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DWELLING PLACE 
HISTORY
 Established in 1980 by church and nonprofit leaders
 Mission to improve peoples lives by creating quality, affordable  

housing, providing essential support services, and serving as a 
catalyst for neighborhood revitalization.

 Own and manage 1400 affordable housing units in 4 counties.
 100,000 square feet on commercial space in downtown GR.
 Community Building & Engagement Dept - Connects residents 

with community groups and manages volunteer engagement, 
murals/art, community gardens, and financial education.

 Jeremy DeRoo started as CEO in August 2021. 
 NeighborWorks America member.  



Dwelling Place Regional 
Community Land Trust (DPCLT) 

2000 DP 
acquires 
20 homes

2005 DP hires 
Burlington Assoc. 
– MSHDA grant

2009 DP 
sells 20 
homes to 
Habitat

2019 DP hires 
Burlington 
Assoc –
Business Plan

2020 CLT 
Director 
hired

2021 First 
CLT 
Closing



DPCLT Board of Directors Makeup

Dwelling Place CLT
Governance Structure

Dwelling Place
Representatives

(appointed by DPCLT)

CLT Homeowners
(elected by CLT Owners)

Public Interest 
Representatives

(appointed by community)

1/3 1/3

1/3



CLTs at 50





Rental to CLT Conversions

 Former LIHTC, HOME, Historic & Brownfield Tax Credit
 Debts were minimal or forgiven
 Selling to CLT Buyers for 50% to 75% of appraised value
 Post Rehab Total Development Costs $100,000 to 

$125,000 leaving no funding gap
 Serve households 30% to 110% of the area median 

income 
 NO CURRENT RESIDENTS WILL BE DISPLACED



Martineau Project

• 23 Live/work spaces developed for artists
• 1 pending sale and 3 vacant condos for sale 



  



Grandville Homes

• 10 single family homes
• 1 home sold, 2 pending sale



New Hope Homes

• 6 Duplexes, totaling 12 condos
• New exteriors including 

Community garden and playground



DPCLT New Construction - 2022



600 Burton SE Campus



DPCLT 600 Burton –Neighborhood Plan

2080 Union  
Final Site Plan



DPCLT 2080 Union - Courtyard Style



DPCLT 2080 Union - Homes



DPCLT Payment Breakdown

Unit Number/Address Unit Type Square 
Feet

Projected 
Appraised 

Value

CLT Discount 
Sales Price

Mortgage 
Payment 

Homeowner 
Insurance

Taxes Land 
and Home

Monthly 
Ground 

Lease Fee

Monthly 
Repair Fee

Condo 
Fee

Total CLT 
Home 

Payment

Minimum 
Income 
Needed

Minimum AMI 
% - 1 person

Martineau Vacant Condominium 1287 $   176,000 $     132,000 $      591.02 $             70 $   286.58 $       50 $        - $  290 $1,288 $   51,504 75%

Martineau Resident Condominium 1208 $   176,000 $       88,000 $      394.01 $             70 $   286.58 $       50 $        - $  290 $1,091 $   43,624 75%

New Hope Homes Site Condominium 1279 $   106,000 $       79,500 $      355.95 $             35 $   119.42 $       50 $       50 TBD $610 $   24,415 50%

Grandville Homes Single Family 1218 $   160,000 $     120,000 $      537.29 $             58 $   163.92 $       50 $       50 $    - $859 $   34,368 55%

2080 Union                       
New Construction Single Family 1250 $   225,000 $     168,750 $      755.56 $             80 $   250.00 $       50 $       50 $    - $1,186 $   47,422 75%



SOUTH HAVEN –
CLT OPPORTUNITY
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SOUTH HAVEN – CLT OPPORTUNITY
• Excellent location near downtown and Lake Michigan

• Attractive offer from Habitat Company to purchase the land within master planned 
site

• Habitat secured RFP from City of South Haven which included extensive site planning 
and community engagement

• Seven townhome buildings totaling 26 units with shared green space – appraised 
values of $220,000 and sale price of $165,000

• Half of Units below 100% AMI.  Half of Units below 120% AMI.  For a minimum of 25 
years no units to be sold for more than $250,000 adjusted for inflation

• City of South Haven is supportive of using Brownfield TIF 

• New Market Tax Credits could be used with income targeting one-half of the units that 
serve households below 80% median income
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CLT Tax Legislation

Dilemma #1: CLT Land is not tax-exempt & CLT 
structures are taxed at full taxable value. 

• Higher taxes
• More difficult underwriting

Dilemma #2: How do we fix this that doesn’t:
• Violate the state constitution
• Lower local revenues for schools & municipalities

Solution: CLT Refundable Income Tax Credit



CLT Tax Legislation
Currently polishing a two-bill package

Bill #1:
• Creates the refundable income tax credit
• Credit = 100% of taxes owed on land, ≥25% of taxes on structures
• Provides for the prerequisite requirements 

1. Home sold below market value, 
2. household income at or below 120% of the statewide median income,
3. land-lease restricts appreciation; and,
4. land-lease requires the owner to pay taxes on the land

Bill #2:
• Allows the credit to be remitted to the local tax collector in 

exchange for a lower property tax bill.

