and economic stimulus to the
area. This significant investment is expected to attract additional development and investment
along Collins Road and in the surrounding area. A strong multi-jurisdictional approach to the

areab6s economic development wil/l provide bo

The Collins Road Corridor runs south of Mi
Road. Within the corridor area, there are multiple offices and commercial developments alongside
the UCRP and the new McLaren campus, which are all accessible from the Dunckel Road freeway
exit to the corridor off of 1-496. The corridor is a jurisdictional puzzle: bordered on the North and
East by Michigan State University and the City of East Lansing, to the West by the City of Lansing
and Lansing Charter Township, and to the South by Delhi Township (see Map 3). Each of these
jurisdictions offer services and residences that further support economic activity along the
corridor, such as housing, offices, and University-owned facilities including Forest Akers Golf
Course and the Horse Teaching & Research Center. The Collins Road Corridor also includes
research and technology activities that are bolstered by the UCRP and will be further catalyzed

by the devel opment of McLarenb6és campus.

This socioeconomic profile includes demographic, housing, and economic data for Census Tracts
29.02 & 9800 (see Map 4), which directly border Collins Road. It also includes Ingham County as
the larger reference area with data from the years 2010 and 2018. Where 2018 data was not
available, 2017 data was supplemented. Census Tract 29.02 includes the area between College
Road and Tranter Street, and includes a variety of residential, industrial, and commercial land
uses west of the Dunckel freeway exit. Tract 9800 completely encompasses Michigan State
University, including many University-owned farms and centers south of campus. An additional
area, Census Tract 53.04, was also explored as it encompasses the area to the southwest of the
Collins Road Corridor, south of Jolly Road, and extends into both Lansing and Delhi Township.

Due to its large population and geographical size that lies in the periphery of the overall focus

17
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area, this census tract it was omitted from this main section, but for comparative purposes,
Demographic, Housing, and Economic data for this area can be found within the appendix section
of this report. Additionally, because it encompasses the university, housing data for Tract 9800
was omitted, as it has too small and likely too fluid of a counted population to be analyzed with
statistic accuracy and significance.

While the Collins Road Corridor has seen recent investment and has land available for future
development and redevelopment, this profile ultimately aims to understand the current economic
state of the area, including its general demographics, employment statistics, occupational and
industry outlook, income levels and poverty levels, and commuting data, among others. All data
collected came from the U.S. Census Bureau Decennial Census and 2014-2018 American

Community Survey 5-Year Estimate, and ESRI ArcGIS Business Analyst Online (BAO).
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Map 4 illustrates the location of Census Tract 29.02 and 9800, which directly borders the

Collins Road Corridor displayed in red.

lins Corridor Census Tracts
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Map 4: Extent of Census Tracts 29.02 and 9800 within Ingham County.
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Map 5 shows the existing land use within Census Tracts 29.02 and 9800. Both Census Tracts
29.02 and 9800 are included within the primary area for our analysis.
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Map 5: Existing land use within Census Tracts 29.02 and 9800.
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2.2 Demographic Analysis

2.2.1 Total Population

When analyzing population statistics around the Collins Road Corridor, the two Census Tracts
which border the road to the east and west were selected as they provide a glimpse into the
growth and change of the immediate area surrounding the Collins Road Focus Area over a period
of time. Moreover, analyzing how quickly or slowly the nearby geographical areas are changing
can help gauge the needs of the areas for future development of housing, schools, retail, and so
forth.

Total Population Change (2010-2018)
Census Year Tract 29.02 Tract 9800 (MSU) Both Tracts Ingham County
2010 3,642 1,134 4,776 281,365
2018 4,334 884 5,218 289,564
Percentage Change 19% -22% 9.3% 2.9%

Table 1: Population Change by Geographic Area; Source: 2014-2018 American Community Survey 5-Year Estimate

As shown in the table above, from 2010 to 2018, Census Tract 29.02 experienced a growth in
population, growing by 19%. In that same period, Census Tract 9800 subsequently experienced
a decline in population decreasing by 22%. At the regional level, Ingham County experienced a
slight increase in overall population growing by 2.9% in the 9-year period. This analysis is
important because it provides an insight into the amount of people who may be impacted by
development along Collins Road and what future needs the area may require given the growth or

shrinkage of the surrounding areas.

2.2.2 Age
Just as total population is important for understanding the future planning needs for a community,

analyzing the age distribution for the following geographical areas is vital to understand the

preferences and desires that different age groups may have with regards to future development.
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Age Structure Breakdown (2018)
Tract 29.02 Tract 9800 (MSU) Ingham County

Age Group Number Percent Number Percent Number Percent

Under 5 204 4.7% 8 0.9% 16,346 5.7%

5-9 119 2.8% 7 0.8% 15,536 5.4%

10-14 73 1.7% 0 0.0% 16,243 5.6%

15-17 32 0.7% 0 0.0% 10,109 3.5%
18-24 2,069 47.7% 854 96.6% 56,869 19.6%
25-34 1,213 28.0% 5 0.6% 40,492 14.0%
35-44 332 7.7% 3 0.3% 31,864 11.0%
45-54 86 2.0% 0 0.0% 31,816 11.0%
55-64 142 3.3% 2 0.2% 33,428 11.5%
65-74 53 1.2% 0 0.0% 22,333 7.7%
75+ 11 0.3% 5 0.6% 14,528 5.0%

Table 2: Age Distribution by Geographical Area; Source: American Community Survey 5-Year Estimate

Based upon the data displayed, Census Trm2dt 29. 072
year-olds strongly correlates with their proximity to the Michigan State University and Lansing
Community College campuses where this population may attend. Even within Ingham County,
the 18-to-24-year-old age category was the single-largest percentage of the population, however,
the overall age distribution was more even compared to the two Census Tracts. Additionally, it
was discovered that Census Tract 29.02 had a rather large percentage of the population
belonging to the 25-34 age category. This could account for the graduate student population that
may be attending Michigan State University but could also signify that the area is successfully

retaining recent college graduates who continue living within nearby areas.
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2.2.3 Race

The next area of data analyzed was the racial composition of the immediate areas to the east and

west of Collins Road. Analyzing the racial backgrounds of an area is important when identifying

racial diversity of a study area compared to racial diversity of the larger region and considering

the attractiveness of the study area to various demographic groups.

Racial Distribution for Census Tract 29.02 (2010)

@ White
@ Black or African American

¢ American Indian and Alaska Native
@ Asian

@ Some Other Race

@ Two or More Races

Racial Distribution for Census Tract 9800 (2010)

@ White

@ Black or African American
 American Indian and Alaska Native
@ Asian

@ Some Other Race

@ Two or More Races

Racial Distribution for Census Tract 29.02 (2018)

® White

@ Black or African American

@ American Indian and Alaska Native
@ Asian

@ Some Other Race

@ Two or More Races

Racial Distribution for Census Tract 9800 (2018)

@ White

@ Black or African American
@ Asian

@ Some Other Race

@ Two or More Races

Figure 1: Racial Distribution for Census Tracts 29.02 and 9800; Source: 2014-2018 American Community Survey 5-Year Estimate
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The overall racial makeup of the two Census Tracts is primarily white. Within Census Tract 29.02,

the AWhited popul atunocnh amigretdu adveyr rteimmae nwelder eas t h
Americano and AAsiano populations decreased sligh
category which grew in Census Tract 29.02 over time.

