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BACKGROUND INFORMATION
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INTRODUCTION
Neighborhoods of Choice are geographical areas where people want to live and gather. These
neighborhoods can be as large as several dozen city blocks, or as small as one city block. They
are single use residential neighborhoods, or neighborhoods comprised of many different uses.
While some Neighborhoods of Choice consist of new and fresh homes featuring the latest
home design and technology, others feature timeless homes, taking one back to bygone eras of
architectural design.
If Holland is going to be a world class City per the City’s Vision Statement, then collectively,
government, institutions, the private sector, and the residents themselves, must ensure all of
the neighborhoods are on a path to become Neighborhoods of Choice by being safe, attractive,
having places to gather, being conveniently located, diverse and both worthy and protective of
investment.
This is not a new endeavor. Holland has a history of working to ensure our neighborhoods are
sound neighborhoods, striving to limit or avoid many ills that plague most American cities.
Beginning in the 1980’s, and through the allocation of Federal, State and local dollars, Holland
has funded multiple programs targeted at ensuring that our neighborhoods remain places
people want to live. These programs cover a wide range of issues from property maintenance,
to crime awareness, to funding social services. Over the years programs have evolved as new
ideas surfaced and new paradigms took shape, and as changes in the economy brought new
challenges and opportunities.
However, a quarter of a century later, we find ourselves asking the question, “are we on the
right track?”. Do we have Neighborhoods of Choice, or are we struggling to keep even? In
today’s difficult economy, are we rebuilding and shoring up the foundation of our
neighborhoods so that they will continue to be the places of choice for current and future
residents?
Over the years, we have developed several reports on how to improve neighborhoods, and we
annually allocate over $500,000 at improving our housing stock. We still wonder if we are doing
the things we need to do to move toward Neighborhoods of Choice. In January of 2009, City
Council created a Housing Task Force with the objectives of updating the 1995 Housing Goals
and Policy Statement and of identifying a clear vision for our neighborhoods with
recommended policies to fulfill the vision.
It is important to note that this document strives to recommend policy that creates certain
energy and excitement about living in the City’s Neighborhoods. Instead of focusing on
conventional Community Development issues, such as work force housing, job training, and
social service agency support which remain important components of reaching a greater level
of social equity. This document will present a new framework on how the City must develop its
neighborhoods. This report presents a comprehensive strategy identifying what it takes to
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ensure that our neighborhoods are desirable places to live, invest in homeownership and
contribute positively to the overall community.
The Task Force responsible for developing this report is comprised of city residents with various
backgrounds. Beginning in the early part of 2009, and over the course of the year, they have
identified a purpose for the document, key neighborhood values, an overall goal for all
neighborhoods, modified and affirmed neighborhood aspirations, analyzed data, built a
framework for creating Neighborhoods of Choice, and developed several recommendations for
City Council to actively pursue. The following pages summarize this effort.

Housing Task Force Members

Amy Alderink

Eric Davis

Dave DeBlock

Roberto Jara

Marvin Martin

Rick Page

Dave Hoekstra

City Staff: Joel Dye, Community Development Coordinator
Sue Harder, Ourstreet Coordinator
Phil Meyer, Director of Community and Neighborhood Services
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PURPOSE
Develop public policies and incentives for private investment that ensure all of Holland’s
neighborhoods are Neighborhoods of Choice for the broadest diversity of residents.

NEIGHBORHOOD VALUES
To initiate a thought process of deriving the characteristics each neighborhood should possess,
we asked the following question:
When you walk around the City what would you like to see in your neighborhood?
Here are some of the committee’s responses
‐ “I want the houses and yards to be pretty and not get mugged”
‐ “I’d like to see neighbors sitting on their front porch interacting with those passing by”
‐ “I want to see diversity in not just the people, but in the architecture styles and land uses,
such as interspersing parks and nearby commercial places to run into people“
‐ “I want the walk to be interesting”
These responses led to identifying the different values that make a neighborhood desirable.
1. Safe:
A neighborhood must feel and be safe
2. Attractive:
A neighborhood must be physically attractive
3. Places to Gather:
A neighborhood must offer places for people to gather and interact as a community
4. Convenient:
A neighborhood must have convenient access to services, amenities and transportation
5. Diverse:
A neighborhood must be diverse.
6. Worth investing in:
A neighborhood must offer protection of one’s investment and be worthy of further
investment
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Individually, each of the six values are strong and important. A neighborhood can very much
be safe and attractive, but lack the opportunities to gather, or be diverse. This report and
recommendations assert these values must be embraced collectively to establish and sustain
Neighborhoods of Choice. The following Overall Neighborhood Goal captures the values in a
usable, unified statement.
City Neighborhoods will be safe, attractive, welcoming places for all to live, gather, and
invest.

