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Section 6: Market Analysis

The following market analysis was prepared to provide guidance
to the Comprehensive Plan so that its recommendations reflect
current market realities and future opportunities. The assessment
addresses the following topics:

e Area demographic trends
e Area economic trends

e Residential market conditions and potential

Retail market conditions and potential

Industrial market conditions and potential

Hotel market conditions and potential.

Demographics

Area Context

The Village of Mattawan is located in Van Buren County in
Southwestern Michigan. The eastern boundary of Mattawan is
on the boundary between Van Buren and Kalamazoo Counties,
making both counties significant in the analysis of trends. The
Kalamazoo-Portage Metropolitan Statistical Area (MSA) is
comprised of Kalamazoo and Van Buren Counties, indicating
that the two counties are considered to have a common economy.
Kalamazoo County, with a 2000 population of 238,603, is more than
three times larger than Van Buren County, which had a population
of 76,263. As shown in the graphic below, the State Demographer
forecasts modest growth for both counties in the next 15 years.

All of the Village of Mattawan is located within Antwerp
Township. Table 6.2 shows demographic trends in Antwerp and
Texas Townships as well as surrounding townships. Among the
six townships, Texas Township had the highest rate of household
growth in the 1990s, while Oshtemo Township has the largest
increase in the number of households. Both of these townships
are located in Kalamazoo County.
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Table 6.1: Population Trends By County
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Table 6.2: Population and Households Trends by Township

Population Households
Percent
Percent | Change
Percent Change | 1990- | Increase

Township | 1990 | 2000 | Change | 1980 | 1990 | 2000 | 1980-90 2000 {1990-2000
Van Buren County

Alemena 3,581 4,226 18.0%| 975| 1,204| 1,553 23.5% 29.0% 349
Antwerp 9,293 10,813 16.4%| 2,566 | 3,121| 3,764 21.6% 20.6% 643
Paw Paw 6,701 7,091 5.8%| 2,330| 2,589 | 2,771 11.1% 7.0% 182
Waverly 2,188 2,467 12.8%| 714 769 912 7.7% 18.6% 143
Kalamazoo County

Oshtemo 13,401 | 17,003 26.9% | 4,726 5,835| 7,551 23.5% 29.4% 1,716
Texas 7,771 10,919 40.5%| 1,765] 2,630| 3,879 49.0% 47.5% 1,249

Source: Census Bureau
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Households Age + Income

The Area Map, at the end of this section, shows Mattawan in the

context of 2-, 6-, and 12-mile radii.

e The 2-mile radius covers the immediate area around

Mattawan, including an area north of the Red Arrow
Highway. This immediate area contains 1,912 households

e The 6-mile radius reaches the Ninth Street interchange to

the east and takes in Paw Paw to the west. This ring around

Mattawan adds 10,350 households.

e The 12-mile radius includes much of Kalamazoo and

Portage to the east. The six- to 12-mile ring around
Mattawan contains an estimated 63,726 households, with

most of the density coming from Kalamazoo.

Table 6.11, at the end of this section, compares the characteristics
of each concentric rings. (Households in the smaller rings are not

included the larger rings.)

Table 6.3: Types of Households in Mattawan, 2000

Household Type Number | Percent
Households with 1 or more People under Age 18:
Married-Couple Family 268 27.9%
Other Family, Male Householder 41 4.3%
Other Family, Female Householder 121 12.6%
Nonfamily, Male Householder 2 0.2%
Nonfamily, Female Householder 0 0.0%
Households with no People under Age 18:
Married-Couple Family 232 24.1%
Other Family, Male Householder 15 1.6%
Other Family, Female Householder 34 3.5%
Nonfamily, Male Householder 122 12.7%
Nonfamily, Female Householder 126 13.1%

Source: 2000 Census
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Households by Income and Age, at the end of this section, shows that,
in the immediate Mattawan area, the dominant income category
is $50,000 to $74,999, representing 27.2% of households. The
two-to-six mile ring around Mattawan is more affluent, with larger
percentages of higher income households. In the outlying ring (six-
to 12 miles), 29% of households have incomes of less than $25,000.
Both student and senior households contribute to the dominance
of the lower income categories.

