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Executive Summary  

ES-05 Executive Summary - 24 CFR 91.200(c), 91.220(b) 

1. Introduction 

This 2026–2030 Regional Consolidated Plan (RCP) represents a collaborative effort between the Cities of 

Muskegon, Muskegon Heights, and Norton Shores. Each city receives Community Development Block 

Grant (CDBG) funding, and the City of Muskegon administers HOME Investment Partnerships Program 

(HOME) funds for the region. 

  

 This plan reflects updated data from the most recent American Community Survey (ACS 5-Year 

Estimates), HUD CHAS datasets, 2023 Regional Housing Assessment findings, Continuum of Care (CoC) 

data, and local housing market analysis. 

  

 The region continues to experience rising housing costs, constrained rental inventory, aging housing 

stock, increasing housing cost burdens, and racial disparities in housing outcomes. Affordable housing 

production and preservation remain the highest priorities. 

2. Summary of the objectives and outcomes identified in the Plan 

The RCP participants undertook several efforts in seeking public input during its planning process.  Public 

input was sought through community partners which include social service orient agencies, 

neighborhood associations, meetings, resident based and county-wide surveys, public comment period, 

web-postings, social media and hearings.  In seeking input, participants were asked to identify priority of 

needs as it pertained to both fair and affordable housing, economic development, neighborhood and 

community development needs, etc.  The objectives and outcomes identified in this plan are a direct 

result of priority needs identified through all methods of outreach efforts.  

Moreover, objectives and outcomes identified in the plan are in alignment with national objectives 

which include:  providing decent and affordable housing, creating suitable living environment and/or 

improving economic opportunity.  The most critical/highest priority needs will be further addressed and 

identified relative to each RCP participant/partner in their Annual Action Plan (AAP) respectively.  The 

2026-2030 RCP goals/categories include:  Economic Development, Affordable Housing, Neighborhood 

Needs, Fair Housing, and Public/Community Facilities and Improvements.  

A summary of objectives and outcomes identified are as follows:  
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• Street Repair, Streetscapes, Signage, Neighborhood Enhancements; 

• Quality Affordable Housing and Homeownership Opportunity; 

• Home Repairs Assistance; 

• Senior Housing Assistance; 

• Job Development; 

• Youth Opportunities and Recreation; 

• Code Enforcement - Blight Abatement/Neighborhood Clean-up, Inspection, Smoke Detector; 

• Crime Prevention and Anti-Theft Deterrents and Equipment; 

• Senior Services / CHORE Services; 

• Quality Affordable Rental and Homeownership Opportunity; 

• Fair Housing Assistance; 

• Energy Efficiency / Alternative Energy Programs and Assistance; 

• Exterior Façade and Interior Improvements; 

• Property Maintenance Assistance and Education; 

• Legal Services / Foreclosure Prevention; 

• Public Facilities Improvements/Development; 

• Acquisition Development and Resale and Homebuyer Incentives; 

• Vacant Structure / Lot Maintenance; 

• Neighborhood Association Start-up and Incentives Programs; 

• Landlord / Rental Rehab Incentives; 

• Demolition; 

• Homelessness Preventative Programs and Assistance; 

• Transportation and Daycare Assistance; and, 

• Utility -Mortgage - Rent - Tax and Property Insurance Assistance Program(s). 

3. Evaluation of past performance 

Each community has its own unique way in servicing its citizens.  Participating in the regional plan 

process provides for increased focus relative to strengths and weaknesses and enhances the ability to 

address current trends and needs.  The RCP partners will maintain most of its former programs and will 

adjust its funding priorities to match any potential new priority needs identified by its public with 

special emphasis being on those identified as having the most critical priority needs and the flexibilities 

to aid with needs involving COVID-19.  

During the former plan development, jurisdictions experienced funding declines with rising cost, while 

others may have experienced a slight increase.  In such instances, goals and objectives may have been 

impacted.  However, we continue to review plans, goals, objectives and priority needs to make sure we 

remain relevant and realistic when it comes to overall management and plan carryout. 

4. Summary of citizen participation process and consultation process 
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The citizen participation and consultation process in drafting the plan include:  meetings, public 

hearings, public comment periods, web postings, social media outreach, and administration of local and 

area-wide surveys.  A summary of methods utilized in seeking and receiving public input and its 

processes are as follows: 

Meetings:  provided data to meeting participants pertaining to eligible uses of CDBG and HOME funds, 

past uses of funds and an explanation/overview of formulating the CP.  This overview also included 

general discussion relative to priority needs, goals and objectives and programs to be carried out during 

plan years.  

Public Hearings:  Public hearings included review of plan drafts, question and answer period, and/or to 

accept further comments via Commission/Council and public involving the RCP development and it 

processes. 

Public Notices:  Notice of opportunity to comment is, at minimum, published in the newspaper for 

general circulation ten (10) days prior to hearing date.  When available and possible, subject to 

deadlines, efforts are made to publish notices in publications serving minority and non-English speaking 

populations, as well as sent to any potentially affected organizations.  

 

Surveys:  The RCP partners conducted larger general surveys to determine funding category priorities 

including, economic development, fair housing, affordable housing, neighborhood / community services 

and community development (i.e., infrastructure/facilities), etc.  This survey was administered during 

Years 2026.  The availability of the survey was published in the local newspaper and made available via 

each city’s website, social media outlets and provided directly upon request, via emails and/or mailings.  

Outreach and marketing, involving this effort resulted in approximately 7 meetings, over 500 survey 

responses being received.  Priority needs, goals and objectives were identified and prioritized based 

upon public involvement and is reflected in plan development. 

5. Summary of public comments 

Amongst those surveyed, approximately 49% were residents of the City of Muskegon, followed by 25%, 

City of Muskegon Heights, 18% City of Norton Shores with the remaining 8% being categorized as other, 

but yet residents of Muskegon County.  A general synopsis of public comments expressed according to 

highest level of needs are as follows:  

• Street Repair, Streetscapes, Signage, Neighborhood Enhancements; 

• Quality Affordable Housing and Homeownership Opportunity; 

• Home Repairs Assistance; 

• Senior Housing Assistance; 
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• Job Development; 

• Youth Opportunities and Recreation; 

• Code Enforcement - Blight Abatement/Neighborhood Clean-up, Inspection, Smoke Detector; 

• Crime Prevention and Anti-Theft Deterrents and Equipment; 

• Senior Services / CHORE Services; 

• Quality Affordable Rental and Homeownership Opportunity; 

• Fair Housing Assistance; 

• Energy Efficiency / Alternative Energy Programs and Assistance; 

• Exterior Façade and Interior Improvements; 

• Property Maintenance Assistance and Education; 

• Legal Services / Foreclosure Prevention; 

• Public Facilities Improvements/Development; 

• Acquisition Development and Resale and Homebuyer Incentives; 

• Vacant Structure / Lot Maintenance; 

• Neighborhood Association Start-up and Incentives Programs; 

• Landlord / Rental Rehab Incentives; 

• Demolition; 

• Homelessness Preventative Programs and Assistance; 

• Transportation and Daycare Assistance; and, 

• Utility – Mortgage – Rent – Tax and Property Insurance Assistance Program(s). 

6. Summary of comments or views not accepted and the reasons for not accepting them 

All comments are considered during the public comment process and included in plan evolvement.  

During plan development no comments, nor views were not considered or omitted involving this 

process.  The public process was broken down by jurisdiction, and listed those outside the 3 municipal 

agents. 

7. Summary 

Significant efforts were undertaken to obtain public input through public meetings, social media 

outreach and outlets, advertising, surveys, comment periods and public hearings.  The RCP partners 

utilized public input to identify priority needs to be addressed with CDBG and HOME funding.  All 

objectives and goals within the plan are in alignment with the priority needs identified.  Each city will 

continue to obtain public input to ensure the needs identified within the plan remains current.  Changes 

will be reflected yearly via the Annual Action Plan submissions as it relates to evolving needs. 

Planning documents were advertised and made available to the community at large for a period not less 

than 30 days.  Each RCP partner also conducted localized public hearings during this process to obtain 

further input, prior to plan submission.  The needs identified are consistent with plan development and 

will aid each partner in addressing community needs.   
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Agency, group and organizational participation or those targeted (county-wide) include: housing 

providers, social services-oriented agency providers, healthcare providers, non-profits, governmental 

entities, educators, community and faith-based organizations.  In compiling information gathered via all 

outreach efforts, not to mention processing public input in devising the RCP, no comments were 

excluded or omitted.  For more information, please see Survey results attached. 
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The Process 

PR-05 Lead & Responsible Agencies - 24 CFR 91.200(b) 

1. Describe agency/entity responsible for preparing the Consolidated Plan and those 

responsible for administration of each grant program and funding source 

The following are the agencies/entities responsible for preparing the Consolidated Plan and 

those responsible for administration of each grant program and funding source. 

Agency Role Name Department/Agency 

   

CDBG Administrator   City of Muskegon 

HOME Administrator MUSKEGON City of Muskegon 

Table 1 – Responsible Agencies 

 
Narrative 

The Cities of Muskegon, Muskegon Heights and Norton Shores entered into a collaborative which 

resulted in the 2016 Regional Consolidated Plan (RCP) development. In continuing to meet the needs 

assessed by our county residents collectively, Muskegon, Muskegon Heights and Norton Shores will 

continue its partnership. This partnership will not only reflect goals, objectives, and priority needs, but 

programs to be administered during the 2026-2030 5 year RCP period. 

 

The RCP was developed through a joint collaborative involving plan partners with the City of Muskegon 

serving as lead. Each city leverages its available resources, to every extent possible, to accomplish its 

identified housing and community development goals. The primary sources of funding as specified are 

CDBG and HOME Investment Partnership funding, with Muskegon being the only recipient of HOME 

funds. Programs and/or projects to be administered specific to each community will be covered in each 

Grantee’s Annual Action Plan. The Annual Action Plan is a derivative of the Regional Consolidated Plan 

and both of which describes proposed projects/programs to be carried out using HUD funding 

allocations and anticipated resources which may be used as leverage when administering its programs 

and projects to address geographic needs. 
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Consolidated Plan Public Contact Information 

The contacts for each community are: City of Muskegon: Director of Community and Neighborhood 

Services (231) 724-6717; City of Muskegon Heights: Director of Planning and Community Development 

(231) 733-8830; City of Norton Shores: Director of Administrative Service (231) 798-4391 Ext. 1379  
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PR-10 Consultation - 91.100, 91.110, 91.200(b), 91.300(b), 91.215(l) and 

91.315(l) 

1. Introduction 

The Regional Consolidated Plan (RCP) partners consulted with residents, local housing authorities, 

citizen advisory and neighborhood associations, regional and county government, non-profits, city 

departments and local organizations while identifying priority needs for plan development.  The 

consultation process primarily consisted of outreach to all of the aforementioned through community 

forums/meetings and/or surveys.  Consultation and coordination of the RCP ensures that there is a 

unified vision for housing and community development activities within each city.  The cities have jointly 

developed the RCP as a collective process shaping its programs into operative and symmetrical 

strategies.  This process also facilitates the opportunity for planning and citizen participation to take 

place in a comprehensive context, aimed at minimizing duplication of efforts.  This will further provide 

for expanding existing or implementing new services, not to mention furthers leveraging of existing 

resources. 

In devising the 2026-2030 RCP, participants were careful in including all relevant stakeholders, including 

public and private sector and non-profit organizations.  The Cities work closely with its consorts to 

design programs that are specific to addressing identified priority needs.  

Each municipality administered Hearings within their Council/Commission meetings for the Regional and 

the Annual Action Plan: 

Muskegon:  March 31 and April 14 2026 at 5:30 pm with a comment period of April 7-May 7, 2026, 

Muskegon Heights:   March 24 and April 7, 2026 at 5:30 pm with a comment period of April 7-May 7, 

2026, 

Norton Shores:  April 21st at 5:30 p.m. with comments accepted from April 21- May 21, 2026. 

Provide a concise summary of the jurisdiction’s activities to enhance coordination between 

public and assisted housing providers and private and governmental health, mental health 

and service agencies (91.215(I)). 

Each RCP partner serves as its lead agency for the development, implementation and coordination of 

services from agencies that may participate in the 5-Year Plan process.  In order to meet increased 

needs involving those that are considered very-low to low-moderate income residents, each partner 

leverages its funding with additional sources which includes:  local, federal, state and community-based 

organizations.  Participating organizations enable each city to provide enhanced levels of housing, 

economic development and public services.  In an economically distressed environment and whereas 
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local, state and federal aid is limited or declining, it will entail intensive efforts in coordinating services 

and activities to favorably impact the lives of residents having critical need. 

In addressing any potential unmet needs, key agencies involved in anticipated plan collaboration of 

services include, but may not be limited to the following: 

• Michigan State Housing Development Authority (MSHDA); 

• Michigan State Department of Human Services (DHS); 

• Community Mental Health; 

• RCP Partners - Public Housing Authorities; 

• Muskegon County Health Department; 

• Muskegon Area Intermediate School District; 

• Muskegon/Muskegon Heights/Norton Shores Public Schools; 

• Legal Aid of Western Michigan; 

• Western Michigan Fair Housing; 

• Pioneer Resources; 

• Muskegon County Continuum of Care (CoC); 

• Disability Connections; 

• Community Encompass; 

• Solid Rock Housing INC; 

• Salvation Army/Rescue Mission/Every Women's Place (EWP); 

• Inner City Christian Federation (ICCF); 

• Dwelling Place; 

• Faith Based/Community Based and Neighborhood Organizations; and, 

• Stakeholders/Landlords. 

 

Describe coordination with the Continuum of Care and efforts to address the needs of 

homeless persons (particularly chronically homeless individuals and families, families with 

children, veterans, and unaccompanied youth) and persons at risk of homelessness 

The CoC works diligently with City partners and alike minded agencies in minimizing and/or the 

prevention of homelessness.  The CoC works with system partners including the Muskegon County 

Rescue Mission/Salvation Army/EWP, VA Muskegon/Muskegon Heights PHA's, DHS and CMH to ensure 

there is no wrong door entry for those seeking assistance. Utilizing its funding sources, the CoC 

developed both financial assistance programs, eviction prevention programs and methods in improving 

client participation through mainstream benefits and case management supportive services.  The CoC 

also conducts point in time counts, coordinating clients and working to align services that assist 

homeless populations.  CoC members also participated in the survey process to obtain priority needs 

involving the homeless population and its needs. 
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Describe consultation with the Continuum(s) of Care that serves the jurisdiction's area in 

determining how to allocate ESG funds, develop performance standards and evaluate 

outcomes, and develop funding, policies and procedures for the administration of HMIS 

The RCP partners are participants/members of the CoC.  The CoC consults with local, state and federal 

ESG funders through an open communication and reporting process.  Agencies that are supported by 

ESG funding also serve on the CoC and report on-going.  The CoC, in conjunction with the RCP partners, 

ESG funded agencies and other service providers, work diligently to determine as to how to allocate 

funds per eligible activity, develop performance measures, create outcome measurements, and 

establish funding policies and procedures for ESG programs.  The CoC and the City partners continue to 

work with key stakeholders to ensure that CoC, ESG, private and other government funds are most 

effectively utilized in attempt at preventing and/or ending homelessness.  The CoC outreach committee 

also includes representation from the CoC, ESG funded agencies, private and government funded 

housing service providers, including emergency shelter, transitional housing, rapid rehousing, 

prevention services and permanent support housing programs.  All work together to ensure that 

services are coordinated appropriately and proficiently for better servicing of its clients. 

2. Describe Agencies, groups, organizations and others who participated in the process 

and describe the jurisdictions consultations with housing, social service agencies and other 

entities 
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Table 2 – Agencies, groups, organizations who participated 

1 Agency/Group/Organization Muskegon Housing Commission 

Agency/Group/Organization Type Housing 

PHA 

Services - Housing 

Services-Children 

Services-Elderly Persons 

Services-Persons with Disabilities 

Services-Persons with HIV/AIDS 

Services-homeless 

Services-Education 

Business and Civic Leaders 

Veterans 

What section of the Plan was addressed 

by Consultation? 

Housing Need Assessment 

Lead-based Paint Strategy 

Public Housing Needs 

Homelessness Strategy 

Homeless Needs - Chronically homeless 

Homeless Needs - Families with children 

Homelessness Needs - Veterans 

Homelessness Needs - Unaccompanied youth 

Non-Homeless Special Needs 

HOPWA Strategy 

Economic Development 

Market Analysis 

Anti-poverty Strategy 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency was consulted relative to the services it 

provides, wait list, expanded resources and 

development and needs. Agency provided data needed 

in the development of RCP/AAP. The RCP partners 

work closely with the PHA in addressing affordable 

housing needs. Outcomes support the need for 

affordable housing for low-moderate income 

households. Several households are being assisted 

through this agency. 

2 Agency/Group/Organization Muskegon County United Way 

Agency/Group/Organization Type Other government - County 

Other government - Local 

Regional organization 

Business and Civic Leaders 
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What section of the Plan was addressed 

by Consultation? 

Housing Need Assessment 

Lead-based Paint Strategy 

Public Housing Needs 

Homelessness Strategy 

Homeless Needs - Chronically homeless 

Homeless Needs - Families with children 

Homelessness Needs - Veterans 

Homelessness Needs - Unaccompanied youth 

Non-Homeless Special Needs 

Economic Development 

Market Analysis 

Anti-poverty Strategy 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

All were briefed relative to the process. Each provided 

relative feedback for use in devising the plan. 

Outcomes included coordinated efforts to provide 

public services, funding addressing community needs 

and homelessness. 

3 Agency/Group/Organization Goodwill Industries of West Michigan, Inc 

Agency/Group/Organization Type Housing 

Services-Elderly Persons 

Services-Persons with Disabilities 

Services-Health 

Services-Education 

Services-Employment 

Service-Fair Housing 

Health Agency 

Other government - Local 

Major Employer 

What section of the Plan was addressed 

by Consultation? 

Economic Development 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Goodwill Industry was the lead agency involving the 

"Show Me the Money" Event Day for Muskegon 

County.  The event provided an avenue to survey the 

community, county, partners, agencies and citizens 

present.  Approximately 300 persons participated in 

the event. 



  Consolidated Plan MUSKEGON     13 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

4 Agency/Group/Organization Muskegon Heights Housing Commission 

Agency/Group/Organization Type Housing 

PHA 

Services - Housing 

Services-Children 

Services-Elderly Persons 

Services-Persons with Disabilities 

Services-Persons with HIV/AIDS 

Services-Victims of Domestic Violence 

Services-homeless 

Services-Education 

Services-Employment 

Service-Fair Housing 

Services - Victims 

Veterans 

What section of the Plan was addressed 

by Consultation? 

Housing Need Assessment 

Lead-based Paint Strategy 

Public Housing Needs 

Homelessness Strategy 

Homeless Needs - Chronically homeless 

Homeless Needs - Families with children 

Homelessness Needs - Veterans 

Homelessness Needs - Unaccompanied youth 

Non-Homeless Special Needs 

HOPWA Strategy 

Market Analysis 

Anti-poverty Strategy 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency was consulted in providing the opportunity to 

have public comment during plan development, not to 

mention to provide specific information as it pertains 

to the development of the Strategic Plan (SP-50 Public 

Housing). Information sought included services it 

provides, wait list clients, expanded resources and 

development and needs. The RCP partners work 

closely with its PHA in addressing affordable housing 

needs. Outcomes support the need for affordable 

housing for low-moderate income households as well 

as support or are in alignment with RCP development. 
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5 Agency/Group/Organization Hackley Public Library 

Agency/Group/Organization Type Services-Education 

Services - Broadband Internet Service Providers 

Services - Narrowing the Digital Divide 

What section of the Plan was addressed 

by Consultation? 

Homeless Needs - Chronically homeless 

Homeless Needs - Families with children 

Homelessness Needs - Unaccompanied youth 

Non-Homeless Special Needs 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Hackley Public Library has a park that is open to the 

public and provides internet access to anyone who 

visits the park. In addition, the library itself is also open 

to the public to access computers and internet. 

 

Identify any Agency Types not consulted and provide rationale for not consulting 

The RCP partners consulted with all public, private, and non-profit organizations whose services directly 

relate to the goals and objectives of the RCP and comprehensive planning efforts for the community in 

which we congruently serve.  Governmental agencies related to children, welfare and workforce services 

were contacted through the CoC and Ad-hoc committees, whereas each are represented. All applicable 

agencies were targeted and/or consulted, if not directly, indirectly through information gathering and 

the citizen participation process efforts. 

 

Other local/regional/state/federal planning efforts considered when preparing the Plan 

Name of Plan Lead Organization How do the goals of your Strategic Plan overlap with the 
goals of each plan? 

Continuum of 

Care 

Muskegon County 

CoC 

The CoC has identified goals relative to ending homelessness 

via its 10 Year Plan.  The CoC 10 Year Plan and the RCP both 

include programs that support efforts geared towards 

addressing homeless needs and prevention. 

Public Hearings Muskegon/Norton 

Shores 

The Strategic Plan is in coordination with each annual plan 

thereafter. The RCP and AAP were made available for a 

comment period for Muskegon May2- May 31, 2021 and 

Norton Shores was April 21- May 21, 2026. 

Public Hearing Muskegon Heights The RCP and the AAP were made available for public 

comment: April 16, 2021 through May 16, 2021, with a Public 

Hearing being held on May 13, 2021 at 5:30 p.m. 

Table 3 – Other local / regional / federal planning efforts 
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Describe cooperation and coordination with other public entities, including the State and any 

adjacent units of general local government, in the implementation of the Consolidated Plan 

(91.215(l)) 

The CoC is responsible for providing essential homeless services including transitional housing, 

emergency shelter housing, and homeless prevention services.  As members of the CoC, it is important 

for the City to coordinate and continue efforts to meet the objectives as identified in the RCP.  

Collaboration between local, county, and state agencies are important in successfully carrying out the 

goals and objectives identified in the RCP as well as addressing community needs.  Each RCP partner 

works closely with its Mayor/Mayor Pro-Tem, and City Commission or Council to ascertain coordination 

amongst efforts when implementing applicable programs.  Public hearings are held at each grantee's 

meeting to provide yet another opportunty for comments. 

 

Narrative 

The City works in close coordination with service entities to coordinate annual RFP processes and 

funding efforts.  The primary goals are to ensure efforts are not duplicative and to implement a 

community web-based system for increased tracking benefit and support of this effort/process. 

Emergency management, water and flood resource data along with hazard mitigations are a part of 

our Planning departments.  Each municipal agent has received consultation from their own planning 

staff for development of housing or other public service acts planned each year.  Planning staff are able 

to provide data necessary for economic development. 
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PR-15 Citizen Participation - 91.105, 91.115, 91.200 (c) and 91.300(c) 

1. Summary of citizen participation process/Efforts made to broaden citizen participation 
Summarize citizen participation process and how it impacted goal-setting 
 

The citizen participation and consultation process in drafting the plan include:  meetings, public hearings, public comment periods, web postings, 

social media outreach, and administration of local and area-wide surveys.  A summary of methods utilized in seeking and receiving public input 

and its processes are as follows: 

Meetings:  provided data to meeting participants pertaining to eligible uses of CDBG and HOME funds, past uses of funds and an 

explanation/overview of formulating the CP.  This overview also included general discussion relative to priority needs, goals and objectives and 

programs to be carried out during plan years.  

Public Hearings:  Public hearings included review of plan drafts, question and answer period, and/or to accept further comments via 

Commission/Council and public involving the RCP development and it processes. 

Public Notices:  Notice of opportunity to comment is, at minimum, published on all city sites and social accounts for general circulation ten (10) 

days prior to hearing date.  When available and possible, subject to deadlines, efforts are made to publish notices in publications serving 

minority and non-English speaking populations, as well as sent to any potentially affected organizations.  

Surveys:  The RCP partners conducted larger general surveys to determine funding category priorities including, economic development, fair 

housing, affordable housing, neighborhood / community services and community development (i.e., infrastructure/facilities), etc.  This survey 

was administered during Years 2020 and 2021.  The availability of the survey was published in the local newspaper and made available via each 

city’s website, social media outlets and provided directly upon request, via emails and/or mailings.  

Outreach and marketing, involving this effort resulted in approximately 7 meetings, over 500 survey responses being received.  Priority needs, 

goals and objectives were identified and prioritized based upon public involvement and is reflected in plan development. 
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Citizen Participation Outreach 

Sort Ord
er 

Mode of Outre
ach 

Target of Outre
ach 

Summary of  
response/attenda

nce 

Summary of  
comments received 

Summary of comm
ents not accepted 

and reasons 

URL (If applicable) 
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Sort Ord
er 

Mode of Outre
ach 

Target of Outre
ach 

Summary of  
response/attenda

nce 

Summary of  
comments received 

Summary of comm
ents not accepted 

and reasons 

URL (If applicable) 

1 Internet 

Outreach 

Minorities 

  

Non-English 

Speaking - 

Specify other 

language: 

Spanish 

  

Persons with 

disabilities 

  

Non-

targeted/broad 

community 

  

Residents of 

Public and 

Assisted 

Housing 

  

Stakeholders, 

Service 

Providers, etc. 

Over 1000 

persons viewed 

survey, with 

approximately 

500 participating. 

Comments support 

RCP. 

Informed/feedback 

included: need for 

affordable rental 

and housing, need 

for legal services, 

need for fair 

housing, need for 

crime prevention 

programs/services, 

need for increased 

code enforcement, 

need for blight 

abatement, need 

for homebuyer-

rehab-energy 

efficiency programs, 

need for economic 

development, 

recreation, 

education/literacy 

programs, need for 

programs/incentive

s for 

economic/develop

ment opportunity, 

rental incentives for 

landlords, 

foreclosure 

preventions, legal 

services, seniors, 

youth, child care 

All comments 

received involving 

this process are 

considered.  No 

comments are 

deleted or omitted 

as it involves this 

process. 

www.muskegon-mi.gov;   

www.cityofmuskegonheight

s.org;   

www.nortonshores.org 
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Sort Ord
er 

Mode of Outre
ach 

Target of Outre
ach 

Summary of  
response/attenda

nce 

Summary of  
comments received 

Summary of comm
ents not accepted 

and reasons 

URL (If applicable) 

2 Public Meeting Minorities 

  

Non-English 

Speaking - 

Specify other 

language: 

Spanish 

  

Persons with 

disabilities 

  

Non-

targeted/broad 

community 

  

Residents of 

Public and 

Assisted 

Housing 

  

Stakeholders, 

Service 

Providers, etc. 