NEIGHBORHOOD ASPIRATIONS
In addition to the six broad neighborhood values, there is further need to identify overall
aspirations for all neighborhoods. These aspirations serve as departure points for a variety and
programs regarding neighborhoods in general. Building on the characteristics listed in the 1995
Housing Goals and Policy Statement, the following aspirations are for all neighborhoods.
1. No neighborhood consists predominately of low income households but rather of a balance
of income levels that result in a maintainable and sustainable neighborhood.
2. There is housing diversity to accommodate different household sizes, income levels,
housing types, and density.
3. Owner occupied housing is encouraged; occupancy or ownership by transient, disrespectful,
or non‐investing individuals is discouraged.
4. Growth in property values exceeds the growth in property values experienced by the larger
Holland Metro Area.
5. Investments in personal property are protected by rising values.
6. Dwelling unit’s occupancy does not exceed the maximum design for occupancy.
7. There are no long term vacant structures.
8. The “standard” is well maintained properties throughout the neighborhood.
9. Design of new construction and alterations complement and enhance the character of the
existing neighborhood.
10. Public and private open space is accessible and appropriate to the scale of the surrounding
neighborhood.
11. Empowered residents are organized and invested in their neighborhood.
12. Neighbors connect with one another at neighborhood focused events, at neighborhood
gathering places and through electronic media.
13. The neighborhood is free of environmental nuisances, including external noise.
14. People feel safe.
15. Reasonable traffic patterns and speeds in the neighborhood do not detract from the
neighborhood but ensure safe travel.
16. The neighborhood is connected by a series of sidewalks and pathways to encourage
walking.
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17. Public infrastructure is properly maintained and complements and enhances the character
of the neighborhood.
18. There are recreational opportunities for all residents.
19. The neighborhood is adequately served by public transportation.
20. Excellent schools and other well maintained institutions serve as community centers and
are immediately accessible to residents.
21. There are commercial centers to meet the daily needs of the neighborhood and also
provide an identity and gathering place.
22. There are opportunities for work within and near the neighborhood.
23. Government and civic services are easily accessible to residents.
24. Energy efficient and green homes are found throughout the neighborhood.
These twenty four aspirations are a representation of how we want each neighborhood to look
and feel. As the City moves forward in implementing new policies and programs over the years,
these aspirations provide starting points.