As shown in Table 6.3, over half of the households in Mattawan
contain a married couple, and the majority of those households
include a child under the age of 18. Over one-quarter of households
are nonfamily (none of the people in the household are related). It
is likely that many of these households are seniors who live alone.

Economy

As reported by the Upjohn Institute in its June 2006 economic
outlook, “it appears that the long-awaited recovery reached west
Michigan last year. The Kalamazoo-Portage MSA, one of six
metropolitan areas in west Michigan, grew its employment by 0.4%
despite a loss of manufacturing jobs."

The pharmaceutical industry remains a mainstay of the regional
economy. Despite various mergers and acquisitions, Pfizer employs
about 3,500 workers in Kalamazoo facilities. Kalamazoo is also
home to two major health care systems, Bronson and Borgess
Health Alliance, and a state university, Western Michigan University,
with 26,000 students. Van Buren County, located in Michigan’s fruit-
growing belt, has production facilities for brands such as Minute
Maid and Welch’s.

Employment Forecasts

Table 6.12, at the end of this section, presents employment forecasts
prepared by the state of Michigan. Forecasts are shown for the
Benton Harbor Area, which includes Van Buren County, and for
the Kalamazoo Area. (Note that these definitions are different from
the MSA definitions used by the Upjohn Institute.)

e The Kalamazoo Area has a 2002 employment base of
146,610, which is expected to grow by 8.7% in the 10-year
forecast period.
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Manufacturing, which contributes 21.8% of Kalamazoo
Area employment, is forecast to grow by 1.1%. The
largest manufacturing category, Transportation Equipment,
however, is expected to lose 240 jobs.

The main share of new jobs is expected to come from the
Service-Providing Industries, with significant contributions
from Education and Health Services, Professional and
Business Services, and Leisure and Hospitality.

The Benton Harbor Area, with 101,310 jobs in 2002, is
forecast to expand its employment base by 6.7% in 10
years.

Manufacturing represents 22.9% of employment in the
Benton Harbor Area and is forecast for modest (0.2%)
growth. The largest manufacturing loss, 160 jobs, is expected
in the Food category.

Service jobs will provide most of the new jobs in the Benton
Harbor Area, with strong showings in the same categories as
the Kalamazoo Area.

The forecasts cautiously point to possible opportunities. A study
commissioned by Southwest Michigan First reported that the
strength of the labor force is in these categories:

Logistics and distribution

Financial services

Back office operations, such as call centers
Advanced manufacturing

Medical sciences

Life sciences

Mattawan Employers

Mattawan is home to several major companies:

MPI Research: This company conducts research for
pharmaceutical, biotechnology, chemical, agricultural, and
related industries. It has approximately 1,000 employees and
plans to grow to 3,500 employees by 2011. Its campus is at
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the southeast corner of the 1-94 interchange in the 120-acre
Mattawan Business Park.

e Mol-Son, Moli-Land: This tool and design shop creates
precision-molded parts for automotive electrical/electronic
systems as well as power/signal distribution components,
fiber optic components, and medical products. The firm
employs 100 workers in its 34,000-square-foot facility. It is
located on the west side of Main Street just north of Cole
Avenue. It also owns 26 acres on the east side of Main Street
across from its current location.

e Alcoa/EPC: This facility, which is adjacent to Mol-Son,
makes products for the automotive industry. It was purchased
by Alcoa in 2002.

e BASF: This facility is near Downtown at the southeast
corner of Main Street and the railroad tracks.

e Ralph Moyle: This is a trucking business, which began in
1966, and is headquartered in Mattawan and has warehousing
facilities in three nearby communities. Ralph Moyle employs
approximately 85 workers.

¢ Johnson Poured Walls: This a construction company that
was established in 1971.

In addition to these private-sector businesses, the School District is
a major employer, with approximately 400 employees.

MPI Research, Mol-Son, Ralph Moyle, and the School District
account for 1,585 jobs in Mattawan.