Collectively, 

approximately 

seven (7) 

meetings were 

held with 40 

people 

participating. 

Comments support 

RCP development. 

See survey results 

attached for more 

information. 

All comments 

received involving 

this process are 

considered.  No 

comments are 

deleted or omitted 

as it involves this 

process. 

www.muskegon-mi.gov;   

www.cityofmuskegonheight

s.org;   

www.nortonshores.org 



  Consolidated Plan MUSKEGON     20 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

Sort Ord
er 

Mode of Outre
ach 

Target of Outre
ach 

Summary of  
response/attenda

nce 

Summary of  
comments received 

Summary of comm
ents not accepted 

and reasons 

URL (If applicable) 

3 Newspaper Ad Minorities 

  

Non-English 

Speaking - 

Specify other 

language: 

Spanish 

  

Persons with 

disabilities 

  

Non-

targeted/broad 

community 

  

Residents of 

Public and 

Assisted 

Housing 

  

Stakeholders, 

Service 

Providers, etc. 

Between the RCP 

partners, at least 

3 adds were 

locally published 

in support of this 

process and in 

gaining citizen 

input or affording 

citizen's the 

opportunity to 

have input. 

Comments support 

RCP development. 

See survey results 

attached for more 

information. 

All comments 

received involving 

this process are 

considered.  No 

comments are 

deleted or omitted 

as it involves this 

process. 

www.muskegon-mi.gov;   

www.cityofmuskegonheight

s.org;   

www.nortonshores.org 
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Sort Ord
er 

Mode of Outre
ach 

Target of Outre
ach 

Summary of  
response/attenda

nce 

Summary of  
comments received 

Summary of comm
ents not accepted 

and reasons 

URL (If applicable) 

4 Internet 

Outreach / 

Survey 

Minorities 

  

Non-English 

Speaking - 

Specify other 

language: 

Spanish 

  

Persons with 

disabilities 

  

Non-

targeted/broad 

community 

  

Residents of 

Public and 

Assisted 

Housing 

  

Stakeholders, 

Service 

Providers, etc. 

Over 1000 

persons viewed 

survey, with 

approximately 

500 participating. 

Comments support 

RCP development. 

See survey results 

attached for more 

information. 

All comments 

received involving 

this process are 

considered.  No 

comments are 

deleted or omitted 

as it involves this 

process. 

www.muskegon-mi.gov;   

www.cityofmuskegonheight

s.org;   

www.nortonshores.org 

Table 4 – Citizen Participation Outreach 
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Needs Assessment 

NA-05 Overview 

Needs Assessment Overview 

The Needs Assessment evaluates the housing, homelessness, special needs, and non-housing 

community development needs of residents in the Cities of Muskegon, Muskegon Heights, and Norton 

Shores. This amended 2026–2030 Consolidated Plan incorporates the most recent data available from 

the American Community Survey (ACS 5-Year Estimates 2018–2022), HUD CHAS dataset, local 

administrative records, Continuum of Care reports, and the 2023 Regional Housing Assessment 

prepared for Muskegon County. 

  

The updated data confirm that housing affordability remains the most significant challenge across the 

region. Median home values and rental costs have increased substantially since the previous 

Consolidated Plan, while household incomes have not increased at the same rate. As a result, a growing 

number of households are experiencing housing cost burden, defined as paying more than 30 percent of 

income toward housing costs. 

  

The 2023 Housing Assessment identified a shortage of affordable rental units for households below 50 

percent of Area Median Income (AMI), with the greatest shortage among households below 30 percent 

AMI. The report also noted that the regional housing stock is aging, with a large percentage of units built 

prior to 1970, resulting in increased need for rehabilitation, lead hazard reduction, and accessibility 

modifications. 

  

Demand for affordable housing is expected to continue increasing during the 2026–2030 program 

period due to rising construction costs, limited housing inventory, and increased demand for smaller and 

accessible housing units. 
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NA-10 Housing Needs Assessment - 24 CFR 91.205 (a,b,c) 

Summary of Housing Needs 

Recent CHAS data indicate that renters with incomes below 50 percent AMI experience the highest 

levels of housing cost burden in the region. Approximately 62 percent of renter households below 50 

percent AMI pay more than 30 percent of income toward housing costs, and approximately 38 percent 

experience severe cost burden, paying more than 50 percent of income toward housing.  

Extremely low-income households (≤30% AMI) face the greatest difficulty securing safe and affordable 

housing. The 2023 Housing Assessment estimates that the region has a deficit of several hundred 

affordable rental units for this income category.  

Among homeowners, approximately 28 percent of low-income households are cost burdened. Many 

low-income homeowners live in older homes requiring major repairs, and rising property insurance, 

utilities, and maintenance costs contribute to housing instability.  

Senior households represent a growing share of cost-burdened homeowners, particularly those on fixed 

incomes. Demand for smaller, accessible, and affordable housing units is expected to increase during the 

planning period. 

  

Demographics Base Year:  2009 Most Recent Year:  2020 % Change 

Population 516 72,605 13971% 

Households 63,700 27,095 -57% 

Median Income $0.00 $0.00   

Table 5 - Housing Needs Assessment Demographics 

 
Data Source: 2000 Census (Base Year), 2016-2020 ACS (Most Recent Year) 

 

Number of Households Table 

 0-30% 
HAMFI 

>30-50% 
HAMFI 

>50-80% 
HAMFI 

>80-100% 
HAMFI 

>100% 
HAMFI 

Total Households 4,235 3,990 5,740 2,640 10,485 

Small Family Households 1,140 1,200 2,095 980 4,920 

Large Family Households 280 280 690 204 795 

Household contains at least one 

person 62-74 years of age 855 755 1,580 690 2,585 

Household contains at least one 

person age 75 or older 585 895 605 405 1,065 
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 0-30% 
HAMFI 

>30-50% 
HAMFI 

>50-80% 
HAMFI 

>80-100% 
HAMFI 

>100% 
HAMFI 

Households with one or more 

children 6 years old or younger 764 720 1,210 509 1,035 

Table 6 - Total Households Table 
Data Source: 2016-2020 CHAS 
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Housing Needs Summary Tables 

1. Housing Problems (Households with one of the listed needs) 

 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Substandard 

Housing - 

Lacking 

complete 

plumbing or 

kitchen facilities 30 90 35 20 175 0 4 44 0 48 

Severely 

Overcrowded - 

With >1.51 

people per 

room (and 

complete 

kitchen and 

plumbing) 0 10 0 0 10 0 0 20 0 20 

Overcrowded - 

With 1.01-1.5 

people per 

room (and none 

of the above 

problems) 125 100 130 4 359 10 10 75 0 95 

Housing cost 

burden greater 

than 50% of 

income (and 

none of the 

above 

problems) 1,640 575 15 0 2,230 545 200 165 24 934 

Housing cost 

burden greater 

than 30% of 

income (and 

none of the 

above 

problems) 394 1,170 735 4 2,303 380 555 740 125 1,800 
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 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

Zero/negative 

Income (and 

none of the 

above 

problems) 215 0 0 0 215 120 0 0 0 120 

Table 7 – Housing Problems Table 
Data 
Source: 

2016-2020 CHAS 

 

2. Housing Problems 2 (Households with one or more Severe Housing Problems: Lacks kitchen 

or complete plumbing, severe overcrowding, severe cost burden) 

 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Having 1 or more of 

four housing 

problems 1,800 775 180 24 2,779 555 215 300 24 1,094 

Having none of four 

housing problems 1,230 1,555 2,040 860 5,685 650 1,445 3,225 1,720 7,040 

Household has 

negative income, 

but none of the 

other housing 

problems 0 0 0 0 0 0 0 0 0 0 

Table 8 – Housing Problems 2 
Data 
Source: 

2016-2020 CHAS 

 

3. Cost Burden > 30% 

 Renter Owner 

0-30% 
AMI 

>30-50% 
AMI 

>50-
80% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Small Related 624 705 345 1,674 340 155 305 800 

Large Related 230 99 30 359 18 40 30 88 

Elderly 470 554 255 1,279 394 344 449 1,187 
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 Renter Owner 

0-30% 
AMI 

>30-50% 
AMI 

>50-
80% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 

Other 835 500 145 1,480 175 215 130 520 

Total need by 

income 

2,159 1,858 775 4,792 927 754 914 2,595 

Table 9 – Cost Burden > 30% 
Data 
Source: 

2016-2020 CHAS 

 

4. Cost Burden > 50% 

 Renter Owner 

0-30% 
AMI 

>30-50% 
AMI 

>50-80% 
AMI 

Total 0-30% 
AMI 

>30-50% 
AMI 

>50-80% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Small Related 0 0 280 280 160 10 0 170 

Large Related 0 0 4 4 18 10 0 28 

Elderly 305 195 15 515 265 95 104 464 

Other 0 700 125 825 105 0 0 105 

Total need by 

income 

305 895 424 1,624 548 115 104 767 

Table 10 – Cost Burden > 50% 
Data 
Source: 

2016-2020 CHAS 

 

5. Crowding (More than one person per room) 

 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Single family 

households 125 90 65 4 284 0 10 75 0 85 

Multiple, unrelated 

family households 0 10 55 0 65 10 0 20 0 30 

Other, non-family 

households 0 10 0 0 10 0 0 0 0 0 

Total need by 

income 

125 110 120 4 359 10 10 95 0 115 

Table 11 – Crowding Information – 1/2 
Data 
Source: 

2016-2020 CHAS 
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 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 

Households with 

Children Present 0 0 0 0 0 0 0 0 

Table 12 – Crowding Information – 2/2 
Data Source 
Comments: Local Continuum of Care report data. 

 

Describe the number and type of single person households in need of housing assistance. 

According to the 2019 American Community Survey (ACS) data, regionally the highest percentage of 

households are occupied by single person householders with this number being represented mostly by 

renters.  Moreover, renters versus owner-occupied persons are more commonly known for having 

greater need for housing assistance.  This primarily exist due to renters being or experiencing higher cost 

burdens.   The numbers from the HMIS report suggest that more than 700 families/persons are in need 

of housing.  Homelessness is real and alive thus the need is there to create opportunities for safe, 

decent and affordable. 

Estimate the number and type of families in need of housing assistance who are disabled or 

victims of domestic violence, dating violence, sexual assault and stalking. 

EWP, Salvation Army and the Rescue Mission all serve persons and families that may be experiencing 

problems surrounding acts of violence and disabilities.  Combined agencies service thousands of persons 

and families with most requiring emergency shelter.  This is reflective solely of the families electing to 

receive services.  With this in mind, it is likely that many additional families experience domestic 

violence and are in need of housing, but never seek or follow through on service or assistance needs. 

Domestic violence stats are lower than expected per the CoC HMIS report- 63 persons are in the number 

of abused individuals/families experiencing this more than 1 year.  Under 3 months- 43, 3-6 months- 19, 

6 months- 10.  The battle is not won however, several local programs are helping to provide housing 

assistance and especially with the Corona virus atmosphere. 

What are the most common housing problems? 

Housing problems do come in all shapes and sizes because each household has its own need per 

member size.  The city of Muskegon is embarking on a number of housing styles- duplexes, townhouses, 

smaller homes, rentals instead of homebuyers.  Providing the right housing for each household is the 

problem and we must provide a variety of housing choices. 

Regionally, plan partners service more homeowners’ verses renters.  Survey results and HUD data seem 

to support that there are greater needs amongst households occupied by renters.  However, both 
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homeowners’ and renters are in need, given the demographics of each City.  The most common housing 

problems are: substandard housing, severe overcrowding and burdened housing costs.  According to 

CHAS data, rental households at 30% or below AMI are impacted most by housing cost burden, 

substandard living and overcrowding.  Data suggests that homeowners up to 80% experience some level 

of housing cost burden, over-crowding and/or some form of substandard living.  This supports priority 

need for affordable housing for rentals and maintaining owner-occupied housing rehabilitation 

programs for low-income residents. 

Are any populations/household types more affected than others by these problems? 

 

Information suggests that there are both very-low and low-income owner households and extremely-

low and low-income renters, all of which are severely cost burdened and/or are over extended in 

housing and rental costs.  Those most impacted are those with housing cost burdens greater than 30% 

of total income.  Households at 30% or below AMI are significantly impacted by housing cost burden and 

are much more likely to experience a housing cost burden greater than 50% of total income.  Notably, 

a higher number of rental households at 80% or below AMI experience overcrowding, as opposed to 

homeowners below 80% AMI, whereas a significant proportion of homeowners below 80% AMI 

experience substandard housing.  Information supports both affordable rental housing and owner-

occupied housing rehabilitation households are in need. 

  

 

Describe the characteristics and needs of Low-income individuals and families with children 

(especially extremely low-income) who are currently housed but are at imminent risk of 

either residing in shelters or becoming unsheltered 91.205(c)/91.305(c)). Also discuss the 

needs of formerly homeless families and individuals who are receiving rapid re-housing 

assistance and are nearing the termination of that assistance 

Families/persons that are linked with high housing cost, substandard housing, unstable environments, 

overcrowding and low-income, are subjected to homelessness.  Families with children at risk of 

homelessness have the following characteristics and needs: 

• Increased housing cost; 

• Little or no support from family and/or extended family; no natural supports; 

• Poor money management skills; poor credit history; 

• Low-income, insufficient income(s);  

• Poor work history/inability to maintain employment; 

• History of mental health or substance abuse; 
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• Criminal history, which impacts employment or housing; 

• Large families, housing difficulty in accommodating; and, 

• Poor health, overall. 

The same at-risk factors as above may apply to Individuals at risk of homelessness. Additional factors 

include: 

• History of homelessness; 

• Limited positive social relations and networks; and, 

• Poor self-care. 

Formerly homeless families and individuals who are receiving rapid re-housing assistance and are 

nearing the termination of that assistance needs include: 

• Money management counseling; 

• Increased income (more hours/higher wages); 

• Job skills training; 

• Childcare/Healthcare assistance; 

• Substance abuse/mental health management, counseling and support systems; 

• Affordable housing; and, 

• Access to transportation. 

If a jurisdiction provides estimates of the at-risk population(s), it should also include a 

description of the operational definition of the at-risk group and the methodology used to 

generate the estimates: 

City jurisdictions do not provide estimates, however, families or persons that are linked with high 

housing cost, substandard housing, unstable environment, overcrowding and low-income are subject to 

becoming homeless.  Not to mention, other populations disproportionately at-risk may include victims 

of domestic violence, suffer from/with mental health problems, substance abuse, and former and/or 

exiting persons involving incarceration.  Points in Time (PIT) information has also been added in support 

and in addressing this area.  The Coc is counting this at-risk population according to the description set 

forth as sleeping in a car, tent living, or residing on the street so that the PIT will provide data that 

supports the numbers submitted. 

 

Specify particular housing characteristics that have been linked with instability and an 

increased risk of homelessness 
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In addition to the aforementioned, the lack of jobs, personal circumstances, slim rental market, poor 

credit, fixed and no-income, along with severe cost burden, all of which can increase the risk of 

homelessness.  The housing market has driven the cost of housing to threaten the ability the provide 

affordable housing.  As much as possible, the high costs to purchase, build or renovate a home is just 

outrageous and it has limited the homeless population with very little choice. 

Discussion 

The RCP partners maintain a close relationship with the CoC and its partnering entities.  Collectively we 

have an identified need in meeting the needs of those that fall into the disparities of homelessness.  

Regionally, we share in the responsibility of each participating jurisdiction doing their part in meeting 

the priority need, and to prevent, minimize and/or end homelessness. 
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NA-15 Disproportionately Greater Need: Housing Problems - 91.205(b) (2) 

Assess the need of any racial or ethnic group that has disproportionately greater need in comparison to 

the needs of that category of need as a whole. 

Introduction 

HUD defines disproportionate housing need as when the percentage of any racial or ethnic group has 

a disproportionately greater need in comparison to the needs of that category of need as a whole.  

According to HUD, disproportionately greater need exists when the percentage of persons in a 

category of need who are members of a particular racial or ethnic group is at least 10 percentage 

points higher than the percentage of persons in a category as a whole.  Housing needs are identified in 

the columns as having or  “has one or more of 4 housing problems”.  The four housing problems are 

defined as:  

1) Lacks complete kitchen facilities; 

2) Lacks complete plumbing facilities; 

3) More than one person per room; and, 

4) Cost burden greater than 30%.   

HUD data demonstrates disproportionate needs by comparison are greatest amongst White, although 

percentage wise needs are greatest amongst Black/African American.  White Americans are identified as 

the largest group across the board with housing issues and income problems, although percentage wise, 

it is greatest amongst Black/African Americans. 

0%-30% of Area Median Income 

Housing Problems Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 3,130 1,100 0 

White 1,455 459 0 

Black / African American 1,380 499 0 

Asian 4 0 0 

American Indian, Alaska Native 59 0 0 

Pacific Islander 0 0 0 

Hispanic 204 105 0 

Table 13 - Disproportionally Greater Need 0 - 30% AMI 
Data Source: 2016-2020 CHAS 
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*The four housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per 
room, 4.Cost Burden greater than 30%  
 
 

30%-50% of Area Median Income 

Housing Problems Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 2,710 1,285 0 

White 1,405 795 0 

Black / African American 1,090 415 0 

Asian 30 0 0 

American Indian, Alaska Native 20 20 0 

Pacific Islander 0 0 0 

Hispanic 95 60 0 

Table 14 - Disproportionally Greater Need 30 - 50% AMI 
Data Source: 2016-2020 CHAS 

 
*The four housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per 
room, 4.Cost Burden greater than 30%  
 
 

50%-80% of Area Median Income 

Housing Problems Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 1,950 3,795 0 

White 1,050 1,850 0 

Black / African American 545 1,500 0 

Asian 20 19 0 

American Indian, Alaska Native 50 70 0 

Pacific Islander 0 0 0 

Hispanic 145 275 0 

Table 15 - Disproportionally Greater Need 50 - 80% AMI 
Data Source: 2016-2020 CHAS 
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*The four housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per 

room, 4.Cost Burden greater than 30% 

80%-100% of Area Median Income 

Housing Problems Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 179 2,450 0 

White 149 1,755 0 

Black / African American 30 420 0 

Asian 0 4 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 0 145 0 

Table 16 - Disproportionally Greater Need 80 - 100% AMI 
Data Source: 2016-2020 CHAS 

 
*The four housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per 

room, 4.Cost Burden greater than 30% 

Discussion 

A disproportionately greater need exists when a racial or ethnic group experiences housing problems at 

a rate at least 10 percentage points higher than the jurisdiction as a whole. Updated CHAS data indicate 

that Black/African American households experience disproportionately greater housing problems in the 

region, particularly in income categories below 50 percent AMI. Approximately 72 percent of Black 

renter households below 50 percent AMI experience housing cost burden compared to approximately 

58 percent of all renters in the same income category. Severe cost burden is also higher among minority 

households, reflecting income disparities, limited access to homeownership, and concentration in older 

rental housing. These disparities are consistent with findings in the 2023 Housing Assessment, which 

identified income inequality, limited affordable housing supply, and historic patterns of segregation as 

contributing factors. 
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NA-20 Disproportionately Greater Need: Severe Housing Problems: 91.205 (b) 

(2) 

Assess the need of any racial or ethnic group that has disproportionately greater need in comparison to 

the needs of that category of need as a whole. 

Introduction 

As mentioned, HUD identifies disproportionate severe housing need as when the percentage of any 

racial or ethnic group has a disproportionately greater need in comparison to the needs of that category 

of need as a whole.  Further, disproportionately greater need exists when the percentage of persons in a 

category of need who are members of a particular racial or ethnic group is at least 10 percentage points 

higher than the percentage of persons in a category as a whole.  To be considered as having severe 

housing problems, you must satisfy one or more of the following: 1) lacks complete kitchen facilities; 2) 

lacks complete plumbing facilities; 3) more than 1 person per room; 4) cost burden greater than 50%.  

The “severe housing problems” category differs from the “housing problems” category by households 

being more overcrowded and experiencing a greater cost burden.  CHAS data indicates that populations 

between 0-30% experience severe housing problems at an increased rate than other populations.  The 

population demonstrating the greatest need based on percentages are Black/African Americans. 

 

 

0%-30% of Area Median Income 

Severe Housing Problems* Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 2,355 1,880 0 

White 1,040 875 0 

Black / African American 1,180 700 0 

Asian 4 0 0 

American Indian, Alaska Native 59 0 0 

Pacific Islander 0 0 0 

Hispanic 54 254 0 

Table 17 – Severe Housing Problems 0 - 30% AMI 
Data Source: 2016-2020 CHAS 

 
*The four severe housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per 
room, 4.Cost Burden over 50%  
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30%-50% of Area Median Income 

Severe Housing Problems* Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 990 3,000 0 

White 369 1,825 0 

Black / African American 480 1,035 0 

Asian 10 20 0 

American Indian, Alaska Native 0 40 0 

Pacific Islander 0 0 0 

Hispanic 70 85 0 

Table 18 – Severe Housing Problems 30 - 50% AMI 
Data Source: 2016-2020 CHAS 

 
*The four severe housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per 
room, 4.Cost Burden over 50%  
 
 

50%-80% of Area Median Income 

Severe Housing Problems* Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 480 5,265 0 

White 220 2,685 0 

Black / African American 175 1,870 0 

Asian 0 39 0 

American Indian, Alaska Native 0 115 0 

Pacific Islander 0 0 0 

Hispanic 60 355 0 

Table 19 – Severe Housing Problems 50 - 80% AMI 
Data Source: 2016-2020 CHAS 

 
*The four severe housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per 
room, 4.Cost Burden over 50%  
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80%-100% of Area Median Income 

Severe Housing Problems* Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 48 2,580 0 

White 48 1,855 0 

Black / African American 0 450 0 

Asian 0 4 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 0 145 0 

Table 20 – Severe Housing Problems 80 - 100% AMI 
Data Source: 2016-2020 CHAS 

 

*The four severe housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than 1.5 persons per 
room, 4.Cost Burden over 50%  
 
 
Discussion 

The shortage of units affordable to extremely low-income households is the primary driver of housing 

instability in the region. 
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NA-25 Disproportionately Greater Need: Housing Cost Burdens - 91.205 (b) (2) 

Assess the need of any racial or ethnic group that has disproportionately greater need in comparison to 

the needs of that category of need as a whole. 

Introduction 

HUD requires communities to define disproportionate housing cost burden as when the percentage of 

any racial or ethnic group has a disproportionately greater housing cost burden in comparison to the 

others of that category as a whole.  Disproportionately greater housing cost burden exist when the 

percentage of persons in a category of need who are members of a particular racial or ethnic group is at 

least 10 percentage points higher than the percentage of persons in a category as a whole.  

Housing Cost Burden 

Housing Cost Burden <=30% 30-50% >50% No / negative 
income (not 
computed) 

Jurisdiction as a whole 18,845 4,545 3,339 360 

White 12,595 2,705 1,490 135 

Black / African American 4,535 1,325 1,565 195 

Asian 70 40 4 0 

American Indian, Alaska 

Native 140 70 59 0 

Pacific Islander 0 0 0 0 

Hispanic 995 270 145 24 

Table 21 – Greater Need: Housing Cost Burdens AMI 
Data Source: 2016-2020 CHAS 

 

Discussion 

Under the HUD defined analysis of disproportionate housing cost burden by race, all populations below 

30% AMI may experience disproportionate cost burdens.  Data suggest that level of income is the 

primary factor influencing housing cost burdens in households.  Poverty based on percentages, 

disproportionately affects the Black/African American community.   

Norton Shores exhibits pockets of minority low-income households but no real area of concentration.  

Housing costs in Norton Shores are high in realation to our county residents however rentals and other 

housing choices for living are very limited.  Income of citizens that meet HUD's income limits under 80% 

continue to be sustained over the last year and the census tract information for the concentration of 

low- income households is unchanged for census tract- 26.01.  Homes that are blighted or vacated were 

demolished in census tracts 23 and 24 which had altered area that once was known for lower income 

households.   
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Muskegon has seen change in its core areas which include the downtown where new businesses, and 

number of market rate housing projects.  Developers and development have increased the number of 

households with higher incomes in census tracts 6.01,6.02 and 7.  Over the past year, affordable housing 

units have increased but not at the rate of need.  We are faces with the challenge of meeting the 

demands of housing choice, and availability.  These areas were full of minority families but are now a 

melting pot of wealthier, white, and single-family households without children.   Change is evident and 

the greater need and housing burden is to produce more affordable housing choices and styles- 

townhouses, smaller homes and new multi-unit developments for low-income families.  This was 

accomplished within the mentioned census tract 6.01 of Nelson Neighborhood.  The project will serve 

families at 60 AMI or lower with 2-3 bedrooms at an affordable rate.  Our burden is to facilitate more 

developments with the minority, low income status families in mind to show that the needs 

of all citizens have adequate housing that meet the needs of their household size, income, and choice. 

Other areas of concentration with minority households in Muskegon are census tracts 3 and 5.  In these 

areas are pockets of white families but the majority are african american/black.  Housing is comprised of 

mostly rental units which carries the burden of enforcing that they remain decent and safe properties 

for all housing types: single/married/with and without children.  The costs of rentals have increased and 

with the latest pandemic of job loss the burdens of housing citizens has somewhat shifted to the 

property owners.  Potential changes could take shape to create a safer environment for children if Lead 

testing can happen in every rental property.  No set program yet but discussion is underway to bring 

housing choices to the underserved families throught rentals and homeownership enhancements. 