NEIGHBORHOODS OF HOLLAND
The City has a diverse landscape when it comes to the placement and makeup of our residential
neighborhoods. Some neighborhoods have been in existence for over 100 years, some are
relatively new. Founded in the 1800’s by primarily Dutch immigrants, Holland has grown up
over the years, and through different eras our neighborhoods have expanded and evolved.
While there were homes and homesteads built throughout all of Holland, for the most part our
City has developed southward, beginning roughly along the shores of Lake Macatawa and the
Black River.
As you can see by the map to the right, the development of the City can be broken down into
two significant eras. The neighborhoods developed prior to end of World War II and the
neighborhoods developed after
World War II. Please note that
the map represents the City
Assessor’s Records as it relates to
when residential structures were
built. As such the Downtown,
Hope College, Industrial
Buildings, Commercial Buildings
and other non‐residential
buildings are not displayed on the
map.
Between the 1800’s and World
War I, residents occupied the
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area north of 19th Street and between Hazel and Fairbanks Avenues (properties shown in red on
the map). Between World War I and the ending of World War II, the City continued to grow
southward along Michigan Avenue and State Street to 26th Street (properties shown in green on
the map). This area, developed before the 1950’s, is generally referred to as our Central
Neighborhoods. While the housing types vary from stately historic homes to craftsman homes
to modest homes, there is a dominate pattern found throughout the neighborhood. This is
one of orienting the house towards the street and placing the parking of vehicles to the side
and behind the house. The lots in these neighborhoods are typically narrower than in
conventional subdivisions discussed later. Neighborhoods are well connected through a grid
like network of streets and sidewalks. Among the houses, there are multiple neighborhood
commercial districts, public parks and institutions such as churches and schools for residents to
gather and interact. These neighborhoods were developed during a time when the automobile
was not the primary means of transportation for the majority of the people.
After World War II our City continued to grow southward, but for the first time we saw
significant growth to the east and west. This new growth included annexing existing housing, as
well as developing new housing (properties shown as blue and pink on the map). The new
housing developments reflected society’s growing reliance on the automobile including larger
lots, fewer sidewalks, less connectivity and a need for garages. . The larger areas to the East
and West are commonly known as Holland Heights and the West Side, respectively and are
home to what are known as conventional subdivisions. The area to the South is commonly
known as Maplewood, and while it also includes fewer sidewalks, the grid like street design
continued on in this area. Over the years the City has strived to provide opportunities for
recreation in these newer neighborhoods as well as sidewalks and bike paths. Throughout
these neighborhoods the commercial opportunities are more oriented to automobile
thoroughfares and less to the walkable residential neighborhoods.
While we understand physical differences exist between areas in the City, we have never
aggressively identified specific neighborhoods per se. In years past, most residents associated
their neighborhood with the nearest Holland Public Elementary School, such as the Longfellow
Neighborhood, Van Raalte Neighborhood or Lakeview Neighborhood. As the years have
passed, the public schools have evolved and some elementary schools have been closed or
repurposed. Elementary school names for the neighborhood have begun to fade for some
areas while holding for others. For example, while Harrington and Lakeview Schools have gone
dormant and their reference to neighborhoods has diminished, most people can still point out
where the Holland Heights or Maplewood Neighborhoods are located. While these general
names for neighborhoods are useful in helping differentiate parts of the City, it is increasingly
not the larger areas with which residents typically associate. These larger areas actually have
numerous smaller neighborhoods inside their boundaries which further aid in creating the
identity and energy of which the residents are familiar and proud. For example as you can see
in the map below, in the Central Neighborhood alone, one may want to say I live in or near
Downtown or the Historic District, or Hope College is my neighborhood. Others may point to
Washington Square or maybe Rosa Parks Green as their neighborhood.
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As the City moves forward with creating “energy” about living here, it may be appropriate to
begin the process of more formally identifying each of the different neighborhoods.
Typical Map of Holland’s Central Neighborhoods

DATA ANALYSIS
To understand neighborhoods better, we need to look at what’s taking place in each of them.
Specifically, the Task Force wanted to see how each of the six neighborhood values played out
through the City. Several data points were gathered that would allow identification and
examination of a variety of conditions and dynamics that relate to the six neighborhood values
of safety, attractiveness, places to gather, convenience, diversity, and investment. Key
information centered on the density of Code Violations, Public Safety Calls, and Building
Permits.
The location of Code Violations can show where a current lack of pride in property is
noticeable. Code Violations include weedy yards, inoperable vehicles, garbage, and housing
issues. Over the next few pages, maps highlight the density of code violations in relative
comparison to one another. The goal is to have the entire map be clear, which would mean no
violations. Thus where you see lots of red, there is a disproportionate number of violations.
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If the above Code Violations are viewed as negative impacts and warrant the City to cite these
property owners, then at the same time the City must take action to help eradicate this
behavior. This action can range from new rules to education to broader enforcement.
In addition to Code Violations, Public Safety Calls can provide significant insight about a
neighborhood. Whether it is in response to a crime or a call for service due to rowdy neighbors,
these maps identify areas in the City that have safety issues. Similar to the Code Violation Maps
above, the maps show the density of violations as they relate to one another. Again, the goal
here is to have the entire map be clear, which would mean no calls for assistance. A
concentration of red shows areas that have a disproportionate amount of violations and as
such merit our attention.
Note: On the Service Call Map below, note the dark red at the top center of the map. This is
the Holland Police Station where all walk‐ins are recorded as calls for service. On the Crime
Map, the dark red at the 16th Street and Waverly (East Central part of the Map) reflects a larger
commercial area where a significant number of calls is common.
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Looking at the above maps, you can see where the police are most often called for assistance.
This data highlights areas in the City where action is needed to ensure safety.
Another data point is the density of building permits. This information was reviewed to better
understand where people are investing and if any neighborhoods showed little investment.
The following map is different from the above maps in that the darker areas show the result we
want investment. As one can see, the following map shows uniformity of investment among
neighborhoods, meaning that the all neighborhoods are showing some sign of continued
investment in relation to the other areas of the City.