Mattawan Workers

The 2000 Census reported that 1,347 workers over the age of 16
live in Mattawan. A large majority of them (86.4%) drove to work
alone, and over 7% car pooled. The average travel time to work was
approximately 23 minutes, and only about 5% of workers spent 45
minutes or more getting to their jobs.
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Table 6.4: Means + Travel Time to Work

2000 Workers Age 16+, Transportation To Work Number | Percent
Workers 1,347 100.0
Drove Alone 1,164 86.4
Car Pooled 95 7.1
Public Transportation 2 0.2
Walked 42 3.1
Bicycle 5 0.4
Other Means 4 0.3
Worked at Home 35 2.6

2000 Workers Age 16+ by Travel Time to Work
Workers (Not Working at Home) 1,312 100.0
Less than 15 Minutes 331 25.2
15 - 29 Minutes 680 51.8
30 - 44 Minutes 236 18.0
45 - 59 Minutes 28 2.1
60 or more Minutes 37 2.8

2000 Average Travel Time to Work (Minutes) 22.75

Source: 2000 Census

MPI Research Expansion

MPI Research expects to grow to a workforce of 3,500 over a
five-year period. The growth will be steady, with an average annual
addition of 500 new jobs.

The characteristics of current workers provide insight about the
2,500 people who will be coming to work in Mattawan.

e MPI has a young work force with an average age of 34. The
median age is likely even younger, as many new hires are
recent college graduates.

e The average salary is about $40,435.

e The highest percentage (40%) of workers live in Kalamazoo,
with the second-highest percentage (15%) in Portage.
Mattawan and Paw Paw are each home to 7% of MPI’s
workers.
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Table 6.5: Employed Workforce — Occupational Category

Occupation Category Number |Percent of Total
Management & professional 347 25.4%
Service 235 17.2%
Sales & office 357 26.2%
Construction, extraction, & maintenance 95 7.0%
Production & transportation 330 24.2%
Total 1,364 100.0%

Source: U.S. Census Bureau, 2000 (Population 16 and over)

Table 6.6: Employed Workforce — Industry Category

Industry Category Number |Percent

ggig;li;l;lture, forestry, fishing and hunting, and 1 0.8%
Construction 78 5.7%
Manufacturing 301 22.1%
Wholesale trade 73 5.4%
Retail trade 194 14.2%
Transportation, warehousing, & utilities 49 5.1%
Information 20 1.5%
Finance, insurance, real estate, & rental/leasing 97 7.1%
Professional, scientific, management, 124 9.1%

administrative, & waste management services

Educational, health, & social services 265 19.4%

Arts, entertainment, recreation, accommodation,

& food services 66 8%
Other services (except public administration) 47 3.4%
Public administration 39 2.9%
Total 1,364| 100.0%

Source: U.S. Census Bureau, 2000 (Population 16 and over)
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Locations with more than 10 MPI Workers
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Source: MPI Research and Goodman Williams Group

Housing Market

Mattawan Housing Profile

As of the 2000 Census, nearly half of the housing in Mattawan
was built in the 1970s and 1980s. Vintage homes built before 1940
represent 10% of the housing stock.

Single-family detached homes represent over 44% of the housing
stock in Mattawan, and the percentage of mobile home units is
nearly as high. The largest mobile home park, West Point Hills, has
377 units.

The make-up of the housing stock is consistent with the high
level of homeownership as 82.3% of Mattawan households were
homeowners, and 17.6% were renters. The Census also reported an
average length of occupancy of nine years.

Permit Activity

From 1999 through 2005, permits were issued for the construction
of more than 7,100 new single-family detached housing units in
Kalamazoo and Van Buren Counties, as shown in Table 6.13 at the
end of this section.
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e Kalamazoo County captured 80% of the new construction
in the MSA. One-quarter of the new single-family detached
units in Kalamazoo County were in Portage, and another
one-quarter were in unincorporated areas of the County.
Texas Township accounted for 16% of the new detached
units.

e Van Buren County reports lower levels of single-family
construction, with 1,438 new homes over six years. Mattawan
accounted for 6.7% of the new single-family homes.

Table 6.14, at the end of this section, shows that since 1999, only
2,393 attached units were permitted compared to 7,115 single-
family detached units. forty-four percent of the multi-family units
permitted in 1999 or later are in Oshtemo Township. The City of
Kalamazoo ranks a distance second, with 15% of the new multi-
family units. The overall average number of units per building is
7.6, indicating that small-scale buildings are typical.

