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INTRODUCTION 
As part of the broader master planning efforts for the approximately 67-acre South Neighborhood Sub-
Campus, The Scion Group and Johnson Consulting (Scion / Johnson Consulting) were retained by Western 
Michigan University (WMU) to provide an assessment of current and likely future conditions in the Kalamazoo, 
MI market.  Our analysis focuses on a defined 30-acre area of the Sub-Campus relative to WMU’s desire to 
energize the site and bring academic and community together into the South Neighborhood.  The South 
Neighborhood is identified below in Figure 1 - 1. As shown, the subject site encompasses two areas that WMU 
has identified for a new Student Center and Dining Facility and new student housing. 

Figure 1 - 1 

 
Source: WMU, Esri, Perkins + Will, Johnson Consulting 

 

STRATEGIC OBJECTIVES IDENTIFICATION 
To inform the analysis and subsequent implementation for the South Neighborhood, Scion / Johnson 
Consulting led a Strategic Objectives Identification Workshop with WMU’s Core Advisory Team on May 23, 
2018.  Each participant was asked to rank each objective relative to  WMU’s current state and where WMU 
aspires to be in the future.  The outcomes of this exercise guided the Scion / Johnson Consulting team’s focus 
for the qualitative and quantitative research.   Figure 1 - 2 shows the Core Advisory Team’s rankings as to where 
WMU aspires to be in the future. 
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Figure 1 - 2 

 

WMU’s Core Team ranked Recruitment of Students, Student Engagement, Return on Vision, Student 
Retention, and Financial Viability as the five most important objectives and opportunities for growth.  
Subsequently, Scion / Johnson Consulting focused on identifying opportunities within the new South 
Neighborhood for WMU to uphold their aspirational state. 

Objective Status Average Median

Current State 4.7 4
Future Goal 9.9 10

Current State 5.4 6
Future Goal 9.3 9.5

Current State 3 3
Future Goal 9.3 9

Current State 5.2 5.5
Future Goal 9.3 9

Current State 6.3 6
Future Goal 9 10

Current State 5.3 5.5
Future Goal 7.4 8

Current State 3.8 4
Future Goal 7.3 8

Current State 3.7 3.5
Future Goal 7.1 8

Current State 4.2 4
Future Goal 6.7 7

Current State 3.8 4.5
Future Goal 5.3 5

Source: WMU, Johnson Consulting, Scion

Academic Outcomes

Community Engagement / Commitment 
to Diversity and Inclusion

Commitment to Sustainable Practices

Regional Economic Impact

WMU Strategic Objectives Rankings

Recruitment of Students

Student Engagement 

Return on Vision

Student Retention

Financial Viability

Quality of Life
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METHODOLOGY  
In order to identify potential uses that are supported by the market and advance the strategic objectives, Scion 
/ Johnson Consulting performed the following tasks:  

1. Reviewed background information and prior studies conducted in relation to the South Neighborhood 
Sub-Campus, including the WMU Master Plan and current materials prepared to date in relation to the 
current master planning efforts.  

2. Participated in various Client and stakeholder interviews, meetings, focus groups and visioning sessions 
that included representatives of WMU, the City of Kalamazoo, and Southwest Michigan First, among 
others. 

3. Reviewed local and regional economic and demographic trends that may influence demand for various 
land uses. 

4. Analyzed demand and supply conditions in the office, retail, residential (multi-family, non-student 
housing), senior living, hospitality, and cultural and recreation market in Kalamazoo, based upon 
published sources of data and information (primarily CoStar, which maintains a database of 
commercial real estate information that is widely regarded in the industry, as well as LoopNet, which 
is a sales database also maintained by CoStar).  This research was supplemented by our interviews with 
brokers and other key stakeholders in the local market.  

5. Provided high-level recommendations regarding market-supportable uses on the subject site. 

SOUTH NEIGHBORHOOD SUB-CAMPUS MASTER PLANNING EFFORTS 

WMU has a Campus Master Plan to help the university “better integrate future plans with those of our 
surrounding community”.1  As part of the Campus Master Plan, WMU is master planning the entire South 
Neighborhood inclusive of student housing, student activities, academic spaces and other potential uses on the 
site.  The planning process has been an interactive, participatory and collaborative effort involving WMU 
students, faculty/staff and administrators as well as the Perkins + Will, Stantec, CannonDesign, and the Scion 
/ Johnson Consulting teams.  

As part of this process, Scion / Johnson Consulting participated in several campus workshops and stakeholder 
interviews.  The purpose was to gather information from WMU administration, faculty and staff about the 
vision of this site and the potential of the site relative to the mission and vision of WMU.  This process included: 

 A walking tour of campus and the South Neighborhood to understand the existing conditions and 
planned projects. 

                                                 
1 A View to the Future, http://www.cf.wmich.edu/docs/masterplan/masterplan_summary_full.pdf 
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 A discussion with WMU’s Diversity and Inclusion Consultant. 
 Discussions with Parking/Transportation, Facilities/Infrastructure, Sustainability, Food and Retail and 

Academic and Research. 
 Interviews with members of the WMU Core Advisory Team. 

Stakeholder Interviews and Student Focus Groups 

Scion / Johnson Consulting also conducted one student focus group during the campus visit, May 23rd and 
24th, consisting of 11 Residence Life and Admissions Office staff.  These students shared their thoughts, 
perceptions, and concerns about WMU specifically in regard to the South Neighborhood.  The following are 
some major themes from the focus group: 

 Students reported that the South Neighborhood feels dated and would desire future 
improvements.  Students indicate that the WMU South Neighborhood feels old and that some 
buildings feel out of place.  Additionally, students report that this area of campus feels congested 
(packed together) and should be renovated to have a more modern look and feel.  Students believe this 
area could be a destination spot on campus. 

 Students expressed interest in updates to the Residence Halls. Most students expressed a desire 
to see more air conditioning in their rooms.  Students also expressed a desire for enhanced natural light 
in the residence halls as well as additional game rooms and centers for social and academic 
collaboration.  Additional food options were important, especially open for extended hours and 
weekends.  

 Students suggested opportunities for additions/enhancements to the South Neighborhood  
and Kalamazoo for a better student experience.  This includes having a mix of local businesses, 
national chains, food trucks and Farmer’s Markets.  Some events students would attend take place in 
this area, but they are typically while class is in session and they cannot attend.  Additional suggested 
additions/enhancements desired by students were more spaces for student organizations and 
entrepreneurs, parking, an outside amphitheater, housing for non-traditional students, a centralized 
location for information (financial aid, enrollment and advisors), and the WMU colors proudly 
featured.  While there are hints of the WMU colors, students mentioned schools like Ohio State that 
have consistency throughout.  Participants indicated that they are missing retail shops (small boutiques 
and opportunities for students to run businesses) as well as entertainment and hotel options.  

Utilizing information from various stakeholder meetings, workshops, and focus groups, creative concepts for 
the re-development of the South Neighborhood have begun to materialize.  These concepts will continue to 
undergo assessments and adjustments to ensure the goals of WMU’s Campus Master Plan are achieved.  

In addition to new student housing and Student Center and Dining Facility, some of the other initial concepts 
for the South Neighborhood include a hotel, multi-family housing, office and retail space.  (Currently the John 
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T. Bernhard Center serves as the WMU student union.  Built in 1957, the Bernhard Center is a central building 
on the Main Campus that houses many services and facilities for students, and also includes a dining facility, a 
computer lab, the Bronco mall, Student Organization Center, Bronco ID office, and the bookstore.2  It is 
located on west Michigan Ave. adjacent to the Administration building.  Despite its location and offered 
services, the Bernhard Center is currently considered underutilized by students.) 

  

                                                 
2 http://www.fm.wmich.edu/ap/bldg/059 
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EXECUTIVE SUMMARY 
Scion / Johnson Consulting conducted both qualitative and quantitative research to arrive at the 
recommendations for the South Neighborhood.  The strategic objectives of South Neighborhood, which were 
identified by the project’s core team, informed the program recommendations.  The analysis and future uses 
focus on office, retail, residential, hotel and other specialized uses that would create a “Village.”  Below is a 
summary of the recommended uses for WMU’s South Neighborhood. 

Taking into account the importance of the recruitment and retention of students, all recommendations are 
based on the University objective to further this effort relative to market-supportable uses.   

 
Figure 1 - 3 

 

SOUTH NEIGHBORHOOD SITE  

The South Neighborhood creates a unique opportunity to create a highly attractive “Village” that promotes 
access for WMU and the community, encourages walkability, reimagines the entrance to the WMU campus and 
contributes to, and leverages, WMU’s broader vision to improve connectivity with the downtown core. 

OFFICE SPACE 

It is anticipated that a small amount of office space, including smaller tenancies and co-working space, may 
appeal to prospective tenants, particularly as part of a vibrant, urban village. Thre is currently two projects under 
consideration which will bring a total of 100,000 SF of office space to the area but the timing of these are 
currently uncertain.  While WMU faculty/staff and support space needs were not included in this analysis. 

Program Element Inventory Average Size (SF)/ Tenancy Types Density Notes/ Description

Office Space 50,000 SF Mix of ± 1,000 SF up to 10,000 SF
Mid-Rise, Consistent 
w ith existing properties

Speculative off ice space is not recommended, how ever there may be some demand 
for smaller spaces, as w ell as live-w ork and cow orking product. Demand from WMU 
could support additional off ice space.

Retail Space 40,000 SF - 
50,000 SF

Grocery Store/ Market (1): 8,000-10,000 SF
Restaurants (6-8): 2,000 SF

Single-Tenant Retail Stores (10): 1,000 SF

Ground-floor retail 
below  residential, 
off ice space and hotel.

Retail is hyperlocal and site attributes limit ability to attract large tenants. Target 
restuarants, cafes, a grocery store/ market and food hall,  boutiques and similar single-
tenancy stores. Fitness and health-oriented studios could also be considered as 
tenancies of the retail space.

Multi-Family Housing

55+ Units 75 Units 1 Bed (35 units): 750-1,000 SF
2 Bed (40 units): 1,100-1,400 SF Mid-Rise

Supported by demographic characteristics of local market and grow th projections. Unit 
mix is consistent w ith existing 55+ communities in the market, units are sized slightly 
larger to match the quality proposition of the proposed amenity offerings of the broader 
site. Subject to review .

