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Farm To Table Lifestyle In Benzie County

Presented By Lee Mason, Realtor & Vince Manganello, Broker
Office: 231.383.4112 Cell/Text: 231.218.1166 Email: greatlakesleemason@gmail.com
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Agri-hood, Healthy Farm To Table Lifestyle
Key Findings - Diversity of Housing Stock:

Gatherings in the restaurant or commons area.

Green Valley Site Location: Benzie CountyM-115, Benzonia, MI
Conveniently located, close to shopping, restaurants, recreation
trails, only two minutes to Crystal Lake beaches in Beulah and five
minutes to Lake Michigan beaches in Frankfort & Elberta.
Phase I: County Owned & Maintained Paved Roads, Underground
Electric, Natural Gas, Cable TV & Internet, Phone, Community
Well & Septic Are Completed. Phase II: Discussion needed to add
bridge, infrastructure improvements and projected apartments.
Affordable Single Family Homes
• Each home will be unique with single story, 1.5 story, and two
story plans to choose. The condo docs are complete and on file
with the State of Michigan. Updated revisions will be required
before final condo doc manuals are printed.
Affordable Duplex Homes
• Several will be owner occupied and others will be 100% rentals.
Our unique veteran’s programs will empower vets to live in one
side & rent the other side.
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Agri-hood, Healthy Farm To Table Lifestyle
Workforce Housing (For seasonal workers)
There is a critical shortage of workforce housing for seasonal workers
and low income residents. This barracks style housing will feature
extended stay one room living with one bathroom, great room sofa,
dresser/desk, bed and kitchenette area.
Restaurant, Retail & Laundry On Site: There are six commercial
vacant parcels at the entrance of Green Valley. Plans include a
restaurant, a retail center (with year round farm market & artist’s
booths), laundry center and a coffee cafe. A separate restaurant will
feature farm to table foods, further supporting our local farmers.
Apartments: Phase II tentatively will feature Agri-hood apartments
with increased density to keep the rents affordable. Preliminary
approvals and final approvals will take up to eight months to finalize.
Commons Grounds: We will work with Grow Benzie (contiguous to
this site) and local farmers to provide food plots, vineyards, orchards
and walking trails throughout this site. To be discussed during up
coming meetings. The residents will enjoy the four seasons this Agrihood offers. Gardens make great neighbors!

Workforce housing within a friendly agri-hood.
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Benzie & Grand Traverse County Housing Statistics
Key Findings - Diversity of Housing Stock:
Shortages of accessible housing, and small rental units.
Affordability:
• Nearly half of all rental households live in unaffordable housing,
including 80% of those earning $30,000 or less.
• 40% of owner-occupied households are “low income”.
One, 1.5 and Two Story Custom Home Plans

• Average household spends 57% of income on combined housing
and transportation — over 60% in rural areas.
• 800 homes in the Grand Traverse County are in “poor” condition.
Benzie County statistics are similar.
• Energy Costs: Low-income households spend up to 44% of
income on energy costs.
Proposed Site Location: Benzie County
M-115, Benzonia, MI
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Benzie & Grand Traverse County Housing Statistics
Income Background:
All affordable housing programs provided by or through the government have maximum
income limits to qualify for assistance. These income limits are typically derived from the
Area Median Income (AMI), the theoretical family income of the average household in a
given geography. The AMI is updated each year for each geographical area taking into
consideration numerous economic indicators. The geographical areas used for establishing
the AMI are either Metropolitan Statistical Areas (MSA’s) or counties. The 2020 Area
Median Income for a family of four in Benzie & Grand Traverse Counties is $69,200.

Fair Market Rent Percentage Change Since 1985:
The affordable housing industry has long used the FMR (Fair Market Rents) as a
barometer for local rents. The FMR is one of the best quick tools one can use to judge
housing costs in a place. Historically, FMR’s in Grand Traverse County and found that
they have risen an average of 1.86% year over year. The first year (1985) when the two
bedroom FMR was $363. That same 2 bedroom apartment rent had increased to $797 by
2013. In 2005 the two bedroom FMR in Grand Traverse County saw it’s largest single
year increase going up by 16.95%. It’s also interesting to look at the FMR compared to
the Consumer Price Index’s housing index to understand how Grand Traverse County
rents have fluctuated in comparison to the rest of the Nation. The consumer price index
grew an average of -0.89% year over year. The two bedroom FMR in Grand Traverse
County has grown faster than the CPI indicating faster than average rent growth in the
market. The largest single year of 2 bedroom FMR growth was in 2005 at 16.95% while
the smallest year of growth was 2015 with a 23.07% decrease. Our area is on the critical
shortage list for apartments, work force seasonal housing and affordable homes.