Muskegon Heights is a community of minority concentration.  The city limits are a census tract that 

meet the category for low-income.  There are several blighted properties and the burden and challenge 

for the city has been the lack of investors and developers.  However, the current move of administration 

has been to promote a housing program that will bolster homeownership.  The disproportionate greater 

need is to partner with developers, citizens, and other partners to share the cost/burden of rehabbing, 

building and selling land for development of affordable housing choices.  
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NA-30 Disproportionately Greater Need: Discussion - 91.205 (b)(2) 

Are there any Income categories in which a racial or ethnic group has disproportionately 

greater need than the needs of that income category as a whole? 

As mentioned, having cost burden is a prevalent housing problem for most.  According to data 

percentages, minority populations are most impacted by cost burdens.  Income categories in which a 

racial or ethnic group has disproportionately greater need than the needs of that income category as a 

whole are those with lower incomes and/or those that are 30 to 50% AMI. 

Those with the greatest need are those who earn less can take advantage of local programming that 

increases the amount of Homebuyer Assistance through the city of Muskegon's program.  The group of 

individuals that we have noted are those who are Black and Hispanic.  Throughout the last 5 years, 

proportionately, Black and Hispanic buyer grew in numbers of homebuyer households and the pandemic 

did not impact it negatively.  

2015 -10 home purchases/3 Black-1 Hispanic 

2016 -19 home purchases/6 Black -0 Hispanic 

2017 -11 home purchases/1 Black -1 Hispanice 

2018 -17 home purchases/7 Black -0 Hispanic 

2019 - 8 home purchases/3 Black -1 Hispanic 

This year, 2020, the program assisted 23 families- 9 black and 2 Hispanic.  Income represented for the 

past years has been above 50% AMI for most(80%) of the families assisted.  Buyers of the lower -income 

base are not a minority in concentration.  This is encouraging and now that there are programs availalbe 

to income qualified buyers, we have been a great change.  

If they have needs not identified above, what are those needs? 

Needs have been identified based on HUD and relating data.  Other than the needs identified, there are 

no known needs unidentified as it pertains to this category.  However, the RCP partners continue to seek 

input and review its plans regularly.  In performing periodic reviews, it affords plan partners the 

opportunity to address any additional unidentifed needs. The City used CHAS, ACS, Census and other 

support data in formulating the CP.  Further, the information provided herein is reflective of the data 

provided, including other data sources as previously ascribed. 

Are any of those racial or ethnic groups located in specific areas or neighborhoods in your 

community? 
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The RCP partners consist of the Cities of Muskegon, Muskegon Heights and Norton Shores.  Whereas 

Muskegon and Muskegon Heights will have greater concentrations of racial/ethnic groups, Norton 

Shores will have less, based on demongraphics.  The City of Norton Shores population that is categorized 

as being Non-White is approximately 11.5%.  The City of Muskegon greatest concentrations are wide-

spread, whereas Muskegon Heights would be categorized predominately as being considered a minority 

population. 
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NA-35 Public Housing - 91.205 (b) 

Introduction 

In Muskegon County, there are two Public Housing Authority’s (PHA):  Muskegon Public Housing Commission and Muskegon Heights Public 

Housing Commission.  The Muskegon Heights Public Housing Commission also encompasses East Park Manor and Columbia Courtyard.  The 

mission of each PHA is in alignment with HUD, which is to provide decent, safe and affordable housing, economic opportunity and a living 

environment that is non-discriminatory.  A few of the goals of each PHA are as follows: 

• Address/Manage wait-listed applications; 

• Make application for more vouchers; 

• Reduce public housing vacancies; 

• Improve PHA management; and, 

• Promote self-sufficiency. 

Jointly, the Muskegon and Muskegon Heights PHA’s manage 813 low-income housing units, and 196 tenant-based housing choice vouchers. 

 Totals in Use 

Program Type 

 Certificate Mod-
Rehab 

Public 
Housing 

Vouchers 

Total Project -
based 

Tenant -
based 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Disabled 
* 

# of units vouchers in use 0 0 483 197 0 196 0 0 0 

Table 22 - Public Housing by Program Type 
*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition  

 
Data Source: PIC (PIH Information Center) 
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 Characteristics of Residents 

Program Type 

 Certificate Mod-
Rehab 

Public 
Housing 

Vouchers 

Total Project -
based 

Tenant -
based 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

# Homeless at admission 0 0 0 0 0 0 0 0 

# of Elderly Program Participants 

(>62) 0 0 47 12 0 12 0 0 

# of Disabled Families 0 0 186 46 0 46 0 0 

# of Families requesting accessibility 

features 0 0 483 197 0 196 0 0 

# of HIV/AIDS program participants 0 0 0 0 0 0 0 0 

# of DV victims 0 0 0 0 0 0 0 0 

Table 23 – Characteristics of Public Housing Residents by Program Type  
 

 

Data Source: PIC (PIH Information Center) 

 

 Race of Residents 

Program Type 

Race Certificate Mod-
Rehab 

Public 
Housing 

Vouchers 

Total Project -
based 

Tenant -
based 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Disabled 
* 

White 0 0 73 15 0 15 0 0 0 
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Program Type 

Race Certificate Mod-
Rehab 

Public 
Housing 

Vouchers 

Total Project -
based 

Tenant -
based 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Disabled 
* 

Black/African American 0 0 410 182 0 181 0 0 0 

Asian 0 0 0 0 0 0 0 0 0 

American Indian/Alaska 

Native 0 0 0 0 0 0 0 0 0 

Pacific Islander 0 0 0 0 0 0 0 0 0 

Other 0 0 0 0 0 0 0 0 0 

*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition 

Table 24 – Race of Public Housing Residents by Program Type 
Data Source: PIC (PIH Information Center) 

 

Ethnicity of Residents 

Program Type 

Ethnicity Certificate Mod-
Rehab 

Public 
Housing 

Vouchers 

Total Project -
based 

Tenant -
based 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Disabled 
* 

Hispanic 0 0 1 1 0 1 0 0 0 

Not Hispanic 0 0 482 196 0 195 0 0 0 

*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition 

Table 25  – Ethnicity of Public Housing Residents by Program Type 
Data Source: PIC (PIH Information Center) 
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Section 504 Needs Assessment: Describe the needs of public housing tenants and applicants 

on the waiting list for accessible units: 

The Muskegon/Muskegon Heights Housing Commissions both maintain its waiting list.  When applicable 

and whereas additional vouchers are made available, wait list are opened up for in-take and processing 

of applications and whereas needs are addressed.  Between the two (2) agencies, single families and 

individuals have been identified as those being in need.  Of these persons, the majority are of the 

minority populations, and low-income including elderly, disabled and persons with children/families 

requesting accessibility modifications. 

The immediate needs of residents include needs that involve:   

• Energy efficiency; 

• Health and mental care; 

• Education, training and employment; 

• Childcare; 

• Accessible housing; 

• Transportation; 

• Life skills management; 

• One-bedroom units; and, 

• In home services. 

What are the number and type of families on the waiting lists for public housing and section 8 

tenant-based rental assistance? Based on the information above, and any other information 

available to the jurisdiction, what are the most immediate needs of residents of public 

housing and Housing Choice voucher holders? 

In addition to the aforementioned, when applicable, the PHA is expected to open its waiting list during 

its program year 2021.  Staff continues to work towards managing its list, but over 480 applications are 

expected to be administered for Housing Choice and/or Section 8 vouchers.  During the last plan 

development there were approximately 100 individuals on the waiting list for Public Housing units, 

between the two entities and one can only imagine with COVID-19, that number has only increased.  

How do these needs compare to the housing needs of the population at large 

The needs listed are consistent with the needs of the regional populations and supplied HUD data.  Both 

of which supports the need for housing and special needs services, and that needs are greater amongst 

extremely low-income and disproportionate for minority-based households as opposed to the general 

population. 

Discussion 
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The Muskegon and Muskegon Heights PHA agencies share in the City’s goals and objectives which 

include not only homelessness prevention, but to provide decent, safe and affordable housing.  All 

entities referenced during this process are required to submit Consolidated and Annual Plans.  Based on 

the goals and objectives identified, plan development involving each entity are in direct alignment.  
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NA-40 Homeless Needs Assessment - 91.205 ( c ) 

Introduction: 

Householders that occupy rental units are evicted at an alarming rate, not to mention high mortgage rates, refinancing of homes, substandard 

housing and other life’s circumstances or cost burden factors can all attribute to persons becoming homeless.  The CoC, along with its wide body 

of stakeholders, offer all their programs and services to aid in homeless prevention.  Since the formation of the CoC and the ability to identify, 

coordinate/assist homeless individuals, families and families with children, veterans and their families and unaccompanied youth, homelessness 

has decreased.  However, with the onset of COVID-19, entities must remain even more vigilant so that no one falls through the cracks or no 

potential needs go unmet. 

 

Homeless Needs Assessment  

Population Estimate the # of persons 
experiencing homelessness 

on a given night 

Estimate the # 
experiencing 

homelessness 
each year 

Estimate the # 
becoming 
homeless 
each year 

Estimate the # 
exiting 

homelessness 
each year 

Estimate the # 
of days persons 

experience 
homelessness 

 Sheltered Unsheltered     

Persons in Households with Adult(s) 

and Child(ren) 3 18 2 0 0 41 

Persons in Households with Only 

Children 0 0 0 0 0 0 

Persons in Households with Only 

Adults 24 80 0 0 0 0 

Chronically Homeless Individuals 7 6 0 0 0 0 

Chronically Homeless Families 7 12 0 0 0 0 

Veterans 0 0 0 0 0 0 

Unaccompanied Child 0 0 0 0 0 0 

Persons with HIV 0 0 0 0 0 0 
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Table 26 - Homeless Needs Assessment 
Data Source Comments:    

 

Indicate if the homeless population is: Has No Rural Homeless 

 

 

 

If data is not available for the categories "number of persons becoming and exiting homelessness each year," and "number of 

days that persons experience homelessness," describe these categories for each homeless population type (including chronically 

homeless individuals and families, families with children, veterans and their families, and unaccompanied youth): 

 Data was not made available or pre-populated for assessment and response.  However, the CoC tracks relating data through its Points In Time 

(PIT) Count Report.  The RCP partners are members of the CoC.  PIT Count Reports are shared, discussed, not to mention goals and objectives are 

set-forth to minimize impacts.  Attached please find Points in Time (PIT) Count Report information as further support involving these efforts. 

homeless_population_summary_PIT Report.pdf is attached to the document under citizen participation comments. 
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Nature and Extent of Homelessness: (Optional) 

Race: Sheltered: Unsheltered (optional) 

White 55 17 

Black or African American 57 15 

Asian 2 0 

American Indian or Alaska 

Native 1 0 

Pacific Islander 0 0 

Ethnicity: Sheltered: Unsheltered (optional) 

Hispanic 120 31 

Not Hispanic 5 3 

Data Source 
Comments: See above attachments 

 

Estimate the number and type of families in need of housing assistance for families with 

children and the families of veterans. 

Data was not made available; however, attached please find Points in Time (PIT) Count Report 

information in response to and as support of this section. 

Describe the Nature and Extent of Homelessness by Racial and Ethnic Group. 

Data was not made available; however, attached please find Points in Time (PIT) Count Report 

information in response to and as support of this section. 

Describe the Nature and Extent of Unsheltered and Sheltered Homelessness. 

Data was not made available; however, attached please find Points in Time (PIT) Count Report 

information in response to and as support of this section. 

Discussion: 

Although, data was not made available via HUD to address this section, the PIT Count Report have been 

included in support.  The RCP partners are members of the CoC.  Being active participants on the CoC 

and ad-hoc committees such as the Emergency Needs Committee, makes us vastly aware of the needs, 

not to mention the extent of the needs and the continued need for coordinated efforts in 

addressing/preventing homelessness. The PIT Count Report further aid in remedying or furthering of this 

process. 
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homeless_population_summary_PIT Report.pdf -attached. 
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NA-45 Non-Homeless Special Needs Assessment - 91.205 (b,d) 

Introduction 

The Non-homeless special needs assessment includes the frail and non-frail elderly, mentally ill or those 

with behavioral disabilities, developmentally disabled, persons with disabilities, persons with HIV/AIDS, 

and persons with drug or alcohol addiction and victims of domestic violence.  Services to these 

populations are critical to preventing homelessness.  The survey administered relative to devising the CP 

was presented to service providers who address such needs.  Information gathered was tabulated and 

the results are reflected in the CP. 

 

 

 

Describe the characteristics of special needs populations in your community: 

The characteristics of special needs population include, but is not limited to the following: 

• Housing and services for disabled persons; 

• Homeless prevention programs; 

• Veterans assistance; 

• Substance abuse programs; 

• Services for neglected/abused children; 

• Need for ADA compliance for low-income elderly and disabled; 

• Need for support services; 

• Transportation; and, 

• Childcare. 

 

What are the housing and supportive service needs of these populations and how are these 

needs determined?    

In polling several local agencies and/or service providers, we found that housing and supportive services 

needs within the special needs’ population correlate with those of other low-income and those without 

housing communities.  The scope of support services varies based on individual 

characteristics/demographics.  However, some of the commons needs as it relates to special needs 

among non-homeless (both on and off-site) are as follows: 

• Case Management; 
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• Advocacy, coordination and referral; 

• Supportive Services; 

• Housing accessibility; 

• Transportation; 

• Protective Services; 

• Family/Caregiver Support, including Senior/Childcare; 

• Legal Assistance; and, 

• Chore Services. 

Discuss the size and characteristics of the population with HIV/AIDS and their families within 

the Eligible Metropolitan Statistical Area:  

Using the most recent data, in Muskegon County there are over 160 persons living with HIV disease.  

The year prior indicated that there were approximately 120 reported cases.  Persons living with HIV 

Infection have increased over the years.  Statistics further suggest that there is a notable difference 

between males and females with HIV/AIDS.  It is estimated that 26% of women were affected whereas 

74% of men.  For more information and statistical date, please see information attached or links below. 

http://www.michigan.gov/documents/mdch/Muskegon_Co._Jan2013_final_408907_7.pdf 

Muskegon_Co._Jan2013_final_408907_7_HIV Report.pdf 

If the PJ will establish a preference for a HOME TBRA activity for persons with a specific 
category of disabilities (e.g., persons with HIV/AIDS or chronic mental illness), describe their 
unmet need for housing and services needed to narrow the gap in benefits and services 
received by such persons. (See 24 CFR 92.209(c)(2) (ii)) 

Discussion: 

HUD established the Housing Opportunities for People with AIDS (HOPWA) program in 1992 which is the 

only federal program addressing the housing needs of people living with HIV/AIDS.  In order to receive 

HOPWA Services, at least one person in HOPWA-funded housing must have HIV/AIDS and the household 

income must be 80% or below AMI. 

The primary housing need of persons with disabilities is access to affordable housing. This may include 

modifications to existing structures – especially for aging homeowners who have recently become 

disable or rental subsidies to help persons with disability living on fixed incomes to find affordable rental 

options.  It is also important to provide opportunities for persons with disabilities to transition from 

institutions back into the community.  In addition to housing opportunities, persons with disabilities may 

need additional supportive services such as community-based health supports and access to 

transportation. 
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For low-income persons with HIV/AIDS, the challenge of finding affordable housing is increased by their 

need for medical attention and special HIV/AIDS treatment and housing is the key component to their 

stability and staying permanently housed.  Similar to the homeless population, rental assistance can 

provide housing and services as to where they are now in terms of all their needs.  Services provided by 

care coordinated programs are one way to provide all services that a person may need during the time 

of diagnosis, treatment, services and housing options. 

The CoC and other HOPWA funded agencies are designed to address this population by minimizing 

barriers and optimizing access to HIV/AIDS related medical and social services that impact priority 

service needs in an effective and proficient manner. 
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NA-50 Non-Housing Community Development Needs - 91.215 (f) 

Describe the jurisdiction’s need for Public Facilities: 

Non-housing community development needs cover needs that includes public facilities, infrastructure, 

transportation, human and neighborhood services.  Public Facilities needs include, but is not limited to 

the following: 

• Street Repairs; 

• Skills Training Facility; 

• Recreation Facility;  

• Infrastructure/Sewer and Drain Upgrades; 

• Park Improvements/Redevelopment; 

• Farmer’s Market and alternative Redevelopment; 

• Neighborhood Enhancements; 

• Signage, and, 

• Expansion. 

How were these needs determined? 

The needs were determined through all outreach efforts such as grassroots meetings, public hearings, 

surveying and planning use documents and/or plans. 

 

 

Describe the jurisdiction’s need for Public Improvements: 

Public improvements include: 

• Signage; 

• Sidewalks; 

• Street; 

• Streetscapes; 

• Tree Removal; 

• Lighting; 

• Fencing; 

• Sidewalks, crosswalks and connectivity to transportation; 

• Bus shelter additions/relocation; and, 

• Park renovations. 
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How were these needs determined? 

The needs were determined through all outreach efforts such as grassroots meetings, public hearings, 

surveying and planning use documents and/or plans.  Information reviewed too include both current 

and former plans and planning use documents. 

 

Describe the jurisdiction’s need for Public Services: 

The need for public services includes, but is not limited to the following: 

• Down Payment Assistance; 

• Neighborhood Association Start-up and Incentives; 

• Fair housing; 

• Employment and training; 

• CHORE and services for disabled;  

• Homebuyer education and affordable housing programs; 

• Home repair and energy efficiency programs;  

• Literacy programs; 

• Crime and fire prevention programs; 

• Legal services; and, 

• Recreation and youth services. 

How were these needs determined? 

The needs were determined through all outreach efforts such as grassroots meetings, public hearings, 

surveying and planning use documents and/or plans. 

 

 



 

  Consolidated Plan MUSKEGON     57 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

Housing Market Analysis 

MA-05 Overview 

Housing Market Analysis Overview: 

The regional housing market is characterized by: 

 • Low rental vacancy rates. 

 • Rising construction and development costs. 

 • Increased investor ownership in certain neighborhoods. 

 • Limited availability of entry-level homeownership opportunities. 

  

 Homeowners below 80% AMI face increased property insurance, maintenance, and utility costs. 

Renters below 50% AMI experience the highest rates of severe housing cost burden. 
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MA-10 Housing Market Analysis: Number of Housing Units - 91.210(a)&(b)(2) 

Introduction 

According to CHAS data, there are over 32,000 housing units amongst the RCP partners with the 

greatest concentration being homeowner occupied.  Of these, approximately 40% are 

Muskegon/Muskegon Heights and 60% Norton Shores.  The housing composition indicates that the 

majority of housing units are 1-unit detached structures, followed by multi-units of 2-4 followed by 5-19 

units.  Mobile homes, boats, RV’s and vans represent the least number of housing units, followed by 

one-unit, attached structures. 

All residential properties by number of units 

Property Type Number % 

1-unit detached structure 21,850 70% 

1-unit, attached structure 1,010 3% 

2-4 units 2,210 7% 

5-19 units 2,835 9% 

20 or more units 2,230 7% 

Mobile Home, boat, RV, van, etc 1,120 4% 
Total 31,255 100% 

Table 27 – Residential Properties by Unit Number 
Data Source: 2016-2020 ACS 

 

Unit Size by Tenure 

 Owners Renters 

Number % Number % 

No bedroom 35 0% 255 2% 

1 bedroom 305 2% 2,870 28% 

2 bedrooms 4,190 25% 4,110 40% 

3 or more bedrooms 12,255 73% 3,080 30% 
Total 16,785 100% 10,315 100% 

Table 28 – Unit Size by Tenure 
Data Source: 2016-2020 ACS 

 

Describe the number and targeting (income level/type of family served) of units assisted with 

federal, state, and local programs. 

The City HUD funded housing programs serve populations at 80% or below AMI.  The rehabilitation and 

repair programs serve a range of households at or below 80% AMI, while the Homeownership 

Assistance program tends to serve households between 50-80% AMI based on some underwriting 

requirements. 
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There are a variety of other units throughout the City that is assisted with federal, state and local funds.  

A summary of organizations providing housing assistance to lower income populations are as follows: 

• City Owner Occupied Rehabilitation Program, CDBG and HOME federal funding; 

• City Minor Home Repair Program; 

• CDBG federal funding; 

• City Homeownership Assistance program; 

• CDBG and HOME federal funding; 

• Community Encompass; Salvation Army; 

• United Way; 

• Muskegon/Muskegon Heights Public Housing Authorities; and, 

• The Muskegon County CoC. 

Provide an assessment of units expected to be lost from the affordable housing inventory for 

any reason, such as expiration of Section 8 contracts. 

Affordable housing inventory within the current CP period is expected to remain constant and/or intact 

as most funded affordable housing projects still have time left within their affordability period. 

 

Does the availability of housing units meet the needs of the population? 

There currently is not sufficient housing for households at 0-30% AMI.  There is also a shortage for 

remaining income levels when considering, quality, energy efficiency, universal design, location to 

amenities and cost burden.  Census data indicates there are approximately 30,000+ households at 80% 

or below AMI, with over 60% of units as non-affordable for households.  Data also indicate the need for 

additional affordable housing units due to age and quality of housing stock.  Information gathered 

through outreach efforts and market analysis demonstrates the need for additional affordable housing 

units.  Age, quality, lower-incomes and cost burdens are all factors that attribute to this increasing need. 

 

Describe the need for specific types of housing: 

Data referenced on the availability of housing units suggest the highest priority needs for specific types 

of housing are: 

• The production of affordable rental units; 

• Increased affordable owner-occupied units; 

• Affordable urban row/townhomes; 

• Affordable lofts apartments; and, 
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• Affordable cottages/detached housing. 

Discussion 

The City has few owner- occupied units with fewer than three bedrooms. Smaller units tend to be more 

affordable and attractive to new homeowners or retired residents who are looking to downsize. If these 

units are not available then residents will need to move outside the City or unimaginably live in 

substandard housing. 
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MA-15 Housing Market Analysis: Cost of Housing - 91.210(a) 

Introduction 

The following section examines the cost of housing for both homeowners and renters within the 

regional jurisdiction. A review is also made of current home values and rents along with recent changes 

in home values and rents and the existing housing stock of the jurisdiction. 

The City lacks sufficient quality affordable housing for its low and moderate-income citizens.  Median 

monthly housing costs have increased due to escalating rent and housing costs.  Most households 

making less than $40,000 per year are paying over 50% of their salary on their mortgage. 

The average median rent is $700 and higher.  Seventy-eight percent of households renting and making 

less than $40,000 per year paid more than 50% of their salary towards rent.  Seventy-eight percent of 

the housing units were constructed before 1980.  Older homes typically have higher energy and 

maintenance costs.  

Cost of Housing 

 Base Year:  2009 Most Recent Year:  2020 % Change 

Median Home Value 0 0 0% 

Median Contract Rent 0 0 0% 

Table 29 – Cost of Housing 

 

 

 
Rent Paid Number % 

Less than $500 3,212 31.1% 

$500-999 6,605 64.0% 

$1,000-1,499 349 3.4% 

$1,500-1,999 35 0.3% 

$2,000 or more 100 1.0% 
Total 10,301 99.9% 

Table 30 - Rent Paid 
Data Source: 2016-2020 ACS 

 
 

Housing Affordability 

Number of Units affordable to 
Households earning  

Renter Owner 

30% HAMFI 1,100 No Data 

50% HAMFI 3,450 2,280 

80% HAMFI 7,935 5,918 
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Number of Units affordable to 
Households earning  

Renter Owner 

100% HAMFI No Data 7,751 
Total 12,485 15,949 

Table 31 – Housing Affordability 
Data Source: 2016-2020 CHAS 

 

 
Monthly Rent  

Monthly Rent ($) Efficiency (no 
bedroom) 

1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom 

Fair Market Rent 0 0 0 0 0 

High HOME Rent 0 0 0 0 0 

Low HOME Rent 0 0 0 0 0 

Table 32 – Monthly Rent 
Data Source: HUD FMR and HOME Rents 

 
 

Is there sufficient housing for households at all income levels? 

Currently there is insufficient affordable housing units, especially for households at 0-30% AMI.  There is 

also a shortage for remaining income levels when considering, quality, energy efficiency, universal 

design, location to amenities and cost burden.  Affordable housing data show a decline for lower-income 

populations.  CHAS data and other outreach efforts reviewed earlier also indicate the need for additional 

affordable housing units based on age and quality of housing stock.  CoC data also indicate the need for 

additional affordable single person households with 1-bedroom units in particular. 

 

How is affordability of housing likely to change considering changes to home values and/or 

rents? 

Producing a wealth of affordable housing units for single family individuals would aid in decreasing the 

number of families in need of affordable housing units.  However, housing affordability problems are 

magnified amongst low-income households and further intensified by the fact that income growth do 

not line up with the rate of job growth. 

 

How do HOME rents / Fair Market Rent compare to Area Median Rent? How might this 

impact your strategy to produce or preserve affordable housing? 
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HOME rents and FMR program rents continue to rank higher than the Area Median Rent because most 

landlords strive to keep units occupied.  Most landlords will settle for payment plans rather than moving 

them out and re-renting the units.  Our strategy to produce and preserve affordable housing units is to 

offer incentives to Landlords to get rid of the lead in the unit, and thereby keep it from deteriorating, 

while making the unit available and more affordable. 

Discussion 

Whereas the City of Muskegon is the only RCP partner that receives HOME funds, HOME rents and FMR 

program rents continue to rank higher than the Area Median Rent because most landlords strive to keep 

units occupied.  As mentioned, most landlords will allow payment plans rather than risking no rent 

and/or having to re-rent the unit.  The City's goal is to provide programs that will preserve affordable 

housing units for low-income persons that are also sanitary, decent and safe. 
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MA-20 Housing Market Analysis: Condition of Housing - 91.210(a) 

Introduction 

The tables and maps in this section provide details surrounding the conditions of housing units 

throughout the region as ascribed by HUD.  Characteristics reviewed include: age, vacancy, and housing 

problems prevalent. With this in mind, please note the following four housing problems that have been 

defined and determined that mainly exist: 

  

1) a home which lacks complete or adequate kitchen facilities; 

2) a home which lacks complete or adequate plumbing facilities; 

3) a home which is overcrowded (having more than one person per room); and, 

4) a household that is cost burdened (paying 30% or more of their income towards housing costs). 