Hotel 120 Rooms Average 480 SF per room;
20,000 SF of meeting space

Mid-Rise

Reflects existing demand base associated w ith WMU (visiting alumni, gameday visitors, 
etc.). Midscale or Upper Midscale limited-service property; extended-stay could be 
considered for visiting faculty. Proximite location to the Gilmore Theatre Complex/ Miller 
Auditorium is recommended.

Recreation n/a

Recommended that the replacement of the Recreation Center Fieldhouse be further 
studied, particularly given the large footprint that it w ould occupy on the subject site. It 
w ould serve as an anchor amenity on the subject site, particularly if  oriented to serve 
on-site residents, as w ell as the broader commnunity.

Source: WMU, CoStar, Comparable Facilities and Developments, Johnson Consulting, Scion

Summary of Preliminary Recommended Program
WMU South Neighborhood Sub-Campus - Kalamazoo, MI

Replacement of Student Recreation Center and Reed Fieldhouse
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additonal study of sulf-sustaining models, including identification of the type or mix of types of office that 
should be provided, will be performed in the financial analysis. 

RETAIL SPACE 

A potential anchor tenant for the subject site could be a grocery store/ food market, responding to the lack 
of grocery stores in the submarket.  

Based upon our discussions with local brokers and other stakeholders, there is an increasing demand for 
healthy dining options in the Kalamazoo market. The challenge for the subject site will be to include a mix of 
food service establishments that will appeal to both students and local residents alike. The vision for 
walkability will be a point of difference that should enhance the overall competitive position of any new retail 
space on the subject site and could tie into a theme centered around health/ active lifestyles.  

Complementary non-food service tenants could include a yoga, boxing or cycling studio, and similar 
tenancies. The success of any retail on the subject site will be contingent on significant improvements to 
walkability and the overall connectivity of the site, including to downtown Kalamazoo.  While program 
recommendations are much more conservative, current spending levels in the 3-mile trade area indicate 
support for an additional 153,900 SF of retail space. 

Specific tenants are determined when a leasing plan is established futher in the development process.  It is our 
opinion that the retail uses that are suggested above will not directly compete with the proposed new student 
union. 

As of July 2018, a 2,000 SF project was completed and leased to Subway in the Western Kalamazoo County 
submarket.  Plans are also being discussed for redevelopment of a 28,000 SF Hardings Market and to create a 
series of smaller retail stores which are 2 miles from the subject site.  

MULTIFAMILY HOUSING 

Projected growth, coupled with the limited supply of existing over 55 housing, presents a unique opportunity 
for the subject site. Nationally, there is a growing trend towards university-based retirement villages, 
leveraging synergies related to active lifestyles, such as access to campus recreation and fitness facilities, 
intergenerational programming between the university and the community, and demand from alumni seeking 
to retire on or close to campus.  

There is continued demand for new housing in the local market. Given the existing and proposed inventory of 
student housing on the South Neighborhood Sub-Campus, demand for proximate market-rate housing is likely 
to be limited, perhaps to a small number of faculty and staff. Notwithstanding this, other sites that are owned 
by the University in campus-edge locations should be considered for market-rate housing, subject to further 
feasibility analyses.  
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Currently, there is 1 multi-family housing project, under construction in the Western Kalamazoo County 
submarket. Parkway Flats, which is scheduled to be completed imminently (Summer 2018), is located 
approximately 5 miles to the southeast of the WMU campus and will comprise 241 rental units. In downtown, 
plans have been announced for the development of 135 affordable rental apartments on the corner of Lovell 
and Rose Streets and a 7-story building at the corner of North Edwards and Water Streets will include 2 stories 
of residential units, totally 41,000 SF.  

HOTEL 

Many of the existing hotels are not adequately designed to induce demand to the market or serve top market 
customers, and this appears to be an opportunity for the subject site. 

A new hotel on the South Neighborhood Sub-Campus would attract demand from visiting parents, game-day 
visitors, and alumni, and would also serve to support the Fetzer Center, which in addition to WMU use, is a 
popular wedding and event venue. It is recommended that the hotel be located as close to the Gilmore 
Theatre Complex/ Miller Auditorium and new retail and restaurant uses as possible and include quality 
meeting space. This will appeal to potential office users, as well as the broader community, and supplement, 
rather than cannibalize, the Fetzer Center. 

A new 90-room Holiday Inn Express and Suites Kalamazoo West, is currently under construction 
approximately 4.8 miles to the northwest of the subject site and scheduled to open in November 2018. It is 
understood through our discussions with Downtown Kalamazoo Incorporated that there are two additional 
hotels planned in the northwest quadrant of downtown, totaling 150-200 rooms. The timing of these projects 
is, however, currently uncertain.  

RECREATION 

If the Fieldhouse was redeveloped and repositioned to function as a community facility, in addition to 
supporting WMU’s needs, this could drive additional demand to the South Neighborhood Sub-Campus.  This 
would thereby provide supplemental support for additional land uses on the site that are community-oriented, 
particularly the retail and restaurants. 

At this time, it is recommended that a detailed feasibility study of the potential for new recreational space be 
undertaken, with specific attention on how the facility could be designed to suit WMU needs and also appeal 
to the broader community.  It should also address whether it should be redeveloped as a single facility or 
multiple specialized facilities. 
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DEMOGRAPHIC AND ECONOMIC OVERVIEW  
In order to analyze the market opportunity for various land uses on the South Neighborhood Sub-Campus, 
Scion / Johnson Consulting undertook a comprehensive review of market conditions in the City of Kalamazoo 
and Kalamazoo County, relative to the Kalamazoo-Portage Metropolitan Statistical Area (MSA), which is 
comprised of the two contiguous counties of Kalamazoo and Van Buren, and State and national averages. The 
size and role of a marketplace, its civic leadership, proximity to other metropolitan areas, land-use patterns, 
transportation concentrations, and amenities directly influence the type and scale of real estate development 
that can be supported within that particular market. The key objectives of our analysis were to identify structural 
factors, and strengths and weaknesses that may affect the market’s ongoing competitive opportunities and to 
gauge the level of support that exists for various land uses on the South Neighborhood Sub-Campus. 

POPULATION 
The 2017 resident population of the City of Kalamazoo was estimated to be 77,325 persons, representing 29.5 
percent of the population of Kalamazoo County (261,802 persons) and 22.9 percent of the population of the 
Kalamazoo-Portage MSA. Between 2000 and 2017, the population of City remained relatively stable, increasing 
marginally at an average annual rate of 0.02 percent. Slightly higher rates of population growth were recorded 
across the County (0.5 percent growth per annum), MSA (0.4 percent), Michigan (0.1 percent), although all of 
these figures were well below the rate of growth recorded throughout the U.S. (0.9 percent per annum). Figure 
2 - 1 shows population trends in the City of Kalamazoo, Kalamazoo County, the Kalamazoo-Portage MSA, 
Michigan, and the U.S. 

Figure 2 - 1 

 

2000 77,092 238,603 314,866 9,938,444 281,421,906

2010 74,262 250,331 326,589 9,883,640 308,745,538

2017 77,325 261,802 338,032 10,024,786 327,514,334

CAGR* (2000-2017) 0.02% 0.5% 0.4% 0.1% 0.9%

2022 (Projected) 79,634 270,435 346,619 10,131,034 341,323,594

CAGR* (2017-2022) 0.6% 0.7% 0.5% 0.2% 0.8%

* Compounded Annual Grow th Rate

Source: Esri ArcGIS BAO, Johnson Consulting

Population - Kalamazoo, MI (2000-2022)

U.SKalamazoo MichiganKalamazoo 
County

Kalamazoo-
Portage MSA
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The population of the City of Kalamazoo is projected to increase to 79,634 persons by 2022, representing an 
average annual increase of 0.6 percent over 2017 figures. It is noted that these projections do not account for 
any potential new employment opportunities or residential housing, which may attract new population to the 
area. The rate of growth forecast throughout the City is generally consistent with projected growth rates for 
Kalamazoo County (0.7 percent per annum) and the Kalamazoo-Portage MSA (0.5 percent), and higher than 
the rate of growth forecast throughout Michigan (0.2 percent). An even higher rate of growth is projected 
throughout the U.S. (0.8 percent per annum).  

WMU-RELATED POPULATION 

Utilizing the data provided by the institution for the Fall Semester, Figure 2 - 2 shows the past and current full-
time enrollment at WMU for undergraduate and graduate students. Total enrollment has decreased 12 percent 
between fall 2010 and fall 2017. During this period the number of full-time graduate students has remained 
relatively consistent (varying by at most 187 students) and actually increasing 5 percent, thus the majority reason 
for decline in total full-time enrollment is the number of full-time undergraduate students. This cohort 
decreased 13 percent between Fall 2010 and Fall 2017. 

Figure 2 - 2 

 

WMU employs 884 faculty and 1,939 staff. Since 2008, the total number of faculty and staff has remained 
relatively stable, fluctuating slightly year-on-year. Information from WMU indicates that the number of faculty 
and staff will remain consistent going forward. 

AGE CHARACTERISTICS 
In 2017 the median age of residents of the City of Kalamazoo was 27.1 years, which was significantly younger 
than the median age of residents of Kalamazoo County (35.4 years), the Kalamazoo-Portage MSA (36.7 years), 
Michigan (40.1 years) and the U.S. (38.2 years). Between 2010 and 2017, the median age of residents of the City 
increased by 2.3 percent, which was slightly lower than the rates of increase recorded across the County (3.5 
percent), the MSA and the State (both 3.4 percent), as well as the U.S. (3.0 percent), reflecting the 

Full-Time 
Undergraduates 17,317 16,995 16,303 15,879 15,713 15,416 15,048 15,063

Full-Time Graduates 1,059 1,080 1,163 1,163 1,246 1,118 1,153 1,110

Total Full-Time
Enrollment 18,376 18,075 17,466 17,042 16,959 16,534 16,201 16,173

Source: Esri ArcGIS BAO, Johnson Consulting

WMU Historic and Current Full-Time Enrollment (Fall 2010-2017)

2010 2011 2015 2016 2017Cohort 2012 2013 2014
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preponderance of WMU students in the local market. Going forward, the median age of residents of the City 
of Kalamazoo is projected to remain stable, increasing very slightly to 27.6 years by 2022, and remaining well 
below the forecast median ages in Kalamazoo County (36.4 years), the MSA (37.7 years), Michigan (41.0 years), 
and the U.S. (38.9 years). Figure 2 - 3 shows the median age characteristics of the City, County, MSA, State and 
U.S. 