Shared outdoor gardens & fireplaces
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Introduction – What makes a Pocket Neighborhood or Agri-hood different?
The “implied gate at the street and the greenbelt
itself define public and semi-public space. The
shared garden, low split rail fence and porch
define the semi-private space.
In a pocket neighborhood, cars are
eliminated from public areas by moving
them to the rear of each home and
screening them from view.

With each home’s porch and family area
oriented toward the greenbelt, security
becomes a strong network of neighbors
who know and care for each other.

Porches and private front yard flower
gardens provide the catalyst for each
family to show individual creativity.
Designed by Ross Chapin.

A common green space provides the
platform for social interaction and
spontaneous neighborhood gatherings.
Designed by Ross Chapin
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Solutions For Affordable Housing In Benzie County
Project Mission: To construct high quality, appealing, affordable housing
in Benzie County. Targeted price range for single family homes (including
lot) will be $190,000. to $250,000. Therefore, monthly payment ranges will
be from $960. per month to $1,200. per month, (plus property taxes and
utilities.)

A Sense of Community – “Good Neighbors”

All homes are designed to leave a small footprint but to live large. Every
space is designed to accommodate more than one use. The great room
living/dining/kitchen areas borrow space from each other. Bay window
seating enlarges many dining areas. The utility closet borrows working
space from the adjacent kitchen when in use. Main floor bedrooms with
walk-in closets share media center with living room in many plans. The
large covered front porches act as outdoor living spaces for most of the year.
And in true Craftsman style, there are extensive built-in pantries,
breakfronts, linen cabinets, display nooks, and custom media centers.
Protecting Our Environment: Our home design and land development
approaches are paradigms for “green” development. Our green, energy
efficient home designs are targeted for the highest, 4 or 5 star, rating of the
MBA (Master Builder Association). Our Built Green program approach
will comply with national Energy Star requirements. Our land plan earned
the highest, 3 star, rating of the MBA Green Communities program. To
certify these standards, all performance claims will be 3rd party verified.
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Water flowing off impervious
surfaces (roofs or driveways) can
be delivered to the rain garden
though a swale lined with
decorative rock or plants through
a pipe, or across a landscape area.

Selected native plants or hardy cultivers

Page 8 of 13

Ponding depth 6” to 12” typical.
Mulch layer.
Rain garden soil mix.
Gradual side slopes.
Overflow.

Existing ground

Rain garden soil mix
12” to 24” depth

Low Impact Development: The most advanced low impact development (LID)
techniques are incorporated into the land planning of our developments. Standard
developments consolidate contaminated storm run-off from impervious surfaces with catch
basins, pipes, and ugly fenced detention ponds (aka rainwater prisons). This approach
eliminates dangerous breading grounds for mosquitoes. A basic tenet of the LID approach is
capturing storm water run-off as close to its source as possible and naturally infiltrating it
back into the earth. This recharges the local eco-system and keeps pollutants out of our
waterways. Our projects accomplish storm water LID by utilizing three major techniques.
Pervious concrete with an infiltrative gravel gallery beneath all driveway and parking areas,
rain gardens dispersed throughout the project for roof run-off and ground area sheet flows,
and below grade infiltration trenches for the newly paved public street areas when soil
conditions allow. These techniques eliminate the need for surface detention ponds or
expensive underground rain detention vaults and increase the amount of usable green space
in the project. Rain gardens turn an aesthetic dilemma into an attractive marketing feature.
Market driven LID techniques, can actually save development costs and simultaneously
deliver an environmentally responsible green solution.
Rain gardens are shallow rain water detention areas that when properly designed, create an
attractive, garden like storm water management feature. These technically engineered
drainage facilities are designed to collect up to 12 inches of storm water and dissipate it within
24-36 hours. Rain gardens, are usually large in scale with integrated viewing decks, stepping
stone paths and park benches in order to draw the residents into the gardens.