14

One thing that should be noted is that a building permit can range from something as minor as
a water heater replacement, to something as significant as a new addition. Just because we see
areas showing investment does not mean significant change is taking place. Other influences
can be the age of the structure or even the presence of targeted government programs that
assist people to make home improvements.
In addition to the data points above, the Task Force also looked at the location of rental units
throughout the City. Understanding the location of rental units allows us to understand the
potential areas where there may be a high level of transiency. It is important to note that the
number of rental units in the City change every day. Historically we average around 4,200‐
4,300 rental units. When this data was pulled in the summer of 2009 we had a total of 4,318
Rental Units. This includes conventional apartment complexes, single family residences, two
family conversions, duplexes, triplexes, and fourplexes. Of the several different types of
residential rentals, single family rentals and two family conversions were more than likely not
intended at their onset to be rental units unlike the others. Below is a map that shows the
location of rentals throughout the City. Then there is a table that compares the Central City
with the whole city as it relates to rentals. These two visual graphics allow us to visually see the
area with the greatest amount of rental properties is the Central Neighborhoods.
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TYPE of Property
Rental units in City
Rental units in Central Neighborhoods
Single Family Properties in City
Single Family Properties in Central Neighborhoods
Single Family Properties outside Central Neighborhoods
Single Family Rental Properties in City
Single Family Rental Properties in Central Neighborhoods
Single Family Rental Properties outside Central Neighborhoods
Two Family Conversion Properties in City
Two Family Conversion Properties in Central Neighborhoods
Two Family Conversion Properties outside Central Neighborhoods
All Residential Properties in Central Neighborhoods
Rental Properties in Central Neighborhoods
All Residential units in Central Neighborhoods
Rental Units in Central Neighborhoods

Number of Percentage
Properties of Properties
4318
100%
1090
25%
7392
100%
2338
32%
5054
68%
633
100%
350
55%
283
45%
390
100%
296
76%
94
24%
2763
707
2763
1090

100%
26%
100%
39%
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From the table above, several things can be inferred. First, over a quarter of rental units in the
City are located in the Central Neighborhoods. Second, the Central Neighborhoods account for
one‐third of the single family properties in the City, but account for over half of the single
family properties that are rentals. Finally over a quarter of the residential properties in the
Central Neighborhoods are rental, but when you account for two family conversions, triplexes
and such, we see that 39% of the residential units in the Central Neighborhoods are rental
units.
Another way to look at the distribution of rentals is to focus solely on single family homes and
two family conversions that are rentals. As mentioned above, these are homes that were more
than likely not intended to be rentals at their onset, but single family homes for people to own.
From the table below we can surmise that clearly the Central Neighborhoods have a
disproportionate amount of single family and two family conversion rentals when compared to
the rest of the City.
No. of Properties

No. of Rentals

% of Rentals

No. of Single Family and Two Family
Conversion Properties City Wide

7782

1023

13.15%

No. of Single Family and Two Family
Conversion Properties Central Neighborhoods

2634

646

24.53%

No. of Single Family and Two Family
Conversion Properties outside the Central
Neighborhoods