Figure 2 - 3 

 

Figure 2 - 4 provides a breakdown of Kalamazoo’s population by age cohort indicating that the largest group 
is aged between 17 and 24 years (28.2 percent). Notwithstanding this, between 2017 and 2022, the population 
in this age cohort is expected to remain relative stable, with the highest rate of growth projected in the 55+ 
years age group (7.6 percent). This has important implications for the broader demographic characteristics of 
the market going forward. 

Figure 2 - 4 

 

2010 26.5 34.2 35.5 38.8 37.1

2017 27.1 35.4 36.7 40.1 38.2

Growth (2010-2017) 2.3% 3.5% 3.4% 3.4% 3.0%

2022 (Projected) 27.6 36.4 37.7 41.0 38.9

Growth (2017-2022) 1.8% 2.8% 2.7% 2.2% 1.8%

Source: Esri ArcGIS BAO, Johnson Consulting

Median Age  -  Kalamazoo, MI (2010-2022)

Kalamazoo Michigan U.SKalamazoo 
County

Kalamazoo-
Portage MSA

# % # % # %

< 17 12,910 16.7% 13,137 16.5% 227 1.8%

17-24 21,796 28.2% 21,989 27.6% 193 0.9%

25-39 15,717 20.3% 16,144 20.3% 427 2.7%

40-54 10,597 13.7% 10,812 13.6% 215 2.0%

55+ 16,306 21.1% 17,549 22.0% 1,243 7.6%

TOTAL 77,326 79,631 2,305 3.0%

Source: Esri, Johnson Consulting

Age Distribution - Kalamazoo (2017-2022)

Age Group 
(Years)

2017 2022 Change (2017-2022)



 

12 
 

  

 

EDUCATIONAL ATTAINMENT 
As expected, the population of the City of Kalamazoo is well-educated, with close to half (43.4 percent) of 
residents aged 25 years and older holding an Associate’s degree or higher. This figure is slightly lower than that 
recorded throughout the County (46.5 percent) but higher than figures for the MSA (32.3 percent), Michigan 
(37.7 percent) and the U.S. (39.4 percent). Figure 2 - 5 provides a breakdown of educational attainment levels 
in the City, County, MSA, State, and U.S. 

Figure 2 - 5 

 

EMPLOYMENT 
It is noted that employment data from the Bureau of Labor Statistics (BLS) is only available for the 50 largest 
cities in the U.S., and hence is not available for Kalamazoo. The following analysis relates to Kalamazoo County. 
In 2016, which is the most current annualized data available, the predominant industries of employment in 
Kalamazoo County were Trade, Transportation, and Utilities (17.9 percent) and Education and Health Services 
(17.2 percent), reflecting the presence of WMU. Between 2015 and 2016, the largest increases in employment 
were recorded in Construction (5.8 percent) and Manufacturing (4.2 percent), while the only industry that 
reported a decrease in employment was Information, contracting by (1.8) percent. Figure 2 - 6 shows 
employment by industry in Kalamazoo County.  

No. % No. % No. % No. % No. %

Less than High School 3,649 8.8% 10,213 6.1% 16,954 7.7% 661,147 9.6% 28,253,181 12.7%

High School Graduate 6,345 15.3% 32,147 19.2% 46,679 21.2% 1,728,625 25.1% 52,057,043 23.4%

GED/ Alternative 
Credential 1,991 4.8% 5,358 3.2% 8,587 3.9% 282,365 4.1% 8,898,640 4.0%

Some College, No Degree 11,404 27.5% 41,859 25.0% 54,826 24.9% 1,625,321 23.6% 45,827,995 20.6%

Associates Degree 3,898 9.4% 16,743 10.0% 21,358 9.7% 647,373 9.4% 18,464,678 8.3%

Bachelor's Degree 8,004 19.3% 36,835 22.0% 21,798 9.9% 1,198,330 17.4% 42,935,937 19.3%

Graduate/ Professional 
Degree 6,096 14.7% 24,278 14.5% 27,963 12.7% 750,678 10.9% 26,250,987 11.8%

TOTAL 41,470 167,434 220,184 6,886,952 222,465,994

Source: Esri ArcGIS BAO, Johnson Consulting

Kalamazoo Michigan U.S.

Educational Attainment - Kalamazoo, MI (2017)

Kalamazoo County Kalamazoo-Portage 
MSA
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Figure 2 - 6 

 

UNEMPLOYMENT 
Unemployment data from the BLS is only available at the City level for the 50 largest cities and boroughs in 
the U.S., and as such is not available for the City of Kalamazoo. Figure 2 - 7 shows the annual unemployment 

2015 2016 Growth Rate
2015-2016

Natural Resources and Mining 1,314 1,353 3.0%

% of Total 1.1% 1.2%

Construction 4,647 4,916 5.8%

% of Total 4.1% 4.2%

Manufacturing 18,170 18,929 4.2%

% of Total 15.9% 16.2%

Trade, Transportation, and Utilities 20,741 21,009 1.3%

% of Total 18.1% 17.9%

Information 794 780 (1.8%)

% of Total 0.7% 0.7%

Financial Activities 7,640 7,769 1.7%

% of Total 6.7% 6.6%

Professional and Business Services 12,018 12,191 1.4%

% of Total 10.5% 10.4%

Education and Health Services 19,875 20,136 1.3%

% of Total 17.4% 17.2%

Leisure and Hospitality 12,956 13,259 2.3%

% of Total 11.3% 11.3%

Other Services 3,705 3,839 3.6%

% of Total 3.2% 3.3%

Government 12,670 12,862 1.5%

% of Total 11.1% 11.0%

TOTAL 114,530 117,043 2.2%

Source: BLS, Johnson Consulting

Non-Farm Employment by Industry - Kalamazoo County (2015-2016)
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rates for Kalamazoo County, the Kalamazoo-Portage MSA, Michigan and the U.S. As shown, since 2013 the 
unemployment rate in Kalamazoo County has generally tracked slightly below the MSA, State and national 
averages. In 2017, the unemployment rate in the County was 4.1 percent, remaining steady from 2016. This 
figure was below those reported throughout the MSA (4.5 percent), State (4.6 percent), and U.S. (4.4 percent).  

Figure 2 - 7 

 
 

HOUSEHOLD INCOME 
In 2017 the median household income in the City of Kalamazoo was estimated to be $32,074 per annum, which 
was significantly lower than the median household incomes recorded across Kalamazoo County ($48,612 per 
annum), the Kalamazoo-Portage MSA ($48,269 per annum), Michigan ($52,121), and the U.S. ($56,124), 
reflecting the high concentration of student households in the local market. By 2022, the median household 
income in the City of Kalamazoo is expected to increase slightly to $33,562, representing an increase of 0.9 
percent per annum but remaining below figures for the County ($52,807), the MSA ($52,689), the State 
($56,370) and U.S. ($62,316). Figure 2 - 8 shows current and projected median household incomes in the City, 
County, MSA, State, and U.S.  

Rate Change Rate Change Rate Change Rate Change

2013 6.9% - 7.6% - 8.8% - 7.4% -

2014 5.6% (1.3) 6.1% (1.5) 7.2% (1.6) 6.2% (1.2)

2015 4.3% (1.3) 4.8% (1.3) 5.4% (1.8) 5.3% (0.9)

2016 4.1% (0.2) 4.4% (0.4) 5.0% (0.4) 4.9% (0.4)

2017 4.1% 0.0 4.5% 0.1 4.6% (0.8) 4.4% (0.9)

Source: BLS, Johnson Consulting

Unemployment Rate - Kalamazoo County (2013-2017)

Michigan U.S.Kalamazoo County Kalamazoo-Portage 
MSA
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Figure 2 - 8 

 

LOCATIONAL ATTRIBUTES 
The strategic location of Kalamazoo in southwest Michigan means that it is equidistant from both Detroit, MI 
and Chicago, IL. Interstate Highway 94, which provides direct connectivity with Detroit, MI and Chicago, IL, 
passes directly through Kalamazoo and is one of the busiest highways in the U.S. Interstate Highway 90 is 
located just to the south. In addition to an extensive road network, Amtrak provides regular passenger services 
through Kalamazoo, with the station located in downtown Kalamazoo, to the northeast of the WMU campus. 
The Kalamazoo/ Battle Creek International Airport is located approximately 8 miles to the southeast of the 
WMU campus and is served by Delta, United and American Airlines.  

IMPLICATIONS 
Kalamazoo is characterized by a young population that enjoys low unemployment, but also relatively low 
median incomes, which is typical of University towns. As is being observed in many University markets 
nationally, Kalamazoo is experiencing “urbanization”. This reflects broader demographic shifts towards 
millennials and active adults seeking urban lifestyles. Tapestry data, which classifies populations by demographic 
and socioeconomic indicators, reveals that after students and suburban residents, the predominant population 
groups or ‘tapestries’ in Kalamazoo are – 1). ‘Set to Impress’, who have a propensity to reside in medium to 
large multiunit rental apartment complexes and account for 8.3 percent of the population of Kalamazoo 
compared to 1.4 percent of the population of the U.S.; and 2). ‘Old and Newcomers’, who are characterized by 
singles’ lifestyles on a budget and are inner-city dwellers, accounting for 6.9 percent of the population of 
Kalamazoo, compared to a national average of 2.3 percent.3 The subject site presents a unique opportunity to 
create a highly attractive ‘Village’ that is promotes walkability, reimagines the entrance to the WMU campus 
and contributes to, and leverages, WMU’s broader vision to improve connectivity with the downtown core. 