Existing Homes

The median price of the 4,872 existing homes in the Greater
Kalamzoo area that were sold by Realtors in 2005 was $1306,775.
Through July 20006, the median sales price was $135,000. Median
prices have been relatively static since 2002, when the median price
was $125,000.

Table 6.7: Mattawan Housing by Year Built

Year Built Number | Percent

1999 to March 2000 26 2.6%
1995 to 1998 142 14.0%
1990 to 1994 121 12.0%
1980 to 1989 209 20.7%
1970 to 1979 277 27.4%
1960 to 1969 70 6.9%
1940 to 1959 66 6.5%
1939 or earlier 101 10.0%

Source: 2000 Census
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Table 6.8: Housing Units by Building Type

Units by Building Type Number |Percent

Total housing units 1,012 100.0%
Single-family detached 446  44.1%
Units in duplex structures 32 3.2%
Units in buildings with 3-4 units 56 5.5%
Units in buildings with 5-9 units 9 0.9%
Units in buildings with 10 - 20 units 20 2.0%
Units in buildings with more than 20 23 2.3%
Mobile home units 426 42.1%

Source: 2000 Census

Table 6.15, at the end of this section, provides a snapshot of prices
and offerings in the market for the Mattawan zip code and nearby
zip codes. While closing prices are likely to be slightly less than
asking prices, the data show the distribution of prices in the various
locations. Although nearly half of the homes in the Mattawan zip
code are for sale for $100,000 to $200,000, the area has housing
available in a wide range of prices.

A closer look at the locations of the for-sale properties with the
Mattawan zip code is presented in the map Mattawan Residential
Properties For Sale (see Appendix). Most of the homes in Mattawan
are offered for under $200,000. The most expensive homes are
found around a cluster of inland lakes in Texas Township directly
east of Mattawan.

Mobile homes are not typically sold through Realtors and are not
well represented in the data. A new mobile home with about 1,400
square feet is available for about $50,000. Housing costs would
include the additional monthly lot fee.

New Construction

The Home Builders Association of Kalamazoo recently held its
annual Parade of Homes. Table 6.16 at the end of this section,
provides examples of new home construction in all price categories.

New construction homes in the Kalamazoo area can be found for
well under $100 per square foot. None of the Parade homes was
located in Mattawan, and only one was located in the Mattawan
School District.
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In this housing market, condominium is a term used to describe
various types of housing. Units in adaptive-use loft buildings (which
are mostly found in downtown Kalamazoo) and in converted
former rental apartment buildings can be found. Other kinds of
attached housing such as townhomes, duplexes, and four-plexes
may also be called condominiums. The Parade of Homes included
three condominiums projects, all with single-story designs.

Condominium/Townhouse Development

A local developer plans to develop 168 condominium units on a
Main Street site in Mattawan. The project will consist of 14 three-
story buildings, each with 12 units, as well as a clubhouse. The
preliminary price schedule is as follows:

e One-bedroom units with 780 square feet will be priced at
approximately $85,000 to $95,000.

e Two-bedroom, two-bath units with 1,024 to 1,077 square
feet will have a base price of approximately $110,000.

e Three-bedroom units with about 1,300 square feet will be
priced at approximately $130,000.

Garages and carports will be offered on a rental basis. Infrastructure
work was scheduled to begin in the fall of 20006, with initial
occupancy likely in mid-2007.

An 11-building townhouse development has been proposed for a
site at approximately West Robinson Road and Glidden Street.

Rental Market

Mattawan has three rental apartment buildings.

e Creekside Manor, which is available to independent seniors
age 62 and older, has 24 one-bedroom apartments with 576
square feet. The monthly rent of $440 includes heat.

e Pine Hollow Apartments has 32 units, all of which are 2
bedroom/2 bath, 932-squatre-foot units. The monthly rents
range from $630 to $670 and include all utilities.

e Westland Park Apartments is a subsidized rental development
with 24 units that are available to income-qualified applicants.
There are two 500-square-foot, one-bedroom units that rent
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for $367 to $487. There are 22 700-square-foot units that
rent for $412 to $532. Rents include heat.