Census Tract 9800 shows a slightly different trend of changes in racial composition from 2010 to

2018. Alt hough the area stil!l remains | argely AW
increased and the MfAAsiand cat egearcyenal s o hien dirTevas eo
Racesod category also grew during this period as
decreased. In 2018, fAmerican | ndian and A4 aska N

represented populations in this census tract.

2.2.4 Educational Attainment

The next area explored was Educational Attainment for the population 25 years of age or older.
This analysis in particular is important when studying the composition of a geographical area, as
a population which holds more advanced degrees usually results in higher income and per capita

income levels.

Educational Attainment for Population 25 Years and Over: 2018
2018 Education Attainment Census Tract Census Tract Ingham County
29.02 9800 (MSU)
Less than High School 1.6% 20% 7.3%
High School Graduate (Incl. Equivalency) 16.5% 13.3% 21.7%
Some College 16.6% 13.3% 32.5%
Bachel ords Deg 28.0% 53.3% 20.9%
Master6s Degree 37.4% 0.0% 17.7%

Table 3: Educational Attainment for Population 25 Years and Over; Source: American Community Survey 5-Year Estimate

Census Tracts 29.02 and 9800 as well as Ingham County all primarily contain large percentages
of a college-educated population which is not surprising given the proximity to both 2- and 4-year
academic institutions. Census Tract 29.02 was particularly notable, as more than half of the

overall population holds a Bachelords Degree or hi
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having some college completed. Census Tract 9800 also held a highly educated population as

53.3 percent of the overall populati on hel d a Bachel ords Degree. Al
educational attainment was more evenly distributed across the different categories, it is
noteworthy that substantial percentages of the poj
Again, thisi nf or mati on i s i mportant to consider because

level and quality of life.

2.3 Housing Analysis
2.3.1 Housing Units

Analyzing housing units within a community can aid in categorizing how well it is performing
economically and can provide a better understanding of its occupancy and vacancy rates. The
table shows that the change in housing units from 2010 to 2018 have varied for Census Tract
29.02 and Ingham County experienced a slight increase during that time period. Census Tract
9800 was not included in the housing analysis because it is not a comparable census tract as the
land is mostly vacant University-owned property and the population is indeterminate and possibly
fluid. However, it is good to note that there are 16 housing units owned by the University in Census
Tract 9800. By comparing the total number of housing units for each geographic area to the
occupancy rate, shows that the county has a fairly stable housing sector. Census Tract 29.02
experienced a growth in housing units which may be attributed to the need for more housing near

Michigan State University.

Number of Housing Units (2010-2018)

Census Year Census Tract 29.02 | Ingham County
2010 2,142 121,318
2018 2,261 123,193

Percent Change 5.5% 1.5%
(%)

Table 4: Changes in Housing Units between 2010 and 2018.

2.3.2 Age of Housing Stock

Analyzing the &agoasohgtlse oakeadscritical as it prc

housing portfolio and can provide a general estim

25



Age of Housing Stock (2018)
Census tract 29.02 Ingham County
Year Built Estimate | Percentage | Estimate | Percentage

Total: 2,089 100% 122,718 100%

Built 2014 or later 0 0% 665 0.54%
Built 2010 to 2013 78 3.7% 1,527 1.24%
Built 2000 to 2009 247 11.8% 10,020 8.17%
Built 1990 to 1999 419 20.1% 12,943 10.55%
Built 1980 to 1989 378 18.1% 13,721 11.18%
Built 1970 to 1979 645 30.9% 19,548 15.93%

Built 1960 to 1969 118 5.7% 17,184 14%
Built 1950 to 1959 128 6.1% 17,374 14.16%
Built 1940 to 1949 39 1.9% 8,796 7.17%
Built 1939 or earlier 37 1.8% 20,940 17.06%

Table 5: Year Structure Built; Source: American Fact Finder (2017)

Of the total number of housing units in Ingham County, 17.06 percent (20,940) were built before
1939 and 15.93 (19,548) percent were built between 1970-1979, which accommodates for a
combined total of about 33 percent of the total housing stock. The decrease in new housing
construction after 2009 may be attributed as an impact of the Great Recession, however, it may
al so signify that | ng lisaneeting ourentgsowtisancdeniaad, thugnewt o ¢ k

housing construction is not currently needed.

The two Census Tracts report a slightly different narrative, as Tract 9800 is only reported to have
a total of 4 housing units, all of which were constructed between 1960 and 1969. It is unclear if

these are dormatories or a different type of residences. As for Census Tract 29.02, 69.1 percent
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(1,442) of housing units were constructed between 1970 and 1999, which points to the
assumption that the majority of growth and development of this area occurred within that 30-year
period. Since the year 2000, the construction of new housing units has slowed as only 15.5
percent (325) of housing units have been constructed between 2000 and 2013.

Within the focus area, there are currently no occupied housing units, as most land uses in the
corridor are office or commercial. However, a new apartment complex at the intersection of Collins
Road and Dunckel Road is currently under construction as part of a brownfield redevelopment
project. This new project will bring residents to the largely non-residential corridor and increase
its tax base. Given the impending development of the Collins Road Corridor, the potential remains
for future developments along the vacant parcels for the addition of more residential

developments.

2.3.3 Residential Vacancy Rate

Vacancy rates are important to analyze in order to help gauge the success or possible

shortcomingsofanar eadés housing and economic capacity.

better understanding as to how well the community is doing from an economic perspective.
Maintaining a low vacancy rate (ideally below 8%) is also important to any area as vacant or
abandoned buildings can attract crime such as burglary or arson, lower surrounding housing

values, and generally become aesthetically unappealing.

Figure 2 illustrates that the occupancy rate in Ingham County is relatively stable. With an
occupancy rate of 91.2 percent and a vacancy rate of 8.8 percent this has been a successful
turnaround from the vacancy rate of 10.4 percent 9 years prior. This decrease in household
vacancies provides strong evidence that Ingham County has been strong enough to maintain an
improving occupancy rate. In Census Tract 29.02, the trend has followed with household
vacancies declining from 17.7 percent to 7.6 percent in 2018, suggesting another successful

economic state within the area as well.
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Occupied vs. Vacant Housing Units for Ingham County (2010) Occupied vs. Vacant Housing Units for Ingham County (2018)

@ Occupied @ Occupied

@ vacant @ Vacant

Occupied vs. Vacant Housing for Census Tract 29.02 (2010) ~ Occupied vs. Vacant Housing Units for Census Tract 29.02 (2018)

@ Occupied ® occupied

@ vacant ® vacant

Figure 2: Occupied vs. Vacant Housing Units (2010-2018); Source: American Community Survey 5-year Estimate