 

                                                 
3 Source: ESRI 2018 estimates 

2017 $32,074 $48,612 $48,269 $52,121 $56,124

2022 (Projected) $33,562 $52,807 $52,689 $56,370 $62,316

CAGR* (2017-2022) 0.9% 1.7% 1.8% 1.6% 2.1%

* Compounded Annual Grow th Rate
Source:Esri ArcGIS BAO, Johnson Consulting

Median Household Income - Kalamazoo, MI (2016-2021)

Kalamazoo Michigan U.SKalamazoo 
County

Kalamazoo-
Portage MSA
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REAL ESTATE MARKET TRENDS 
This section provides a summary of key indicators and recent trends within Kalamazoo’s office, retail, 
residential (multi-family non-student housing), student housing, senior living, hotel, and recreation 
markets. While there are a multitude of potential uses that could be considered for the subject site, this 
market analysis focuses on those uses that were most frequently mentioned during our stakeholder 
engagement sessions and interviews, with the exception of senior living which was identified as a potential 
market-supportable land use given the high concentration of older residents in the local market, as described 
above. The following analyses are based upon published sources of data and information (primarily CoStar, 
which maintains a database of commercial real estate information that is widely regarded in the industry, as 
well as LoopNet, which is a sales database also maintained by CoStar) and supplemented by information 
gathered through interviews with local brokers and real estate professionals active in the local market. 
Figure 3 - 1 shows the Western Kalamazoo County submarket, as defined by CoStar and within which 
WMU is located. 

Figure 3 - 1 

Source: CoStar, Johnson Consulting 
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In order to gauge likely future conditions in the marketplace, it is important to consider the current position in 
the business cycle and the broader outlook for the economy. Of the four stages of the business cycle – 1) 
Recession; 2) Trough; 3) Expansion; and 4) Peak – the Federal Reserve indicates that this U.S. economy is 
currently in the expansion stage. Although the Federal Reserve only provides projections over a 5-year period, 
these projections are favorable, indicating continued and constant economic expansion.  

OFFICE 

INVENTORY: The Western Kalamazoo County office submarket is comprised of 172 buildings totaling 2.0M 
SF. Figure 3 - 2 shows the total office space inventory in the Western Kalamazoo County submarket since 
2013, indicating that the inventory has remained stable. 

Figure 3 - 2 

Figure 3 - 3 provides a breakdown of office inventory by Class. As shown, the majority of office space (64 
percent) in the Western Kalamazoo County submarket is classified as Class B, with an additional 21 percent 
being Class C and the remaining 15 percent being Class A.  

Figure 3 - 3 
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ABSORPTION: In 2017 the Western Kalamazoo County office submarket recorded a positive net absorption 
of 90,869 SF, with net absorption defined as occupied space less vacated space. Between 2013 and 2017, the 
submarket has reported an average positive absorption of 16,900 SF per annum, with year-to-date (YTD) data 
for 2018 (at May) indicating a positive net absorption of 4,993 SF. Figure 3 - 4 shows net absorption of office 
space since 2013. It is noted that absorption is a particularly volatile metric as it can be directly influenced by 
the amount of new product that is delivered to the market in any particular period. CoStar provides forecast 
absorption, but this only relates to known projects that are under construction, and as such, is not a true 
indicator of likely future conditions in the marketplace. 
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Figure 3 - 4 

 
 

VACANCY: The vacancy rate in the Western Kalamazoo County office submarket has continually trended 
downwards since the most recent peak of 4.0 percent in 2015 to 2.6 percent in 2018 (at May). Figure 3 - 5 
shows the vacancy rate in the Western Kalamazoo County office submarket, across all building classes, since 
2013. 

Figure 3 - 5 
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LEASE RATES: In recent years, rents peaked in 2015 at $12.37 in the Western Kalamazoo County office 
submarket, before contracting to $11.62 per SF per annum in 2016 and then increasing slightly to $11.86 in 
2017. YTD data for 2018 indicates a further decrease to $11.45 per SF per annum. Figure 3 - 6 shows average 
rents in the Western Kalamazoo County office submarket since 2013, across all building classes, during which 
time rents have increased at an average annual rate of 1.4 percent. 

Figure 3 - 6 

 
 
NEW INVENTORY AND PIPELINE DEVELOPMENT: Based upon data from LoopNet and CoStar, there is 
currently not any office space under construction in the Western Kalamazoo County submarket. There is 
approximately 50,000 SF proposed in build-to-suit developments; however, the timing of these projects is 
uncertain at this time. Downtown, a new mixed-use project at the corner of North Edwards and Water Streets 
is also proposed that will include 55,000 SF of office space and two floors of residential units, designed to 
combine space for living and working. 

ASSESSMENT OF MARKET POTENTIAL: The Western Kalamazoo County office submarket is underpinned by 
sound fundamentals, with stable supply, positive net absorption and decreasing vacancies placing upward 
pressure on rents. Notwithstanding this, our discussions with local real estate brokers indicated that demand in 
the Western Kalamazoo office market has been subdued over the past several years, and has typically 
underperformed the retail and industrial markets.  It is noted that there are examples of successful developments 
in the marketplace such as WMU’s BTR Park as reflected in its current expansion efforts. 

Specifically as it relates to the subject site, the presence of the railroad will likely undermine any demand for 
large-scale speculative office space. Further, and based upon our experience, it is likely that any large-scale office 
space that is not immediately occupied by WMU will ultimately serve to accommodate expansions to their 
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existing office tenancies. Notwithstanding these restricting factors, it is anticipated that a small amount of office 
space, including smaller tenancies and co-working space, may appeal to prospective tenants, particularly as part 
of a vibrant, urban village. This would serve to provide an additional daytime population to support retail and 
other uses on the subject site. This office space should be built to Class A specification. This will differentiate 
itself from the preponderance of older, Class B properties in the market and appeal to potential tenants who 
are synergistic with the overall campus. At this stage, we have not performed a feasibility analysis of the 
recommended program of spaces and as such, cannot define the appropriate price point or assess whether the 
office space would be self-sustaining. Further, we have not conducted an inventory of existing office space on 
campus at this time. 

RETAIL 

INVENTORY: The Western Kalamazoo County retail submarket is comprised of 299 retail properties totaling 
3.9 million SF. Figure 3 - 7 shows the total retail space inventory in Western Kalamazoo County since 2013, 
indicating that the inventory has remained relatively stable. 

Figure 3 - 7 

 

Strip Centers represent the preponderance of retail properties within the Western Kalamazoo County 
submarket, while Power Centers account for the greatest square footage. Figure 3 - 8 provides definitions of 
the four types of retail centers that exist in the Western Kalamazoo submarket – Convenience/ Strip, 
Neighborhood, Community, and Power Centers - as provided by the International Shopping Center Council 
(ICSC), an industry leader in retail analysis.  
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Figure 3 - 8 

 

As shown, based upon definitions from the ICSC, convenience/ strip centers typically have trade areas of less 
than 1 mile, while neighborhood centers have trade areas of up to 3 miles, community centers have trade areas 
of 3 to 6 miles, and power centers have trade areas of between 5 and 10 miles. Figure 3 - 9 shows existing 
shopping centers (SC) in Kalamazoo, highlighting a concentration of centers within a 5-mile radius of the 
subject site.  

Center Type Concept Typical Type of Anchors Trade Area 
Size

Convenience/ Strip

Attached row  of stores or service outlets managed by a coherent retail entity, w ith 
on-site parking usually located in front of the stores. Open canopoies may connect 
the store fronts, but a strip center does not have enclosed w alkw ays linking the 
stores. A strip center may be configured in a straight line, or have an "L" or "U" 
shape. A convenience center is among the smallest of the centers, w hose tenants 
provide a narrow  mix of goods and personal services to a very limited trade area.

Convenience store, such as a mini-
mart. < 1 mile

Neighborhood Convenience-oriented. Supermarket. 3 miles

Community

General merchandise or convenience-oriented offerings. Wider range of apparel 
and other soft goods offerings than neighborhood centers. The center is usually 
configured in straight line as a strip, or may be laid out in an "L" or "U" shapes, 
depending on site and design.

Discount store, supermarket, drug, 
large-specialty discount (toys, books, 
electronics, home improvement/ 
furnishings or sporting goods, etc).

3-6 miles

Power Centers Specialized-purpose center w ith category-dominant anchors, including discount 
department stores, off-price stores, w holesale clubs, w ith only a few  small tenants.

Category killers, such as home 
improvement, discount department, 
w arehouse club and off-price stores.

5-10 miles

Retail Center Definitions

Source: ICSC, Johnson Consulting



 

23 
 

  

 

Figure 3 - 9 

 
Source: CoStar, Johnson Consulting 

 

The Western Kalamazoo County submarket has a particularly low inventory of grocery stores, to the extent 
that the USDA has designated 6 urban areas within the submarket, including the subject site, where at least 
one-third of the population does not have access to a grocery store within 1.0 mile of their place of residence.  
In addition, there are 2 urban areas where the same proportion of the population does not have access to a 
grocery store within 0.5 miles of their place of residence. This issue is further compounded by the relatively 
low-income of resident households.  

ABSORPTION: In 2017 the Western Kalamazoo County retail submarket recorded a positive net absorption of 
19,116 SF, whereby net absorption is defined as occupied space less vacated space. This was representative of 
the continued general downward trend observed since the most recent peak of 246,797 SF in 2014. Between 
2013 and 2017, the market reported an average positive net absorption of 84,300 SF per annum, with YTD 
data for 2018 indicating a positive net absorption of 3,523 SF.  Figure 3 - 10 shows net absorption of retail 
space in the Western Kalamazoo County Submarket since 2013. 
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Figure 3 - 10 

 
 

VACANCY: The vacancy rate in the Western Kalamazoo County retail submarket initially decreased significantly 
from the most recent peak of 6.5 percent in 2013, reaching a low of 0.9 percent in 2016 before increasing 
slightly to 1.9 percent in 2017 and remaining stable through YTD 2018. Figure 3 - 11 shows the vacancy rate 
in the Western Kalamazoo County retail submarket, across all retail classifications. 

Figure 3 - 11 
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LEASE RATES: Retail rents in the Western Kalamazoo County submarket have steadily increased since 2014, 
peaking at $15.80 per SF per annum in 2017, with YTD data for 2018 indicating a further increase to $16.17 
per SF per annum. Figure 3 - 12 shows average rents in the Western Kalamazoo County retail submarket since 
2013, across all retail property classifications. 