5350

377

7.05%

While the maps and tables above are useful in determining where action is needed, it is not the
only data reviewed. Over the course of this research, other data reviewed included socio‐
economic, tax, housing foreclosure, location of rental units and other information. However,
during the review and examination of the data, it became apparent that the data alone cannot
be the leading force in helping map out a new strategy for our neighborhoods. For the strategy
to be successful and have a significant impact, the City needs to rely as much or more on
market trends, what is happening in the real estate community, and a more aggressive vision
for improvement in our neighborhoods.
Following review of Neighborhood Values, the Overall Neighborhood, the Neighborhood
Aspirations, and several data points, two significant conclusions regarding the overall condition
of our neighborhoods were reached.
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Conclusion One:
There exist challenges and concerns regarding the physical condition of neighborhoods as well
as expectations for proper behavior that affect neighborhoods across the City.
Conclusion Two:
The greatest location and concentration of physical condition and behavioral challenges facing
the City is found in the City’s Center (see below map).
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Framework for
Neighborhoods of Choice
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COMMON PURPOSE
All neighborhoods in Holland shall embrace and display the six stated neighborhood values of
safety, attractiveness, places to gather, convenience, diversity, and investment. It is our belief
that if each neighborhood possesses each of those values, then that neighborhood will be a
Neighborhood of Choice. This Framework includes six overall themes. Each theme offers
several recommendations that need action to ensure our neighborhoods are moving in the
direction of becoming Neighborhoods of Choice.

1. Neighborhood Identity
What good is it to try to attract someone to live in a neighborhood if one can’t state what
makes it different or distinct from other neighborhoods or subdivisions? Neighborhood identity
needs to be recognized and promoted. This can range from large scale areas such as the
Holland Heights Neighborhoods, to smaller areas such as Central Park in the West Side
Neighborhoods. As of today, the City has no formally identified neighborhoods, nor does the
City have a method for making people aware of each unique neighborhood. To begin the
process of creating a neighborhood identity, the following actions are recommended:
• Work with community organizations and residents to formally identify the different
neighborhoods throughout the City.
• Work with community organizations and residents to develop the story of what makes
each neighborhood unique.
• Use the story and assets of each neighborhood to create individual neighborhood
guides promoting the benefits of living in that particular neighborhood.
• Invest in signage for the different neighborhoods, aiding in identification and in letting
people know that this area is more than just another group of city blocks.

2. Know your Neighbors
The basic building block of a strong neighborhood is the people who live there. For a
neighborhood to feel like home there needs to be a connection between neighbors. There
needs to be a means for neighbors to network, care for each other, and celebrate. These
relationships are especially important in challenging times – whether economic or personal
circumstances ‐ where a close neighborhood can support a grieving neighbor or keep tabs on a
single elderly neighbor or offer support whenever special needs or occasions present
themselves. With the goal of self‐regulating neighborhood groups, the following
recommendations are made:
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• Identify Neighborhood Ambassadors in each of the neighborhoods to serve as a
cheerleader and facilitator for neighbor interactions.
• Develop a “Welcome to the Neighborhood” folder which highlights the benefits of
living in the various neighborhoods. This folder will be distributed to new households
moving into each of the neighborhoods and include a narrative of the neighborhood,
neighborhood commercial coupons, map of the neighborhood, contact information for
neighborhood representatives and the Good Neighbor Brochure.
• Establish Neighborhood Social Groups throughout the City and develop a broad
educational program for these associations such as building community, marketing
your neighborhood, running small organizations, and getting involved in improving
your neighborhood.
• Work with Neighborhood Social Groups and local institutions to provide the electronic
mechanism for NSG’s to network within their Group and to share information and ideas
outside of their Group.