There are a large number of apartment developments in the
Kalamazoo area. One-bedroom units in this market generally
range in price from $450 to $700 for between 600 and 750 square
feet. Two-bedroom units range in price from about $600 to $850
for units sized 700 to 1100 square feet. Apartments in the Battle
Creek area appear to be similar to those available in Kalamazoo, but
slightly less expensive.

Mattawan School System

A major competitive advantage for Mattawan is its highly regarded
school system. Table 6.17, at the end of this section, shows how
favorably prospective residents would see Mattawan’s schools.

While many measures can be used to assess schools, this particular
comparison shows reading and math proficiency. In reading,
Mattawan ranks at the top of the list of 14 school districts. Only
two school districts rank higher in math proficiency.

In addition to the strong academic performance, the consolidated
campus with elementary, middle, and high schools is an attraction
for many families due to its convenience for drop-off/pick-up and
outdoor play areas.

Despite its low ranking, Kalamazoo has become more competitive
through Kalamazoo Promise, which provides college tuition for
graduates of its school system. The tuition assistance is based on
the length of attendance in the Kalamazoo Public School system
and must be used at an in-state school.

MPI Expansion Demand

Table 6.18, at the end of this section, shows the likely incomes
of the new MPI Research employees and calculates the rents and
housing prices they can afford. Currently, MPI has 1,034 employees
with an annual average income of $40,435. The current salary
schedule is projected onto the expected 2,500 new hires.

e 43.1% of the new employees will have incomes of $35,000 to
$50,000 (in today’s dollars), representing the largest income
category. With incomes in this range, affordable rents range
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from $875 to $1,250, and affordable homes range from
$151,400 to $216,300.

e The second-largest salary category is $25,000 to $35,000,
accounting for 23.6% of employees. These households are
likely to include first-time buyers who will be looking at
homes in the $108,044 to $151,410 price range. Others are
likely to be recent graduates who would prefer to rent.

e Approximately 2.5% of workers have incomes in the range
of $100,000 to $150,000, making housing of roughly
$400,000 to $650,000 affordable.

Unlike this simple model, many factors determine actual housing
affordability. Equity from a previous home, whether the household
has other income earners, stage of life, and outstanding financial
commitments are among the factors to be considered. Interest rates,
which have been low in recent history, are an overriding factor in
determining housing affordability.

Residential Potential

Mattawan is not currently capturing its “fair share” of the residential
expansion that is occurring in neighboring Kalamazoo County
and in Van Buren County, likely because of competitive issues
such as image and perceived willingness to allow development.
While Mattawan does offer a range of housing choices, its supply
is heavily concentrated at the more affordable end of the market.
New developments should seek to provide a wider range or
balance of housing products. As highlighted earlier, only 7% of
MPT’s employees live in Mattawan, which may be due to the lack of
housing products.

With its expressway access, local job opportunities and excellent
schools located within short travel times of current and future
Mattawan residents, there is potential to develop new housing with
a range of products and housing types within the village. Given
its past household growth and track record of housing permits,
Mattawan could anticipate adding new single-family housing units
at the pace of about 15 per year, or about 150 new housing units
in a 10-year period.
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If Mattawan can capture higher percentages of growth in Antwerp
Township as well as a higher percentage of MPI workers, annual
absorption of single-family homes might be about 40 units, or 400
over 10 years.

Attached for-sale housing, particularly stacked flats, has yet to be
introduced to the Mattawan market. Over 10 years, up to 250 new
attached units, including townhouses and condominiums, might be
supported. Seniors may provide some of the demand for attached
housing,

Although rental housing will have limited demand in Mattawan,
one relatively small, 50-unit project may be supported. Renters,
who are likely to be younger households, will continue to be drawn
to apartment complexes in nearby Kalamazoo.

In total, these new single-family, condominium, and rental units
would add 700 new units to Mattawan over 10 years. This level of
housing growth would exceed the household growth in Antwerp
Township between 1990 and 2000 (643 households). It would also

represent a 41% increase in Mattawan’s housing units.

Retail Market
Mattawan Retail

The following grocery and hardware stores are located at the
intersection of Main Street and McGillen Avenue. These retailers
provide essential everyday goods to Mattawan residents:

e The recently opened Wagoners Grocery Store, with
approximately 20,000 square feet.

e Mattawan Hardware has been in the community for
approximately 25 years and operates a 5,000 square foot
store.