2.3.4 Average Rent

Analyzing the average rent price for rental properties in an area can provide an insight into how
affordable a place is to live and can provide an indication of surrounding property values and
economic prosperity. Between 2010 and 2018, the average price for rental housing units
increased for both Census Tract 29.02 and Ingham County. This change can be likely be
correlated with increased property values following the 2008 crash in the housing market, a
strengthening economy, or an increased demand for rental housing. Given that Census Tract
29.02 is located in proximity to the Michigan State University campus, it can be reasonably
assumed that those properties demand a slightly higher average rent price which is indicated in
the table below. Since Census Tract 9800 is the Michigan State University campus itself, rent
prices are incorporated differently and not paid on a monthly basis. For that reason, Census Tract
98006s average rent price is not applicable
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Average Rent Price in Dollars ($) (2010-2018)
Census Census Tract 29.02 | Ingham County
Year
2010 $808 $754
2018 $902 $900

Table 6: Average Rent Price ($); Source: American Community Survey 5-Year Estimate

2.3.5 Median Household Value

Similar to average rent

prosperity, as household values correspond in response to economic activity. The table below

price,

an

reports a general decrease in median household values for both Census Tract 29.02 and Ingham

County between 2010 and 2018. This phenomenon can likely be explained through the

construction of new, affordable housing in these areas which fetch lower overall values as

compared to larger, more expensive units. Inthe 9-y e a r

period,

Census

household value decreased 28.2 percent while Ingham County experienced a decrease of 6.5

percent. Similar to the average rent price analysis, Census Tract 9800 contains university-owned

housing units and are likely to be owned, operated, and valued differently, therefore Census Tract

980006s median household value i s

Median Household Value in Dollars ($) (2010-2018)

Census Census Tract 29.02 | Ingham County
Year
2010 $125,700 $137,900
2018 $90,200 $129,000

Table 7: Median Household Value ($); Source: 2014-2018 American Community Survey 5-Year Estimate
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2.4 Economic Analysis
2.4.1 Employment

The data for employment within the Census Tracts and Ingham County are based on those
empl oyed being at | east 16 years of age. Those |
residents are either, in the military, institutionalized, are retirees, or are unemployed and are not
actively searching for work. In 2010, there were 372 employed civilians over the age of 16 in
Census Tract 9800, and 2,377 in Census Tract 29.02. In 2018, these numbers increased to 418
and 3,141, respectively. It is assumed that the reasons for this type of growth may include recent
graduates, economic development, and resident and employee influx. Communities supported by
universities tend to be stable areas for employment, and this would make this area an attractive

location for investment and occupation.

Overall, employment within the three areas has improved since 2010. In Census Tract 9800, the
unemployment rate decreased from 4.4 percent to 3.8 percent, while in Census Tract 29.02,
unemployment decreased from 5.6 percent to 4.6 percent. These decreases reflect the overall
decline in unemployment for the county, which was 4.5 percent in 2018, down from 5.8 percent
in 2010. As businesses begin to develop within the Focus Area, including new apartment
developments, the McLaren Hospital, and the UCRP, employment statistics within the area will

be expected to increase.
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Employment Status for Census Tract 9800 (2010)
® Employed
® Unemployed
@ Not in Labor Force

Employment Status for Census Tract 29.02 (2010)
® Employed
@ Unemployed
@ Notin Labor Force

Employment Status for Ingham County (2010)
@® Employed

@ Unemployed
@ Notin Labor Force

Employment Status for Census Tract 9800 (2018)
® Employed
@ Unemployed

@ Notin Labor Force

Employment Status for Census Tract 29.02 (2018)
® Employed
@ Unemployed
@ Not in Labor Force

Employment Status for Ingham County (2018)
@ Employed
@ unemployed
@ Not in Labor Force

Figure 3: Employment and unemployment percentages; Source: 2014-2018 American Community Survey 5-Year Estimate.
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2.4.2 Industry and Occupation

For the purpose of understanding the overall characteristics of the focus area and the surrounding
area, data from the census tracts was analyzed from 2018 American Community Survey
Estimates, and data for the corridor was analyzed using ESRI ArcGIS Business Analyst Online.

Industry by Occupation for Employed Citizens 16 Years and Over (2010)

Industry Type Census Census Tract Ingham
Tract 29.02 9800 (MSU) County

Agriculture, Forestry, Hunting, Fishing, & Mining* 0% 0% 1.0%
Construction 2.1% 8.9% 3.6%
Manufacturing 5.6% 0% 8.9%
Wholesale Trade 2.0% 0% 1.9%
Retail Trade 11.7% 3.5% 11.2%
Transportation & Warehousing 1.1% 0% 3.2%
Information 1.3% 0% 2.1%
Finance, Insurance, Real Estate, Rental & Leasing 5.9% 0% 6.7%
Professional, Scientific, Management, and Waste 6.9% 3.5% 9.0%

Management Services

Educational Services, Health Care & Social Assistance 42.0% 53.8% 29.7%

Arts, Entertainment, Recreation, Accommodation, and 14.5% 29.6% 10.1%
Food Services

Other Services, Except Public Administration 1.9% 3.5% 4.9%

Public Administration 5.1% 0% 7.6%

32



Industry by Occupation for Employed Citizens 16 Years and Over (2018)
Industry Type Census Census Tract | Ingham
Tract 29.02 9800 (MSU) County
Agriculture, Forestry, Hunting, Fishing, and Mining* 0.4% 0.0% 0.6%
Construction 3.1% 0.0% 3.5%
Manufacturing 10.5% 1.8% 10.0%
Wholesale Trade 1.3% 0.0% 1.8%
Retail Trade 10.0% 5.5% 10.1%
Transportation and Warehousing 2.2% 0.0% 3.7%
Information 1.2% 0.0% 1.5%
Finance, Insurance, Real Estate & Leasing 4.3% 1.8% 6.8%
Professional, Scientific, Management & Waste Management 10.8% 9.1% 10.0%
Services
Educational Services, Health Care & Social Assistance 35.4% 55.1% 28.9%
Arts, Entertainment, Recreation, Accommodation & Food 13.6% 26.8% 11.5%
Services
Other Services, Except Public Administration 3.2% 0.0% 4.6%
Public Administration 4.1% 0.0% 6.8%

Tables 8 and 9: Percent of occupied industry for employees over the age of 16; Source: 2014-2018 American Community Survey 5-

Year Estimate

*Although there is significant agriculture land use and agricultural research activity within the Collins Road Corridor Area, these are

University-run enterprises and thus are considered Educational Services.