 

Describe the jurisdiction's definition of "standard condition" and "substandard condition but 

suitable for rehabilitation": 

The City follows its ordinances and uses the state’s general definition of substandard housing as defined 

in Article 1 General Provisions the Housing Law of Michigan Act 167: 125.402 Housing law of Michigan; 

definitions. (1a). “Sub-standard dwelling” is a dwelling of any class which is not so equipped as to have 

each of the following items: running water, inside toilets; or a dwelling which has either inadequate 

cellar drainage, defective plumbing, and an inside room having no windows therein, improper exits or 

defective stairways so as to make such dwelling a fire hazard.  Having one or more of these conditions 

present, the property may be deemed as substandard, not to mention uninhabitable. 

Condition of Units 

Condition of Units Owner-Occupied Renter-Occupied 

Number % Number % 

With one selected Condition 3,155 19% 4,875 47% 

With two selected Conditions 25 0% 295 3% 

With three selected Conditions 20 0% 40 0% 

With four selected Conditions 0 0% 0 0% 

No selected Conditions 13,585 81% 5,100 49% 
Total 16,785 100% 10,310 99% 

Table 33 - Condition of Units 
Data Source: 2016-2020 ACS 
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Year Unit Built 

Year Unit Built Owner-Occupied Renter-Occupied 

Number % Number % 

2000 or later 1,555 9% 1,010 10% 

1980-1999 2,540 15% 1,335 13% 

1950-1979 6,625 39% 4,055 39% 

Before 1950 6,060 36% 3,910 38% 
Total 16,780 99% 10,310 100% 

Table 34 – Year Unit Built 
Data Source: 2016-2020 CHAS 

 
 

Risk of Lead-Based Paint Hazard 
Risk of Lead-Based Paint Hazard Owner-Occupied Renter-Occupied 

Number % Number % 

Total Number of Units Built Before 1980 12,685 76% 7,965 77% 

Housing Units build before 1980 with children present 880 5% 465 5% 

Table 35 – Risk of Lead-Based Paint 
Data Source: 2016-2020 ACS (Total Units) 2016-2020 CHAS (Units with Children present) 

 
 

Vacant Units 

 Suitable for 
Rehabilitation 

Not Suitable for 
Rehabilitation 

Total 

Vacant Units    

Abandoned Vacant Units    

REO Properties    

Abandoned REO Properties    
Table 36 - Vacant Units 

Data Source: 2005-2009 CHAS 

 
 

Describe the need for owner and rental rehabilitation based on the condition of the 

jurisdiction's housing. 

<TYPE=[text] REPORT_GUID=[F8DC4D3147433947165558A235C46686] 

PLAN_SECTION_ID=[1313801000]> 

Estimate the number of housing units within the jurisdiction that are occupied by low or 

moderate income families that contain lead-based paint hazards. 91.205(e), 91.405 
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According to CHAS data, approximately 77% of home owner-occupied housing units were built before 

1980 and are at greater risk of containing lead-based paint with 3% of them having children 

present. There are 80% of renter occupied housing units built before 1980, also having a higher risk 

factor for lead being present, and of those 6% are with children present.  

This information provides a range between 8,604 or 80% (rental) and 13,541 or 77% (homeowner) 

housing units at-risk of lead-based paint hazards that are occupied by low or moderate-income families.  

Those having units built before 1980, with children present, is 612 (rental) and 479 (homeowner).  

Combined totals are:  22,145 pre-1980 units with 1,091 of those units having children present, which is 

an overall rate of 9%. 

Discussion 

Each community presents its own set of circumstances.  The City of Norton Shores represents the 

newer/newest age housing pool.  The City of Muskegon, on the other hand, is challenged with 

preserving structures considered historic and crucial to its neighborhood, while the City of Muskegon 

Heights continues its goal to rid its community of blighted influences through demolition efforts in 

preparation for undertaking development projects to not only provide affordable rental and 

homeowner housing, but in stabilizing its community. 

A large number of the housing units represent foreclosed, vacant and/or abandoned properties that 

were built before 1980 and having substandard conditions.  Rental housing units have one or more 

selected condition according to data provided.  Selected conditions include; 1) lacks complete kitchen 

facilities; 2) lacks complete plumbing facilities; 3) more than one person per room; and 4) cost burden 

greater than 30%.  A large number of owner-occupied units have at least one selected condition.   
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MA-25 Public And Assisted Housing - 91.210(b) 

Introduction 

The RCP partners contain two (2) Public Housing Authorities within its jurisdiction:  Muskegon and Muskegon Heights Public Housing Authority 

Commissions.  Muskegon Heights PHA also encompasses East Park Manor and Columbia Courtyard all of which service public housing needs 

and/or its client-base. It is the mission of the PHA’s to provide safe, decent, and sanitary housing to low and very low-income families, in an 

environment that fosters self-sufficiency and community pride. Additionally, its mission is to provide quality management of government 

assisted residential housing in a manner that will ensure optimum success of each resident and the property in which they live; while ever-

improving its work environment for their employees; and serving as a model of excellence in the community in which they work/reside. 

 

Totals Number of Units 

Program Type 

 Certificate Mod-Rehab Public 
Housing 

Vouchers 

Total Project -based Tenant -based 
 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Disabled 
* 

# of units vouchers 

available     509 214     0 0 0 

# of accessible units                   

*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition 

Table 37 – Total Number of Units by Program Type 
Data Source: PIC (PIH Information Center) 

 

Describe the supply of public housing developments:  

Describe the number and physical condition of public housing units in the jurisdiction, including those that are participating in an 

approved Public Housing Agency Plan: 
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Combined, the PHAs currently operate approximately 852 public housing units.  The Muskegon PHA contains 509 units servicing families and 

households representing all walks of life, while Muskegon Heights has 343 units.  Housing units consist of fully accessible efficiency, one-

bedroom apartments, and townhomes.  Both PHA’s serve families and households of all types and demographics and those that are designed for 

mixed populations including low-income person with disabilities, elderly and/or persons that may be living with HIV Infection. 
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Public Housing Condition 

Public Housing Development Average Inspection Score 

  
Table 38 - Public Housing Condition 

 

Describe the restoration and revitalization needs of public housing units in the jurisdiction: 

The goals of each PHA is to strengthen and revitalize neighborhoods, coupled with provide suitable 

affordable housing that is energy efficient and fully accessible for low-income persons including those 

with disabilities, elderly and/or those with HIV Infection.  The PHA endeavors to partner with other 

community organizations to develop a broad variety of affordable housing options designed to revitalize 

neighborhoods and build strong, inclusive communities that reflect the diversity of the neighborhoods. 

Some of the on-going goals of the PHA’s affordable housing initiatives include: 

• To increase the supply of affordable housing; 

• To revitalize neighborhoods; 

• To provide energy efficient affordable housing; and, 

• To revitalize aging public housing. 

Describe the public housing agency's strategy for improving the living environment of low- 

and moderate-income families residing in public housing: 

The PHA’s are undertaking extensive renovation projects and conversion of public housing to project- 

based vouchers.  They also receive credits to complete renovations and conversion of sites.  The main 

objectives are to renovate living units up to modern codes and standards and improve upon the living 

environment for all tenants.  

The Housing Authority for Muskegon has met with residents to receive comments about the needs of 

their units surround the application submitted for RAD -Rental Assistance Demonstration opportunity to 

give residents housing vouchers.  The Resident Advisory board continues to have this item on their 

Agenda monthly and very few (less than 6) residents have made comments. 

No survey was provided. 

Discussion: 

As previously discussed, the RCP partners contain two Public Housing Authorities within its jurisdiction:  

Muskegon and Muskegon Heights Public Housing Authority Commissions.  Muskegon Heights PHA also 

encompasses East Park Manor and Columbia Courtyard.  The goal of each PHA is to use its funding to 

expand the availability of affordable housing for low and very-low income persons and/or families.  Both 
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authorities continue to strive to meet the goals and objectives identified in its Five Year and Annual 

Plans. The goals of each organization are ultimately to maintain decent, safe and sanitary conditions 

meanwhile aiming to improve the quality of life for its residents.  Towards this end, the Rental 

Assistance Demonstration (RAD) programs for both PHA agencies are being reviewed currently.  Once 

applications have been completed, entities are expected to roll out this process in the upcoming years 

(i.e., 2022). 
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MA-30 Homeless Facilities and Services - 91.210(c) 

Introduction 

The homeless needs of individuals and families are served through the Muskegon County Continuum of Care (CoC). The CoC is recognized by 

HUD as the official Continuum of Care body for Muskegon County (area-wide). The mission of the CoC is to promote the prevention and ending 

of homelessness by developing and maintaining systems to coordinate federal and statewide resources and services for people experiencing 

homelessness or at-risk in becoming homeless. Participants have exposure to a core network of interconnected facilities, skillsets, programs and 

services to assist with any potential needs, especially those which may arise out of or lead to one becoming homeless.  

The CoC of Muskegon County includes city and county government, non-profits and service providers.  The 10-Year Plan to End Homelessness is 

a consortium of more than 50 stakeholders from public, private, faith and community-based organizations.  The plan’s primary goal is that no 

individual or family remain homeless, not to mention lack access to decent, safe and affordable housing. 

 

Facilities Targeted to Homeless Persons 

 Emergency Shelter Beds Transitional 
Housing Beds 

Permanent Supportive Housing 
Beds 

Year Round Beds 
(Current & New) 

Voucher / 
Seasonal / 

Overflow Beds 

Current & New Current & New Under 
Development 

Households with Adult(s) and 

Child(ren) 54 303 0 58 0 

Households with Only Adults 45 291 0 66 0 

Chronically Homeless Households 0 0 0 73 0 

Veterans 0 0 0 50 0 

Unaccompanied Youth 0 0 0 0 0 

Table 39 - Facilities Targeted to Homeless Persons 
Data Source Comments: Information provided by the Continuum of Care HMIS Administrator. 
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Describe mainstream services, such as health, mental health, and employment services to the 
extent those services are use to complement services targeted to homeless persons 

There are a number of health, mental health and employment services to compliment services targeted 

for homeless persons. The Michigan Campaign to End Homelessness’ (MCTEH) annual report identified 

partnerships with such service providers and as a key strategy in accomplishing this mission. This 

strategy is described in four parts: 

1. By engaging our partners in health care and behavioral health, MCTEH can encourage and 

support the development of local partnerships resulting in prioritization, outreach, and 

stabilization of people experiencing homelessness; 

2. Partner with CoCs to establish stronger linkages between domestic violence programs and the 

homeless response system to effectively serve survivors experiencing homelessness; 

3. Partner with CoCs to improve access to mainstream benefits, employment programs and 

services to reduce people’s financial vulnerability to homelessness; and, 

4. Improve service coordination and support to children and families experiencing homelessness.  

  

List and describe services and facilities that meet the needs of homeless persons, particularly 
chronically homeless individuals and families, families with children, veterans and their 
families, and unaccompanied youth. If the services and facilities are listed on screen SP-40 
Institutional Delivery Structure or screen MA-35 Special Needs Facilities and Services, 
describe how these facilities and services specifically address the needs of these populations. 

The Muskegon County CoC has access to beds with which to serve people experiencing homelessness.  

Of these, a portion of the beds are designated to those experiencing chronic homelessness, veterans, 

youth, seasonal and overflow beds.  Beyond these projects, there are supportive services available from 

area providers throughout the community countywide. 

For more information, please see the Housing Inventory Count, which lists the facilities and housing 

units dedicated to homeless persons attached or as linked below.  

Muskegon Continuum of Care Reports - Muskegon County Homeless Continuum of Care Network 

(muskegoncoc.org) 
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MA-35 Special Needs Facilities and Services - 91.210(d) 

Introduction 

This section describes facilities and service needs for special needs populations.  Special needs 

populations referenced in this document include the elderly, frail elderly, persons with disabilities, 

person with alcohol or other drug addictions, persons with HIV/AIDS and their families and public 

housing residents.  The City works closely with the Muskegon County CoC, PHA and other relevant 

housing services providers in meeting special needs and in providing services. 

 

Including the elderly, frail elderly, persons with disabilities (mental, physical, developmental), 
persons with alcohol or other drug addictions, persons with HIV/AIDS and their families, 
public housing residents and any other categories the jurisdiction may specify, and describe 
their supportive housing needs 

Public Housing, Senior Housing and HOPWA funded clinics all provide housing assistance to its clients as 

well as support and counseling.  These agencies are committed to addressing resident, patient and client 

needs. However, through outreach efforts and in serving as participants of the CoC, many identified 

needs include mental health, substance abuse, life skills management, expanded support permanent 

and transitional housing and single bed housing for affordable housing needs. 

 

Describe programs for ensuring that persons returning from mental and physical health 

institutions receive appropriate supportive housing 

<TYPE=[text] REPORT_GUID=[F8DC4D3147433947165558A235C46686] 

PLAN_SECTION_ID=[1350402000]> 

Specify the activities that the jurisdiction plans to undertake during the next year to address 

the housing and supportive services needs identified in accordance with 91.215(e) with 

respect to persons who are not homeless but have other special needs. Link to one-year 

goals. 91.315(e) 

RCP partners are in support of its citizens who may require special accommodations and when possible, 

as programs and funding exist, support is given to meet identified needs.  The City provides CDBG funds 

for home owner-occupied home repairs and accessibility modifications to elderly and disabled 

households.  However, specific programs will be identified in the Annual Action Plan for the appropriate 

program year, when applicable and retrospectively for each jurisdiction. 

For entitlement/consortia grantees: Specify the activities that the jurisdiction plans to 
undertake during the next year to address the housing and supportive services needs 
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identified in accordance with 91.215(e) with respect to persons who are not homeless but 
have other special needs. Link to one-year goals. (91.220(2)) 

In addition to CDBG funding for housing service’s needs, collectively we will continue providing direct 

referrals, follow-up as well as working with local agencies who also provide housing and support services 

in ensuring that needs are met to every extent possible. 
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MA-40 Barriers to Affordable Housing - 91.210(e) 

Describe any negative effects of public policies on affordable housing and residential 

investment 

Collectively, barriers to affordable housing involve public policies described as: Regulations, Finances, 

and Community Perceptions. 

Regulations and regulatory barriers are present at the local, state, and federal level. These policies 

include local land use regulations, taxes and fees associated with development, environmental 

regulations, and the permitting process. Each regulation acts as an additional step that can prevent or 

inhibit the development of affordable housing, as well as increase the cost of unit production. 

Finances The available resources to support affordable housing has not kept up with the rising 

development costs. Projects often have funding gaps resulting in fewer being funded. For potential 

home buyers, changing regulations in the mortgage industry and few economic opportunities prevent 

purchasing the homes that are available. 

Community Perceptions to affordable housing is often viewed negatively and those perceptions can 

have a direct influence on public policy. While many people will advocate for affordable housing as a 

concept, they often push back when the developments are slated to occur in their neighborhoods. This 

“Not in My Backyard” (NiMBY) perspective can halt affordable housing development before it begins. 

The City of Muskegon Heights also slate the following as potential barriers to affordable housing: 

• Restricted routes and bus hours; 

• Restrictive housing choices; 

• Minimum lot and building requirements; 

• Economics; 

• Discriminatory lending practices; 

• Lack of available resources; 

• Community perception; and, 

• Imbalance of housing values vs. property taxes. 
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MA-45 Non-Housing Community Development Assets - 91.215 (f) 

Introduction 

The following section provides insight into the economic development landscape of the regional jurisdiction. Tables below detail the extent of 

business sector employment throughout the City, including unemployment, commuting times, educational attainment, etc.  Community 

Development often times are used to support the needs of low-income, including families.  The Department of Human Services serves as the 

largest agency dedicated to serving the needs of indigent populations.  

 

Economic Development Market Analysis 

Business Activity 

Business by Sector Number of 
Workers 

Number of Jobs Share of Workers 
% 

Share of Jobs 
% 

Jobs less workers 
% 

Agriculture, Mining, Oil & Gas Extraction 210 64 2 1 -2 

Arts, Entertainment, Accommodations 3,164 2,971 36 25 -11 

Construction 849 1,342 9 11 3 

Education and Health Care Services 5,281 9,957 59 75 16 

Finance, Insurance, and Real Estate 847 710 9 8 -1 

Information 231 227 3 2 -1 

Manufacturing 7,434 7,823 83 85 2 

Other Services 891 1,019 9 12 3 

Professional, Scientific, Management Services 1,045 877 11 7 -3 

Public Administration 0 0 0 0 0 

Retail Trade 3,130 4,272 34 37 2 

Transportation and Warehousing 503 452 6 4 -2 

Wholesale Trade 882 1,160 9 19 9 

Total 24,467 30,874 -- -- -- 
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Table 40 - Business Activity 
Data Source: 2016-2020 ACS (Workers), 2020 Longitudinal Employer-Household Dynamics (Jobs) 
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Labor Force 

Total Population in the Civilian Labor Force 32,594 

Civilian Employed Population 16 years and over 29,480 

Unemployment Rate 9.58 

Unemployment Rate for Ages 16-24 2.82 

Unemployment Rate for Ages 25-65 6.62 

Table 41 - Labor Force 
Data Source: 2016-2020 ACS 

 

Occupations by Sector Number of People 

Management, business and financial 5,440 

Farming, fisheries and forestry occupations 670 

Service 4,595 

Sales and office 5,390 

Construction, extraction, maintenance and 

repair 1,625 

Production, transportation and material moving 2,970 

Table 42 – Occupations by Sector 
Data Source: 2016-2020 ACS 

 

Travel Time 

Travel Time Number Percentage 

< 30 Minutes 21,857 79% 

30-59 Minutes 4,676 17% 

60 or More Minutes 1,191 4% 
Total 27,724 100% 

Table 43 - Travel Time 
Data Source: 2016-2020 ACS 

 

Education: 

Educational Attainment by Employment Status (Population 16 and Older) 

Educational Attainment In Labor Force  

Civilian Employed Unemployed Not in Labor Force 

Less than high school graduate 1,460 400 2,295 

High school graduate (includes 

equivalency) 6,160 835 4,400 

Some college or Associate's degree 9,665 715 3,910 
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Educational Attainment In Labor Force  

Civilian Employed Unemployed Not in Labor Force 

Bachelor's degree or higher 5,175 210 1,160 

Table 44 - Educational Attainment by Employment Status 
Data Source: 2016-2020 ACS 

 

Educational Attainment by Age 

 Age 

18–24 yrs 25–34 yrs 35–44 yrs 45–65 yrs 65+ yrs 

Less than 9th grade 64 393 475 390 470 

9th to 12th grade, no diploma 1,120 815 845 1,225 1,070 

High school graduate, GED, or 

alternative 2,480 3,450 2,975 4,975 3,880 

Some college, no degree 2,755 3,470 1,980 4,300 2,445 

Associate's degree 379 1,244 925 2,360 1,124 

Bachelor's degree 425 1,190 1,275 2,350 1,420 

Graduate or professional degree 0 130 620 970 905 

Table 45 - Educational Attainment by Age 
Data Source: 2016-2020 ACS 

 

Educational Attainment – Median Earnings in the Past 12 Months 

Educational Attainment Median Earnings in the Past 12 Months 

Less than high school graduate 0 

High school graduate (includes equivalency) 0 

Some college or Associate's degree 0 

Bachelor's degree 0 

Graduate or professional degree 0 

Table 46 – Median Earnings in the Past 12 Months 
Data Source: 2016-2020 ACS 

 

 

Based on the Business Activity table above, what are the major employment sectors within 

your jurisdiction? 

The top five (5) major employment sectors within the City’s overall include the following: 

• Manufacturing; 

• Education and Healthcare Services; 

• Retail Trade; 

• Arts, Entertainment, Accommodations; and, 
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• Wholesale Trade. 

 

Describe the workforce and infrastructure needs of the business community: 

Increasing economic opportunity is a key component to ensuring the viability of the City. The City is 

dedicated to sustaining existing businesses while encouraging new business opportunities that promote 

job creation. Employment is fundamental to providing financial independence for individuals and 

families which is key in providing a stable economic environment. The City has established the following 

economic development goals: 

• Promote the development of new businesses and the expansion of existing businesses;  

• Provide economic opportunities for low –and moderate-income families, including youth; 

• To infuse financial and human resource investment for City revitalization through Private Sector 

Collaborations; and,  

• To develop a business/office corridor. 

Describe any major changes that may have an economic impact, such as planned local or 

regional public or private sector investments or initiatives that have affected or may affect 

job and business growth opportunities during the planning period. Describe any needs for 

workforce development, business support or infrastructure these changes may create. 

Job and business growth opportunities will decrease the number of poverty income families if we can 

provide accessible work experiences that do not require college degrees but yet offer competitive 

wages.  During the last plan submission, the City of Muskegon Heights experienced a wave of 

development and investment.  Development projects planned that occurred during the plan period, 

which serviced in having an economic impact include: 

• Roosevelt School Housing Development: Estimated project cost $13 million; 

• Scott’s Meats and Retail Development: Estimated project cost $4 million; 

• Muskegon Family Care (Expanded Services) Development:  Estimated project cost $1.5 million; 

• Stanley Steamers Development: Estimated project cost $2 million; and, 

• Dwelling Place Single Family Housing Development: Estimated project cost $1.5-2 million. 

Projects planned during the 2021 Plan Development include: 

• Heights Farmer’s Market Redevelopment; 

• Downtown Development and Expansion; 

• Micro-business Developments; 

• Glendale Housing Redevelopment; 
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• Lindbergh and King Housing Redevelopment; 

• Muskegon Family Care Expansion Phase III; and, 

• Development of the business/office corridor. 

How do the skills and education of the current workforce correspond to employment 

opportunities in the jurisdiction? 

Planning efforts and data support the need for jobs, education and training.  Whereas manufacturing 

was considered amongst the highest number of jobs, it corresponds with educational attainment. 

Second to manufacturing jobs, was education and health care services, attaining a certain level of 

education is imperative to obtaining sustainable employment in this area. Top employers in these 

industries typically require a college degree or skill-set certification for employment.  High school level 

workers exceed the rest of the groups for unemployment or are removed from the workforce 

altogether.  This group is larger throughout the age groups as well, but those that have some college are 

working more than the other groups based on education.  

Describe any current workforce training initiatives, including those supported by Workforce 

Investment Boards, community colleges and other organizations. Describe how these efforts 

will support the jurisdiction's Consolidated Plan. 

In devising the Consolidated Plan, the City hosts various outreach efforts that have been described 

throughout this process.  Through outreach efforts, business, political, community, educational, 

religious, and cultural/civic leaders are all welcomed to discuss any public concern and to provide input. 

During meetings held in plan development, this is the time that the City expresses its views, concerns, 

and hopes for the community.  Subsequently, it is an opportunity for those persons who wish to assist in 

shaping the future of the City to not only listen to what the City has planned, but present their ideas and 

concerns for exploration and reaction as well.   

Regional Healthcare providers, Big Brother Big Sister BB/BS, YMCA, and local schools are expected to 

partner to conduct a Skills Trade and Information Technology Center to provide training targeted at low 

income minorities living throughout the jurisdiction.  In order to provide training scholarships, 

certification and testing the service providers are seeking funding support.  The development is an 

important opportunity for lower income youth, due to growth in the high-tech sector. 

Does your jurisdiction participate in a Comprehensive Economic Development Strategy 

(CEDS)? 

Yes 
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If so, what economic development initiatives are you undertaking that may be coordinated 

with the Consolidated Plan? If not, describe other local/regional plans or initiatives that 

impact economic growth. 

<TYPE=[text] REPORT_GUID=[F8DC4D3147433947165558A235C46686] 

PLAN_SECTION_ID=[1370705000]> 

Discussion 

The city of Muskegon consistently leads in its implementation of various state tax incentives to attract 

mixed use, industrial and residential developments to serve all people in our community. The city has 

added hundreds of market rate and workforce housing units to its stock in the last several years, with 

many more in development stages. The City of Muskegon Economic Development Department has also 

successfully navigated substantial expansions and additions to our core employment base, which are the 

manufacturing and healthcare industries. Muskegon is working to be considered the most investment 

friendly city in West Michigan for small businesses, entrepreneurs, and large-scale employers alike. 

Whereas the City of Muskegon Heights is a part of CEDS which is geared toward cultivating economic 

development projects and acts as a link between those projects and economic development funding.  As 

a regional partner, goals include: 

• The creation of a diverse environment that creates livability for talent attraction; 

• Education and Training: retain, attract and develop a high-quality workforce; 

• Infrastructure: improve, create and maintain services; 

• Support Business: Support and meet the needs of the current, new, and emerging businesses; 

and, 

• Coordination: Promote better coordination among different economic development groups. 
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MA-50 Needs and Market Analysis Discussion  

Are there areas where households with multiple housing problems are concentrated? 

(include a definition of "concentration") 

Jointly we examine the movement of minority and lower income populations as they tend to have the 

greatest needs.  Housing data and wait list applications in need of code compliant and homeowner 

repairs support area wide concentration relative to low-income households.  Substandard housing is 

usually found in lower income neighborhoods with older housing stock.   Data supports that the majority 

of the housing was built prior to 1939, indicating the need for housing rehabilitation and community 

revitalization throughout the City.  Low-income and those with multiple housing problems are 

supported county-wide.  

As discussed earlier, the City of Muskegon Heights is under major reconstruction as a result of 

demolition efforts completed during last plan submission.  As a result of said efforts, there is an 

increased number of vacant lots that once contained substandard residential properties before 

demolition. Whereas some were foreclosed upon properties, a large number of them were vacant due 

to sub-standard conditions. Concentration is being defined according to HUD definition. The City of 

Muskegon Heights will concentrate a portion of its funding to aid in housing development efforts and in 

satisfying this priority need which has been identified. 