The second concentration of retail is located on Main Street north
of 1-94. Two pharmacies, Lakeview Pharmacy and Mattawan
Pharmacy, are located on Main Street near 52nd Avenue. Main
Street Shopping Center has the following stores, restaurants and
services:

e Eyecare Center
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e Heaven Scent Floral and Gifts
e Java Joint

e Main Street Pub

e Chin-Chin Chinese restaurant

The restaurants are popular and provide a gathering place for
community residents. Family Dollar and Movie Gallery are
among the new stores across the street from Main Street Shopping
Center.

There is a small cluster of retail in Downtown Mattawan. Antique
shops have been the main attraction of Downtown, drawing antique
hunters from long distances. While the four antique shops help
create an appealing small-town environment, the Downtown has
few other businesses to draw out-of-town visitors. The convenience
food/liquor store serves local residents, and the ice cream shop is
an attraction as well.

Village Hall and the police station are located in downtown
Mattawan. The post office is located farther north on Main Street.
Village Hall and the Post Office are minor activity generators.

One small restaurant is operating in Downtown, while a large
former restaurant space is vacant. Restaurants are an obvious
missing ingredient. While downtown Mattawan is referred to as
historic, none of the buildings is officially so designated.

Competitive Retail Environment

Mattawan residents are likely to do most of their shopping in
Kalamazoo and Portage. Although Battle Creek and Benton Harbor
may offer some additional options, most goods and services can be
found within about 10 miles of Mattawan.

e In the Kalamazoo metropolitan area, the primary retail
concentration is located on Main Street, off the Route
131 corridor. West Main Plaza and the redeveloped Maple
Hill Pavilion provide over one million square feet of retail
space.

e The principle shopping/commercial corridor in the area
is along South Westnedge Avenue in Portage. Crossroads
Mall has three department store anchors and 767,000 square
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feet. Nearby Southland Mall has retailers such as Barnes &
Noble, Circuit City, and OfficeMax, with a total of 400,000
square feet. Other stores in the Corridor include Meijer,
Gander Mountain, Lowe’s, and Sam’s Club. The City’s
South Westnedge Avenue Enhancement Project will invest
nearly $20 million in public improvements, including street
widening and interchange redesign.

Table 6.19, at the end of this section, presents the characteristics
of the large area shopping centers located within about 35 miles of
Mattawan, and the accompanying map shows their locations.

To the west, Wal-Mart is proposing a site at the Paw Paw interchange,
and other retailers are likely to follow. To the east, improvements
at the 9th Street interchange are likely to bring new retailers closer
to Mattawan.

Table 6.20 and the accompanying map, both at the end of this
section, show the locations of major selected retailers.

Retail Potential

A comparison of household expenditure potential and actual sales
figures by retail category is a tool for identifying possible retail
opportunities. This analysis looks at demand and supply within 2,
6, and 12 miles of Mattawan. Table 6.21, at the end of this section,
compares selected characteristics of the three trade areas.

e A two-mile radius represents the retail market in Mattawan
and includes an estimated 5,217 households with a median
household income of $55,664.

e A six-mile radius includes Paw Paw to the west and extends
cast to about 9t Street. This area contains an estimated
33,070 households with a median household income of
$60,037.

e A 12-mile radius covers Portage and much of Kalamazoo.
The 191,913 household in this area have a median household
income of $45,757, which is significantly below the median
incomes of the smaller trade areas.

Table 6.22, at the end of this section, identifies possible retail
opportunities existing in the three trade areas. Consumer

6.17
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Expenditures is an estimate of spending potential of households
in various categories. Retail Sales is the sales that have occurred in
stores located in the same trade area. A surplus occurs when sales
exceed potential local expenditures, indicating that households from
other trade areas are being attracted for shopping. A gap occurs
when potential local expenditures are greater than sales, indicating
that households living in the trade area are not having their needs
met locally, and they are shopping outside the trade area.

e Within the 2-mile Mattawan primary trade area, several
categories show a surplus: Automobile and Other Vehicle
Dealers, Convenient Grocery, Pharmacies, Gasoline Stations,
and Florists. In these categories, Mattawan is drawing
shoppers from outside the area.

e Within a 6-mile area, Lawn, Garden Equipment and Supplies,
Sporting Goods, and Drinking Places are other categories
show a surplus.

e Within a 12-mile radius, additional categories are in the
surplus category.