The Educational Services, Health Care, and Social Assistance sectors naturally dominate in terms

of market share between the two census tracts, especially compared to Ingham County. This is

most likely due to the fact that Census Tract 29.02 is adjacent to Michigan State University, while

Tract 9800 is the University itself. Census Tract 9800 has a larger Arts, Entertainment,

Recreation, Accommodation, and Food Services sector as well at 26.8 percent, which is likely

because of maj or entertai

surrounding area.

nment

and cul

tur al

Some of the differences within the data are identifiable. For example, Census Tract 29.02 includes

the major Lansing Post Office that employs a large number of people, and thus holds that market
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share over the University. Additionally, administrations that support Michigan State University,

such as Infrastructure Planning and Facilities (IPF) or the MSU Police Department (MSUPD), may

be listed under Educational Services even if they are more accurately described as providing

essential services to an educational institution. It can also be expected that the completion of the

McLaren Hospital and any medically-related firms around the hospital will increase Census Tract

9800606s

press release

mar ket

share in

from McLaren

t hat

Heal t h

Car e

category

due

reports

to

to more than 1,000 physicians, researchers, educators, and other members of the academic and

medi cal team. 0O

in the coming years.

Thi

s is

an

i ndi cat o il éexpaadgreatih e

t hat

Industry Data Within Collins Road Corridor for Employed Citizens Age 16 and Over (2019)

Industry Type # Businesses % # Employees %
Businesses Employees

Construction 0 0 71 1.9
Manufacturing 1 29 12 0.3
Retail Trade 2 5.7 116 3.1
Transportation & Warehousing 1 2.9 388 10.5
Information 1 29 64 1.7
Finance & Insurance 1 29 11 0.3
Real Estate, Rental & Leasing 1 2.9 15 0.4
Professional, Scientific & Tech Services 4 114 92 25
Educational Services 7 20 2,689 72.7
Health Care & Social Assistance 5 14.3 71 1.9
Arts, Entertainment & Recreation 2 5.7 59 1.6
Accommodation & Food Services 2 5.7 31 0.8
Other Services (except Public 3 8.6 44 1.2
Administration

Public Administration 1 2.9 23 0.6
Unclassified Establishments 4 114 5 0.1
Total 35 100 3,697 100

Table 10: Occupation by industry within Collins Road Corridor; Source: Esri ArcGIS Business Analyst Online.
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In terms of overall market share, Educational Services and Health Care & Social Assistance

dominate in the corridor, which is reflective of overall industry statistics previously discussed. 72.7

percent of employees within the Focus Area work in Educational Services, which likely includes

University operations and activities on University-owned land. Health Care & Social Assistance is

likely to increase once the McLaren Hospital begins operations.

Further development of the Collins Road Corridor will possibly follow these industry trends, as

many of the businesses and employment opportunities will build upon the health care and social

assistance sector. Services that will support the hospital, such as hotels (which would be under

Accommodation & Food Services) will possibly increase as well, while any future additions to the

UCRP will lead to an uptick in the Professional, Scientific & Tech sector.

Top 10 Employers in Collins Road Corridor by Employment
Rank Company Number of Employees
1 US Post Office 750
2 Michigan Biotechnology Institute 36
3 Diverse Computers Marketers 30
3 State Police Emergency Management 30
3 Forest Acres Golf Course 30
5 Lifetech Academy 27
6 James B Henry Center for Executive Development 25
7 Fire Marshal Office 20
8 Transaction Network Services 17
9 Information Health Network, Inc. 16

Table 11: Ranking of employers in the Collins Road Corridor in 2019 by number of employees (ties listed in order of 2019 sales).
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Top 10 Employers in Collins Road Corridor by Sales Generated

Rank Company Sales (Thousands)
1 Diverse Computers Marketers $6,987
2 Dale Carnegie Training 5,095
3 State of Michigan 5,017
4 Forest Akers Golf Course 3,850
5 LAFCU 2,602
6 James B. Henry Center for Executive 2,358

Development

7 Red Roof Inn 2,051
8 Advanced Rheumatology 1,859
9 Lothamer Tax Resolution 1,774
10 | General Mills, Inc. 975

Table 12: Ranking of employers in the Collins Road Corridor by sales generated in 2019.

The business share along the Collins Road Corridor poses a notable challenge in economic
development, with the largest employers being primarily government administrations. For
employee share, the number of workers in the corridor is dominated by the US Postal Service,
with 750 employees according to Esri Business Analyst reports. Following this are various office
and medical services, such as the Michigan Biotechnology Institute and Lifetech Academy. Other
major employers include Forest Akers Golf Course and some public services such as the Fire
Marshal Office and the State Police.

The largest revenue generators in the corridor fit the prevalence of office and medical businesses
throughout. Diverse Computer Marketers--also tied third for employees at 30--predominates the
area in revenue generation, with a 2019 record of nearly $7 million in sales. Generally, most of
the large earners on the corridor would classify as Professional, Scientific, and Technical
Services, with a handful of different businesses like Forest Akers Golf Course, Red Roof Inn, and
General Mills. While there is some opportunity for traditional commercial development, the
numbers for these employers indicate that the area would be open to receive an influx of

employees for the medical, technology, and research sectors. WithMc Lar end6s pl a
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approximately 1,000 professionals from these fields into this area, it is possible that the higher
earners and larger employers will come to this area to find work and establish future businesses.
Map 6 indicates parcels within the Collins Road Corridor relative to their NAICS classifications.
Much of the Educational Services sector can be attributed to MSU ownership of the land east of
Collins Road.
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Map 6: Properties along Collins Road Corridor relative to their North American Industry Classification System (NAICS)
classifications.
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2.4.3 Household Income

Due to incoming developments along Collins Road, a spur in regional economic growth is likely
to occur, bringing along new employment and economic opportunities to Ingham County.
However, it is first necessary to analyze the household income of the three geographic areas to
properly gauge the current standard of living. This information can then be used as a tool to
measure future economic growth and prosperity that may result from the future corridor

developments.

Household Income for Ingham County (2010-2018)

50.00% B 2010
B 2018
40.00%
28.80%
30.00%

20.00%

10.00%

0.00%

Figure 5: Household Income for Ingham County, Michigan; Source: 2014-2018 American Community Survey 5-Year Estimate
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Household Income for Census Tract 29.02 (2010-2018)
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Figure 6: Household Income for Census Tract 29.02; Source: 2014-2018 American Community Survey 5-Year Estimate

As seen from the tables, household income varies widely across the county. Although 24.8
percent of all households earn below $25,000 per year, the large student population within Ingham
County likely accounts for the lower household income measurements. 24.5 percent of
households earn between $25,000 and $49,999 annually and 18.3 percent earn between $50,000
and $74,999 per year. Only 11 percent of households earn between $75,000 and $99,999 per

year. Additionally, 21.5 percent of all households earn $100,000 or more annually.

Within Census Tract 29.02, most households earned less than $50,000 annually which again
likely is a reflection of the large student population living within that area. Since 2010, it is
interesting to note that those earning $100,000 or more annually increased by 5.9 percent while
those earning below $25,000 per year decreased by 19.6 percent. This trend is telling that Census
Tract 29.02 is attracting more high-income citizens to live in the area or new, high-wage economic
opportunities have become present. Census Tract 9800 did not contain information regarding

household income and for that reason has not been closely analyzed in this section.