3. Property Maintenance and Management
A neighborhood cannot look tired and rundown if it is to bring in new investment and be
attractive to new residents. Currently the City has in place several ordinances to ensure a basic
level of maintenance of one’s property. However, these ordinances are not evenly enforced
across all properties. Rental properties are evaluated on a periodic basis as part of their
certification, while owner occupied homes are generally only evaluated on a complaint driven
process. In addition, the ordinance focuses typically on hazards that are truly life and death
situations and ignore other circumstances that very much affect the neighborhood, such as
painting one’s windows, installing uncharacteristic siding, unpaved driveways, etc. To ensure
that all neighborhoods have an acceptable level of maintenance, the following
recommendations are offered.
• Update the Property Maintenance Code to extend beyond purely safety concerns
attributed to standard “health, safety and welfare” concerns to include broader
aesthetic, quality of life, and workmanship standards, including conditions that suggest
disregard for property or neighbors like: paint splatter on windows, roofing and siding;
plywood used as exterior siding; indoor furniture stored outdoors; broken or non‐
functioning appliances; and inappropriate exterior wall and floor coverings, etc.
• Enforce the Property Maintenance Code, to require non‐complaint based enforcement
in addition to complaint based enforcement. Encourage neighbors to report homes in
disrepair, and implement Point of Sale Inspections to ensure all residential properties –
rental and owner occupied ‐ meet the Property Maintenance Code.
• Ensure that all public property is maintained in excellent condition. Organize
neighborhood groups to assist in this effort.
• Explore opportunities to encourage and assist property owners in maintaining their
homes such as re‐establishing a tool lending library.
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• Review housing code enforcement to ensure service is provided in a user‐friendly and
helpful manner; change service standards when warranted. For example, provide a list
of code, contractor, and “how‐to” resources to those homeowners in violation who may
not know where to begin.

4. Master Planning and Zoning
Approach neighborhoods holistically. Neighborhoods are more than just houses. Neighbors
need places to gather in first‐rate public and private spaces and to shop for daily needs. These
gathering spaces are those “Third Places” beyond working and living – referring to
neighborhood markets, pubs, corner playgrounds, etc. Neighborhoods are places where kids
can walk or bike to elementary schools. They are also places where change must be carefully
considered, such as eliminating lower quality housing in favor of newer development. To
create holistic neighborhoods, the following recommendations are offered.
• Ensure and promote Public and Private Gathering Places within a 5 to 10 minute walk
or bicycle ride of residential properties.
• Invest in high quality public projects to make neighborhoods more attractive to new
investment.
• Provide sidewalks and safe biking routes throughout all neighborhoods that connect
neighborhoods as well as connect residents with nearby services and facilities.
• Identify and preserve historic and architecturally significant homes while encouraging
creative continued revitalization through replacements of other houses.
• Aggressively identify areas where we lose lower quality housing in favor of new
development.
• Neighborhood assets should be mapped, including both the obvious as well as
intimately know institutions, businesses, facilities, and individuals who bolster the
neighborhood.

5. Building and Site Construction Standards
Neighborhoods of Choice will have recognizable patterns. How the house fronts the street, the
material of the home or commercial building; or the placement of public infrastructure such as
street trees all help to reinforce that pattern. While not appearing the same, houses, buildings
and lots should be sustainable, era appropriate, and compatible in relation to one another
when built or renovated. This does not mean that contemporary alterations and additions are
discouraged; this investment is very much encouraged when done in a compatible manner that
does not take away from the recognizable pattern of the neighborhoods. To ensure that new
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construction and renovation is done in an appropriate manner the following recommendations
are offered:
• Develop a pattern book to highlight compatible designs for new construction and
exterior alterations for the different neighborhoods. Included therein should be
guidance for enhancing accessibility for all in an appropriate and compatible design
character.
• Update the Infill Review Ordinance to include exterior renovations to ensure
compatible design is achieved during a renovation project.
• Develop a pattern book to highlight the use of “green” building practices in regards to
construction, renovation and maintenance, site planning, and infrastructure.
• Develop a pattern book to highlight opportunities for landscaping and beautification of
one’s property.
• Provide an electronic mechanism (i.e. blog) that allows citizen‐led design help to
neighbors.