Figure 3 - 12 

 

NEW INVENTORY AND PIPELINE DEVELOPMENT: Based upon data from LoopNet and CoStar, there is 
currently 1 retail property under construction in the Western Kalamazoo County submarket. The 2,000 SF 
property, which is scheduled for completion in July 2018, is fully leased to Subway. Plans are also being 
discussed for a $9.7 million redevelopment of the 60,000 SF Harding’s Market at 412 Howard Street, 
approximately 2 miles to the east of the subject site, to create a smaller (28,000 SF) grocery store and a series 
of smaller retail stores (ranging from 1,600 to 8,000 SF).  

ASSESSMENT OF MARKET POTENTIAL: The inventory of retail space in the Western Kalamazoo County 
submarket has remained stable over recent years, with low vacancies and increasing rents. Notwithstanding 
this, the nature of retail in the submarket is hyperlocal, reflected in the preponderance of convenience/ strip 
centers. The locational attributes of the subject site suggest that it would not be attractive to a major, large-
format or big box tenants. Notwithstanding this, a potential anchor tenant for the subject site could be a grocery 
store/ food market, responding to the lack of grocery stores in the submarket, however this will be subject to 
the market selection criteria of the individual operators. The proposed downsizing of the Harding’s Market is 
indicative of market demand for smaller-scale grocery and food stores in the local area. While it is in reasonably 
close proximity to the subject site, it is not expected that it would compete directly with any new retail offerings 
on the South Neighborhood Sub-campus, which will be able to draw patronage form the campus, as well as 
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from adjoining residential areas to the south and west. Further, if a food market is pursued this will serve as a 
point of difference within the marketplace. 

Figure 3 - 13 presents a gap analysis, based upon current retail spend potential and reported retail sales within 
the subject site’s secondary (3-mile) and primary (1-mile) trade area, reflecting data from ESRI and trade area 
definitions for the convenience/ strip centers and neighborhood centers as published by ICSC. The categories 
of retail spend shown are those that are typically captured at convenience/ strip centers and neighborhood 
centers.  
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Figure 3 - 13 

 

Retail Category* Demand  Supply 
(Retail Sales) 

 Surplus/
Leakage 

Supportabl
e SF**

Grocery Stores $129,408,213 $86,052,800 $43,355,413 123,900     

Specialty Food Stores $7,288,626 $2,200,008 $5,088,618 14,500        

Health & Personal Care Stores $56,957,071 $88,182,559 ($31,225,488) -

Clothing Stores $29,035,464 $24,169,213 $4,866,251 13,900        

Shoe Stores $6,215,168 $5,641,005 $574,163 1,600          

Other General Merchandise Stores $40,180,824 $343,698,052 ($303,517,228) -

Special Food Services $2,436,315 $9,693,409 ($7,257,094) -

Restaurants/Other Eating Places $80,219,222 $160,491,450 ($80,272,228) -

Total Supportable SF 153,900     

Grocery Stores $16,607,909 $5,558,936 $11,048,973 31,600        

Specialty Food Stores $941,321 $245,775 $695,546 2,000          

Health & Personal Care Stores $6,850,104 $16,374,535 ($9,524,431) -

Clothing Stores $3,872,916 $2,072,870 $1,800,046 5,100          

Shoe Stores $828,080 $0 $828,080 2,400          

Other General Merchandise Stores $5,177,262 $25,793,927 ($20,616,665) -

Special Food Services $324,067 $8,143,800 ($7,819,733) -

Restaurants/Other Eating Places $10,744,369 $21,028,899 ($10,284,530) -

Total Supportable SF 41,100        

Source: ESRI, Johnson Consulting

Retail Market Spend Leakage and Supportable Space Assessment
Subject Site 3-Mile and 1-Mile Trade Areas

3-Mile Trade Area

1-Mile Trade Area

* Select categories from NAICS, based upon typical tenancies at conventience/ strip centers
Definitions of products sold at each category of retailer: 1) Grocery Stores - general line of food products; 2). Specialized Food 
Stores - specialized lines of food products; 3). Health and Personal Care Stores - retail health and personal care merchandise from 
fixed point-of-sale locations. Establishments in this subsector are characterized principally by the products they retail, and some 
health and personal care stores may have specialized staff trained in dealing with the products. Staff may include pharmacists, 
opticians, and other professionals; 4). Clothing Stores - new clothing; 5). Shoe Stores - new footwear; 6). Other General 
Merchandise Stores -  new goods, such as apparel, automotive parts, dry goods, hardware, housewares or home furnishings, in 
stores other than department stores, warehouse clubs, superstores and supercenters; 7). Special Food Services - providing food 
services at one or more of the following locations:  the customer's location;  a location designated by the customer; or  from 
motorized vehicles or nonmotorized carts; 8). Restaurants/ Other Easting Places - one of the following: providing food services to 
patrons who order and are served while seated (i.e., waiter/waitress service) and pay after eating; providing food services to patrons 
who generally order or select items (e.g., at a counter, in a buffet line) and pay before eating; or preparing and/or serving a specialty 
snack (e.g., ice cream, frozen yogurt, cookies) and/or nonalcoholic beverages (e.g., coffee, juices, sodas) for consumption on or 
near the premises.

** Assumes average retail sales per square foot of $350
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As shown, within a 1-mile radius of the subject site, there is surplus spending to support an additional 41,100 
SF of retail space, reflecting an average retail sales assumption of $350 per SF. The retail category that is 
identified as having the greatest leakage is grocery stores, with leakage, albeit less substantial, in the categories 
of specialty food stores, clothing stores and shoe stores. Restaurant and special food services show a surplus 
spend, although this may be in direct correlation to the undersupply of grocery stores.  

With regard to the 3-mile trade area, current spending levels indicate support for an additional 153,900 SF of 
retail space. This suggests that any new retail development on the subject site would not cannibalize existing 
retail premises within the broader Kalamazoo area.   

Based upon our discussions with local brokers and other stakeholders, there is increasing demand for healthy 
dining options in the Kalamazoo market. While the data above shows surplus spend at restaurants within a 1-
mile radius of the subject site. As noted above, this is considered to reflect the lack of grocery stores in the local 
area. New restaurants will be critical to the overall appeal, and success of, new real estate development on the 
subject site.  The challenge, however, will be to include a mix of food service establishments that will appeal to 
both students and local residents alike. The vision for walkability will be a point of difference that should 
enhance the overall competitive position of any new retail space on the subject site and could tie into a theme 
centered upon health/ active lifestyles. Complementary non-food service tenants could include a yoga, boxing 
or cycling studio, and similar tenancies. The success of any retail on the subject site will be contingent on 
significant improvements to walkability and the overall connectivity of the site, including to the downtown. It 
is our opinion that any new retail space on the subject site will not directly compete with the proposed retail 
spaces within the Student Center, as space on the broader site will be more community orientated than retain 
premises within the Student Center. 

MULTI-FAMILY HOUSING 

CoStar defines Multi-Family Apartments as structure(s) typically containing 5 or more dwelling units that may 
also include common areas and facilities (e.g. entrances, lobby, elevators or stairs, mechanical space, walks, 
grounds, recreational facilities, and parking, both covered and open). CoStar does not report on for-sale condo 
properties and as such, the following analysis relates to rental apartments, excluding student housing, where 
data is cited as being from CoStar. Senior Housing is also excluded from this initial analysis and discussed later 
in this report chapter. 

INVENTORY: The Western Kalamazoo County multi-family housing submarket is comprised of 88 buildings 
totaling 9,677 units (excluding student housing properties). Figure 3 - 14 shows the inventory of multi-family 
housing in Western Kalamazoo County since 2013, indicating that the inventory has remained stable. 
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Figure 3 - 14 

 
 

Data from the U.S. Census Bureau indicates that the Kalamazoo residential market is comprised of 33,733 
housing units (including all dwelling types), of which the majority of occupied units (58.8 percent) are renter 
occupied. This is in contrast to the national average, which indicates that 37.3 percent of housing units are 
renter occupied, but is consistent with similar University towns. Figure 3 - 15 provides a breakdown of housing 
occupancy in Kalamazoo.  

Figure 3 - 15 
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ABSORPTION: The Western Kalamazoo County multi-family housing submarket recorded a negative net 
absorption of (65) units in 2017. This was in contrast to 2016, when the submarket reported a positive net 
absorption of 99 units. YTD data for 2018 indicates a slight negative net absorption of (10) units. Figure 3 - 16 
shows net absorption of multi-family housing units since 2013 in the Western Kalamazoo County Submarket, 
highlighting an average net absorption of 2 units per annum between 2013 and 2017. 

Figure 3 - 16 

  
 

VACANCY: YTD data for 2018 indicates that the vacancy rate in the Western Kalamazoo County multi-family 
housing submarket is 548 units or 5.7 percent, up slightly from 538 vacant units or 5.6 percent in 2017. Figure 
3 - 17 shows the vacancy rate in the Western Kalamazoo County multi-family housing submarket since 2013, 
indicating a downwards trend between 2014 and 2016, before a slight uptick in 2017 through YTD 2018. 
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Figure 3 - 17 

 
 

LEASE RATES: Since 2013 effective rents for multi-family housing in the Western Kalamazoo County 
submarket have trended upwards, at an average annual rate of 3.0 percent. YTD data for 2018 indicates that 
the effective rent is $783 per month or $0.91 per SF per month, up from 2017 figures ($770 per month or $0.90 
per SF per month). Figure 3 - 18 shows average rents in the Western Kalamazoo County multi-family housing 
submarket since 2013. 

Figure 3 - 18 
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NEW INVENTORY AND PIPELINE DEVELOPMENT: Based upon data from LoopNet and CoStar, there is 1 multi-
family housing project, excluding student and senior housing, under construction in the Western Kalamazoo 
County submarket. Parkway Flats, which is scheduled to be completed imminently (Summer 2018), is located 
approximately 5 miles to the southeast of the WMU campus and will comprise 241 rental units. The 
development will include a mix of 1-, 2- and 3-bedroom units, ranging from 796 to 1,289 SF with rents ranging 
from $853 to $1,265 per month. In downtown, plans have been announced for the development of 135 
affordable rental apartments on the corner of Lovell and Rose Streets and a 7-story building at the corner of 
North Edwards and Water Streets will include 2 stories of residential units, totally 41,000 SF.  