At the median income level, Ingham County stood at $50,940 in 2018, an 11.2 percent increase
from 2010, which was $45,808 where Census Tract 29.02 had a median household income of
$35,750, an increase of 45.7 percent since 2010. This substantial growth could be attributed to
many factors, including general recovery from the Great Recession or an influx of higher-paying

employment influenced by the UCRP.
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Median Household Income (2010-2018)

Median Household Income | Census Tract 29.02 | Census Tract 9800 (MSU) | Ingham County

$24,540 N/A $45,808
$35,750 N/A $50,940
Percent Change (%) 45.7% N/A 11.2%

Table 13: Median Household Income for Ingham County, MI; Source: American Community Survey 5-Year Estimate

2.4.4 Per Capita Income

Given that Census Tracts 29.02 & 9800 are home to high levels of the student population, it is no

surprise that in 2018, their respective per capita income levels were lower than that of Ingham

County, because many students are not yet employed in high-wage professions. It is however

encouraging to see that between 2010 and 2018, the per capita income rose across all three

geographic areas by an average of 33.5 percent. Census Tract 29.02 experienced a growth in

per capita income rising to $21,517 in 2018, increasing from $16,161 in 2010. Census Tract 9800

also experienced an increase in per capita income rising to $4,692 in 2018. Although this number

is much lower than the two other geographical areas, the high proportion of student residents

within Census Tract 9800 explains this income disparity. At the regional level, the trend continued

with per capita income growing in Ingham County to $28,366 in 2018, a respectable growth from

$23,883 in 2010.

$30,000

$20,000

$10,000

$0

Per Capita Income (2010-2018)

2010

$28,366 W 2018
$23,883
$21,517,
$16,161
$4,692
$3,160
Census Tract 29.02 Census Tract 9800 Ingham County

Figure 7: Per Capita Income; Source: 2014-2018 American Community Survey 5-Year Estimate
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2.4.5 Poverty
In correlation to the previous analysis of Per Capita Income, poverty rate in 2017 for the population

living in Census Tract 29.02, Census Tract 9800 and Ingham County was significantly high.
Census Tract 29.02 had the highest poverty rate in the area when compared to Census Tract
9800 and Ingham County. However, when compared to the county, which experienced an
increase from 2010 to 2017, the poverty rate in Census Tract 29.02 experienced a slight decrease
over the same time period. Again, because a large portion of the population living in these areas
were college-aged students (18-24), it can be reasonably assumed that this played a role in the
percentage of the population who earned below the poverty rate as many students work only part-
time jobs with relatively low wages. Although the poverty rate in the student dominated areas is
high, this does not affect the spending habits the same way that high poverty rates do in some
other areas, because students often have student loans/grants or money from family to

supplement their income.

Percent of Population Whose Income is Below the Poverty Rate in the
Past 12 Months

40.00% 2010

B 2017

34.30%
30.00%

o 22.40%
20.00% 2090%

10.00% 12.50%

0.00%

Census Tract 29.02 Census Tract 9800 Ingham County

Figure 8: Percentage of Population Whose Income is Below the Poverty Rate in the Past 12 Months; Source: American Fact Finder

*Poverty rate data was not available for Census Tract 9800 in the year 2010.

2.4.6 Means of Commute to Employment

Analyzing how employees get to work each day is an important piece of data to analyze because
it provides an insight into the existing transportation infrastructure for the areas and what future
transportation planning may be necessary in the future. It should be noted that additional bus

routes are being planned in conjunction with the new McLaren Hospital development which should
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have an impact on the way workers travel along the corridor. Additionally, since a large labor pool
and incoming economic development are coming to the Collins Road Corridor in the near future,

seeing how workers currently commute is of vital importance.

Means of Commute to Work, Census Tract 29.02 (2018)

Walked
5
Public Transportation

Car, Truck or Van

Figure 9: Means of Commute to Work, Census Tract 29.02; Source: 2014-2018 American Community Survey 5-Year Estimate

Given that the majority of Ingham County is planned around private automobile use, it is no
surprise that within Census Tract 29.02, Cars, Trucks, or Vans are the primary means of
transportation with 89 percent of people electing to take automobiles to work. Only 8.2 percent of
workers took public transportation to work and 1.5 percent walked to their place of employment.
It was noted within the Collins Road Corridor Strengths, Weaknesses, Opportunities, and Threats
(SWOT) analysis that the road lacked any solid connection via bicycle lane and sidewalk to other
major roads which is the likely explanation for transportation phenomena. Due to the rural nature
of this area, the mul t i modal transportation options avail a

campus do not extend as far south as the Collins Road corridor.
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Means of Commute to Work, Census Tract 9800 (2018)

Car, Truck or Van
10.5%

Worked from Home
11.7%

Other Means

2.0%

Public Transportation
19.7%

Walked
39.0%

Bicycle
17.1%

Figure 10: Means of Commute to Work, Census Tract 9800; Source: American Community Survey 5-Year Estimate

In a drastic contrast, Census Tract 9800, which covers Michigan State University, tells a different
story with regards to how people get to work. Because Census Tract 9800 contains several
amenities within a reasonable distance, it is allowed to have a much wider range of transportation
options ranging from a robust public transit service as well as several miles of on-street bicycle
lanes. It is no surprise that commuting via Car, Truck, or Van is not the dominant means of
transportation. As seen in the chart above, 39 percent of workers walked to work, which was the
single largest means of transportation used by workers to get to their place of employment. The
second largest was public transportation at 19.7 percent, followed by bicycle transportation at
17.1 percent. Car, truck, and van transportation accounted for only 10.5 percent of how workers
commuted while 2 percent of workers arriving to work through other means. 11.5 percent of

workers worked from home meaning they did not have a means of commute.

2.5 Conclusion

The data collected for Census Tracts 29.02 and 9800 are important to analyze as they represent
the two closest geographic areas in which the Collins Road Corridor redevelopment will
encompass. Because of the inherent difference in these tracts, one being a typical community
profile while the other is primarily University property, such examinations in some areas of

analysis are skewed as noted in the analysis. From this analysis, one can learn a lot about the

socioeconomic conditions of the areas surrounding Collins Road

demographic, housing, and economic characteristics. This information is ultimately offered as an

aid to regional planners and municipal administrators to provide them with insight into how citizens
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in the immediate areas live and what changes may be made in preparation for or in response to
the development of the corridor.

After analysis, the demographic data was indicative that the two census tracts generally are
composed of white college-aged students (18-24). Educational attainment was quite high, which
would be expected given the presence of both 2- and 4-year academic institutions within Ingham
County. Housing data displayed positiveraslaes ul t s a

to higher property values and decreased rates of crime.