Are there any areas in the jurisdiction where racial or ethnic minorities or low-income 

families are concentrated? (include a definition of "concentration") 

Segregation is visible in our communities, and we can identify where the concentrations are great. The 

city of Muskegon Heights consists of 5 census tracts:  11, 12, 13, 14.01, and 14.02, all of which are 

considered as being low-income families/population. HUD defines areas of racial or ethnic concentration 

as geographic areas where the percentage of a specific minority or ethnic group is 10 percentage points 

higher than the City's overall percentage. The definition of a low-income concentration is that the AMI 

of a block group or census tract must be below 50% of the AMI for the Metropolitan Statistical Area 

(MSA). 

What are the characteristics of the market in these areas/neighborhoods? 

The market in these areas suggests higher blight, crime and unemployment.  Typically, distressed 

neighborhoods have an older housing stock, higher vacancy rates, and are areas of low and moderate- 

and no-income concentration, as well as minority concentration. These target areas also often have 

higher crime rates and quality of life concerns like poor home maintenance and blight. From a 

community development perspective, extreme-poverty neighborhoods, blighted areas, distressed 

communities, low-and moderate-income census tracts, and neighborhoods characterized by high levels 

of poverty are often the host to a wide range of social and economic ills, including violence, drug abuse, 

inadequate schools, and little legitimized commercial activity. 
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Are there any community assets in these areas/neighborhoods? 

The regional analysis can be broad in scope, making it more difficult to fully assess community assets in 

surrounding areas and neighborhoods. This analysis is generally incorporated into project-level 

evaluations. However, overall, each community has assets.  Assets can be defined as parks, trails, retail, 

high quality education, community center, grocery store(s), community organizations, main street 

business districts, faith-based organizations and other services of which regionally exist within the RCP 

partners jurisdictions, respectively. 

Are there other strategic opportunities in any of these areas? 

Regionally there are opportunities for economic development and other community supported 

purposes strategically.  This includes development of affordable homeownership and rental housing, 

pocket parks, community gardens, and redevelopment and development in lieu of business 

consolidation and/or relocation.  Affordable housing may be developed due to an inheritance of tax 

foreclosed properties and aggressive demolition resulting in a large number of vacant land or lots. 
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MA-60 Broadband Needs of Housing occupied by Low- and Moderate-Income 

Households - 91.210(a)(4), 91.310(a)(2) 

 

Describe the need for broadband wiring and connections for households, including low- and 

moderate-income households and neighborhoods. 

The effects of COVID-19, remote working and education have brought the need for increased high-speed 

broadband to the forefront.  It is clear that high-speed connectivity is becoming more necessary, 

especially in many lower-income areas where broadband or connectivity may not be as affordable.  Our 

local library, Hackley Public Library, has provided connections to low to moderate households by 

providing free service to Hackley Park which is located in the city of Muskegon's downtown park noted 

for homeless populations, as well as, service group gatherings.  

Access in any way is good news that creates opportunty for all households that lack accessibility to the 

internet.  We appreciated the the local public library for leading this charge.  

 

Describe the need for increased competition by having more than one broadband Internet 

service provider serve the jurisdiction. 

According to broadbandnow.com, regionally we are well serviced by internet providers who offer 

residential services.  Residential providers deliver internet by fiber optic or cable, and offer up to 1,000 

Mbps’.  The real barrier to low- and moderately-income residents, is cost.  Until internet services are 

regulated as a utility, it is less likely that cost will be significantly reduced, making it more affordable to 

all. 
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MA-65 Hazard Mitigation - 91.210(a)(5), 91.310(a)(3) 

 

Describe the jurisdiction’s increased natural hazard risks associated with climate change. 

Climate change can lead to economic disturbances when natural disasters occur. The potential impacts 

of climate change-including COVID-19, flooding, large hail, thunderstorms, high winds, extreme cold, 

winter storms, snow, increased heavy precipitations, etc. can definitely leave communities most 

vulnerable.  We as service providers, must remain vigilant whereas sustaining quality of life/living stands 

to be impacted. 

Describe the vulnerability to these risks of housing occupied by low- and moderate-income 

households based on an analysis of data, findings, and methods. 

Low- and moderately-low income residents are at particular risk due to having less available resources 

to combat the impacts of natural disasters.  A dramatic rise in electricity or housing costs, for example, 

could put vulnerable populations at imminent risk of homelessness or living in substandard conditions.  

Residents who experience unplanned hardships or who have less access to public support in cases of 

emergencies will have fewer resources to repair or prevent damage to their homes. 

Plan partners strive to inform and prepare the general public for multi-hazard mitigation whether it is 

through grants and perpetual programs which allow us to offer our citizens increased quality of living, 

perform on-going review of local, state and national data reports which offer insight involving potential 

risks of climate changes, monitoring all available online venues and websites such as the Muskegon 

County Health Department, and Michigan State Emergency Management and Homeland Security, all of 

which disseminate numerous informational guidebooks, videos, and emergency resources to build 

disaster resiliency within our community. 
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Strategic Plan 

SP-05 Overview 

Strategic Plan Overview 

The Strategic Plan outlines the participating jurisdictions goals, objectives and strategies to utilize HUD 

funds and any potential funds which may be utilized and/or leveraged during the CP process.  All funds 

will be used to address the needs and priorities determined or identified through the planning process.  

The priority needs for housing and non-housing community development efforts were determined using 

data presented; all outreach efforts and consultation with service providers serving low and moderate-

income residents.  Activities to be undertaken over the consolidated planning period were organized 

based on HUD categories as follows:  create and sustain affordable housing, promote healthy and self-

sufficient families, stabilize families at risk of homelessness, and foster vibrant and sustainable 

neighborhoods.  These categories were ranked as high priorities, which mean the city plans are to use 

funds made available for activities that address this unmet need during the period identified in the 

strategic plan. 
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SP-10 Geographic Priorities - 91.215(a)(1) 

Geographic Area 

Table 47 - Geographic Priority Areas 

1 Area Name: Muskegon 

Area Type: Local Target area 

Other Target Area Description:   

HUD Approval Date:   

% of Low/ Mod:   

Revital Type:  Housing 

Other Revital Description:   

Identify the neighborhood boundaries 

for this target area. 

Neighborhoods in our city include- Lakeside, 

Beachwood/Bluffton, Campbell, Glenside, East 

Muskegon, Marsh, Mc Laughlin, Nelson, Marquette, 

Nims, Angell, Steele, Oakview, Sheldon, Jackson Hill 

Include specific housing and 

commercial characteristics of this target 

area. 

Within our city we have Historic district areas, beach 

areas, commercial, schools of higher learning and 

medical facility areas all mixed in with residential. 

How did your consultation and citizen 

participation process help you to 

identify this neighborhood as a target 

area? 

14 Neighborhoods/districts meet monthly with city staff 

 

Identify the needs in this target area. The needs are similar to the other communities- safety, 

health and opportunities 

What are the opportunities for 

improvement in this target area?     

Housing, both affordable and accessible- rentals, 

ownership, and choice for where you want to live. 

Are there barriers to improvement in 

this target area? 

Crime is a big barrier to improvement.  However, the 

challenge is to target neighborhoods that can use a little 

concentration of assistance from the city police, 

department of public works, and housing conditions. 

2 Area Name: Norton Shores 

Area Type: Local Target area 

Other Target Area Description:   

HUD Approval Date:   

% of Low/ Mod:   
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Revital Type:  Housing 

Other Revital Description:   

Identify the neighborhood boundaries 

for this target area. 

  

Include specific housing and 

commercial characteristics of this target 

area. 

  

How did your consultation and citizen 

participation process help you to 

identify this neighborhood as a target 

area? 

  

Identify the needs in this target area.   

What are the opportunities for 

improvement in this target area?     

  

Are there barriers to improvement in 

this target area? 

  

3 Area Name: Muskegon Heights 

Area Type: Local Target area 

Other Target Area Description:   

HUD Approval Date:   

% of Low/ Mod:   

Revital Type:  Housing 

Other Revital Description:   

Identify the neighborhood boundaries 

for this target area. 

The City of Muskegon Heights is defined by a 2X2 square 

mile radius with boundaries being further described as 

Glade (East) to Getty (West) and Norton (North) to 

Keating (South). The City of Muskegon Heights consist of 

5 census tracts all of which serve as the boundary for its 

targeted areas: CT 11, 12, 13, 14.01 and 14.02. 

Include specific housing and 

commercial characteristics of this target 

area. 

Single Family, Rental, Senior and Assisted Living Housing, 

Remote Facilities, Commercial & Mixed Use Residential 

are all specific to this targeted area. 



 

  Consolidated Plan MUSKEGON     90 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

How did your consultation and citizen 

participation process help you to 

identify this neighborhood as a target 

area? 

Consultation, the CPP and demographics support target 

areas as defined.  All of the City’s CT’s serve in being low-

income. 

Identify the needs in this target area. Increased funding streams, economic development 

opportunity, the creation and ability to sustain affordable 

housing, promote health & safety, create self-sufficiency 

& prevention of homelessness are all identified needs of 

the targeted area. 

What are the opportunities for 

improvement in this target area?     

Elimination of slum & blight, development of new-infill & 

construction, acquisition & development, preservation of 

existing housing stock would all serve in providing further 

opportunity within the City of Muskegon Heights. 

Are there barriers to improvement in 

this target area? 

Funding, area perception, out of date ordinances & plans 

& lack of development interest are all key barriers to 

improvement within Muskegon Heights (i.e., the 

targeted area). 

 

General Allocation Priorities 

Describe the basis for allocating investments geographically within the state 

The participating jurisdictions will each invest their funding resources in a manner that address needs 

and priorities of low- and moderately-low income residents identified through the planning process 

using HUD data.  Each partner will undertake efforts to leverage additional funds to maximize the 

impact of or use of its federal entitlement funds.  The basis for allocation of resources will be specifically 

described through each community partner; Annual Action Plan (AAP). 

The Cities do not designate its funding geographically as HUD-funded housing and community 

development programs are made available to eligible low and moderate-income persons city-wide.  In 

particular, the City of Muskegon Heights is 2x2 square miles with increased needs amongst all of its 

population which is considered as low-income.  Investing city-wide in affordable housing programs 

assists in affirmatively furthering fair housings objectives and decreases concentrations of low-income 

populations. 

The city of Muskegon is experiencing a housing growth with several developers; single family, 

townhouses, multi-unit high rises, manufactured houses, and rentals.  Using other forms of assistance 

and incentives to fill the missing middle gap.  Whereas the city of Norton Shores has seen significant 

development along Henry Street which has cause great interest with outside business investments. 
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Map of area 
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CT Map 
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SP-25 Priority Needs - 91.215(a)(2) 

Priority Needs 

Table 48 – Priority Needs Summary 

1 Priority Need 

Name 

Housing 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Chronic Homelessness 

Individuals 

Families with Children 

Mentally Ill 

Chronic Substance Abuse 

veterans 

Persons with HIV/AIDS 

Victims of Domestic Violence 

Unaccompanied Youth 

Elderly 

Frail Elderly 

Persons with Mental Disabilities 

Persons with Physical Disabilities 

Persons with Developmental Disabilities 

Persons with Alcohol or Other Addictions 

Persons with HIV/AIDS and their Families 

Victims of Domestic Violence 

Geographic 

Areas 

Affected 

Muskegon 

Norton Shores 

Muskegon Heights 
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Associated 

Goals 

Acquisition Development Resale 

Administration 

Community Housing Development Organizations 

Exterior Paint/Siding Housing 

General Administration 

Homebuyer Assistance/Education 

Housing 

Owner Occupied Rehabilitation - Priority Repairs 

Rehabilitation Administration 

Service Delivery 

Description Housing is the most important factor for stabilizing neighborhoods, communities 

and regions.  Regardless of our distinct differences, every family must have 

shelter.  Unsheltered families, and the homelessness initiative of our local 

Continuum of Care support the need to have safe, decent and affordable housing 

that fits our family size.  Housing can be ownership or rental, the need can be 

external:  paint, siding, roofing, foundations or internal: plumbing, electric, 

mechanical, lead hazardous, asbestos or unsafe living conditions. 

Basis for 

Relative 

Priority 

Housing is key to stabilizing neighborhoods. Data suggest that there is a need for 

(minor and major) priority, moderate and substantial home repairs, neighborhood 

preservation and code enforcement. 

2 Priority Need 

Name 

Code Enforcement 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Individuals 

Families with Children 

Elderly 

Frail Elderly 

Persons with Physical Disabilities 

Persons with Developmental Disabilities 

Other 

Geographic 

Areas 

Affected 

Muskegon 

Norton Shores 

Muskegon Heights 
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Associated 

Goals 

Code Enforcement: Inspections/Detectors/Clean-Up 

Demolition 

Exterior Paint/Siding Housing 

Housing 

Improved Neighborhoods 

Description Neighborhoods that thrive have significant impact for families that reside there.  

Code enforcement may include: inspections, housing and environmental 

inspection funding support, smoke detector and CO installation for code 

compliance and home safety or board-up of vacant structures, neighborhood 

clean-up. This activity will aid in the reduction of blight and code violations. 

Basis for 

Relative 

Priority 

This priority is important to keeping communities inviting and thriving for all 

people, and their families. Also, to maintain housing standards, improve aesthetics 

and property values. 

3 Priority Need 

Name 

Fair Housing Initiatives 

Priority Level High 

Population Extremely Low 

Low 

Large Families 

Families with Children 

Elderly 

Public Housing Residents 

Individuals 

Families with Children 

Elderly 

Frail Elderly 

Persons with Mental Disabilities 

Persons with Physical Disabilities 

Persons with Developmental Disabilities 

Geographic 

Areas 

Affected 

Muskegon 

Norton Shores 

Muskegon Heights 

Associated 

Goals 

Administration 

Fair Housing 

General Administration 

Improved Neighborhoods 

Rehabilitation Administration 
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Description Legal advice and services, and support efforts that affirmatively further fair 

housing involving low income households. 

Basis for 

Relative 

Priority 

This activity was identified as a priority need during the CPP process and other 

civic engagement initiatives undertaken. 

4 Priority Need 

Name 

Demolition 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Elderly 

Frail Elderly 

Persons with Physical Disabilities 

Persons with Developmental Disabilities 

Other 

Geographic 

Areas 

Affected 

Muskegon 

Norton Shores 

Muskegon Heights 

Associated 

Goals 

Demolition 

Housing 

Description Support services to rid neighborhoods of blight, including abandoned and 

dangerous structures. 

Basis for 

Relative 

Priority 

Activity was identified as a priority need during the CPP process and other outlets 

involving civic engagement. 

5 Priority Need 

Name 

Street Repairs or Infrastructure Improvements 

Priority Level High 

Population Extremely Low 

Low 

Other 
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Geographic 

Areas 

Affected 

Muskegon 

Norton Shores 

Muskegon Heights 

Associated 

Goals 

Improved Neighborhoods 

Streets 

Description Supports improvements such as street repairs, sidewalk, curbing, lighting, water 

and sewer and catch basin, including repairs that may impact these repairs such as 

trees and roots. 

Basis for 

Relative 

Priority 

Streets are used by many but census tract areas of low-income concentration are 

the optimal area of concern.  Activity identified as a need during the CPP process. 

6 Priority Need 

Name 

Neighborhood Enhancement 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Public Housing Residents 

Non-housing Community Development 

Other 

Geographic 

Areas 

Affected 

Muskegon 

Norton Shores 

Muskegon Heights 

Associated 

Goals 

Demolition 

Exterior Paint/Siding Housing 

Housing 

Improved Neighborhoods 

Match Funding 

Neighborhood Infrastructure 

Neighborhood Policing 

Public Facilities Improvement 

Description Improve conditions and accessibility of neighborhood public infrastructure 

including streets, alleys, sidewalks, etc. for low and moderate-income 

areas. Neighborhood enhancements may include fencing, signage, parks, safety, 

and recreation.  
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Basis for 

Relative 

Priority 

This priority helps maintain community and character of the environment, not to 

mention was identified as a priority need during the participation engagement 

process. 

7 Priority Need 

Name 

Homebuyer Assistance and/or Education 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Individuals 

Families with Children 

Elderly 

Frail Elderly 

Persons with Physical Disabilities 

Persons with Developmental Disabilities 

Geographic 

Areas 

Affected 

Muskegon 

Muskegon Heights 

Associated 

Goals 

Acquisition Development Resale 

Administration 

General Administration 

Homebuyer Assistance/Education 

Housing 

Rehabilitation Administration 

Description Provides for increased homeownership opportunity. 

Basis for 

Relative 

Priority 

Need was identified during the RCP development in outreach efforts, and serves in 

satisfying HUD goals/objectives. This too provides for access to affordable housing. 

8 Priority Need 

Name 

Acquisition Development Resale 

Priority Level High 
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Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Chronic Homelessness 

Individuals 

Families with Children 

Elderly 

Frail Elderly 

Persons with Physical Disabilities 

Persons with Developmental Disabilities 

Geographic 

Areas 

Affected 

Muskegon 

Muskegon Heights 

Associated 

Goals 

Acquisition Development Resale 

Homebuyer Assistance/Education 

Housing 

Description Provides for acquisition, development and resale of property in providing 

homeownership opportunity and in stabilizing neighborhood.  This too includes 

scattered site and new construction/infill. 

Basis for 

Relative 

Priority 

Need was identified during the citizen participation process and it is key in 

neighborhood stabilization and health. Associated goal: need for affordable 

housing/or increase supply. 

9 Priority Need 

Name 

Legal Services 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Public Housing Residents 

Geographic 

Areas 

Affected 

Muskegon 

Muskegon Heights 
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Associated 

Goals 

Fair Housing 

Legal Services 

Description Provides for legal counseling or basic legal services, representation, dispute 

resolution, foreclosure prevention and education. 

Basis for 

Relative 

Priority 

Need was identified during outreach efforts. 

10 Priority Need 

Name 

Crime Prevention 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Public Housing Residents 

Geographic 

Areas 

Affected 

Muskegon 

Muskegon Heights 

Associated 

Goals 

Improved Neighborhoods 

Neighborhood Policing 

Public Service Opportunities 

Resilient/Smart Neighborhoods Program 

Description Provides for neighborhood policing programs to aid in civic engagement, 

education and neighborhood/public safety. 

Basis for 

Relative 

Priority 

Identified as a need in plan development process and improves neighborhood 

safety, education, and awareness. 

11 Priority Need 

Name 

Rental Rehabilitation 

Priority Level High 
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Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Geographic 

Areas 

Affected 

Muskegon 

Muskegon Heights 

Associated 

Goals 

Administration 

Description Improve condition of existing housing, provide affordable rental to low-income 

through landlord incentives. 

Basis for 

Relative 

Priority 

Need identified in plan development for increased, quality, affordable rental 

amongst low-income residents, not to mention Census data also indicated a high 

percentage of renters living in substandard conditions. 

12 Priority Need 

Name 

Public Facilities Improvements 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Geographic 

Areas 

Affected 

Muskegon 

Norton Shores 

Muskegon Heights 

Associated 

Goals 

Fire Station Bond 

Match Funding 

Public Facilities Improvement 

Description  Provides for neighborhood and facilities improvements and/or expansion. 

Basis for 

Relative 

Priority 

This activity was identified as a need during the civic engagment process. 

13 Priority Need 

Name 

Youth Opportunities 

Priority Level High 
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Population Extremely Low 

Low 

Moderate 

Middle 

Families with Children 

Unaccompanied Youth 

Non-housing Community Development 

Geographic 

Areas 

Affected 

Muskegon 

Muskegon Heights 

Associated 

Goals 

Public Service Opportunities 

Youth Opportunities 

Description Providing recreation and work opportunities that we support youth 

Basis for 

Relative 

Priority 

Need was identified through the CPP process.  Need will aid in supporting 

programs, leisure activities, job experiences, and extra-curricular activities, not to 

mention provide year-round possibilities for youth. 

14 Priority Need 

Name 

Senior Services 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Middle 

Elderly 

Elderly 

Frail Elderly 

Geographic 

Areas 

Affected 

Muskegon 

Norton Shores 

Muskegon Heights 

Associated 

Goals 

Administration 

Senior Assistance 

Description Support services to aid in providing transportation, information, home repair, etc. 

all geared in meeting community needs.  Support services will assist with unmet 

and/or unidentified needs.  

Basis for 

Relative 

Priority 

Activity was identified as a priority need. 
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15 Priority Need 

Name 

Resource Information 

Priority Level High 

Population Extremely Low 

Low 

Families with Children 

Elderly 

Elderly 

Geographic 

Areas 

Affected 

Muskegon 

Norton Shores 

Muskegon Heights 

Associated 

Goals 

Owner Occupied Rehabilitation - Priority Repairs 

Senior Assistance 

Description Information is shared for the resources that are accessible in our community for 

housing, health, food, and other related issues for our residents. 

Basis for 

Relative 

Priority 

This is a necessary responsibility of our region.  Our Resource specialist compile 

and maintain agency information for accessibility of housing, health, food, or 

related needs of our citizens. 

16 Priority Need 

Name 

Homeless Opportunities 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Individuals 

Families with Children 

Unaccompanied Youth 

Persons with Mental Disabilities 

Non-housing Community Development 

Geographic 

Areas 

Affected 

Muskegon 

Muskegon Heights 

Associated 

Goals 

Housing 
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Description To assist homeless populations with mental and housing needs that prevent 

stability and access to living units. 

Basis for 

Relative 

Priority 

To assist homeless needs- mental/housing potentially. 

17 Priority Need 

Name 

Utility Assistance 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Public Housing Residents 

Elderly 

Frail Elderly 

Persons with Mental Disabilities 

Persons with Physical Disabilities 

Persons with Developmental Disabilities 

Persons with HIV/AIDS and their Families 

Victims of Domestic Violence 

Geographic 

Areas 

Affected 

Muskegon Heights 

Associated 

Goals 

Public Service Opportunities 

Description Assistance to cover unmet needs. 

Basis for 

Relative 

Priority 

Covid has left a lot of household in less than fortunate economic conditions.  

Because of the impacts of Covid, people are in grave need.  Need has been 

identified as being a high priority. 

18 Priority Need 

Name 

Accessibility Modifications 

Priority Level High 
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Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Geographic 

Areas 

Affected 

Muskegon Heights 

Associated 

Goals 

Improved Neighborhoods 

Neighborhood Infrastructure 

Owner Occupied Rehabilitation - Priority Repairs 

Description Provide accessibility improvements to low- and moderate-income households to 

improve accessibility, visibility and quality of life for residents in need. 

Basis for 

Relative 

Priority 

Census data indicate high number of housing with substandard conditions.  Need 

was also identified during the planning process. 

19 Priority Need 

Name 

Parks and Playground Improvements 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Geographic 

Areas 

Affected 

Muskegon Heights 

Associated 

Goals 

Improved Neighborhoods 

Public Facilities Improvement 

Description Improve the condition of existing neighborhood parks including playground 

equipment, splash pads, shelters, play fields, etc. for low- and moderate-income 

neighborhoods. 
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Basis for 

Relative 

Priority 

CPP indicated the need the need for social and recreational activity as an increased 

or high priority need.  Additionally, quality parks have been known to be critical in 

providing outlets for increased neighborhood health, and increase in property 

values. 

20 Priority Need 

Name 

Improve High-Speed Broadband Access 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Geographic 

Areas 

Affected 

Muskegon Heights 

Associated 

Goals 

Improve High-Speed Broadband Access 

Description Improve passages to and affordability of high-speed broadband access 

Basis for 

Relative 

Priority 

CPP identified this in being a priority need. 

21 Priority Need 

Name 

Small Business and Microenterprise Assistance 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Geographic 

Areas 

Affected 

Muskegon Heights 

Associated 

Goals 

Economic Development Opportunity 

Description Financial assistance for small businesses, including minority and women-owned 

businesses. 
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Basis for 

Relative 

Priority 

CPP indicated this as being a priority need. 

22 Priority Need 

Name 

Transportation Services 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Geographic 

Areas 

Affected 

Muskegon Heights 

Associated 

Goals 

Public Service Opportunities 

Senior Assistance 

Transportation Services 

Description Transportation services to assist mobility challenged residents, or those who lack 

access to transportation to maintain daily living. 

Basis for 

Relative 

Priority 

This was identified as a priority need during the CPP process. 

23 Priority Need 

Name 

Strong Neighborhoods 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Geographic 

Areas 

Affected 

Muskegon Heights 

Associated 

Goals 

Improved Neighborhoods 

Resilient/Smart Neighborhoods Program 

Description Supports actions that build strong neighborhoods, foster relationships amongst 

neighbors, and enhance neighborhood stability. 

Basis for 

Relative 

Priority 

Indicated as a priority need during the CPP process. 
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24 Priority Need 

Name 

Community Safety 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Geographic 

Areas 

Affected 

Muskegon Heights 

Associated 

Goals 

Improved Neighborhoods 

Neighborhood Policing 

Resilient/Smart Neighborhoods Program 

Description Activities, materials, equipment and/or supplies to enhance resident safety and 

quality of life in neighborhoods. 

Basis for 

Relative 

Priority 

This was identified as a priority need during the public engagement or CPP 

process. 

25 Priority Need 

Name 

Improve Job Opportunity 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Geographic 

Areas 

Affected 

Muskegon Heights 

Associated 

Goals 

Improve Job Opportunity 

Transportation Services 

Description Provide job skills development, training and increased opportunity for 

employment and economic stability. 

Basis for 

Relative 

Priority 

Goal was identified as a priority need during plan development and the CPP 

process. 

26 Priority Need 

Name 

Public Service Needs 

Priority Level High 
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Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Geographic 

Areas 

Affected 

Muskegon Heights 

Associated 

Goals 

Improve Job Opportunity 

Public Service Opportunities 

Description Provide supportive services to address public service activities, needs and improve 

upon overall quality of life. 

Basis for 

Relative 

Priority 

Identified as a priority need during the CPP and former consultation processes. 

27 Priority Need 

Name 

General / Rehab Administration / Service Delivery 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Middle 

Large Families 

Families with Children 

Elderly 

Non-housing Community Development 

Other 

Geographic 

Areas 

Affected 

Muskegon Heights 

Associated 

Goals 

General Administration 

Rehabilitation Administration 

Service Delivery 

Description Provides funding support for overall carryout and management of CDBG and other 

funding sources, programs. 
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Basis for 

Relative 

Priority 

Based on identified needs of the community and program carryout in addressing 

priority needs, staffing is critical to implementation. 