ASSESSMENT OF MARKET POTENTIAL: The Kalamazoo housing market is characterized by single-family homes, 
with multi-unit developments (excluding student housing) predominantly concentrated in and around 
downtown. Based upon our discussions with local real estate brokers and other stakeholders, we understand 
that there is continued demand for new housing in the local market. Given the existing and proposed inventory 
of student housing on the South Neighborhood Sub-Campus, demand for proximate market-rate housing is 
likely to be limited, perhaps to a small number of faculty and staff. Notwithstanding this, other sites that are 
owned by the University in campus-edge locations should be considered for market-rate housing, subject to 
further feasibility analyses.  

STUDENT HOUSING 

HOUSING OVERVIEW: Scion / Johnson Consulting’s examination of the student housing at WMU began with 
a review of the University’s current student residences and student life on campus.  WMU students are not 
required to live on campus; however, approximately 25 percent of students live on campus, with 91 percent of 
first-year students residing in the residence halls.  About 33 percent of students who live in the residence halls 
are upper-level students. The University expresses that they provide an intensely residential experience and its 
housing program is an integral part of the campus experience. 

This overview focuses on the residences in the WMU South Neighborhood, which consists of the Little 3 
(Davis, French, and Zimmerman) and Big 4 (Ernest/Smith Burnhams and Draper/Siedschlag) residence 
halls. The Elmwood Apartments were also located in the South Neighborhood; however, they were 
demolished in summer 2018.4  On Site B (located between Burnhams Hall and the old Elmwood 
Apartments (Sites A and C), and shown on the following map) WMU is in the design phase with Stantec for 
new student housing, with a minimum of 293 beds.5  This is included in the South Neighborhood Master 
Plan that Perkins + Will is currently performing.  

4 The old Elmwood Apartments were a mixture of graduate students, international and non-traditional (21years or older) in furnished or 

unfurnished apartments.   
5 Information provided by Stantec. 
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Figure 3 - 19 

All students who are enrolled in one or more credit hours are eligible to live on campus.  The South 
Neighborhood’s residence halls and apartments currently include 2,179 beds of student housing, which in 
fall 2018 predominantly consisted of residence hall style beds.  According to data provided by WMU, the 
total number of beds in the South Neighborhood is expected to decrease by 552 beds and house mainly 
upper-year students (see Figure 3-20 below).6

6 Information was provided by WMU. 
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Figure 3 - 20 

 
 

Data provided for the fall of 2016 show that room options for students in these residence halls are double 
occupancy rooms, single rooms, and super-single rooms.  The overwhelming majority of students (84 percent) 
live in double occupancy rooms (see Figure 3-21 below).   

Figure 3 - 21 

 

Davis Hall was completed in 1954 and is home to about 169 residents.  All floors are coed and rooms are 
assigned by gender.  This hall is a traditional-plus style residence hall with double occupancy and single 
occupancy rooms7. Each resident has a twin bed, desk, chair, dresser, wardrobe, and trash bin.  Double 
occupancy rooms have two sets, one for each resident.  Bistro3 dining facility is located within Davis Hall. 

                                                 
7 Traditional-plus units include an in-unit bathroom shared among residents.  

Resident Halls Apartments Resident Halls Apartments

Current Beds 6,229 952 1,815 364

Optimal Mix Beds FY18 4,397 1,362 628 500

Future Beds FY23 5,245 1,362 1,127 500

Source: WMU *8/28/2018

Projected and Historic Housing Capacity

Total South  Neighborhood
Neighborhood

Double Guaranteed 
Single Super Single Fresh. Soph. Jr. Sr. Grad.

Davis Hall 125 2 42 21 19 62 54 13

French Hall 117 1 39 30 81 36 9 1

Zimmerman Hall 98 2 55 36 78 25 16 -

Ernest-Burnham Hall 163 7 4 101 54 13 5 1

Smith-Burnham Hall 161 9 3 120 22 22 8 1

Draper Hall 175 12 5 133 41 10 8 -

Siedschlag Hall 176 11 7 128 49 12 4 1

1,015 44 155 569 344 180 104 17

Source: WMU, Johnson Consulting, Scion

WMU South Neighborhood Residence Halls Occupancy, Fall 20162

Residence Hall
# of Occupants by Room # of Occupants Per Class Cohort

Little 3

Big 4

Total
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French Hall opened in 1960 and can house about 157 students.  All floors are coed with suites assigned by 
gender.  This hall is a semi-suite style residence hall with double occupancy and single occupancy rooms.8  There 
is a common kitchenette located on each floor for use by residents.  Each resident has a twin bed, desk, chair, 
dresser, and trash bin.  Double occupancy rooms have two sets, one for each resident.  French Hall is connected 
to Bistro3 dining facility via an enclosed walkway.  

Zimmerman Hall opened in 1955 and can house nearly 160 students.  All floors are coed with suites assigned 
by gender.  The hall is a semi-suite style residence hall with double occupancy and single occupancy rooms.  
Each resident has a twin bed, desk, chair, dresser, and trash bin.  Double occupancy rooms have two sets, one 
for each resident.  Zimmerman Hall is connected to Bistro3 dining facility via an enclosed walkway.  

The Ernest/Smith-Burnhams Hall was completed in 1948 and house approximately 174 residents each.  They 
are coed buildings with male and female floors.  This hall is a traditional style residence hall with double 
occupancy and single occupancy rooms.  The rooms are a majority double occupancy rooms but there are 
about 12 single rooms.  Each resident has a twin bed, desk, chair, dresser, wardrobe, and trash bin.  Double 
occupancy rooms have two sets, one for each resident.  Within the Burnhams is the Burnham Dining facility 
for residents. 

Draper/Siedschlag Hall was completed in 1950 and is home to approximately 194 students each.  This hall is a 
traditional style residence hall with double occupancy and single occupancy rooms.  The Hall is home to WMU’s 
Fine Arts House, a Living Learning Community that offers an opportunity for students majoring in the College 
of Fine Arts to live together.  Draper/Siedschlag Hall was designed as two single-sex buildings (Draper is all-
male; Siedschlag is all-female) that connect on the upper floors allowing students to intermix.  Practice rooms 
and studio space are available for students.  Each resident has a twin bed, desk, chair, dresser, wardrobe, and 
trash bin.  Double occupancy rooms have two sets, one for each resident.  The hall has a carryout dining service 
(Draper Carryout), and students walk to one of the nearby halls for a full-service dining. 

HOUSING RATES: WMU offers three separate rates for the different rooms in the South Neighborhood 
residence halls.  If necessary, WMU additionally offers students a triple occupancy room at a lower rate.  The 
table below shows all room rates for the South Neighborhood residence halls. 

                                                 
8 Scion defines a semi-suite unit as two rooms that include a connecting in-unit bathroom shared among residents.  



 

36 
 

  

 

Figure 3 - 22 

 

DINING SERVICES: The South Neighborhood offers two full dining facilities (Bistro3 and Burnham Dining) 
and one carryout dining facility (Draper Carryout) for residents.  Bistro3 is located within Davis Hall while 
offering students food choices in a restaurant-style environment from Blazin’ Bronco Grill, Fresh Creations 
Bar, and Stir-Fry/Ramen Bowl.  Burnham Dining is located in the Burnhams and offers a traditional dining 
experience which features Extreme Greens and World Flavors.  Both Bistro3 and Burnham Dining are open 
Monday - Friday from 7 a.m. to 8 p.m.  Draper Carryout, located within Draper Hall, is a convenience store 
that offers students express food options such as deli sandwiches, pre-made salads, and desserts.  Notably 
during the WMU focus group session, students expressed a desire to see WMU dining facilities extend their 
current hours of operation.  

A meal plan is required for all students living in WMU student housing.  Residents can choose from four 
options to fit their needs.  Each meal plan comes with a set amount of meal swipes per week and Dining 
Dollars.  All meal plans are on a per semester basis and the Dining Dollars that are included with a meal plan 
that are unused by the end of the current semester do not roll over to any subsequent semester or session.  
However, the Dining Dollars that are purchased separately from a meal plan do roll over from semester to 
semester until the student graduates or leaves the WMU. 

Room Type Fall 
Semester

Spring 
Semester

Summer 
Semester

Double $2,615.50 $2,615.50 $2,505 

Guaranteed Single $3,899.50 $3,899.50 $3,073.50 

Super Single $4,126.50 $4,126.50 n/a

Triple (over occupied) $1,743.50 $1,743.50 n/a

Source: WMU, Johnson Consulting, Scion

WMU South Neighborhood Residence Room Rates 
AY 2018-19
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Figure 3 - 23 

 

SENIOR LIVING 

Data from CoStar indicates that there is only one senior living development within the Western Kalamazoo 
County submarket. This is the 150-unit Hope Woods Senior Community, comprising a mix of 1- and 2-
bedroom units, ranging from 750 to 850 SF, with rents ranging between $866 and $1,048 per month. Given 
this small inventory of existing developments, the following analysis considers key senior living housing market 
metrics for the broader Kalamazoo County area.  

INVENTORY: Kalamazoo County’s senior housing (age 55+) market is comprised of 1,358 units (based upon 
classifications by CoStar), with an average unit size of 670 SF. Since 2013, the inventory of senior housing units 
has remained stable. 

ABSORPTION: In 2017 the Kalamazoo County market reported a positive net absorption of 2 senior living 
units, which was similar to the average annual absorption of 5 units reported between 2013 and 2017. YTD 
data for 2018 (as of May) indicating a slight negative net absorption of (15) units, in part reflecting the relatively 
small inventory of senior housing units in the market. 

VACANCY: YTD data for 2018 indicates that the vacancy rate in Kalamazoo County’s senior living market is 
40 units or 3.0 percent, up from 26 vacant units or 1.9 percent in 2017. Figure 3 - 24 shows the vacancy rate in 
the senior housing submarket since 2013, indicating a downwards trend between 2013 and 2017, before an 
uptick in YTD 2018. 