Economic data also yielded positive results and provided insights into the economic character of
the area surrounding Collins Road. Unemployment in both Census Tracts as well as the county
remained low, at less than 5% in all three geographic areas. In terms of industry, Educational
Services obviously was the largest in the area given the proximity to the Michigan State University.
Health Care & Social Assistance also made upalargeporton of t he corridordéds 1in
due to the number of current biomedical offices. These industries are likely to take up a larger
percentage of total industries in the Corridor with the opening of the new McLaren Medical
Campus in 2021. Income levels were widely distributed however the high percentages of low-
household incomes can likely be attributed to the dominant student population and may not be a
true indicator of the economic prosperity of the geographic areas. The same inference can be
made for the relatively high poverty rates within the three areas as well. Means of commuting to
work was also a valid section of analysis because it provided a rough insight to the transportation
character of the area. With Census Tract 9800 being an exemplary model for diverse
transportation planning, perhaps the Collins Road Corridor could redevelop in a similar way to
become more accommodating to the various types of transportation that residents and members

of the Corridor workforce may wish to choose.
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Chapter 3: Zoning, Land Use, and Infrastructure

3.1 Introduction

The purpose of this chapter is to assess the current conditions, capacities, and services within
the Collins Road Corridor. Understanding the current status and characteristics of the aread s
infrastructure is an important first step in assessing the developability of the corridor. A more
thorough analysis of what is capable of being built must first be based upon what the capacity
and capability for services are. This includes a holistic overview of existing infrastructure services,
as well as the condition of roads and paths across jurisdictions within this area. The maps included
in this assessment discuss zoning, road conditions, traffic counts, sewer services, water services,

gas services, and electric services.

3.2 Zoning

There are currently four districts of note as ordained by the City of Lansing within the Collins
Road Corridor Area: D-1 Professional Office, DM-1 Residential-Multiple, E-1 Apartment Shop,
and F Commercial. Alongside this is land designated as forest, right-of-way, or easements.
University-zoned land in the corridor includes the Natural Area District, Agriculture District, and
South Mixed Use District.

Map 7 showcases the current zoning districts within the Collins Road Corridor area, based on

the City of Lansingdéds Zoning Ordinance, whil

e

Ma p

owned by MSU, as provided in MSUbs Campus Master

3.3 Land Use and Infrastructure
The following maps visualize both the current land uses along the Collins Road Corridor, as well
as existing transportation, sewer, water, electric, and gas infrastructure within the focus area.

Existing land uses were determined through analysis of Google Maps satellite and StreetView

imagery, windshieldas sessment, and information from the

Infrastructure data was obtained from the City of Lansing, Esri ArcGIS Business Analyst Online,
Consumers Energy, and the Lansing Board of Water and Light. Map 9 depicts the existing land
use of the Collins Road Corridor, based on existing zoning, in-person visualization, and Google

Maps satellite imagery of the area.
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Collins Road Corridor Zoning Districts
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Map 7: Zoning district classifications for parcels in the Collins Road Corridor.
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Michigan State University Zoning Districts

BN Natural Areas District [] Agriculture District [] South Mixed Use District

Map 8: Zoning of Michigan State University-owned property as provided by the Michigan State University Campus Master Plan.
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Collins Road Corridor Existing Land Use
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Map 9: Existing land uses within the Collins Road Corridor area.
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3.3.1 Road and Pathway Analysis

The conditions of the roads and pathways within the corridor are generally poor. Data from the

Pavement Surface Evaluation and Rating (PASER) system was used for this analysis, which is

based on visual assessment of roads conducted by the Michigan Department of Transportation

( MDOT) and state Metropolitan Transportation Orga
PASER ratings, 53 percent of roads in the corrido
classified as AFair, edamd HGomdar e mti tahr o nel ae<cit fi io
Line Drive, not counted as it is part of a transmission line easement and is not accessible to the

public. In particular, only the section of Collins Road south of Dunckel and westbound Jolly are

rat ed asGaelbad thednorthbound off-ramp of 1-496. Dunckel itself, the northbound and

southbound on-ramps from 1-496, the southbound off-ramp from 1-496, most of Technology

Dri ve, and Forest Road west of Alliance Drive are

particularly all of 1-496 and most of Collins Road--are rated as poor.

In addition to under-maintained roads, there is a lack of walking paths along the corridor.
Sidewalks primarily follow Technology Drive, providing pedestrian facilities to the UCRP and the
McLaren campus. The sidewalk continues south along Collins Road but ends just north of the
Red Roof Inn, north of Dunckel. There are no other sidewalks along the corridor, and this can
become challenging if connectivity is not improved by the time the hospital and the Dunckel
Apartments are completed. Both have the potential of introducing significant pedestrian volume,
and a lack of proper facilities for safely walking away from the road can potentially lead to risky
behavior such as walking on road shoulders or on the road itself. The 40 mile per hour speed limit
along Collins Road can pose significant hazard to pedestrians who must walk in the right-of-way

of the road.

Map 10 displays the road conditions surrounding Collins Road based on Pavement Surface

Evaluation and Rating (PASER) rating obtained by Tri-County Regional Planning Commission.
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Map 10: PASER ratings for the roads within the Collins Road Corridor, including Collins itself and 1-496.
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Map 11 shows the transportation infrastructure along Collins Road, including roads, sidewalks,

and bus stops.

Roads, Sidewalks, and Bus Stops on Collins Road
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Map 11: Current transportation infrastructure within the Collins Road Corridor area, including roads, sidewalks and CATA stops.
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Most of the roads within the focus area are within the City of Lansing; most notably 1-496/US-127,
and Collins Road, which it shares with Lansing Township and East Lansing. However, it should
be noted that 1-496 and US-127, as part of the Michigan Trunkline, are federal-aid highways and
receive most of their funding, planning, and repair under the authority of the Michigan Department
of Transportation (MDOT) and the Federal Highway Administration (FHWA). Jolly Road and

Forest Road are also shared between jurisdictions.

This is an important consideration, as road maintenance and upgrades are efforts that must be
cohesively managed and will likely involve Tri-County Regional Planning Commission (TCRPC)
in facilitating the planning and funding process for this area prioritizing state and federal road
funds. TCRPC is the Metropolitan Planning Organization (MPO) that supports Clinton, Ingham,
and Eaton Counties, and uses research and evaluative instruments to develop a 25-year
Metropolitan Transportation Plan with a consistently-updated, four-year Transportation
Improvement Program that outlines priorities for transportation improvements and their costs.
MTPs, meanwhile, are long-range plans that provide recommendations and projections based on
existing data, from information such as PASER.?

Discussions between stakeholders, municipalities, the Ingham County Road Commission, and
TCRPC can give the needed basis for analysis and planning that can coordinate improvements
within the corridor, which can help begin the planning process for improving roads under the
auspices of the City of Lansing, Ingham County, and the State Trunkline.

[ Tri-County Regional Planning Commission, Transportation Improvement Program, 2019.

I Tri-County Regional Planning Commission, Moving Mid-Michigan, 2020.
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Map 12 portrays the average daily traffic volumes along roads surrounding the Collins Road area,

obtained both through ArcGIS Business Analyst Online and Tri-County Regional Planning
Commi ssionds traffic data.

Collins Road Corridor Traffic Vollume
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Map 12: Traffic counts for each road within the Collins Road Corridor, with data collected primarily in BAO and
supplemented with data from Tri-County Regional Planning Commission*.