6. Good Neighbor Program
A Neighborhood has to be, well, neighborly. There has to be a sense of what behavior in the
neighborhood is appropriate and what behavior is not appropriate. It is expected in the City
that neighbors keep their yards maintained, that facades remain painted or sided, that noise is
kept within the perimeter of the yard, etc. Sometimes there are ordinances that relate to these
issues. More often, there is a level of expectation that needs to be recognized. However the
City does not have any good way of communicating this message. To create this message and
get the word out, the following recommendations are offered:
• Create a Good Neighbor Brochure that sets expectations of living in the City and
encourages “neighborly” interactions founded in mutual respect between residents.
This brochure will address several behavioral expectations and provide information on
City Ordinances ranging from noise levels to yard maintenance, and from refuse pick
up to a guide to City Services.
• Distribute the brochure to local realtors to pass on to home buyers during the real
estate closing as well as to landlords to pass on to their tenants.
• Place the brochure in the “Welcome to the Neighborhood” Folder to be distributed
when a new person moves into a neighborhood and incorporate into the
Neighborhood Associations’ educational programs.
• Have City Departments including the Police Officers keep copies of the brochure with
them to distribute when visiting properties as part of a complaint or general visit.
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SPECIAL CONSIDERATION FOR AN URBAN
REVITALIZATION DISTRICT
While the framework outlined above is applicable across all neighborhoods, the greatest
concentration of physical condition and behavioral challenges facing an area of the City is found
in the City’s Center. This fact leads the Task Force to focus their attention and recommend
several options to charter a new direction in the Central Neighborhoods. This area is primarily
24th Street on the south, 10th Street on the north, Graafschap Avenue on the west and
Fairbanks Avenue on the East.
As seen through the maps, this area is home to some of the highest concentration of challenges
facing the City today. In addition to the code violations and police calls, the maps also show
this area is home to our lowest income blocks as well home to the highest percentage of
turnover among our residents. That this area needs attention is not up for debate. What is up
for debate is the type of attention it needs. Historically the City has focused its action on
providing for those with lesser means. While this action is honorable and has assisted a great
number of individuals, there is some concern that in the end we have perpetuated this area as
“our low income neighborhood”, and as such we have probably reinforced our biggest hurdle to
bringing this neighborhood into a position as a “Neighborhood of Choice”.
The Central Neighborhoods are home to many of the finest parks in the City of Holland, the
finest institutions, it has the most walkable neighborhoods, and it is adjacent to our nationally
recognized downtown. Given all of its strengths, the Central Neighborhoods are not fully
viewed as first choice neighborhoods. They are not neighborhoods in which many of those with
resources ultimately choose to live. This does not mean that there aren’t upstanding
homeowners in this neighborhood; it just means that when taking everything into
consideration, the Central Neighborhoods overall have not been able to attract the same
private investment as seen in the other neighborhoods.
To change the current situation of the Central Neighborhoods, it is recommended that through
an Ordinance the City establish an Urban Revitalization District. An Urban Revitalization District
is an attempt to build on this neighborhood’s strengths‐ not on its weaknesses ‐ while at the
same time attracting and supporting a more diverse population. This district will be generally
bounded by 24th Street on the south, the DDA boundaries on the north, Graafschap Avenue on
the west and Fairbanks and Lincoln Avenue on the east. This district will include significant
incentives coupled with appropriate regulations that will ensure the necessary investment this
area deserves.
To prepare for the greatest of successes in this District the following guiding principles must
serve as the tactical philosophy when viewing this neighborhood through a public policy lens.
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1. All existing programs must be re‐evaluated as they relate to this new plan.
2. The City must be willing to lose some less desirable housing and redesign programs to
gain the housing they desire.
3. There needs to be a single commission/committee with a mandate from City Council to
be responsible for the oversight of implementation of this plan and have the ability of
cross department oversight to ensure all components of the plan are equally
implemented.
4. Investment needs to be defined as improvements rather than simply maintenance.
5. Programs should be designed in such a way that owners quickly become knowledgeable
and improvements are easily transferable from one property to another, such as a
model landscaping plan for narrow lots.
6. Programs should be designed to use the city’s expertise, negotiating power and buying
power, to assist groups of citizens looking to make significant improvements in their
neighborhoods. This can be in the form of block‐long landscape blitzes, new garages
throughout a neighborhood, or bulk insulation purchases to weatherize homes.
7. Create programs that reward/provide incentives for what we want, and penalize what
we don’t want.
8. Protect investment. Covenants and restrictions work.
9. This District needs to be biased towards sustainable homeownership, with homeowners