Residence Hall 
Meal Plan Plan Description Dining Dollars Cost per Semester 

(Fall or Spring)

Unlimited access each w eek

Choose from dining center, Carryout (tw o visits per day) 
or Late-night (one per day)

20 meal sw ipes per w eek

Choose from dining center, Carryout or 

Late-night

15 meal sw ipes per w eek

Choose from dining center, Carryout or 

Late-night

10 meal sw ipes per w eek

Choose from dining center, Carryout or 

Late-night

Source: WMU, Johnson Consulting, Scion

WMU Residence Hall Meal Plan Options, AY 2018-19

15 Meal $50 per semester $2,331.50

10 Meal $25 per semester $2,040

Bronco GOLD $50 per semester $2,456

20 Meal $75 per semester $2,456
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Figure 3 - 24 

 
 

LEASE RATES: Since 2013 effective rents for senior living units in the Kalamazoo County market have trended 
upwards, at an average annual rate of 2.3 percent. YTD data for 2018 indicates that the effective rent is $670 
per month or $0.99 per SF per month, up from 2017 figures ($642 per month or $0.95 per SF per month). 
Figure 3 - 25 shows average rents in the Kalamazoo County senior housing market since 2013. 

Figure 3 - 25 
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NEW INVENTORY AND PIPELINE DEVELOPMENT: Based upon data from LoopNet and CoStar, there are 
currently not any pipeline senior living projects throughout the Kalamazoo County market. 

ASSESSMENT OF MARKET POTENTIAL: Kalamazoo County has a limited inventory of dedicated senior living 
units but a significant, and growing, population of residents aged 55+ years. As shown in Figure 3 - 26, the 
2017 resident population of Kalamazoo County aged 55+ years was estimated to be 71,612 persons. Consistent 
with the broader shift towards an aging population, the cohort of residents aged 55+ years is projected to 
increase to 78,682 persons by 2022. This projected growth, coupled with the limited supply of existing over 55 
housing, presents a unique opportunity for the subject site. Nationally, there is growing trend towards 
university-based retirement villages, leveraging synergies related to active lifestyles, such as access to campus 
recreation and fitness facilities, intergenerational programming between the university and the community, and 
demand from alumni seeking to retire on or close to campus. At WMU, the reputation of the Bronson School 
of Nursing, as well as potential onsite restaurant and retail uses with a healthy lifestyle focus, will further enhance 
the appeal of the South Neighborhood Sub-Campus to retirees. 

Figure 3 - 26 

 
 

HOTEL MARKET 

Data from Smith Travel Research (STR), which is an independent hotel research firm whose statistics are widely 
used within the industry, indicates 33 hotel properties are located throughout the Kalamazoo-Portage market, 
totaling 3,018 guest rooms. Figure 3 - 27 summarizes the existing inventory of hotel properties in the market, 
all of which are located within a 5-mile radius of the subject site. As shown, the largest hotel in the market is 
the 340-room Radisson Plaza Hotel at Kalamazoo Center, located in downtown approximately 1.5 miles to the 

Key Metrics 2017 2022

Population 55+ Years

Population 71,612 78,682

Households 43,873 47,403

Average Household Size 1.6 1.7

Median Houshold Income $46,679 $51,014

Potential Demand

Potential Demand  Based on Market Penetration* 10,968 11,851

Existing Units 1,358 1,358

Potential Unit Demand (County-wide) 9,610 10,493

* Assumes max. market penetration of 25%
Source: Esri BAO, CoStar, Johnson Consulting

Potential Demand for Senior Living (55+) 
Kalamazoo County (2017-2022)
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northeast of the WMU campus. Not included yet in the list of 33 properties is the 90-room Holiday Inn Express 
and Suites Kalamazoo West, currently under construction approximately 4.8 miles to the northwest of the 
subject site, near the I-94 and US 131 interchange, and scheduled to open in November 2018.  
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Figure 3 - 27 

 

It is noted that the majority of existing hotels are targeted to the transient market and rely on business that 
passes through the market, primarily interstate traffic, business travelers, people attending football games and 

Hotel Location
Distance from 
Subject Site 

(Miles)
Chain Scale* Year 

Opened
Guest 

Rooms

Comfort Inn Kalamazoo Kalamazoo 1.0 Upper Midscale 2006 58

Knights Inn Kalamazoo Kalamazoo 1.3 Economy 1969 54

Kalamazoo Inn Motel Kalamazoo 1.4 Economy - 32

Radisson Plaza Hotel @ Kalamazoo Center Kalamazoo 1.5 Upscale 1975 340

Staybridge Suites Kalamazoo Kalamazoo 1.8 Upscale 2006 95

WoodSpring Suites Kalamazoo Kalamazoo 2.4 Economy 2007 121

Super 8 Kalamazoo Kalamazoo 2.5 Economy 1985 62

Red Roof Inn Kalamazoo West Western Michigan Kalamazoo 2.5 Economy 1976 108

Baymont Inn & Suites Kalamazoo Kalamazoo 2.6 Midscale 1991 86

Best Western Plus Kalamazoo Suites Kalamazoo 2.6 Upper Midscale 2000 64

Holiday Inn Kalamazoo West Michigan University Kalamazoo 2.7 Upper Midscale 1974 182

Homewood Suites Kalamazoo Portage Portage 3.3 Upscale 2015 97

Courtyard Kalamazoo Portage Portage 3.3 Upscale 2013 90

Holiday Motel Portage 3.6 Economy 1956 20

Residence Inn Kalamazoo East Kalamazoo 3.7 Upscale 1989 83

Comfort Inn Kalamazoo Kalamazoo 3.8 Upper Midscale 1995 64

Country Inn & Suites Kalamazoo Portage 4.0 Upper Midscale 1960 79

Days Inn & Suites Kalamazoo Portage 4.0 Economy 1989 69

Airport Inn Portage 4.1 Economy 1989 50

Hampton Inn Kalamazoo Portage 4.1 Upper Midscale 2015 78

Red Roof Inn Kalamazoo East Kalamazoo 4.3 Economy 1973 74

Clarion Inn Kalamazoo Kalamazoo 4.3 Upper Midscale 1989 124

Hampton Inn Suites Kalamazoo Oshtemo Kalamazoo 4.3 Upper Midscale 2003 78

Four Points by Sheraton Kalamazoo Kalamazoo 4.4 Upscale 1978 149

Holiday Inn Express & Suites Kalamazoo Kalamazoo 4.4 Upper Midscale 2000 65

Baymont Inn & Suites Kalamazoo East Kalamazoo 4.4 Midscale 1988 116

Econo Lodge Kalamazoo Kalamazoo 4.6 Economy 1982 113

Motel 6 Kalamazoo Kalamazoo 4.7 Economy 1988 104

Candlewood Suites Kalamazoo Kalamazoo 4.7 Midscale 2009 95

Fairfield Inn Kalamazoo West Kalamazoo 4.7 Upper Midscale 1998 61

Microtel Inn & Suites by Wyndham Kalamazoo Kalamazoo 4.7 Economy 2012 75

Quality Inn Kalamazoo Kalamazoo 4.7 Midscale 1998 52

TownePlace Suites Kalamazoo Kalamazoo 4.8 Upper Midscale 2007 80

TOTAL - - - 3,018

Source: STR, Mpoint, Relevant Properties, Johnson Consulting

Kalamazoo-Portage Hotel Inventory within 5 miles of Subject Site (2018)

* Chain scale defined by Smith Travel Research (STR) whereby 1) Upsale are typically full-service hotel properties with a wide variety of onsite 
amenities, such as restaurants, meeting spaces, exercise rooms or spas; 2) Upper Midscale, Midscale and Economy are typically limited-
service properties that offer limited facilities and amenities, typically without a full-service resturant; 3) Independent are properties that are not 
affiliated with a chain and are independently operated.
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visiting parents. Many of the existing hotels are not adequately designed to induce demand to the market or 
serve top market customers, and this appears to be an opportunity for the subject site.  

SUPPLY, DEMAND AND OCCUPANCY: Kalamazoo-Portage’s room night supply totaled 362,160 room nights 
in YTD 2018 (as at April). Since 2012 room night supply in the Kalamazoo-Portage market has increased at an 
average annual rate of 2.0 percent. During the same period, room night demand grew at a faster average annual 
rate of 4.4 percent, reaching 209,886 room nights in YTD 2018. During the same period, hotel occupancy grew 
at an average annual rate of 2.4 percent, with the Kalamazoo-Portage market’s hotel reporting an occupancy 
rate of 58.0 percent in YTD 2018. Figure 3 - 28 shows room night supply and demand, as well as occupancy, 
within the Kalamazoo-Portage market since 2012 (year-ending April). 

Figure 3 - 28 

 

ADR AND REVPAR: In YTD 2018, the Kalamazoo-Portage hotel market recorded an Average Daily Rate (ADR) 
of $93.21 per night, up from $88.88 in the same period of 2017 and continuing the upward trend observed 
since 2012, during which time the ADR has increased at an average annual rate of 2.0 percent. During the same 
period, Revenue per Available Room (RevPAR) grew at an even faster rate of 5.8 percent per annum, reaching 
$54.02 in YTD 2018. Figure 3 - 29 shows ADR and RevPAR within the Kalamazoo-Portage market since 2012 
(year-ending April). 
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Figure 3 - 29 

 

It is noted that the ADR is relatively low, reflecting the structural nature of the market, combined with the older 
age of many of the properties. While a new hotel in the South Neighborhood Sub-Campus of WMU could 
achieve top ADR performance, this low base will have a significant influence on what is achievable and demands 
that the capital budget for a new hotel property be responsible.  

SEASONALITY OF DEMAND: Figure 3 - 30 shows the seasonality of demand at hotels in the Kalamazoo-
Portage, as measured by monthly average ADR and occupancy between 2012 and 2018 (year-ending April). As 
shown, occupancy is highest in the market in May through October; although, the associated uptick in ADR is 
fairly minimal. 



 

44 
 

  

 

Figure 3 - 30 

 
 

ROOM REVENUES: Since 2012, total room revenues in Kalamazoo-Portage have increased significantly at an 
average annual rate of 7.9 percent, reaching $19.5M in 2018 (year-ending April). Figure 3 - 31 shows total room 
revenues within the Kalamazoo-Portage market since 2012 (year-ending April). 

Figure 3 - 31 

 

NEW INVENTORY AND PIPELINE DEVELOPMENT: As described above, a new 90-room Holiday Inn Express 
and Suites Kalamazoo West, is currently under construction approximately 4.8 miles to the northwest of the 
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subject site, near the I-94, Main Street and US 131 interchange, and scheduled to open in November 2018. This 
will bring the Kalamazoo-Portage market’s total guest room inventory to 3,108 rooms.  It is understood through 
our discussions with Downtown Kalamazoo Incorporated that there are two additional hotels planned in the 
northwest quadrant of downtown, totaling 150-200 rooms. The timing of these projects is, however, currently 
uncertain.  