If Mattawan had sites available that have good interstate access and
visibility as well as sufficient size to cluster large-format stores, the
6-mile trade area would support the following retail categories that
had a gap in the market, not already located in the trade area.

e A Discount Department Store (Meijer or Wal-Mart, for
example)

e A Home Improvement Store (Home Depot, for example)
e Several Full-Service Restaurants
e Several Limited-Service Restaurants

These business types would also fill much of the local demand
shown for the immediate, two-mile radius. Mattawan alone can
support additional restaurants of various types.

Local demand for retail space is estimated to average about 2,000
to 4,000 square feet per year, or about 20,000 to 40,000 square
feet of additional retail space over 10 years. With existing grocery,
hardware, and drug stores, demand is likely to be from restaurants
and specialty stores as well as personal service providers such as
beauty shops. Retail expansion on the high end of this range would
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require strong site locations.

If Mattawan can become a regional retail center, significantadditional
demand can be found within a 6-mile radius. Mattawan may appeal
to one or more of the major chains seeking market coverage in the
western portion of the larger Kalamazoo area. Large-format stores,
including a discount department store or home improvement store
might be attracted. Under this scenario the number of retail square
feet may increase by about 200,000 square feet. A project of this
scale would depend on having sites with excellent visibility from
and access to 1-94.

Retail demand from local residents, employees, visitors and 1-94
travelers presents a unique opportunity to create a "Town Center"
that is more than just a retail destination. Combining civic uses,
public spaces and residential uses with a hotel, restaurants, and
neighborhood/convenience stores would increase the draw and
viability of the retail uses as well as create a central activity-hub for
the Village, especially if situated near or adjacent to the interchange
or the business park.

Industrial Market

As shown in the employment data that were previously presented,
heavy manufacturing is still one foundation of the region’s
economy. Area businesses continue to be important suppliers
to the automotive industry. The infrastructure of the area,
including its interstate expressway and wastewater treatment
facilities, currently accommodates heavier industry, particularly
pharmaceutical manufacturing;

Current Trends

Based on its history with the pharmaceutical industry, the state
of Michigan has encouraged the development of the area as a
bioscience center.

e The Groves is a 248-acres business park with Michigan
Technical Education Center as one of its anchors. M-TEC
at Kalamazoo Valley Community College, which opened in
2001 with 70,000 square feet, is a collaborative effort by the
college, businesses, industries, and foundations to provide
job training targeted to the needs of local employers.
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e Western Michigan University’s Business Technology and
Research Park, with 265 acres, is focused on life sciences,
advanced engineering, and information technology.

e Midlink Business Park in Kalamazoo provides 340 acres of
industrial land and 1.6 million square feet of space.

Industrial Potential

The greater Kalamazoo area has established parks with business

incubator environments for new start-up businesses. Mattawan has
created a 120-acre business park, with MPI Research as its anchor.
As start-up businesses mature, they may seek the type of space and
amenities that can be offered in Mattawan. Substantial investment
has been made in infrastructure for the business and research parks
in the area, and the market is likely to remain highly competitive.

In this competitive environment, and with a struggling
manufacturing sector, it is difficult to predict demand for
industrial land. An absorption of 5 acres over 10 years could lead
to a meaningful job increase in Mattawan. Assuming an FAR of
0.3, 5 acres would support 65,000 square feet.

A more aggressive absorption pace would require full support
from the county and state to identify opportunities and perhaps
provide incentives. Up to 20 acres of new development may be
reasonable.
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Hotel Market

Key Measures

Mattawan is located within the Kalamazoo-Battle Creek hotel
submarket. Most of the hotels are located in the 1-94 corridor,
indicating the importance of high visibility and good access. Table
0.23, at the end of this section, lists individual hotels, presented in
order of the year in which they opened. An accompanying map
shows the locations of the hotels.