LID Pervious Concrete:
Pervious concrete is a special
concrete mix that retains its
traditional strength but allow liquids
to pass through it. In the case of
pervious
concrete
streets,
driveways, parking lots, patios and
sidewalks, this means the storm
water falling on its surface can be
collected in an underlying gravel
gallery and infiltrated directly back
into the soil, or detained and
released slowly into the storm water
system. This greatly reduces the size
of required rain water detention
ponds or rain gardens.
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Homeowner Highlights:
Green Valley is a site-condominium.
You own your home and lot as well as a
percentage interest in all of the common
area and buildings. This common
property is maintained by a Homeowners
Association (HOA) controlled by the
residents. Maintenance of individual
homes is the responsibility of the
homeowner subject to HOA Protective
Covenants. The Commons Building is
the hub of neighborhood activity.
Available to all residents for scheduled
private use, it often generates impromptu
“happenings” as well as organized events
and classes. In other Cottage Home
communities, spaces like the loft in this
design have been used as exercise rooms
furnished by “downsizing” residents
who were shedding personal work-out
equipment. The optional garages are
designed to be residential in look &
scale. The garages are equipped with
remote door openers, overhead lighting,
electrical outlets, optimized storage
opportunities, & exterior site lighting.

Energy Efficiency: 62% of households in America consist of 1 or 2 people. 10,000
baby boomers will retire every day for the next 20 years. 34% of the current housing
market is single. The demands of this expanding market segment are not being met by
residential developers. To meet this demand, we are developing, and building cottage
housing “pocket neighborhoods”. We have surrounded ourselves with nationwide
industry experts, noted for innovative land planning for residential and mixed-use
projects. Our experts have built award winning projects in Oregon, Washington,
California, Massachusetts, North Carolina.
The homes will be 3rd party certified to meet 4 or 5 star (the highest) MBA Built Green
standards. To meet this standard, all mechanical systems and materials are selected for
their energy efficiency, indoor air quality, natural resource and water quality conserving
attributes. The insulation package and cold air infiltration rate exceeds code
requirements. All supplied appliances and lighting will be Energy Star certified.
The primary heat source for each home is an energy efficient gas stove located in the
great room, with a paddle fan at the second level to evenly distribute the heat. Auxiliary
electric baseboard heaters are supplied in the bedrooms but experience indicates they
will not be needed. This approach provides a ductless distribution system and avoids the
air quality and heat loss issues of ducted heating. Wood flooring reduces the amount of
allergen trapping and dust creating carpet.
Each unit will have a money saving Energy Recovery Ventilator (ERV) to preheat the
fresh outdoor air required for ventilation. Hot water is supplied by a space saving, energy
efficient tankless heater. Washers and dryers are large capacity, water conserving, front
loading stackable units. All toilets, faucets and shower heads will be adjustable low flow
fixtures.
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Solutions For Affordable Housing – Pride of Ownership

Each home is unique! (No cookie cutters!)

Custom designed single family & duplexes..

Creates community pride & involvement!
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Solutions For Future Generations In Benzie County

Each home is Energy Efficient!

Custom designed interiors.

Space savings in every room!
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Solutions For Future Developments
Small Urban Areas:

High Density Urban Areas:
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Maximum Density Needed For Affordable Housing:
At a record-setting pace, people are purchasing homes in Farm-to-Table neighborhoods as a way of connecting
with the land, getting to know their neighbors and trusting the source of where their food comes from. Whether you want to
further research the Agrihood lifestyle and/or learn more about some of the most popular Agrihood communities in America,
you’re in the right place!
Agri‐hood Video Links:
1.) Ross Chapin Videos:
https://www.youtube.com/watch?v=k749w3cHSPk
2.) Permaculture Ponds (Resolves water retention issues)
https://www.youtube.com/watch?v=AadLCOqalFk
3.) Detroit. From Motown To Growtown:
https://www.youtube.com/watch?v=I_7rzoFzV08
Agri‐hood Website Links:
1.) 2021 List of existing Agrihoods in USA:
http://agrihoods.net/agrihood‐list/
2.) Farm to Table Living Going Mainstream:
https://charterforcompassion.org/shareable‐community‐ideas/12‐agrihoods‐taking‐farm‐to‐table‐living‐
mainstream
3.) Farm to Table Lifestyle:
https://agrihoodliving.com/
4.) Benzonia Township Zoning Ordinance Manual:
http://www.benzoniatownship.org/zoning_ordinance.html

Questions? Call Office: 231.383.4112 Cell/Text: 231.218.1166 Email: greatlakesleemason@gmail.com