*Al'l traffic count data except for Harrison Road was collected

County Regional Pl anning Commissionbés Traffic Count Map
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3.3.2 Sewer and Water Analysis

The corridor is served by a separated sanitary and storm sewer system. This is better for the
environmental health of the area compared to a combined system, as the amount of pollution
generated by agricultural, research, and medical activities on Collins Road will not overload the
sewer during heavy rainfall or snowmelt. Given the presence of real estate developments along
the west side of Collins Road, mo st of the prop:¢
systems, while the agricultural land and uses east of Collins Road rely on private septic systems.
Data regarding the actual capacity of the sewer system is unavailable, due to respect of both City

and landowner discretion with regards to sewage output and line capacity.

Site inspection of the area does not reveal many present above-ground runoff controls, such as
bioswales, rain gardens, or water retention systems outside of existing right-of-way ditches. This
presents a possible environmental hazard, due to the fact that hardscape runoff (such as motor
oil and construction debris) to the west and agricultural runoff (such as fertilizers and animal
waste) to the east can wash into the road and storm sewer system, which can potentially carry

and contribute to pollution.

Most occupied parcels in the Collins Road Corridor receive treated drinking water from the
Lansing Board of Water & Light (BWL). The parcels that receive these services were analyzed
based on their connection to the BWL-owned water main that runs through Collins Road. The
land uses along the corridor receiving these services include most of the parcels north of Dunckel
Road. South of Dunckel, the only parcels receiving BWL water services are the new Dunckel
Apartments and the northernmost block of apartments by 1-496. Other parcels in this area may

be receiving water from a different utility or a private well.

BWL has reported that the estimated main capacity for the north portion of Collins Road is
approximately 350 residential equivalent oadits, (F
is approximately 150 REUs. REU varies between locations, but in Michigan the range is typically

between 153.7 gallons per day, according to the Michigan Water Environment Association.™

[ Michigan Water Environment Association, Unit Factor Rate Assignment Study, Phase I-1l, 2016.

Map 13 portrays the availability of both public sewer and on-site septic services.
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Available Sanitary Sewer Services
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Map 13: Parcel-level map indicating which properties are receiving sewer services, are on on-site septic system, or have
neither/have unknown status

Map 14 shows the availability of drinking water services within the Collins Road Corridor.




Available Treated Water Services
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Map 14: Parcel-level map indicating which properties are receiving water services from BWL. Those who are not may either be on a

private well or are receiving water from a different utility.

3.3.3 Gas and Electricity Analysis
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The Collins Road Corridor receives gas services from Consumers Energy and electrical
services from a combination of Consumers and the Lansing Board of Water and Light (BWL).
According to an assessment of the corridor provided by Consumers Energy, the current flow of
gas travels through a bundled main at 10psig which meets existing demand and will be able to
meet future demand put on by the hospital and future developments. Consumers Energy also
provides 1 megawatt (MW) of electricity into the corridor, while BWL provides 12MW.

Reliability of these lines is determined to be very high, exceeding 99 percent. This is fortunate in

that the likelihood of a brownout or blackout due to emergencies or supply disruptions is low.

According to both of these utility companies, the provision of gas and electricity services in the
corridor is more than sufficient for current and future needs. However, while this is the case,
consideration for sustainable development through means such as energy conservation
programs and building to meet LEED targets can help mitigate future stresses on energy

services.
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Map 16 shows the approximate location of gas and electricity distribution lines owned by
Consumers Energy.
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Chapter 4: Parcel Inventory

4.1 Introduction

This chapter is an inventory and overview of the parcels of land within the corridor. Based on
geographic analysis of the area, there are 32 individual parcels of land within the Focus Area
between Jolly and Forest Roads. A 33rd mapped parcel is a right-of-way easement straddling
Dunckel Road and was not analyzed. Parcels will also be considered between the areas of Collins
Road and Oakbrook Drive, and between Collins Road and College Road.

All of the land on the west side of the focus area is within the jurisdiction of the City of Lansing.
To the east, the land falls within Lansing Township but is owned by Michigan State University
(See Map 2). Land use along the corridor is primarily agricultural and institutional in the east, with
University-owned farms and the Horse Teaching & Research Center forming the predominant
uses. On the west side of the corridor, there are a variety of uses, including office and commercial
space, as well as some multi-family residential both developed and currently under development.
The area is in the process of a transformation due to the Dunckel Apartments brownfield
redevelopment and the construction of the new McLaren Hospital. As such, an examination of the
conditions of the parcels along Collins Road is critical for identifying assets and challenges within

the focus area.

4.2. The Parcel Inventory

Parcel identifiers and descriptive information on each parcel was gathered using public records.
The physical condition of each parcel was assessed using a set of assessment criteria created
by the practicum team. The purpose of the assessment was to provide an evaluation of the site
and property (where applicable) using the Aiwal ki ng s ur v éAywalking sucvéynis
commonly used to observe and record physical characteristics, that can be noted from the street
level, for any particular property. A set of defined elements were then scored based on their
observable condition. A composite score of all the defined elements was then used to assess the
condition of the parcel. The following section outlines the information gathered for each parcel,
the defined set of physical elements that were considered, the scoring criteria used for the
assessment and the criteria to determine the overall condition assessment for each parcel. The

full parcel inventory including images can be found in Appendix C.
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4.2.1. Descriptive Information Collected for Each Parcels

Parcel Identification Number: The Tax Assessor Parcel ID that is used to identify the property.

Property Picture from Frontage: An image of the building as taken from the right-of-way along

Collins Road.

Current Land Use: What the current use of the land entails as described within zoning
ordinance(s).

Property Zoning: What zoning district the parcel is cl assi
not necessarily mat c h t he use permitted by t he
development commenced via variances, planned unit developments (PUDs), and so on.

Definitions of each land use & zoning district as it pertains to zoning ordinance definitions can be

found in the appendix section.

Parcel Size: The area of the parcel in acres.

Property Land Value: The assessed value of the parcel in United States Dollars ($) as of the

most recentappraisal, as col |l ected through the City. of Lansi
Infrastructure and Services: An indication of the current infrastructural services provided to the

parcel including sewer, water, electricity, sidewalks, and road access.

4.2.2 Defined Elements Evaluated and Scoring Criteria

Physical Element | Score Scoring Criteria
Windows/ 0 Windows and frames are significantly cracked or broken. Damage
Window Frames is indicative or a symptom of blight and repair should be an

imminent priority.

1 Windows and frames show moderate to severe damage but are
still functional. Replacement should be a priority.

2 Windows and frames are in good condition but show noticeable
wear. Replacement or rehabilitation should be considered.

3 Windows and frames are in optimal condition. Alternatively, no
windows are present as noticeable on building facades.

Doors/ 0 Doors or entryways are either missing or damaged to an extent
Entryways that they are both visually intrusive and pose a potential safety
hazard. Rehabilitation or repair should be an imminent priority.

1 Doors or entryways are moderately to severely damaged, visually
intrusive, and may be a possible safety hazard, but are otherwise
functional. Replacement or rehabilitation should be a priority.
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Doors or entryways have noticeable wear or damage but are
functional and safe. Rehabilitation should be considered where
necessary.