Among the 54 properties listed in the hotel inventory, the major
chains are well represented by their moderately priced brands

e Accor Hotels has Motel 6 and Red Roof Inn properties.

e Choice Hotels include Quality Inn, Clarion, Comfort Inn,
and Econo Lodge.

¢ Hilton has Hampton Inns.

e Holiday Inn offers Holiday Inn and Holiday Inn Express,
and recently added Staybridge Suites.

e Marriott operates Fairfield Inns as well as a Residence Inn
for longer-term stays.

Baymont Inn, Best Western, Days Inn, and Ramada are also in this
market. Radisson has one property, the Radisson Plaza in Downtown
Kalamazoo. A Microtel Inn at the 9th Street interchange is under
construction.

Table 6.24, at the end of this section, shows Key Hotel Market
Measures as reported by Smith Travel Research. The Kalamazoo-
Battle Creck market area, in which Mattawan would compete, is
used in this analysis.

Reflecting patterns seen in hotel markets across the country, the
Kalamazoo-Battle Creek hotel market experienced a downward
trend after September 11, 2001, which devastated the entire travel
industry.

e While the average daily rate (ADR) increased from $61.71
in 2000 to $68.08 in 2005, the revenue per available room
(RevPar) barely increased for region.

e The occupancy rate of 57.1% in 2000 declined through 2004
before improving slightly in 2005, reaching 52.3%.
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e In response to the healthy market in 2000, the supply
increased significantly in 2001.

e Demand, which is the number of rooms sold, has fallen in
every year since 2001.

Table 6.25, at the end of this section, shows occupancy rates peak in
the summer months, indicating the importance of leisure travelers
to the area.

The completion of new properties in 2006 indicates that some
major chains have confidence in this market, despite the overall
weak indicators. Opportunities for new hotel development many
arise for two reasons.

e Many of the properties in the market area were built in the
1960s and 70s and are becoming functionally obsolete and
uncompetitive.

e Newer brands, such as Staybridge Suites, will want to be
represented in this market.

Hotel Potential

MPI Research generates significant demand for hotel rooms, with
an estimated average of 60 visitors per week who are likely to stay
overnight in the area. The more than 3,000 room nights generated
by MPI would hypothetically provide nearly 16% of the demand
needed for a 75-room hotel, assuming a 70% occupancy rate.

Looking at the pattern of hotel development, it appears that
Mattawan is logical location for a new hotel or inn. The 1-94 location
could intercept leisure travelers and, with the appropriate product,
attract business travelers.

Development Program

The Village has not experienced significant residential, industrial
or hotel development due to overall economic conditions of the
state, traffic congestion related to bridge/road conditions at the
interchange, a limited number of properties for sale, and a perceived
“unclear” message about its interest in new development.

The economy in the Kalamazoo area has stabilized, and this
area of Western Michigan is targeting the life science industries
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for further employment growth while continuing to support its
traditional manufacturing base. The expansion of MPI, the planned
improvements to the 1-94 interchange, and a fine school system
are among the assets that place Mattawan in position to be more
competitive than it has been in the past. This Plan will address
many of the more local issues that have kept Mattawan from
capturing a more significant share of the growth that is occurring
in surrounding townships and communities. The development
program outlined in Table 6.9 is based on the assumption that the
Plan for Mattawan will be implemented, allowing the community to
reach is fullest potential.

The quantity of development in Mattawan will depend on physical
constraints, road capacities, and other variables. Specific strategies
and concepts for development will be developed during the next
two phases of the Comprehensive Plan process.

Table 6.9: Mattawan Development Potential

Use Years 1 to 10 Years 11 to 20 20-Year Total

Single-Family Residential 400 units 600 units 1,000 units
Attached/Condominium 250 units 200 units 450 units
Rental Apartments 50 units 200 units 250 units

Neighborhood Retail

20,000 square feet

20,000 square feet

40,000 square feet

1-94-Oriented Retail

200,000 square feet

150,000 square feet

350,000 square feet

Industrial

20 acres

20 acres

40 acres

Hotels

1 hotel

1 hotel

2 hotels

Local-Serving Office Space

8,000 square feet

10,000 square feet

18,000 square feet

6.23
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