28 Priority Need 

Name 

Improved Neighborhoods 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Middle 

Large Families 

Families with Children 

Elderly 

Geographic 

Areas 

Affected 

Muskegon Heights 

Associated 

Goals 

Neighborhood Infrastructure 

Description Provides funding support area-wide, including matched funding for neighborhood 

assessments, enhancements and/or area improvements. 

Basis for 

Relative 

Priority 

Identified as a need during civig engagement and/or the citizen participation 

process. 

 

Narrative (Optional) 

The RCP partners conducted a needs assessment and consultation process, which identified many of the 

priority needs regionally.  The needs identified were reviewed collectively and individually by each 

jurisdiction.  Virtually all housing and community development needs were identified as important to 

each jurisdiction, although some may not be a funded.  This may partly be due to lack of available 

resources; in others, there may be other community resources that are focused on these priority needs 

or be a low priority need based on the community’s needs.  Generally, designating a need as high 

priority means that the jurisdiction would allocate funding to address those needs during it CP period.  

Opposite, a low priority need indicates that, while it is a recognized priority in the community, there 

may not be sufficient funds to address with available resources, or that it may be addressed by a partner 

agency/other.  Changes in future resources may eventually allow certain low priority needs to be 

funded, or conversely, for high priority needs that were unable to be funded. 
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Priority needs were identified and categorized based on data and coordinated outreach efforts.  The RCP 

development is reflective of data and all sources of outreach efforts combined.  Some of the funding 

projects/priority needs identified are as follows: 

• Maintain/Improve the condition of existing housing; 

• Increase homeownership opportunity; 

• Provide access to fair housing, outreach, counseling and education; 

• Provide quality, affordable homeowner and rental housing; 

• Provide housing repairs for homeowners and energy efficiency programs; 

• Provide programs/education that aid in crime prevention; 

• Provide legal services and foreclosure preventions; 

• Provide programs that aid in homelessness prevention; 

• Provide employment and training programs; 

• Other (Public Services Programs); 

• Remove dilapidated, dangerous structures; 

• Provide beatification and neighborhood clean-up Programs; and, 

• Provide program incentives for landlords. 

Overall, the following needs were identified through the community planning process.  The funding 

amount(s) directed towards each need will be reevaluated annually and determined based on the 

availability of funds allocated to each jurisdiction, independently. 



 

  Consolidated Plan MUSKEGON     113 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

SP-30 Influence of Market Conditions - 91.215 (b) 

Influence of Market Conditions 

Affordable 
Housing Type 

Market Characteristics that will influence  
the use of funds available for housing type 

Tenant Based 

Rental Assistance 

(TBRA) 

CDBG funds will not be used for Tenant Based Rental Assistance (TBRA).  

However, rising rental rates, coupled with lack of available Housing Choice 

Vouchers, creates an environment where TBRA programs is needed especially 

where it stands to impact the number of vouchers made available to low- and 

moderate-income renter households. 

TBRA for Non-

Homeless Special 

Needs 

CDBG funds will not be used for TBRA, however, non-homeless special needs 

households face similar issues as identified above.  Oftentimes, non-homeless 

special needs households have additional needs such as increased medical needs 

and transportation services which can impact their ability to afford housing. 

New Unit 

Production 

CHAS data indicate the need for new affordable rental for persons with low-

income due to high level of cost burdened households at 0-30% AMI, including 

those with 1 or more of the 4 housing problems or those living in substandard 

conditions.  Additional units are needed in addressing the lack of housing and 

affordable housing, or housing which may not be environmentally safe. 

Rehabilitation Most of the housing stock was built pre-1980 and continues to age.  

Rehabilitation programs are key in preserving the structure as well as reducing 

operating cost, depending on the rehab need.  Comprehensive rehabilitation 

programs can minimize household hazards and create healthier homes for 

residents, regionally. 

Acquisition, 

including 

preservation 

Marketing intervention efforts are needed in creating new housing opportunities 

as it involves this effort.  Strategies in acquiring vacant, tax delinquent structures 

may be necessary in moving markets within certain neighborhoods.  Long-term 

affordability strategies should be explored to preserve the affordability of units, 

particularly those assisted with federal funds. 

Table 49 – Influence of Market Conditions 
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SP-35 Anticipated Resources - 91.215(a)(4), 91.220(c)(1,2) 

Introduction  

Overall, the CDBG and HOME programs have seen steady increase in annual funding.  The City of Norton Shores experienced a slight increase in 

funding, possibly due to changing demographics in recent years.  The City is anticipating consistent CDBG and HOME funding over the next 5 

years, due to current funding climate. 

The City of Muskegon, Muskegon Heights and Norton Shores each receive entitlement funding through the U.S. Department of HUD.  The annual 

funding amounts vary slightly each year and are influenced by census data and appropriated by Congress and the number of newly added 

entitlement communities each year.  However, based on recent funding amounts, the jurisdictions estimate to receive $9,525,499.00 over the 5 

Year RCP period. 

Overall, CDBG and HOME programs have seen slight increases involving annual funding.  The City of Norton Shores, specifically experienced a 

slight increase, possibly due to census data and changing demographics in recent years.  The RCP partners anticipate that CDBG and HOME 

funding over the next 5 years will remain consistent, due to current funding climate. 
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Anticipated Resources 

Program Source 
of 

Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 

Available 
Reminder 
of ConPlan  

$ 

Narrative Description 
Annual 

Allocation: 
$ 

Program 
Income: 

$ 

Prior Year 
Resources: 

$ 

Total: 
$ 

CDBG public - 

federal 

Acquisition 

Admin and 

Planning 

Economic 

Development 

Housing 

Public 

Improvements 

Public Services 988,508 0 0 988,508 4,937,900 

Projects and activities that utilize CDBG 

funds for low- moderate income families 

HOME public - 

federal 

Acquisition 

Homebuyer 

assistance 

Homeowner 

rehab 

Multifamily 

rental new 

construction 

Multifamily 

rental rehab 

New 

construction for 

ownership 

TBRA 336,456 0 0 336,456 1,716,810 

Producing Affordable Housing units for 

income eligible families 
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Program Source 
of 

Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 

Available 
Reminder 
of ConPlan  

$ 

Narrative Description 
Annual 

Allocation: 
$ 

Program 
Income: 

$ 

Prior Year 
Resources: 

$ 

Total: 
$ 

Other public - 

federal 

Homebuyer 

assistance 80,000 0 0 80,000 800,000 

The Homebuyers Assistance Program has 

become popular and the community is 

taking advantage of the Down Payment 

Assistance to the income qualified families 

purchasing homes within the city limits of 

Muskegon. Homebuyers Program will 

proceed as an investment for families who 

want to own a new home or rehabbed home 

upon completion, along with a subsidy from 

the city to make it more affordable.  

Program Income is used periodically to fund 

these type of projects. 

Other public - 

federal Other 0 0 0 0 0 

   

Table 50 - Anticipated Resources 

 

Explain how federal funds will leverage those additional resources (private, state and local funds), including a description of how 

matching requirements will be satisfied 

The City of Muskegon receives both CDBG and HOME Partnership Investment Program funds.  Combined, the City will leverage its resources with 

other agencies and developers.  Having both funding sources provides for increased accomplishments in housing programs and in meeting the 

needs of low-income minority populations.  Subsequently, the Cities of Muskegon Heights and Norton Shores will use its CDBG funding as 

leverage to further meet the needs of its populations, when applicable and to every extent possible.  Whether it is investing HOME and/or CDBG 



 

  Consolidated Plan MUSKEGON     117 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

funding, the RCP partners' efforts are in alignment with the goals identified in the CP which includes integrating affordable housing into 

neighborhoods. 

 

If appropriate, describe publically owned land or property located within the jurisdiction that may be used to address the needs 

identified in the plan 

Each community has opportunity to use its land to develop but without funding for development this is challenging for Muskegon Heights and 

Norton Shores.  The city of Muskegon is working with Brownfield developments, developers, and city staff to renovate and create affordable 

housing opportunities. 

 

 

Discussion 
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SP-40 Institutional Delivery Structure - 91.215(k) 

Explain the institutional structure through which the jurisdiction will carry out its consolidated plan 

including private industry, non-profit organizations, and public institutions. 

Responsible Entity Responsible Entity 
Type 

Role Geographic Area Served 

MUSKEGON Government Economic 

Development 

Homelessness 

Non-homeless special 

needs 

Ownership 

Public Housing 

Rental 

neighborhood 

improvements 

public facilities 

public services 

Jurisdiction 

NORTON SHORES Government Homelessness 

Non-homeless special 

needs 

neighborhood 

improvements 

public services 

Jurisdiction 

MUSKEGON HEIGHTS Government Economic 

Development 

Homelessness 

Non-homeless special 

needs 

Ownership 

Planning 

Public Housing 

Rental 

neighborhood 

improvements 

public facilities 

public services 

Jurisdiction 

Table 51 - Institutional Delivery Structure 

Assess of Strengths and Gaps in the Institutional Delivery System 
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The City of Muskegon, Norton Shores and Muskegon Heights have extensive experience in administering 

federal programs and service delivery as it involves addressing identified needs and priorities involving 

the CP.  Each of our government entities work to care for the needs of their citizens.  Strengths we have 

are the collaborative partnerships, proven activities, and the weaknesses some face is financial- not 

enough funding to address the number of identified priority needs raised through this process. RCP 

partners will continue its close working relationship with housing and services providers to coordinate 

any unmet needs and to lessen the aperture in gaps within the institutional delivery system. 

 

Availability of services targeted to homeless persons and persons with HIV and mainstream 

services 

Homelessness Prevention 
Services 

Available in the 
Community 

Targeted to 
Homeless 

Targeted to People 
with HIV 

Homelessness Prevention Services 

Counseling/Advocacy X X X 

Legal Assistance X X X 

Mortgage Assistance X     

Rental Assistance X X   

Utilities Assistance X     

Street Outreach Services 

Law Enforcement X       

Mobile Clinics X       

Other Street Outreach Services X X X 

Supportive Services 

Alcohol & Drug Abuse X X X 

Child Care X       

Education X       

Employment and Employment 

Training X       

Healthcare X X X 

HIV/AIDS X X X 

Life Skills X X X 

Mental Health Counseling X X X 

Transportation X       

Other 

Social Justice X X X 

Table 52 - Homeless Prevention Services Summary 

Describe how the service delivery system including, but not limited to, the services listed 

above meet the needs of homeless persons (particularly chronically homeless individuals and 

families, families with children, veterans and their families, and unaccompanied youth) 
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The community has improved its service delivery system over the years by moving to a coordinated 

approach.  The current system for homeless delivery is geared towards meeting the needs of homeless 

persons.  Emergency shelter, transitional, rapid-rehousing and permanent supportive housing are all 

available options for individuals and families facing homelessness and relevant needs.  Moreover, 

services are also available that meet the needs of homeless individuals, unaccompanied youth, families 

with children and veterans.  

The delivery of listed services meets the needs of the homeless persons and additional populations 

mentioned through the network of agencies in the County.  There are several organizations that serve 

homeless persons as specified above and there is close coordination between agencies.  The CoC consist 

of several local service provider organizations that serve homeless populations with housing or 

supportive services.  The CoC exists primarily to help homeless populations receive basic needs, conduct 

point in time counts and ensure effective collaboration between agencies to reduce service gaps as it 

pertains to homelessness prevention. 

Describe the strengths and gaps of the service delivery system for special needs population 

and persons experiencing homelessness, including, but not limited to, the services listed 

above 

Coordinated entry systems has improved the service delivery component for individuals experiencing 

homelessness.  The current methods and partnerships are working as best as possible in addressing any 

perceived gaps in services.  With the housing 1st Strategy, coordinated case management and support 

services, needs are systematically met.  Service providers offer a wide scope of services for those with 

homeless needs.  However, because of the increased demand for assistance and decreasing donor 

contributions, the cost burden placed on service providers to help with financial, rent, mortgage, and 

utility assistance has created a gap in available funds for assistance.  Faith-based organizations are also 

attempting to fill the gap in services as local churches serve this at-risk population with food, clothing, 

prescription drugs, transportation and counseling assistance. 

Provide a summary of the strategy for overcoming gaps in the institutional structure and 

service delivery system for carrying out a strategy to address priority needs 

We continue researching other entities to see how they get around restrictions or partner to provide 

this population with the services desired and needed.  However, strategies for overcoming gaps in this 

area include, but is not limited to the following: 

• Additional coordination between public agencies and service delivery partners; 

• Development of new affordable rental housing units; 

• Improve upon transportation system that connects low-income neighborhoods with jobs; 

• Continue to provide job training, and readiness programs; 

• Continue to support public housing modernizations efforts; 
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• Encourage mixed-income neighborhoods; 

• Ensure new developments that enhance neighborhoods; and, 

• Apply pressure on rents and pricing markets. 
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SP-45 Goals - 91.215(a)(4) 

Goals Summary Information  

Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

3 Senior Assistance 2021 2025 Non-Homeless 

Special Needs 

Norton 

Shores 

Muskegon 

Heights 

Resource 

Information 

Senior Services 

Transportation 

Services 

CDBG: 

$25,000 

Public service activities 

other than 

Low/Moderate Income 

Housing Benefit: 

365 Persons Assisted 

4 Improved Neighborhoods 2026 2030 Non-Housing 

Community 

Development 

Economic 

Development 

Muskegon 

Norton 

Shores 

Muskegon 

Heights 

Accessibility 

Modifications 

Code Enforcement 

Community Safety 

Crime Prevention 

Fair Housing 

Initiatives 

Neighborhood 

Enhancement 

Parks and 

Playground 

Improvements 

Street Repairs or 

Infrastructure 

Improvements 

Strong 

Neighborhoods 

CDBG: 

$50,000 

Homelessness 

Prevention: 

3 Persons Assisted 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

5 Exterior Paint/Siding Housing 2026 2030 Neighborhood 

Stabilization, 

Enhancement, Code 

Enforcement, 

Preserving of 

Existing Housing 

Stock 

Muskegon 

Muskegon 

Heights 

Code Enforcement 

Housing 

Neighborhood 

Enhancement 

CDBG: 

$270,000 

Homeowner Housing 

Rehabilitated: 

10 Household Housing 

Unit 

7 Owner Occupied 

Rehabilitation - Priority 

Repairs 

2026 2030 Home Repairs Muskegon 

Norton 

Shores 

Muskegon 

Heights 

Accessibility 

Modifications 

Housing 

Resource 

Information 

CDBG: 

$5,000,000 

Homeowner Housing 

Rehabilitated: 

400 Household 

Housing Unit 

8 Homebuyer 

Assistance/Education 

2021 2025 Affordable Housing Muskegon 

Muskegon 

Heights 

Acquisition 

Development 

Resale 

Homebuyer 

Assistance and/or 

Education 

Housing 

CDBG: 

$5,000 

HOME: 

$50,000 

Homeowner Housing 

Added: 

15 Household Housing 

Unit 

9 Acquisition Development 

Resale 

2026 2030 Affordable Housing Muskegon 

Muskegon 

Heights 

Acquisition 

Development 

Resale 

Homebuyer 

Assistance and/or 

Education 

Housing 

CDBG: 

$10,000 

HOME: 

$141,427 

Homeowner Housing 

Rehabilitated: 

2 Household Housing 

Unit 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

10 Demolition 2021 2025 Non-Housing 

Community 

Development 

Blight Fight 

Muskegon 

Norton 

Shores 

Muskegon 

Heights 

Code Enforcement 

Demolition 

Neighborhood 

Enhancement 

CDBG: 

$25,000 

Buildings Demolished: 

1 Buildings 

11 Fair Housing 2026 2030 Non-Housing 

Community 

Development 

Fair Housing 

Activities 

Muskegon 

Norton 

Shores 

Muskegon 

Heights 

Fair Housing 

Initiatives 

Legal Services 

CDBG: 

$50,000 

Other: 

1 Other 

12 Legal Services 2026 2030 Education, 

Outreach, Public 

Service 

Muskegon 

Heights 

Legal Services CDBG: 

$5,000 

Other: 

20 Other 

15 Neighborhood Policing 2026 2030 Non-Housing 

Community 

Development 

Muskegon 

Heights 

Community Safety 

Crime Prevention 

Neighborhood 

Enhancement 

CDBG: 

$5,000 

Other: 

5 Other 

16 Public Facilities Improvement 2026 2030 Non-Housing 

Community 

Development 

Muskegon 

Norton 

Shores 

Muskegon 

Heights 

Neighborhood 

Enhancement 

Parks and 

Playground 

Improvements 

Public Facilities 

Improvements 

CDBG: 

$50,000 

Public Facility or 

Infrastructure Activities 

for Low/Moderate 

Income Housing 

Benefit: 

2 Households Assisted 

17 Match Funding 2026 2030 Non-Housing 

Community 

Development 

Muskegon 

Heights 

Neighborhood 

Enhancement 

Public Facilities 

Improvements 

CDBG: 

$5,000 

Other: 

4 Other 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

18 Youth Opportunities 2026 2030 Non-Housing 

Community 

Development 

Youth Experiences 

Muskegon 

Muskegon 

Heights 

Youth 

Opportunities 

CDBG: 

$35,000 

Public service activities 

other than 

Low/Moderate Income 

Housing Benefit: 

5 Persons Assisted 

19 Public Service Opportunities 2026 2030 Non-Housing 

Community 

Development 

Muskegon 

Norton 

Shores 

Muskegon 

Heights 

Crime Prevention 

Public Service 

Needs 

Transportation 

Services 

Utility Assistance 

Youth 

Opportunities 

CDBG: 

$25,000 

Public service activities 

other than 

Low/Moderate Income 

Housing Benefit: 

500 Persons Assisted 

20 Housing 2026 2030 Affordable Housing Muskegon 

Muskegon 

Heights 

Acquisition 

Development 

Resale 

Code Enforcement 

Demolition 

Homebuyer 

Assistance and/or 

Education 

Homeless 

Opportunities 

Housing 

Neighborhood 

Enhancement 

HOME: 

$151,427 

Homeowner Housing 

Added: 

5 Household Housing 

Unit 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

21 Streets 2026 2030 Non-Housing 

Community 

Development 

Muskegon 

Muskegon 

Heights 

Street Repairs or 

Infrastructure 

Improvements 

CDBG: 

$35,000 

Public Facility or 

Infrastructure Activities 

other than 

Low/Moderate Income 

Housing Benefit: 

5 Persons Assisted 

22 Administration 2026 2030 Administer Programs Muskegon 

Norton 

Shores 

Muskegon 

Heights 

Fair Housing 

Initiatives 

Homebuyer 

Assistance and/or 

Education 

Housing 

Rental 

Rehabilitation 

Senior Services 

CDBG: 

$270,000 

Other: 

1 Other 

23 Code Enforcement: 

Inspections/Detectors/Clean-

Up 

2026 2030 Affordable Housing 

Non-Housing 

Community 

Development 

Muskegon 

Heights 

Code Enforcement CDBG: 

$25,000 

Other: 

5 Other 

24 Neighborhood Infrastructure 2026 2030 Non-Housing 

Community 

Development 

Muskegon 

Muskegon 

Heights 

Accessibility 

Modifications 

Improved 

Neighborhoods 

Neighborhood 

Enhancement 

CDBG: 

$10,000 

Public Facility or 

Infrastructure Activities 

for Low/Moderate 

Income Housing 

Benefit: 

2 Households Assisted 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

26 Resilient/Smart 

Neighborhoods Program 

2021 2026 Non-Housing 

Community 

Development 

Muskegon 

Heights 

Community Safety 

Crime Prevention 

Strong 

Neighborhoods 

CDBG: 

$15,000 

Other: 

20 Other 

27 Improve High-Speed 

Broadband Access 

2026 2030 Non-Housing 

Community 

Development 

Muskegon 

Heights 

Improve High-

Speed Broadband 

Access 

CDBG: 

$10,000 

Other: 

4 Other 

28 Economic Development 

Opportunity 

2021 2021 Non-Housing 

Community 

Development 

Muskegon 

Heights 

Small Business 

and 

Microenterprise 

Assistance 

CDBG: 

$5,000 

Businesses assisted: 

5 Businesses Assisted 

29 Transportation Services 2021 2026 Non-Housing 

Community 

Development 

Muskegon 

Heights 

Improve Job 

Opportunity 

Transportation 

Services 

CDBG: 

$5,000 

Public service activities 

other than 

Low/Moderate Income 

Housing Benefit: 

5 Persons Assisted 

30 Improve Job Opportunity 2021 2026 Non-Housing 

Community 

Development 

Muskegon 

Heights 

Improve Job 

Opportunity 

Public Service 

Needs 

CDBG: 

$5,000 

Jobs created/retained: 

5 Jobs 

31 Fire Station Bond 2026 2030 Non-Housing 

Community 

Development 

Muskegon Public Facilities 

Improvements 

CDBG: 

$243,910 

Public Facility or 

Infrastructure Activities 

for Low/Moderate 

Income Housing 

Benefit: 

1 Households Assisted 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

32 Service Delivery 2026 2030 Housing Services Muskegon 

Norton 

Shores 

Muskegon 

Heights 

Housing 

General / Rehab 

Administration / 

Service Delivery 

CDBG: 

$75,000 

Homeowner Housing 

Rehabilitated: 

50 Household Housing 

Unit 

33 Community Housing 

Development Organizations 

2026 2030 Affordable Housing Muskegon 

Muskegon 

Heights 

Housing HOME: 

$50,468 

Rental units 

constructed: 

3 Household Housing 

Unit 

34 General Administration 2026 2030 Program Services 

and Assistance 

Muskegon 

Heights 

Fair Housing 

Initiatives 

Homebuyer 

Assistance and/or 

Education 

Housing 

General / Rehab 

Administration / 

Service Delivery 

CDBG: 

$150,000 

Other: 

1 Other 

35 Rehabilitation Administration 2026 2030 Program Services 

and Assistance 

Muskegon 

Heights 

Fair Housing 

Initiatives 

Homebuyer 

Assistance and/or 

Education 

Housing 

General / Rehab 

Administration / 

Service Delivery 

CDBG: 

$100,000 

Homeowner Housing 

Rehabilitated: 

5 Household Housing 

Unit 

Table 53 – Goals Summary 
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Goal Descriptions 

 

3 Goal Name Senior Assistance 

Goal 

Description 

Supports services for Seniors, including but not limited to transportation, food, and other non-community development 

housing needs. 

4 Goal Name Improved Neighborhoods 

Goal 

Description 

Activities that support families, individuals and homeless distressed households to improve their overall environment and 

living conditions. 

5 Goal Name Exterior Paint/Siding Housing 

Goal 

Description 

Provides for exterior painting/siding and contractual services for eligible income homeowner occupied applicants home. 

7 Goal Name Owner Occupied Rehabilitation - Priority Repairs 

Goal 

Description 

Provides for one minor repair including: mechanical, plumbing, electrical, roof and/or accessibility repair. 

8 Goal Name Homebuyer Assistance/Education 

Goal 

Description 

Provides for affordable housing opportunities, homebuyer assistance (i.e., down payment and/or closing cost) and 

education for eligible income persons. 

9 Goal Name Acquisition Development Resale 

Goal 

Description 

Provides for homeownership opportunity through ADR program for eligible income persons. Not to mention, provides for 

acquisition, development and resale of foreclosed properties, or those that have been abandoned, new construction/infill 

with the intent of providing affordable housing opportunity to low-income persons. 
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10 Goal Name Demolition 

Goal 

Description 

Provides for vacancy and blight reduction, including neighborhood stabilization and safety. Moreover, provides for removal 

of dilapidated, abandoned and/or dangerous housing/commercial structures. 

11 Goal Name Fair Housing 

Goal 

Description 

Provides for increased ownership/housing opportunity, education, outreach, testing, follow-up and compliant investigation. 

12 Goal Name Legal Services 

Goal 

Description 

Provides for foreclosure prevention, counseling, education, conflict resolution and mediation services. 

15 Goal Name Neighborhood Policing 

Goal 

Description 

Provides for safety/crime prevention, education, civic engagement and increased awareness, including 

materials/supplies/equipment necessary in program carryout. 

16 Goal Name Public Facilities Improvement 

Goal 

Description 

Provides for neighborhood enhancements, equipment, facilities improvement, expansion and/or development.  This also 

includes park renovations and expansion. 

17 Goal Name Match Funding 

Goal 

Description 

Provides for City match support to further leverage existing resources and meeting area needs. 

18 Goal Name Youth Opportunities 

Goal 

Description 

Carry out activities that give youth work and recreation experiences sponsored by multiple agencies throughout the 

community, including recreational programs, and related services for low-income. 

19 Goal Name Public Service Opportunities 

Goal 

Description 

Opportunities that provide the public with additional services, including gaps in services or unmet needs, that may not 

normally be provided such as - youth opportunities, utility assistance, chore services, ramps, transportation, resources etc. 
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20 Goal Name Housing 

Goal 

Description 

To construct or rehab a home in a neighborhood where families can thrive and would not normally be allowed to move into 

because of income. 

21 Goal Name Streets 

Goal 

Description 

Infrastructure of Streets in census tract neighborhoods of low-income households 

22 Goal Name Administration 

Goal 

Description 

Administration is a group of staff that serve the public with a multitude of programs to assist. 

23 Goal Name Code Enforcement: Inspections/Detectors/Clean-Up 

Goal 

Description 

Provides inspections, enforcement, smoke/ carbon monixide detectors and code compliance and blight abatement. 

24 Goal Name Neighborhood Infrastructure 

Goal 

Description 

Provides neighborhood enhancements for low- to moderate- income areas/neighborhoods and improves upon physical 

infrastructure and the creation of a sense of place within neighborhoods and business corridors.  Projects may include, but 

are not limited to, parks, open spaces, streets, streetscapes sidewalks, area signage, and facade improvements. 

26 Goal Name Resilient/Smart Neighborhoods Program 

Goal 

Description 

Efforts to support fostering relationships amongst neighborhoods, and enhancement of neighborhood stability and safety. 