Doors or entryways are in optimal condition. No damage is
visible.

Facades

Facades are severely damaged or deteriorating. Blight or urban
decay is evident, posing a visual obstruction and amplifies
hazardous conditions. Rehabilitation of building facades should
be an imminent priority.

Facades show a noticeable state of damage or deterioration. Risk
of becoming blighted is high. Rehabilitation should be considered
a high priority.

Facades show signs of wear but do not significantly detract from
the overall appearance of the building. Rehabilitation should be
considered where necessary.

Facades are in optimal condition. No damage is visible.

Roof

Roof is in a serious state of disrepair, and shows risk or evidence
of shingle loss, cave-ins, or other forms of decay. The roof is
visually obstructive and poses risk to occupants and passershy.
Replacement or rehabilitation should be of imminent priority.

Roof is in state of disrepair, with shingle loss or other indicators of
damage or potential for such. Replacement of damaged features
or other rehabilitation should be considered a high priority.

Roof may show signs of slight damage and repairs should be
considered, but they do not advance blight or pose a hazard to
occupants and passershy. Repair or rehabilitation should be
considered where necessary.

Roof is in optimal condition. Tiling and shingles are orderly and
complete, and the structure of the roof is intact.

Paint

Paint is severely chipped or worn on signs or facades, causing
the building to be unidentifiable and appear blighted. Repainting
should be considered an imminent priority.

Paint on signs or facades is chipped or worn, making the building
appear unappealing and limit advertising potential of signs.
Repainting should be considered a high priority.

Paint on signs and facades may be chipped or faded, but all walls
and accessory structures have full coats. Repainting should be
considered where necessary.
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Paint is new, and clean on the walls and accessory structures.

Yard/
Frontage

Yard of property is littered with debris, divots, sinkholes, and dead
vegetation. The property is visually obstructive and poses safety
risks. Additionally, this includes a complete lack of vegetation
where it should be.

Yard has excess or dead vegetation but does not affect character
or physical property in a way that poses an immediate safety risk.
However, there is still either no green space or existing green
space is unmanaged.

Yard is treated and managed, but excessive growth or lack of
green space is still clear. Vegetation is either not present enough
or has similar issues like rot and decay.

Yard is in great condition. Green space is well-managed, and
vegetation is managed in an environmentally sensible manner.

Sidewalks/Path
s and General
Access

Buildings on property lack adequate pedestrian access.
Entrances are heavily damaged and are hazardous to both
vehicles and pedestrians. Rehabilitation and repair should be an
imminent priority.

Accessibility for both sidewalks and driveways are serviceable,
but still is difficult to access safely and efficiently. Rehabilitation
should be a high priority.

Accessibility for both sidewalks and driveways are adequate.
Pedestrians are able to access buildings safely and cars can
access easily without much difficulty. However, connectivity and
general conditions can benefit from repair and rehabilitation.

Accessibility for both sidewalks and driveways are optimal. Both
road access and pedestrian pathways are efficient and safe.
Continuity should still be considered to maintain pathways and
driveways.

Parking

Parking facilities are inadequate for the demand of occupants and
patrons of the subject parcel. In serious situations, the property is
not in compliance with parking requirements in the respective
jurisdictionds zoning ordinanc

Parking facilities are adequate for demand, but are damaged,
difficult to access, are hazardous for both pedestrians and
vehicles to use. Rehabilitation and necessary expansion should
be a high priority.

Parking facilities are adequate for demand and are generally in
good condition. However, some damage is evident, and vehicles
may have difficulty accessing parking lots without obstructing
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other spaces or pedestrian access. Rehabilitation should be
considered.

3 Parking facilities on the parcel are in an optimal condition.
Vehicles are provided easy access to lots and facilities without
posing a danger to pedestrians and other vehicles.

Signage 0 Signage for commercial and office properties is either
nonexistent, difficult to see, or alternatively are ostensible and
distracting for drivers and pedestrians. Signs may also be in
serious disrepair and may need extensive rehabilitation or
replacement. The signage on the property may not comply with

the respective jurisdictionds
1 Signage may be difficult to read either due to poor visibility or
poor physical condition. Repair or replacement should be a high
priority.
2 Signage is in a functional condition, is easily visible from roads

and pathways, and is visually appealing. However, signs of wear
or poor placement shows evidence that the sign could be
designed or located in a way that is more congruent with the
character of the Collins Road Corridor.

3 Signage on the parcel is in good condition, in good placement,
and advertises the use associated with the property in a
noticeable, but unobtrusive, manner.

Safety 0 The parcel has debris or conditions that make the property
dangerous for pedestrians, vehicles, and occupants around the
property. The parcel poses a clear risk to the health, safety, and
welfare of surrounding individuals and buildings and should be
addressed immediately.

1 The parcel exhibits significant amounts of damage, debris, and
conditions that may pose safety risks to occupants and
passersby. If left unattended, the parcel has the potential to be a
risk to the health, safety, and welfare of the community.

2 The parcel is in need of repair and cleanup but does not pose any
safety concerns nearby. However, efforts should be made to
manage safety and conditions of the property.

3 The parcel and any structures do not present any observable
safety risks.

Scoring Criteria Adapted from Alpena Township: US-23 South Corridor Revitalization Assessment (2016)
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4.2.3. Composite Parcel Condition Classification and Criteria:

Classification

Score

Description

Exceptional

24-30

The land and any structures built on it are in excellent condition.
There is little sign of physical wear and the potential for blight on
and around the parcel is low.

Above

Average

18-23

The land and any structures built on it are in good condition.
There is possibly some wear or damage but in a way that does
not heavily detract from the condition, character, or safety within
the Focus Area.

Average

12-17

The land and any structures built on it are in average condition.
There is some wear, damage, or obstructiveness that is
noticeable, but not in a way that harms the character of the
parcel and does not pose any safety concern.

Fair

6-11

The land and any structures built on it are in serviceable
condition. Wear, damage, and obstructiveness are noticeable,
but the land and its structures can still function nonetheless.
However, consideration for rehabilitation or redevelopment
should be a priority

Poor

0-5

The land and any structures built on it are in poor condition.
Wear, damage, and obstructiveness are obvious. The land and
any structures are in clear and present need for rehabilitation and
repair, and risks becoming detrimental to the character of the
Focus Area and poses possible safety risk to occupants and
passersby.

Brownfield/In

Development

BF/ID

The land is either part of a brownfield redevelopment project or is
otherwise being developed for future use. While the present
condition of the land and any structures may pose possible risk of
harm or detriment, development is actively occurring and the
parcel will likely not be a focus for redevelopment.

Vacant

The land is currently vacant, with no or abandoned structures on
the property. They are addressed separately if they prove
hazardous or blighted within the area.

Not Applicable

N/A

Scoring criteria do not apply to parcels. Justification given on
each parcel with this classification. Generally reserved for
agricultural land that has no structures but is still being used.

64



Map 16: The parcels in the Collins Road Corridor with their assessed scores from the above criteria

65