ASSESSMENT OF MARKET POTENTIAL: In recent years, growth in hotel demand in the Kalamazoo market 
has outpaced supply, with occupancy, ADR, RevPAR and revenues steadily increasing. Existing hotels in the 
immediate locale are concentrated in downtown and to the west of the South Neighborhood Sub-Campus near 
the intersection of Stadium Drive and US Highway 131. There are very few examples of “urban-style” hotels 
in the local market and much of the inventory is dated.  

While the Holiday Inn Express and Suites Kalamazoo West that is currently under construction, as well 
proposed additions to the downtown supply, will absorb some of the latent demand in the market, this new 
inventory is removed from the subject site and will be focused on transient demand. A new hotel on the South 
Neighborhood Sub-Campus would attract demand from visiting parents, game-day visitors, and alumni, and 
would also serve to support the Fetzer Center, which in additions to WMU use, is a popular wedding and event 
venue. It is recommended that the hotel be located as close to the Gilmore Theatre Complex/ Miller 
Auditorium and new retail and restaurant uses as possible and include quality meeting space of approximately 
20,000 SF and including a ballroom and 3-4 breakout/ meeting rooms. This will appeal to potential office users, 
as well as the broader community, and supplement, rather than cannibalize, the Fetzer Center.  It is our 
experience that on-campus venues are oftentimes so heavily prioritized by the University for their own purposes 
that they are not perceived as available. 

OTHER POTENTIAL MARKET OPPORTUNITIES 

In addition to the land uses discussed above, and based upon our discussions with various WMU 
representatives, it is understood that the Recreation Center Fieldhouse is nearing the end of its useful life. If 
the Fieldhouse was redeveloped and repositioned to function as a community facility, in addition to supporting 
WMU’s needs, this could drive additional demand to the South Neighborhood Sub-Campus, thereby providing 
supplemental support for additional land uses on the site that are community-oriented, particularly the retail 
and restaurants. It could also serve as an amenity to any residential units developed on the site as well as those 
that could potentially be supported on nearby WMU-owned sites. At this time, it is recommended that a detailed 
feasibility study of the potential for new recreational space be undertaken, with specific attention paid to how 
the facility could be designed to suit WMU needs and also appeal to the broader community, and whether it 
should be redeveloped as a single facility or multiple specialized facilities.  

  



4
RECOMMENDATIONS
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SUMMARY OF MARKET-DRIVEN RECOMMENDATIONS 
As is being observed in many markets nationally, Kalamazoo is experiencing “urbanization”. This reflects 
broader demographic shifts towards millennials and active adults seeking urban lifestyles. Tapestry data, which 
classifies populations by demographic and socioeconomic indicators, reveals that after students and suburban 
residents, the predominant population groups or ‘tapestries’ in Kalamazoo are – 1). ‘Set to Impress’, who have 
a propensity to reside in medium to large multiunit rental apartment complexes and account for 8.3 percent of 
the population of Kalamazoo compared to 1.4 percent of the population of the U.S.; and 2). ‘Old and 
Newcomers’, who are characterized by singles’ lifestyles on a budget and are inner-city dwellers, accounting for 
6.9 percent of the population of Kalamazoo, compared to a national average of 2.3 percent.9 

The South Neighborhood Sub-Campus presents a unique opportunity to create a highly attractive ‘Village’ that 
is walkable in scale and reimagines the gateway to WMU, improving connectivity with downtown Kalamazoo, 
and appealing to a wide range of prospective residents, tenants and visitors.  We envisage a project that is 
anchored by a hotel with quality meeting space adjacent to the Gilmore Theatre Complex/ Miller Auditorium 
and retail and restaurant uses that are different from those in the immediate area, in terms of theme, tenancies 
and overall design, supported by a small amount of office space and residential units for 55+ retirees. 
Consideration could also be given to reinventing the Recreation Center Fieldhouse and positioning it to become 
an amenity for the broader community. This would attract additional users to the site and drive supplemental 
demand to the balance of the envisaged land uses. Creating a ‘Village’ relates back to the Strategic Objectives 
and adds new opportunities for the of Recruitment of Students, increasing Student Engagement and Student Retention 
with new places for students to engage, and have opportunities to see and be seen as well as the chances to 
collide.  While this these opportunities are large in scale, the Financial Viability was thought of to have minimal 
impact on current campus offerings and balancing a Return on Vision by the creation of a more desirable, 
interactive and dynamic destination for WMU.  

Based upon current trends and the outlook for the Kalamazoo market, our assessment of the potential for the 
subject site to support various land uses is summarized in Figure 3 - 32.

                                                 
9 Source: ESRI 2018 estimates 
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Figure 3 - 32 

 

Program Element Inventory Average Size (SF)/ Tenancy Types Density Notes/ Description

Office Space 50,000 SF Mix of ± 1,000 SF up to 10,000 SF
Mid-Rise, Consistent 
w ith existing properties

Speculative off ice space is not recommended, how ever there may be some demand 
for smaller spaces, as w ell as live-w ork and cow orking product. Demand from WMU 
could support additional off ice space.

Retail Space 40,000 SF - 
50,000 SF

Grocery Store/ Market (1): 8,000-10,000 SF
Restaurants (6-8): 2,000 SF

Single-Tenant Retail Stores (10): 1,000 SF

Ground-floor retail 
below  residential, 
off ice space and hotel.

Retail is hyperlocal and site attributes limit ability to attract large tenants. Target 
restuarants, cafes, a grocery store/ market and food hall,  boutiques and similar single-
tenancy stores. Fitness and health-oriented studios could also be considered as 
tenancies of the retail space.

Multi-Family Housing

55+ Units 75 Units 1 Bed (35 units): 750-1,000 SF
2 Bed (40 units): 1,100-1,400 SF Mid-Rise

Supported by demographic characteristics of local market and grow th projections. Unit 
mix is consistent w ith existing 55+ communities in the market, units are sized slightly 
larger to match the quality proposition of the proposed amenity offerings of the broader 
site. Subject to review .

Hotel 120 Rooms Average 480 SF per room;
20,000 SF of meeting space

Mid-Rise

Reflects existing demand base associated w ith WMU (visiting alumni, gameday visitors, 
etc.). Midscale or Upper Midscale limited-service property; extended-stay could be 
considered for visiting faculty. Proximite location to the Gilmore Theatre Complex/ Miller 
Auditorium is recommended.

Recreation n/a

Recommended that the replacement of the Recreation Center Fieldhouse be further 
studied, particularly given the large footprint that it w ould occupy on the subject site. It 
w ould serve as an anchor amenity on the subject site, particularly if  oriented to serve 
on-site residents, as w ell as the broader commnunity.

Source: WMU, CoStar, Comparable Facilities and Developments, Johnson Consulting, Scion

Summary of Preliminary Recommended Program
WMU South Neighborhood Sub-Campus - Kalamazoo, MI

Replacement of Student Recreation Center and Reed Fieldhouse



  

48 
 

 

  

PROGRAM RECOMMENDATIONS 
STRATEGIC OBJECTIVES 

Our analysis and recommendations for the South Neighborhood can create vibrant area of campus which can 
activate the area 7-days a week.  These recommendations will advance the strategic objectives of the South 
Neighborhood which are; Recruitment of Students, Student Engagement, Return on Vision, Student Retention, and Financial 
Viability.  

The additional uses on the South Neighborhood provide enhanced opportunities for students and current 
campus departments.  These recommendations can tie with WMU’s current master planning efforts as well as 
planned projects such as the new Student Center and Dining Facility and new student housing. 

POTENTIAL POPULATION 

Figure 4 - 1 provides an estimate of the population associated with each of the main uses onsite. As shown, the 
estimated daily population is approximately 530 persons, which will help to support retail and restaurant uses 
and drive demand for other support amenities on the site.  

Figure 4 - 1 

 

PHASING STRATEGY 

Figure 4 - 2 shows the preliminary, recommended phasing strategy for the overall development program 
described above. As shown, it is recommended that Phase 1 incorporate a critical mass of program components 

Program Element Inventory Assumptions Daily 
Population

Office Space 50,000 SF 150 SF per w orker 330

Multi-Family Housing

55+ Units 75 Units 1.6 Persons per Household 120

Hotel 120 Rooms 65% Occupancy 80

Total 530

Estimated Daily Population*
WMU Subject Site - Kalamazoo, MI

Source: WMU, CoStar, Comparable Facilities and Developments, Johnson Consulting, Scion

* No allowance is made for occupancy or vacancy rates; visitors to retail spaces and recreation 
facilities are not accounted for.
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in order to create a destination that attracts permanent residents, workers and visitors, and will support 
additional development in Phase 2. 

Figure 4 - 2 

 

 

NEXT STEPS 

While the above land uses are considered to be market-driven, the subsequent phase of our work will explore 
the financial feasibility of each component, individually and as part of a cohesive master plan. This may result 
in adjustments to the recommendations, particularly as the location of each recommended element, cost and 
ownership and operating structures for each land use is further developed and analyzed. 

 

 

 

Program Element Phase 1 
(Years 1-5)

Phase 2
(Year 5+)*

Office Space 30,000 SF 20,000+ SF

Retail Space 20,000- 
25,000 SF

15,000- 
20,000 SF

Multi-Family Housing

55+ Units 75 Units 75+ Units

Hotel
120 Rooms

20,000 SF 
Meeting Space

-

Recreation

* Unless market and infrastructure conditions allow for Phase 2 to occur earlier.

Phasing Strategy for Preliminary Recommended Program
WMU Subject Site - Kalamazoo, MI

Source: WMU, CoStar, Comparable Facilities and Developments, Johnson 
Consulting, Scion

Either Phase 
Subject to Further Feasibility Analyses
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INTERVIEWED GROUPS 
Downtown Kalamazoo Inc. 

Kalamazoo City 

Signature Associates 

Southwest Michigan First 

Kalamazoo College 

Kalamazoo Valley Community College 

3 real estate brokers active in local market 
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