 

27 Goal Name Improve High-Speed Broadband Access 

Goal 

Description 

Improve access to high-speed broadband and the affordability of IT services and connectivity. 
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28 Goal Name Economic Development Opportunity 

Goal 

Description 

Provides support to local businesses. 

29 Goal Name Transportation Services 

Goal 

Description 

Provide transportation support for low- and moderately-low income persons who may be disabled, or simply lack access to 

transportation to sustain daily living. 

30 Goal Name Improve Job Opportunity 

Goal 

Description 

Supports job development and provides economic opportunity. 

31 Goal Name Fire Station Bond 

Goal 

Description 

Make Bond payments for the updated Fire Station. 

32 Goal Name Service Delivery 

Goal 

Description 

Implementation and carrying out of services and planning and processing to improve programs. 

33 Goal Name Community Housing Development Organizations 

Goal 

Description 

To provide resources to create and rehab housing to produce affordale housing opportunities. 

34 Goal Name General Administration 

Goal 

Description 

Provides funding support for overall administration of CDBG programs. 

35 Goal Name Rehabilitation Administration 

Goal 

Description 

Provides support for rehab program and service delivery carryout. 
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Estimate the number of extremely low-income, low-income, and moderate-income families to whom the jurisdiction will provide 

affordable housing as defined by HOME 91.315(b)(2) 

The City of Muskegon is the only recipient of HOME funds.   The City of Muskegon will continue to develop or rehab housing that will be made 

available to extremely low, low, and moderately-low income households.  

The Cities of Muskegon Heights and Norton Shores are not the recipient of HOME funding.  However, the City of Muskegon Heights will utilize 

CDBG funds towards the following affordable housing efforts over the plan period: 

• Owner Occupied Rehabilitation: (extremely low, low and moderately low income) Up to 20 Units targeted over the plan period; 

• Minor Home Repair and Accessibility Modifications: Up to 50 Units targeted over the plan period; 

• Homebuyer/Down Payment Assistance: Up to 5 Units targeted over the plan period; 

• ADR/New Housing Construction: Up to 5 Units targeted over the plan period and, 

• Rental Production:  Up to 1 development targeted over the plan period. 
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SP-50 Public Housing Accessibility and Involvement - 91.215(c) 

Need to Increase the Number of Accessible Units (if Required by a Section 504 Voluntary 

Compliance Agreement)  

The City of Norton Shores does not have a PHA within its jurisdiction, whereas the Cities of Muskegon 

and Muskegon Heights does.  Under the Muskegon Public Housing:  There is a desire to have a 

separation of the tenants by age: 55 and above from the younger population but in order to do this, 

another building will have to be constructed.  Accessible units are available in the Public Housing 

Building.  The future of public housing is changing with support from HUD to utilize Rental Assistance 

Demonstration (RAD) to preserve and improve the living environment for those who are very-low, low 

and moderately-low income households.  The Muskegon Heights Public Housing site, on the other hand, 

is composed of approximately 400 public housing units which include a mix of 1, 2, 3, and 4-bedroom 

units.  This site has 9 one-bedroom units and 12 two-bedroom units for person that have been 

remodeled to ADA 504 standards.  East Park Manor and Columbia Courtyard is designed to 

accommodate the needs of tenants with disabilities.  However, according to the PHA’s former 5-Year 

Plan, there is still a need for units that are accessible to address persons with disabilities.  The PHA plan 

indicates that it will carry-out modifications based on Section 504, apply for special purpose vouchers 

targeted at families with disabilities, and affirmatively market local non-profit agencies that assist 

families with disabilities. 

Activities to Increase Resident Involvements 

Muskegon Public Housing:  Over the course of the plan years, the city will periodically present 

information to residents regarding the services/programs available.  Especially information related to its 

home-buyer program, ask questions, inform them of its annual plan development, and CAPER outcomes, 

etc.  As a result of such outreach, there has been an increase in resident involvement.  Resident 

involvement and key engagement are necessary when moving forward with RAD, and in exposing 

residents to public activities and opportunities for increased quality of living. 

Muskegon Heights Public Housing:  The Muskegon Heights PHA works with its local tenants through its 

residents’ council associations.  The City continues to work in tandem with both PHA associations and its 

residents.  To spark resident involvement, surveys were sent to the PHA for its residents as well as a 

draft plan was made available for public review in the PHA housing center, during the comment period.  

The city works in partnership with its PHA, attending meetings at request to share information regarding 

plan goals/objectives as well as services.  City services efforts include:  working to move residents from 

rental to homeownership, providing legal services, homebuyer education, fair housing outreach and 

working to aid its residents in becoming self-sufficient.  The City will continue its efforts with the PHA 

and resident initiatives as ascribed and work to address new needs and/or goals as identified. 

Is the public housing agency designated as troubled under 24 CFR part 902? 



 

  Consolidated Plan MUSKEGON     135 

OMB Control No: 2506-0117 (exp. 09/30/2021) 

No 

Plan to remove the ‘troubled’ designation  

There are two (2) Public Housing Authorities (PHA) within the regional partner's jurisdictions.  The 

Muskegon, nor the Muskegon Heights PHA has been designated as troubled under 24 CFR part 902.  

Plan development updates, regular review of polices, practices and monitoring objectives are geared 

towards making sure that each PHA remain not only in compliance, but in good standing. 
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SP-55 Strategic Plan Barriers to Affordable Housing - 91.215(h) 

Barriers to Affordable Housing 

Collectively, barriers to affordable housing involve public policies described as: Regulations, Finances, 

and Community Perceptions. 

Regulations and regulatory barriers are present at the local, state, and federal level. These policies 

include local land use regulations, taxes and fees associated with development, environmental 

regulations, and the permitting process. Each regulation acts as an additional step that can prevent or 

inhibit the development of affordable housing, as well as increase the cost of unit production. 

Finances The available resources to support affordable housing has not kept up with the rising 

development costs. Projects often have funding gaps resulting in fewer being funded. For potential 

home buyers, changing regulations in the mortgage industry and few economic opportunities prevent 

purchasing the homes that are available. 

Community Perceptions to affordable housing is often viewed negatively and those perceptions can 

have a direct influence on public policy. While many people will advocate for affordable housing as a 

concept, they often push back when the developments are slated to occur in their neighborhoods. This 

â¿¿Not in My Backyardâ¿• (NiMBY) perspective can halt affordable housing development before it 

begins. 

The City of Muskegon Heights also slate the following as potential barriers to affordable housing: 

• Restricted routes and bus hours; 

• Restrictive housing choices; 

• Minimum lot and building requirements; 

• Economics; 

• Discriminatory lending practices; 

• Lack of available resources; 

• Community perception; and, 

• Imbalance of housing values vs. property taxes. 

 

Strategy to Remove or Ameliorate the Barriers to Affordable Housing 

Based on community input, impediment studies and former plan development, strategies that should be 

under taken in support of this effort include, but is not limited to the following: 

• Expand PILOT programs; 
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• Advocate for competitive Low-Income Housing Tax Credits; 

• Expand sources of income and job opportunity; 

• Expand Economic Development Opportunity and Initiatives; 

• Expand opportunities and increased housing choices; 

• Increased Code Enforcement; and, 

• Crime Prevention Programs. 

Overall, RCP partners are equally committed to the elimination of any perceived barriers to affordable 

housing and further commits to affirmatively furthering fair housing objectives. Each municipality will 

continue to reserve funds annually based on its yearly allocation to address updated needs identified in 

its AI Study.  Plan partners continue to partner with the Fair Housing Center of Western Michigan to 

provide services to remove or ameliorate potential barriers to Affordable Housing. 
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SP-60 Homelessness Strategy - 91.215(d) 

Describe how the jurisdiction's strategic plan goals contribute to: 

Reaching out to homeless persons (especially unsheltered persons) and assessing their 

individual needs 

The overall goal of the CoC is to prevent or end systematic homelessness in Muskegon County.  As 

mentioned, the CoC conducts point in time counts and coordinates project homeless connect.  The point 

in time counts allows participant agencies to assess the level of homelessness needs in the community, 

as well as provide referral services and resources to homeless persons.  Project homeless connect 

provides a multitude of services and referrals for homeless populations regionally. 

Addressing the emergency and transitional housing needs of homeless persons 

The RCP partners support the CoC, PHA and other housing services providers efforts to provide 

emergency shelter and transitional housing needs for homeless persons.  Coordinated entry systems 

allows agencies to assess the housing needs of the homeless and make appropriate placements based 

on their housing needs.  Community resources include emergency shelter beds, transitional housing and 

rapid-rehousing beds and permanent support housing.  The RCP partners serve and assist in plan 

development, needs assessments and goal setting as members of the CoC.  The RCP partners will 

continue to work with CoC and other agencies serving homeless to ensure transitional housing needs of 

homeless are met. 

Helping homeless persons (especially chronically homeless individuals and families, families 

with children, veterans and their families, and unaccompanied youth) make the transition to 

permanent housing and independent living, including shortening the period of time that 

individuals and families experience homelessness, facilitating access for homeless individuals 

and families to affordable housing units, and preventing individuals and families who were 

recently homeless from becoming homeless again. 

The CoC focus is to provide access to decent, safe, affordable, permanent support housing as a means of 

ending homelessness.  The need amongst homeless populations has increased in recent years.  The CoC 

has a housing first policy to place individuals and families into permanent housing rather than 

emergency shelter beds or transitional units.  Through the actions of agency staff, the appropriate 

referrals and placements are made into permanent housing.  Based on needs identified, participants 

indicate the need for additional housing vouchers and permanent housing units. 

Help low-income individuals and families avoid becoming homeless, especially extremely 

low-income individuals and families who are likely to become homeless after being 

discharged from a publicly funded institution or system of care, or who are receiving 
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assistance from public and private agencies that address housing, health, social services, 

employment, education or youth needs 

All relevant agencies and institutions are members of the CoC and use a coordinated approach when 

discharging patients or individuals.  Moreover, all efforts are taken to ensure that the housing needs of 

individuals and families are met prior to exiting any publicly funded institutions or healthcare systems. 

The State Mental Health Code (Section 330.1209b) requires that community mental health programs, 

produce a written plan for community placement and aftercare services, ensuring that patients are not 

discharged into homelessness, including the McKinney-Vento programs.  Written plans must identify 

strategies for ensuring recipients have access to needed and available supports identified through a 

need’s assessment.  Service providers adhere to state and local requirements. 

The Michigan Department of Corrections (MDOC) identifies stable housing as a critical need for the 

successful re-entry of released prisoners.  Coordinated efforts between MDOC and the CoC assures 

further that these needs are addressed as the CoC has made working with other systems to prevent 

homelessness a priority. 

In other words, while homelessness prevention efforts will continue providing access to resources to 

aide families and individuals that are likely to become and/or are homeless, is key.  However, having 

expansive need service providers as part of the CoC and emergency needs committee heightens the 

probability of homeless needs being met, including all characteristics that surround homelessness. 
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SP-65 Lead-based Paint Hazards - 91.215(i) 

Actions to address LBP hazards and increase access to housing without LBP hazards 

As a collective effort to address Lead Based Paint (LBP) Hazards and further these efforts, plan partners 

share in the premise that lead hazard reduction is necessary in the community in which we serve.   The 

City’s homebuyer grant covers cost associated with providing lead risk assessments within the HOME 

funded rehabilitations of existing housing - rental or ownership.  It is the intent, that through this 

funding that we provide assessments, education and remediation, relative to homes built prior to 1978, 

to all prospective participants. 

The City of Muskegon Heights performs select lead remediation partly due to limited funding.  However, 

when full scale need may exist, the City partner with lead abatement agencies in attempts at performing 

full-remediation services for compliance.  This is particularly monitored where obvious concerns may 

exist, and especially where there is a Pre-1978 structure requiring rehab that serves to exceed the 

circumference for allowable disturbances and may contain children at or under the age of 6. The City 

makes sure that all of its contractors are lead-certified and observe lead safe housing practices.  The City 

is bound by NEPA and it informs all of its potential clients, in the application process, that projects may 

involve lead disturbances, and in which instances, the City will posture lead safe housing practices. 

How are the actions listed above related to the extent of lead poisoning and hazards? 

As discussed previously, the RCP partners observe every measure in preventing exposure of lead, 

including performing lead-risk assessments.  However, early sections indicated that the cities of 

Muskegon and Muskegon Heights have an increased number of aging or Pre-1979 housing whereas the 

city of Norton Shores does not.  Of those homes that are Pre-1979 or 1980, the majority of households 

are low to moderately-low income with children residing within the homes.  The Consumer Product 

Safety Commission (CPSC) banned lead Based Paint around 1978.  However, its potential risk factors and 

chances of impact are still present.  All efforts under-taken are geared towards minimizing the potential 

risk associated with and surrounding LBP hazards. 

How are the actions listed above integrated into housing policies and procedures? 

The Regional Consolidated Plan (RCP) partners have incorporated lead safe housing measures into its 

programs in which it administers.  The City of Muskegon performs remediation with its funding, while 

the City of Muskegon Heights performs basic remediation, due to limited funding.  However, the RCP 

partners, all observe LBP Safety measures and whereas we/Muskegon Heights do not have the financial 

means to perform full-scale remediation, the City provides direct referrals and follow-up services with 

participating entities to aid in meeting the needs involving this effort, when applicable and possible. 

County-wide Lead Programs are administered through the city of Muskegon, lead agency.  This 

important and critical program has policies and procedures specific to Medicaid families.  Our focus is to 
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improve living environments of our young children in potentially lead hazardous homes- rental or owner 

occupied.  
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SP-70 Anti-Poverty Strategy - 91.215(j) 

Jurisdiction Goals, Programs and Policies for reducing the number of Poverty-Level Families 

This is a challenge, but yet a goal for our communities.  Neither partner, solely is prepared or equipped 

to orchestrate or fully address this need.  However, through this regional partnership, it has proven 

beneficial as we are able to coordinate efforts with other agencies in which their programs are designed 

to reduce the number of poverty -level families, and empowering families to improve financial 

management skills, and explore homeownership as a way to pull them out of poverty. Entitlements offer 

homeownership opportunities, homebuyer assistance education, and down payment assistance as a 

means of aiding in this effort. In addition to Federal Sources of funding mentioned, including 

Homeowner Repair and CoC funds, the following sources of funding are being used to assist poverty 

level families throughout the community: 

• Job Training through Workforce Development; 

• HOPWA funding for persons living with HIV/AIDS; 

• Funding provided through DHS; 

• The Woman’s Infants and Children (WIC Program); 

• United Way/Emergency Needs Committee and ESG funded agencies; 

• Donations leveraged and other private sources; and, 

• Funding administered via Muskegon Oceana Community Action Against Poverty (MO-CAAP). 

The City will continue to carry out goals and objectives established within the Consolidated Plan to assist 

in reducing poverty. The overarching goal of the plan is to benefit the greatest number of people to the 

greatest extent possible that will resonate throughout the anti-poverty strategy. The City will implement 

various programs and projects that have been identified as most beneficial to its Residents and in 

assisting families with needs. 

How are the Jurisdiction poverty reducing goals, programs, and policies coordinated with this 

affordable housing plan 

The affordable housing plans that are present in our community merely provide opportunities for all 

families to access services, and help with in the form of improving housing to become safe and decent.  

Our Inspections departments supply the policy for potential safe housing situations but setting limits for 

the cost of these opportunities has not been regulated.  Working with other service providers will allow 

us to coordinate the affordable housing initiative that will reduce poverty through education and 

assistance.  However, regionally this may be addressed through collaboration amongst implementing 

agencies and through our partnership with the CoC. 

Homebuyer Assistance programs that assist low-income households with closing costs have made an 

impact in the city of Muskegon because of HOME program income.  Future funding will now 

be associated with the annual allocation process. In addition, a Plus program can identify a concentrated 
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income level; less 60% AMI.   The Plus program will be intentional in a coordinated process to serve 

eligible families with new policies and goals to secure (own) housing that is affordable, safe and decent. 
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SP-80 Monitoring - 91.230 

Describe the standards and procedures that the jurisdiction will use to monitor activities 

carried out in furtherance of the plan and will use to ensure long-term compliance with 

requirements of the programs involved, including minority business outreach and the 

comprehensive planning requirements 

Monitoring efforts are directed toward financial and program and project performances.  The purpose 

of monitoring activities is to: 

• Ensure compliance with federal regulations and contract compliance; 

• Ensure timeliness of expenditures of funds; 

• Ensure through tracking, services and project performances; and, 

• Ensure/Identify necessary assistance. 

Each municipality adheres to its rules and policies to procure contracts for services which may include 

minority outreach for business opportunities. Each community comply with monitoring of investments.  

Planning roles are reviewed to ensure that we are monitoring the progress of establishing and 

reporting.  Bi-annual reviews of planning requirements and business contracts also aid in this process.  

CDBG/HOME activities require annual reviews of CHDO sub-recipients and agents.  Each municipality 

must adhere to the minimum requirement to ensure that funds are spent within the parameters of the 

statutes per funding program.  

The RCP partners have a history in successfully administering HUD-funded housing and community 

development programs. The City has primary responsibility for ensuring that projects and programs 

follow program eligibility and has established review procedures to ensure that all statutory and 

regulatory requirements are met, and that the information submitted is complete and accurate. In 

addition, sub-recipients are monitored through a combination of periodic reporting, desk audits and site 

visits, if needed. 

The City, respectively, will monitor all CDBG, HOME and sub-recipient organizations prior to each annual 

plan process or continuation funding for program administration.  As all have demonstrated carrying 

capacity, some of the topics covered involving monitoring include the following: 

• Staff capacity; 

• Consistency in activities with CDBG/HOME agreement(s); 

• Project progress; 

• File organization and secured storage; 

• Record retention policies; 

• Davis Bacon Prevailing Wage; 

• Purchasing guidelines; 
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• Contractor requirements; 

• Internal controls for purchasing; 

• Financial Management; 

• Draw requests and depositing of CDBG/HOME funds; and, 

• Annual Audit. 

The City will also continue to monitor HOME funded rental units for property maintenance 

requirements, leases, rents, household eligibility and development financials. 
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Expected Resources 

 

AP-15 Expected Resources - 91.220(c)(1,2) 

Introduction 

Annual allocations have been consistent over the past 3 years and we should expect just under 1 million for each of the 5 years for CDBG, and 

somewhere around $300,000 for each year from HOME funding.  Past year income ranges have been based on how active we are in producing 

housing units.  CDBG provides very minimum income less than $5000 annually. 

Anticipated Resources 

Program Source 
of 

Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 
Available 

Reminder of 
ConPlan  

$ 

Narrative Description 
Annual 

Allocation: 
$ 

Program 
Income: 

$ 

Prior Year 
Resources: 

$ 

Total: 
$ 

CDBG public - 

federal 

Acquisition 

Admin and 

Planning 

Economic 

Development 

Housing 

Public 

Improvements 

Public Services 886,662.00 0.00 0.00 886,662.00 3,400,000.00 

The programs and projects will include 

neighborhood activities, youth 

recreation and utility assistance. 
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Program Source 
of 

Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 
Available 

Reminder of 
ConPlan  

$ 

Narrative Description 
Annual 

Allocation: 
$ 

Program 
Income: 

$ 

Prior Year 
Resources: 

$ 

Total: 
$ 

HOME public - 

federal 

Acquisition 

Homebuyer 

assistance 

Homeowner 

rehab 

Multifamily 

rental new 

construction 

Multifamily 

rental rehab 

New 

construction for 

ownership 

TBRA 264,277.00 0.00 0.00 264,277.00 950,000.00 

Funding used to rehab homes, build 

housing and help CHDO agencies to 

produce affordable housing units for 

income eligible families. 
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Program Source 
of 

Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 
Available 

Reminder of 
ConPlan  

$ 

Narrative Description 
Annual 

Allocation: 
$ 

Program 
Income: 

$ 

Prior Year 
Resources: 

$ 

Total: 
$ 

Other public - 

federal 

Homebuyer 

assistance 

New 

construction for 

ownership 

50,000.00 0.00 0.00 50,000.00 200,000.00 

The Homebuyers Assistance Program 

has become popular and the 

community is taking advantage of the 

Down Payment Assistance to the 

income qualified families purchasing 

homes within the city limits of 

Muskegon. Homebuyers Program will 

proceed as an investment for families 

who want to own a new home or 

rehabbed home upon completion, 

along with a subsidy from the city to 

make it more affordable.  Program 

Income is used periodically to fund 

these type of projects. 

Table 54 - Expected Resources – Priority Table 

 
Explain how federal funds will leverage those additional resources (private, state and local funds), including a description of how 

matching requirements will be satisfied 

Funds have been used to accomplish the needs of our set programs/projects and strategies to meet the needs of our community. Through a 

multitude of sources, staff has been able to satisfy the requests of citizens. Our community does not have to match requirement but we can 

offset higher costs through the leveraging of dollars from other grants. Our Federal funding has increased and we anticipate that we will receive 

additional dollars this plan year. Fortunately, the city has been granted 1.5 Million from another department of HUD to serve county residents 

who need Healthy Homes. In addition, our local funding of Muskegon County Senior Millage and Municipal grants offer assistance to seniors 60 

and older. Our DTE program is adding resources to our budget to cover homes in need of furnaces, water heaters, insulation with added health 
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and safety improvements as necessary. 

 In our last 2 decades, the city has been involved in Lead Hazard remediation and abatement housing repairs for homebuyers and owners. We 

currently are assisting the county through this State funded program that supports Medicaid families who are vulnerable households with 

children under the age of 6 with elevated Lead Blood Levels. 
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If appropriate, describe publically owned land or property located within the jurisdiction that 

may be used to address the needs identified in the plan 

The City of Muskegon has access to land and or property by way of the County Land Bank. These 

properties and locations can be used to rebuild, remodel or develop new housing for low/ moderate 

income families. Families who qualify can also qualify to receive down payment assistance to secure 

appropriate housing. The homes that are remodeled are sold to create down payment funding for 

homebuyers within the city of Muskegon. 

Discussion 

The city continues to seek out additional resources in order to add an impactful investment into 

perserving the existing housing stock.  

Our allocations for CDBG and HOME are $886,662/$264,277 for the 2024 fiscal year- July 1 through June 

30, 2025. 
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Annual Goals and Objectives 

AP-20 Annual Goals and Objectives - 91.220(c)(3)&(e) 

Goals Summary Information  

Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

5 Exterior 

Paint/Siding 

Housing 

2016 2021 Neighborhood 

Stabilization, 

Enhancement, Code 

Enforcement, Preserving 

of Existing Housing Stock 

Muskegon Housing CDBG: 

$50,000.00 

Homeowner Housing 

Rehabilitated: 7 Household 

Housing Unit 

16 Public Facilities 

Improvement 

2016 2021 Non-Housing Community 

Development 

Muskegon Neighborhood 

Enhancement 

Public Facilities 

Improvements 

CDBG: 

$133,540.00 

Other: 500 Other 

18 Youth 

Opportunities 

2016 2021 Non-Housing Community 

Development 

Youth Experiences 

Muskegon Youth 

Opportunities 

CDBG: 

$70,000.00 

Public service activities 

other than Low/Moderate 

Income Housing Benefit: 

475 Persons Assisted 

22 Owner Occupied 

Rehabilitation - 

Priority Repairs 

2026 2030 Home Repairs Muskegon 

Muskegon 

Heights 

Housing 

Neighborhood 

Enhancement 

  Homeowner Housing 

Rehabilitated: 15 

Household Housing Unit 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

23 Acquisition 

Development 

Resale 

2026 2030 Affordable Housing Muskegon Code Enforcement 

Homeless 

Opportunities 

Housing 

Improved 

Neighborhoods 

  Homeowner Housing 

Added: 2 Household 

Housing Unit 

24 Community 

Housing 

Development 

Organizations 

2026 2030 Affordable Housing Muskegon Homeless 

Opportunities 

Housing 

Improved 

Neighborhoods 

  Rental units constructed: 1 

Household Housing Unit 

25 General 

Administration 

2026 2030 Program Services and 

Assistance 

Muskegon 

Norton 

Shores 

Muskegon 

Heights 

    Other: 1 Other 

26 Rehabilitation 

Administration 

2026 2030 Program Services and 

Assistance 

Muskegon     Other: 1 Other 

27 Service Delivery 2021 2025 Housing Services Muskegon General / Rehab 

Administration / 

Service Delivery 

  Other: 1 Other 

28 Fire Station Bond 2026 2030 Non-Housing Community 

Development 

Muskegon Crime Prevention 

Improved 

Neighborhoods 

Public Facilities 

Improvements 

Strong 

Neighborhoods 

  Public Facility or 

Infrastructure Activities for 

Low/Moderate Income 

Housing Benefit: 20 

Households Assisted 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

29 Public Service 

Opportunities 

2026 2030 Non-Housing Community 

Development 

Muskegon Homeless 

Opportunities 

Improved 

Neighborhoods 

Resource 

Information 

Senior Services 

Youth 

Opportunities 

  Public service activities 

other than Low/Moderate 

Income Housing Benefit: 1 

Persons Assisted 

Table 55 – Goals Summary 
 

Goal Descriptions 

 

5 Goal Name Exterior Paint/Siding Housing 

Goal 

Description 

Siding properties of families who need help based on their income 

16 Goal Name Public Facilities Improvement 

Goal 

Description 

Bond Repayment of Public Facility- Fire Station 

18 Goal Name Youth Opportunities 

Goal 

Description 

Provide young people ages 25 and lower with activities and work opportunities during the year 
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22 Goal Name Owner Occupied Rehabilitation - Priority Repairs 

Goal 

Description 

Emergency home repair services for low income families in the city of Muskegon included but not limited to mechanical, 

plumbing, HVAC and electrical. 

 

23 Goal Name Acquisition Development Resale 

Goal 

Description 

The city of Muskegon purchases homes from land bank primarily or for sale homes for rehabilitation and housing 

perservation. The homes are marketed to low income families who wish to own a home in the city limits.  