having sufficient financial capacity to meet the vagaries of homeownership.
10. However, single family homeownership in this district is not for everyone. Seek a better
balance between owner‐occupied and renter‐occupied homes.
11. The District will continue to require subsidies ‐ they should be biased towards ending
the conditions that require subsidies, not perpetuating them.
To see the change we want in this District, the City must accomplish the following tasks:
1. Create a Neighborhood Enterprise Zone (NEZ). A NEZ is an area in the City will property
taxes are frozen for a set amount of years. To encourage significant private investment,
this NEZ shall be only applicable to new construction and/or additions or remodels
valued over $20,000.
2. Through an assessment program expand the current historic district pedestrian lighting
(as should be modified to include LED fixtures) throughout the Urban Preservation
District to complement its current pedestrian environment.
3. Expand review within the infill district ordinance to include exterior renovations in
addition to building additions.
4. All future construction in the city and especially in the URD must be green. Develop easy
checklists and education materials for building permit seekers.
5. The Urban Revitalization District has the oldest housing stock in the city. Significant
energy savings will be found here. Programs to educate homeowners and conduct home
energy audits will begin to make the Urban Revitalization District more energy efficient.
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6. Create a low interest loan program to allow all homeowners in this district access to
funds for new construction, i.e. such as new family room, additional bedroom, or new
garages.
7. Encourage demolition where warranted and provide planning assistance to facilitate the
appropriate reuse of the property. This might include assembling strategic located
properties for redevelopment by third properties. Or this can include the potential sale
of vacant property to adjacent property owner(s).
8. Demolish residences where warranted and create a localized “land bank” that allows
the City to hold the property for an extended period of times (years) until there is a
demand for new high quality homes in the district. Meanwhile, the city might grant
adjacent owner(s) an interim usage easement that allows them to use the property as
their own as long as they maintain to the City of Holland’s standards.
9. A thorough historic resources inventory should be conducted to identify historic
properties throughout this target area where historic preservation tools and incentives
can contribute to revitalization and where, conversely, other properties shy of any
redeeming historic or architectural quality might be identified as “susceptible” for
acquisition, removal and new construction.
10. Provide additional incentives for reducing the number of two family properties in the
district in an effort to provide a better balance in the range of housing types available.
11. Develop both a short and long term plan for the 16th and17th street corridor. From
Ottawa to Lincoln/Fairbanks
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MOVING FORWARD
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IMPLEMENTATION
This report sets forth several recommendations to put all of our neighborhoods on a path to
being premier places to live in and invest. However, if all this report does is receive a formal
approval and is placed on the shelf, then the ideas presented will not come to be and much will
be lost.
While special attention is focused on the Central Neighborhoods, it should be noted that as
other neighborhoods continue to age and evolve, they may become more susceptible to the
challenges facing the Central Neighborhoods today. It is vitally important to continue to support
and promote the values and aspirations described in this document throughout the City.
To see all of these recommendations implemented– both in the Framework as well as with the
creation of the Urban Revitalization District ‐ We urge City Council to do more than merely
accept this report as information. City Council needs to fully support this strategy and then give
staff clear direction towards its implementation.
We recommend City Council establish an oversight committee with the clear mandate of
implementing all aspects of this plan. To divide oversight among the existing fragmented
committees focused on housing will not give this strategy the full attention it needs. Through
such oversight the work of those existing committees can be coordinated and focused.
The oversight committee will be an all encompassing committee with the authority to evaluate
existing committees, existing programs, program accomplishments, and recommend changes to
City Council for their review and approval. Council can then either direct the existing
committees to make the necessary changes or direct the oversight committee to make the
changes.
It is vital to note that the varied objectives and tasks identified in this strategy‐ and indeed the
many strengths and successes we find already in our neighborhoods‐ are the result of the
efforts of many individuals and organizations working hard every day to make our
neighborhoods and our citizens stronger. This document focuses particularly on efforts that can
be initiated and/or supported by the public sector but which inevitably depend on the buy‐in,
collaboration, and strong leadership of our citizens and the numerous formal and informal
organizations and efforts busy making this a “community of choice” for our diverse residents.
We in both the public and private sectors must continue to find ways and resources that assist
those individuals and families with limited means in meeting the many objectives identified in
this strategy.
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