Currently sharing bill drafts with stakeholders, working to get 
a bipartisan introduction this year.



Funders/Partners

GCs/Consultants/Legal

Dwelling Place Regional Community Land Trust (DPCLT)
David de Velder, (616) 252-9691

ddevelder@dpgr.org

DPCLT Team



Community Land Trust 
Northern Homes Community Development 
Corporation
Jane MacKenzie, Executive Director
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MISSION
To create and preserve quality affordable housing opportunities 

for Northern Michigan residents through education, 
development, and partnering with local communities.



COMMUNITY LAND TRUST (CLT)

3

 CLTs are nonprofit, community-based 
organizations designed to ensure 
community stewardship of land. 

 CLTs take the land out of the market and 
make it a COMMUNITY asset.

 CLTs are primarily used to ensure 

1. use of property meets community 
goals

2. long-term housing affordability

Best resource on the internet:    groundedsolutions.org

https://groundedsolutions.org/


COMMUNITY LAND TRUST
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Bill Of 
Sale



COMMUNITY LAND TRUSTS (CLT)
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A typical CLT for affordable housing works like this:

A CLT purchases land that either 
already has a home on it, or land on 
which the CLT develops with 
homes.

The homeowner signs a 99-year 
ground lease to lease the land from 
the CLT for the long-term.

1
3

A family or individual purchases a house ‒ 
but not the land. The purchase price is 
more affordable because the homeowner 
is only buying the house. Additional grants 
can further reduce the purchase price.
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Why Community Land Trust?

The affordability gap increases 
over time.  

The affordable home you 
built 10 years ago is not 
affordable today.  

Without a CLT, you need more land,
materials, labor and subsidy to  
re-create that affordable home.  

A Community Land Trust 
ensures long-term affordability
through the shared equity tool
written in the Ground Lease.

6

Incomes increase at a slower rate than property values.



BEFORE AFTER
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 Program began in 2003 

 A scattered-site Community Land Trust

 15 homes in 4 communities in 2 counties

East Jordan 
Rehab by Northern 
Homes CDC

NORTHERN HOMES COMMUNITY DEVELOPMENT CORPORATION
COMMUNITY LAND TRUST PROGRAM



PROCESS FOR A NEW CONSTRUCTION HOME

8

Boyne City
New

Construction

 Buy the land 
 Build the house

At sale of the home…
 Sell improvements only
 Retain ownership of the land
 Enter into a 99-year ground lease with stipulations    

on use, ownership, occupancy, ground lease fee and 
resale of the home
… Ongoing Stewardship includes: monitor tax 

payment, insurance, ground lease fee payment, 
refinance requests and resales



Northern Homes CDC’s GROUND LEASE STIPULATIONS
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 Owner occupied
 Principal place of residence (not a 2nd home)
 Cannot increase the footprint of the house
 Sell to household with income < 80% of the area 

median income

 The resale formula sets the ground rules for sharing the 
equity.  That is what keeps the home affordable –
forever.

Northern Homes CDC’s APPRAISAL BASED RESALE FORMULA
The appraisal at the time of purchase is compared to the 
appraisal when selling the home. The owner receives 22% of the 
increase in value. The remainder of the increase in value stays 
with the property to keep it affordable.

BEFORE

AFTER



EXAMPLE OF A RECENT RESALE
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Appraisal at Sale (2021) $225,000

Initial Appraisal (2006) 15 yrs. $140,000

Shared Appreciation Calculation

Seller Receives (their share of the 
appreciation in value)

$225,000 ‒ $140,000 =

$85,000 x 22% = 

$85,000

$18,700*

Original Purchase Price (much 
lower than the appraised value, 
additional subsidy at construction 
allowed us to sell it for less)

$92,000

New Sale Price

* Seller also receives equity from paying 
down the principal on their first 
mortgage, about $26,000.

$92,000 + $18,700 = $110,700

Mackinaw
City New

Construction



COMMUNITY LAND TRUSTS (CLT)
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 If the homeowner chooses to sell, the sale price 
is determined through the resale formula in the 
ground lease.  

 The CLT retains the right to re-purchase the 
home at the resale formula price. If the CLT does 
not purchase the home, it can be sold on the 
market at the resale formula price.

 The shared equity is forever retained within the 
trust.

 The ground lease is the tool used by CLTs to 
establish and enforce restrictions and establish 
the shared equity resale formula.



Community Land Trust (CLT) and Property Taxes

A CLT property receives 2 tax bills; 
 one for the land, and 
 one for the improvements.                                                 Land                    Improvements

• Typically the land does not receive the homestead exemption; the 
improvements do receive the homestead exemption.  
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Community Land Trust (CLT) and Land Banks

CLTs and Land Banks work together for long-term attainable housing
• The Land Bank creates the subsidy to make the home affordable to more local 

residents.  
• The CLT ensures the subsidy stays with the home

from buyer to buyer.

With a CLT the public investment created 
by the Land Bank is permanently protected.  

13



Questions?

Jane MacKenzie, Executive Director

(231) 582-6244

jane@northernhomes.org

NORTHERNHOMES.ORG
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