24 Goal Name Community Housing Development Organizations 

Goal 

Description 

Set aside reserved for organizations with housing related initiatives. 

25 Goal Name General Administration 

Goal 

Description 

CDBG funds to cover salary, fringes education and Fair Housing supports and education. 

26 Goal Name Rehabilitation Administration 

Goal 

Description 

Home Administration for salaries, fringes and education and training. 

27 Goal Name Service Delivery 

Goal 

Description 

Implementation and carrying out of services and planning and processing to improve programs. 

28 Goal Name Fire Station Bond 

Goal 

Description 

Repayment of bond to support adding a new fire truck to community emergency response. 
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29 Goal Name Public Service Opportunities 

Goal 

Description 

Funding related to agencies supporting goals surrounding housing and youth services (Youth internships and power of 

produce). 
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AP-35 Projects - 91.220(d) 

Introduction  

2026 Funds will be used to cover the projects listed below.  Acitivities and services are used to enhance 

the community, and especially the needs of the underserved. 

# Project Name 

1 Priority Home Repair 

2 Residential Facade 

3 Fire Station Bond 

4 Rehab Construction 

5 Youth 

6 CDBG Administration 

7 Home Administration 

8 CHDO 

9 Service Delivery 

Table 56 – Project Information 

 
Describe the reasons for allocation priorities and any obstacles to addressing underserved 
needs 

The needs of the citizens who have needs that are not yet met have influenced our priority focus.  The 

obstacles that we face are usually financial- not enough funds to address all the issues that are 

identified. 
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AP-38 Project Summary 

Project Summary Information 
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1 Project Name Priority Home Repair 

Target Area Muskegon 

Goals Supported Owner Occupied Rehabilitation - Priority Repairs 

Needs Addressed Housing 

Code Enforcement 

Neighborhood Enhancement 

Strong Neighborhoods 

Improved Neighborhoods 

Funding CDBG: $245,380.00 

Description   

Target Date 6/30/2026 

Estimate the number and type of 

families that will benefit from the 

proposed activities 

  

Location Description   

Planned Activities   

2 Project Name Residential Facade 

Target Area Muskegon 

Goals Supported Exterior Paint/Siding Housing 

Needs Addressed Housing 

Code Enforcement 

Neighborhood Enhancement 

Strong Neighborhoods 

Improved Neighborhoods 

Funding CDBG: $148,693.00 

Description Elimination of peeling and chipped painted wood siding. 

Target Date 6/30/2027 

Estimate the number and type of 

families that will benefit from the 

proposed activities 

  

Location Description   

Planned Activities   

3 Project Name Fire Station Bond 

Target Area Muskegon 
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Goals Supported Fire Station Bond 

Needs Addressed Street Repairs or Infrastructure Improvements 

Crime Prevention 

Improved Neighborhoods 

Funding CDBG: $200,000.00 

Description Repayment of bond for fire truck 

Target Date 6/30/2027 

Estimate the number and type of 

families that will benefit from the 

proposed activities 

  

Location Description   

Planned Activities   

4 Project Name Rehab Construction 

Target Area   

Goals Supported Acquisition Development Resale 

Needs Addressed Housing 

Strong Neighborhoods 

Improved Neighborhoods 

Funding HOME: $194,810.00 

Description The city will purchase dilapidated housing through landbank 

and regular sale to renovate and improve existing housing 

structures for low-income families. 

Target Date 6/30/2027 

Estimate the number and type of 

families that will benefit from the 

proposed activities 

  

Location Description   

Planned Activities   

5 Project Name Youth 

Target Area Muskegon 

Goals Supported Youth Opportunities 

Needs Addressed Youth Opportunities 

Funding CDBG: $20,000.00 
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Description Kids power of Produce program offers education and fresh 

fruit and vegetables and recipies that encourages healthy 

eating and access to fresh foods. 

Target Date 6/30/2027 

Estimate the number and type of 

families that will benefit from the 

proposed activities 

  

Location Description   

Planned Activities   

6 Project Name CDBG Administration 

Target Area Muskegon 

Goals Supported General Administration 

Needs Addressed General / Rehab Administration / Service Delivery 

Funding CDBG: $183,197.00 

Description Salaries, fringes, education, travel and fair housing 

Target Date 6/30/2027 

Estimate the number and type of 

families that will benefit from the 

proposed activities 

  

Location Description   

Planned Activities   

7 Project Name Home Administration 

Target Area Muskegon 

Goals Supported Rehabilitation Administration 

Needs Addressed General / Rehab Administration / Service Delivery 

Funding HOME: $25,181.00 

Description Salaries, fringes, education and travel 

Target Date 6/30/2027 

Estimate the number and type of 

families that will benefit from the 

proposed activities 

  

Location Description   

Planned Activities   
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8 Project Name CHDO 

Target Area   

Goals Supported Community Housing Development Organizations 

Needs Addressed Housing 

Homeless Opportunities 

Strong Neighborhoods 

Improved Neighborhoods 

Funding HOME: $38,821.00 

Description Funding set aside for Chousing related programs carried out 

by outside agency 

Target Date 6/30/2027 

Estimate the number and type of 

families that will benefit from the 

proposed activities 

  

Location Description   

Planned Activities   

9 Project Name Service Delivery 

Target Area Muskegon 

Goals Supported Service Delivery 

Needs Addressed General / Rehab Administration / Service Delivery 

Funding CDBG: $100,000.00 

Description Implementation and carrying out of services and planning 

and processing to improve programs. 

Target Date 6/30/2027 

Estimate the number and type of 

families that will benefit from the 

proposed activities 

  

Location Description   

Planned Activities   
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AP-50 Geographic Distribution - 91.220(f) 

Description of the geographic areas of the entitlement (including areas of low-income and 

minority concentration) where assistance will be directed  

  

Muskegon is made up of 14 neighborhoods that offer a variety of races, socio-economic backgrounds 

and ratios of household demographics. This entitlement community is aware of where the 

concentration of low-income and minority citizens reside. Our geographic areas of concern have 

produced programs called Blight Fight initiatives, Neighborhood Associations, and intentional 

engagement with citizens to improve the look and feel of safety, homeownership, improvements and 

enhancements requested by the residents. 

Geographic Distribution 

Target Area Percentage of Funds 

Muskegon 100 

Table 57 - Geographic Distribution  

 
Rationale for the priorities for allocating investments geographically  

Our geographic investments are always for our citizens within our city limits. 100% of our public services 

and public facilities invest in this community. The residents of low-moderate incomes receive a 

multitude of services through the funding of CDBG and HOME funded programs but also because of a 

variety of county and state grants. 

We find that our citizens are the priority as community development investments increase in our 

downtown development. Other local funding awards can assist county residents and our citizens are 

now able to access additional help. 

Discussion 

The Regional Consolidated Plan will provide a structure of how each entitlement community will derive 

actions to create a safe, decent and affordable options for its citizens. Our collaborative events and 

agreed upon strategies provide each community with options to address our own citizens accordingly. 
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Affordable Housing  

AP-55 Affordable Housing - 91.220(g) 

Introduction 

Affordable housing continues to be the forefront our planning efforts within the City limits. The goal this 

year is to work with the Continuum of Care to coordinate housing to homeless families. The city has 

acquired 4 units that will be available to families to lease for one year, up to two years to support 

permanent housing. 

 In addition to this, our HOME Investment Partnership Program (HOME) funds are used to offer Rental 

Rehabilitation to existing Landlords, produce Homeownership homes and support the purchase of 

housing within Muskegon city limits to qualifying buyers. 

 We continue to reach out to organizations to create more opportunity for Community Housing 

Development Organizations (CHDO) for rental and homebuyer. this partnership is essential to the 

development of housing in the community. 

One Year Goals for the Number of Households to be Supported 

Homeless 2 

Non-Homeless 2 

Special-Needs 2 

Total 6 

Table 58 - One Year Goals for Affordable Housing by Support Requirement 
 

One Year Goals for the Number of Households Supported Through 

Rental Assistance 0 

The Production of New Units 0 

Rehab of Existing Units 1 

Acquisition of Existing Units 1 

Total 2 

Table 59 - One Year Goals for Affordable Housing by Support Type 
Discussion 

The City has taken the initiative to secure housing for housing preservation in an effort to increase 

homeownership. These homes are marketed to low income families, preferably those who wish to be 

first time homeowners. The City will utilize our HOME ARP dollars to create ADA compliant units for low 

income rental housing.  
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AP-60 Public Housing - 91.220(h) 

Introduction 

There is a housing authority in our city limits for which we are very involved and in partnership with- 

Muskegon Housing Commission, Hartford Terrace. 

Actions planned during the next year to address the needs to public housing 

The Muskegon Housing Commission has plans to create Permanent Supportive Housing (PSH) that 

would cover case management with all their funding generated from the Rental Assistance 

Demostrations. The section 8 waiting list will be opened to provide the housing commission with an 

updated list of families in need of housing assistance. 

Actions to encourage public housing residents to become more involved in management and 

participate in homeownership 

The MHC has a homeownership program that is offered to residents who already have a housing 

voucher. The MHC is jsut the money holder but the resident has to go to through a MSHDA housing 

readiness program. The clients reeive either a 15 year or a lifetime voucher.  

If the PHA is designated as troubled, describe the manner in which financial assistance will be 

provided or other assistance  

No, the PHA in our city is not designated as troubled. 

Discussion 

The Housing Commission has stabilized its opportunity to offer affordable housing that is both decent 

and safe. Programs and outside resources are now present in the building on a regular basis. Tenant 

participation is welcomed and received at monthly board meetings which has been a desired outcome 

with new management. 
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AP-65 Homeless and Other Special Needs Activities - 91.220(i) 

Introduction 

Special needs and homeless activities are supported through the efforts of our HOME ARP (American 

Rescue Plan) allocation for 2021. Through this funding, HUD has allowed the city of Muskegon to lead 

housing, shelter and services programs for vulnerable people experiencing these needs. The city is in the 

process of securing agreements to obtain a bulder and property management entity to develop and 

oversee the construction of 12-16 new rental unitls to the community. These units will be availabe to 

the qualifying population as described by HUD regulations. 

Describe the jurisdictions one-year goals and actions for reducing and ending homelessness 

including 

Reaching out to homeless persons (especially unsheltered persons) and assessing their 

individual needs 

Homelessness and ending homelessness continues to be a priority with the City of Muskegon and the 

community as a whole. The Continuum of Care coordinates the Point in Time counts that happen 

quarterly to contact those who may be living in homelessness. Other efforts include coordinating with 

local agencies with services that align with the housing first model. 

Addressing the emergency shelter and transitional housing needs of homeless persons 

The City of Muskegon has two apartment style homes available to rent to low income families for 

transitional housing. We have partnered with CoC and Community enCompass to use the housing first 

model to house families on first come first serve basis. In addition to this, we are utlizing our HOME ARP 

funding to add additional hosuing units for renters to the city. 

Helping homeless persons (especially chronically homeless individuals and families, families 

with children, veterans and their families, and unaccompanied youth) make the transition to 

permanent housing and independent living, including shortening the period of time that 

individuals and families experience homelessness, facilitating access for homeless individuals 

and families to affordable housing units, and preventing individuals and families who were 

recently homeless from becoming homeless again 

Our staff is preparing to produce affordable housing units for homeless, veterans, families with 

transitional, permanent of independent living situations. Affordable housing purchases will create 

housing units specific to the CoC families. This new opportunity will purchase existing properties for 

affordable housing to this population only. The city plans to partner with agencies that can provide 

educational resources to the community that will assist with budgeting, planning and looking at their 

housing needs with a long term approach. 
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Helping low-income individuals and families avoid becoming homeless, especially extremely 

low-income individuals and families and those who are: being discharged from publicly 

funded institutions and systems of care (such as health care facilities, mental health facilities, 

foster care and other youth facilities, and corrections programs and institutions); or, receiving 

assistance from public or private agencies that address housing, health, social services, 

employment, education, or youth needs. 

Yes, we will help low-income households avoid homeless situations by addressing their needs where 

they are by using local agency resources. Community Health, Rescue Mission, and other connected 

agencies that refer families for assistance. We work with our schools and social service agencies to 

collectively meet the needs of our citizens. It is also our belief that by providing home repairs will 

increase the likelihood for a person to be able to maintain housing and age in place.  

Discussion 

The city's initiatives are geared to addressing the housing crisis in our area. Recently, the city conducted 

a Housing Needs Assessment that assessed many aspects of housing in our area and it was determined 

that there are not sufficient vacant units available to support the current size of our community. the 

data supports the need to increase housing by creating 300+ units of affordable housing throughout the 

area to ensure there is housing for all. This will not be an easy or small task and will take us many years 

to successfully respond and address this issue. We have begun to strategize methods to properly 

respond to this issue. 
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AP-75 Action Plan Barriers to Affordable Housing - 91.220(j) 

Introduction 

A Barrier to affordable housing is that there is not affordable and safe housing available to all city 

residents. Affordable housing is very limited and the cost of rent continues to sore as need grows. The 

city has provided a number of avenues to create housing choice- market rate, affordable and approval of 

multifamily housing construction projects. Choice is the ultimate vision of a viable and inclusive city. 

Another Barrier to affordable housing is that there are not a lot of funding options to create the number 

of houses or types of housing needed to fit the needs of our community. The City has assisted in this 

effort by rehabbing homes and marketing the homes to low income homebuyers and renters but the 

footprint could be much larger granted there were more streams of accessible funding. In addition, the 

city understands that some of the old policies surrounding zoning had to be amended or updated to 

accept the current needs of the community and to create new housing opportunities for all. 

Actions it planned to remove or ameliorate the negative effects of public policies that serve 

as barriers to affordable housing such as land use controls, tax policies affecting land, zoning 

ordinances, building codes, fees and charges, growth limitations, and policies affecting the 

return on residential investment 

Current barriers to zoning ordinance updates are present within neighborhoods that resist change. The 

neighbors that see the positive effects of change have seen an increase in quality, new homes of varied 

types of housing: duplexes, row-housing units, multifamily, and new constructions. The city has been 

working to update ordinates and zoning and creating innovative ways to allow for more builds on 

available land. 

Discussion 

The city continues to research the housing market to identify the gaps and assess the need for housing 

in our community. The research will be turned into a strategic plan that will in turn create actionable 

items to impact the housing situation for all of the community. The City will continue to explore 

sustainable ways to increase the housing market and to ensure that it is reflective of the community 

needs. 
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AP-85 Other Actions - 91.220(k) 

Introduction 

Actions planned to address obstacles to meeting underserved needs are to continue to meet and 

identify agencies to assist the underserved. The community has been in communication regarding the 

need for a central location that all agencies would have access to individuals to help navigate and 

connect with services and resources. This way will help encourage communication from one agency to 

the next and ensure that people who could benefit from services are not slipping through the cracks. 

Actions planned to address obstacles to meeting underserved needs 

The City of Muskegon has a Lead Safe program that is diligently working to remedy lead based pain in 

homes that are pre 1978 and have Medicaid families living in them. Any home that is in the City of 

Muskegon and receives a home repair will also have water tested to ensure water quality is free from 

lead. Other actions the City has taken is to encourage citizens who are participating in home repair 

programs that have young children to participate in the lead abatement program. 

Actions planned to foster and maintain affordable housing 

Our focus to produce affordable housing units has not changed, we are key to rehabilitation , new 

construction, and supporting other (CHDO) agencies who perform the same duties that we do.  

Actions planned to reduce lead-based paint hazards 

The City of Muskegon has a Lead Safe program that is diligently working to remedy lead based pain in 

homes that are pre 1978 and have Medicaid families living in them. Any home that is in the City of 

Muskegon and receives a home repair will also have water tested to ensure water quality is free from 

lead. Other actions the City has taken is to encourage citizens who are participating in home repair 

programs that have young children to participate in the lead abatement program. 

Actions planned to reduce the number of poverty-level families 

The plan to reduce the number of poverty-level families is always a collaborative effort of the City, local 

agencies, Public Housing Authorities, Continuum of Care and the communities. Everyone together is 

actively looking for innovative ways to fight this fight on poverty. 

Actions planned to develop institutional structure  

Institutional structures in our city require investment in education, strong neighborhoods, and stable 

housing. We continue to update policies and procedures ensuring that they are consistent with the 

federal regulations so that we can effectively asist our citizens. 
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Actions planned to enhance coordination between public and private housing and social 

service agencies 

Social Service organizations have been able to partner with the city as we review opportunities to 

remove barriers to public and private housing access. The coordination of a unified focus to reduce 

homelessness in youth and provide affordable housing in the middle of a burst of new housing creation. 

Discussion 

Our policies are designed to assist families with low to moderate incomes thrive in our communities 

with their choice of Housing, Environment, Recreation, Youth Activities, Safety, etc.  The list may go on 

and on but we have learned that partnerships are critical to supporting these families.  Through 

collaboration we can assist more households and stretch our resources to more individuals than if we do 

it on our own. 
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Program Specific Requirements 

AP-90 Program Specific Requirements - 91.220(l)(1,2,4) 

Introduction 

The CDBG program has dedicated the activities funded through various programs to the benefit of low-

income residents, and communities.  This focus is intentional and varied to accomplish more with less.   

Community Development Block Grant Program (CDBG)  
Reference 24 CFR 91.220(l)(1)  

Projects planned with all CDBG funds expected to be available during the year are identified in the 
Projects Table. The following identifies program income that is available for use that is included in 
projects to be carried out.  
 

 
1. The total amount of program income that will have been received before the start of the next 

program year and that has not yet been reprogrammed 0 

2. The amount of proceeds from section 108 loan guarantees that will be used during the year to 

address the priority needs and specific objectives identified in the grantee's strategic plan. 0 

3. The amount of surplus funds from urban renewal settlements 0 

4. The amount of any grant funds returned to the line of credit for which the planned use has not 

been included in a prior statement or plan 0 

5. The amount of income from float-funded activities 0 

Total Program Income: 0 

 

Other CDBG Requirements  
 
1. The amount of urgent need activities 0 

<TYPE=[text] REPORT_GUID=[A698417B4C924AE0218B42865313DACF] 
DELETE_TABLE_IF_EMPTY=[YES]> 

 

2. The estimated percentage of CDBG funds that will be used for activities that benefit 

persons of low and moderate income.Overall Benefit - A consecutive period of one, 

two or three years may be used to determine that a minimum overall benefit of 70% 

of CDBG funds is used to benefit persons of low and moderate income. Specify the 

years covered that include this Annual Action Plan. 0.00% 
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HOME Investment Partnership Program (HOME)  
Reference 24 CFR 91.220(l)(2)  

1. A description of other forms of investment being used beyond those identified in Section 92.205 is 
as follows:  
 

NA 

 
2. A description of the guidelines that will be used for resale or recapture of HOME funds when used 

for homebuyer activities as required in 92.254, is as follows:  
 

The City of Muskegon requires repayment in full of the amount of assistance or direct 

  subsidy provided and documented in the recorded lien when any of the following 

  conditions occur during the period of affordability: 

  1. Property is sold 

  2. Homeowner is no longer using the property as their primary residence as 

  evidenced by any of the following: 

  a. Annual certification 

  b. Registration as a rental 

  c. Ownership or residency change in BS&A 

  3. Landlord fails to adhere to rent limits and income requirements for tenants 

  4. Owner refinances the primary loan on the property but does not meet 

  subordination requirements 

  5. Any other violation of the agreement contained in the recorded lien 

  B. Funds recaptured are considered program income for their respective programs and will 

  be utilized to serve additional units. 

 
3. A description of the guidelines for resale or recapture that ensures the affordability of units acquired 

with HOME funds? See 24 CFR 92.254(a)(4) are as follows:  
 

HOME funds are secured through the lien process for not less than 5 years depending upon the total 

investment.  All liens that apply are through the following programs: Rental Rehabilitation, 

Homebuyers, and Homebuyer Assistance grants.  The requirement is that for the length of the term 

that the tenants/owners show compliance within the appropriate program policy agreements. 
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4. Plans for using HOME funds to refinance existing debt secured by multifamily housing that is 
rehabilitated with HOME funds along with a description of the refinancing guidelines required that 
will be used under 24 CFR 92.206(b), are as follows:  
 

NA 

 
5. If applicable to a planned HOME TBRA activity, a description of the preference for persons with 

special needs or disabilities. (See 24 CFR 92.209(c)(2)(i) and CFR 91.220(l)(2)(vii)). <TYPE=[text] 
REPORT_GUID=[A0BBB986408D8C25582AC4BE59FA99C5]> 
 

NA 

 
6. If applicable to a planned HOME TBRA activity, a description of how the preference for a specific 

category of individuals with disabilities (e.g. persons with HIV/AIDS or chronic mental illness) will 
narrow the gap in benefits and the preference is needed to narrow the gap in benefits and services 
received by such persons. (See 24 CFR 92.209(c)(2)(ii) and 91.220(l)(2)(vii)). 
 

NA 

 
7. If applicable, a description of any preference or limitation for rental housing projects. (See 24 CFR 

92.253(d)(3) and CFR 91.220(l)(2)(vii)). Note: Preferences cannot be administered in a manner that 
limits the opportunities of persons on any basis prohibited by the laws listed under 24 CFR 5.105(a). 
 

NA 

 

 
 

 

 

 

 

 

Discussion 
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HOME funds are utilized to renovate vacant and abandoned units for low income families who are 

seeking to become homeowners. These homes improve communities, neighborhoods and lives of 

families who may otherwise have the opportunity to purchase safe and affordable housing. 
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Appendix - Alternate/Local Data Sources  

 
1 Data Source Name 

Muskegon Survey 

List the name of the organization or individual who originated the data set. 

The cities of Muskegon, Muskegon Heights and Norton Shores have worked together on many 

activities and trainings.  As a result of our collaboration, the lead staff for each organization 

entertained the idea of making the Consolidated Plan regional.  The four representatives sketched 

out the framework of the questions to pose to our citizenry relating to Housing Discrimination, 

Affordable Housing, Services, Needs and suggestions for making our community a better place to 

live, work and play.  The survey represents these areas and we received over 200 responses. 

Provide a brief summary of the data set. 

The Survey produced graphs, data responses and opportunity to include multiple agency leads:  

Department of Health and Human Services, Muskegon Oceana Community Action Against 

Poverty, Muskegon Rescue Mission, United Way of the Lakeshore, Citizens, etc..... 

What was the purpose for developing this data set? 

The data was collected to provide the group with focal areas that we might be able to address with 

our annual funding sources.  If we allow the public to speak to their concerns, fears, and needs, we 

would have a place to start and incorporate what we could to cover families with income levels 

below 80% AMI. 

How comprehensive is the coverage of this administrative data? Is data collection concentrated in 

one geographic area or among a certain population? 

We utilized the entire Muskegon County- Whitehall, Montague, Muskegon Township, Norton 

Shores, Muskegon Heights and Muskegon along with Agencies that serve these areas.  Housing is a 

real issue and our data supports that we should address the areas with the most responses to it. 

What time period (provide the year, and optionally month, or month and day) is covered by this 

data set? 

We accepted responses from December 15, 2015 through February 2016.  By email to the Survey 

Monkey and by hand at a local event for needy families on January 30, 2016 at the William Burrell 

Complex in Muskegon Heights. 

What is the status of the data set (complete, in progress, or planned)? 

The survey results were tabulated and a final report received in March, 2016. 

2 Data Source Name 

Muskegon Housing Commission Survey 
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List the name of the organization or individual who originated the data set. 

Muskegon Housing Commission- Gerald Minott, Executive Director 

Provide a brief summary of the data set. 

63 respondents of the 166 possible suggest that there are no needs- everything is fine while the 

other 47 suggested superficial and tangible needs: appliances, carpet, blinds, dishwasher, closet 

doors, air quality, window replacement, phone system, etc. 

What was the purpose for developing this data set? 

To see what are the local, most recent needs and situation at the public housing authority. 

Provide the year (and optionally month, or month and day) for when the data was collected. 

April 2015 

Briefly describe the methodology for the data collection. 

Tenants were asked about needs that they have when they came to pay their rent. 

Describe the total population from which the sample was taken. 

166 tenants reside in Muskegon Housing Commission building Hartford Terrace 

Describe the demographics of the respondents or characteristics of the unit of measure, and the 

number of respondents or units surveyed. 

63 of the 166 responded 

3 Data Source Name 

Community Survey 2020 

List the name of the organization or individual who originated the data set. 

Muskegon Heights 

Norton Shores 

Muskegon 

Continuum of Care for Muskegon county 

 

Provide a brief summary of the data set. 

At least 600 submissions were received to help our regional plan development. 

What was the purpose for developing this data set? 

This data set was intended to provide our communities with information that was critical to the 

Corona Virus pandemic.  Additional comments were requested to help us provide a annual action 

plan for 2021 
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Provide the year (and optionally month, or month and day) for when the data was collected. 

Data was collected 

Briefly describe the methodology for the data collection. 

Data was collected through websites, facebook, calls, and emails as well as face to face written 

copies. 

Describe the total population from which the sample was taken. 

No real population data except where the respondents resided in our region/county. 

Describe the demographics of the respondents or characteristics of the unit of measure, and the 

number of respondents or units surveyed. 

Demographics provided showed that there were outside cities and townships that responded to this 

survey as well.  THe collection provided us information from Muskegon, Muskegon Heights and 

Norton Shores residents that wanted to participate with comments and survey responses. 

4 Data Source Name 

Point- In - Time Count MI-516 NS, Muskegon 

List the name of the organization or individual who originated the data set. 

The Continuum of Care Muskegon County provided the data set. 

Provide a brief summary of the data set. 

The data represents the homeless population in 2019 within the county of Muskegon. 

What was the purpose for developing this data set? 

The purpose of developing the data set was to track families experiencing homelessness to bring 

awareness to this population. 

Provide the year (and optionally month, or month and day) for when the data was collected. 

The data was collected January 31, 2018. 

Briefly describe the methodology for the data collection. 

The methodology that was used to conduct the point in time count was to actually walk 

neighborhoods and areas to observe homeless families. Another method used was to collct data 

from local shelters and transitional housing agencies. 

Describe the total population from which the sample was taken. 

The total population that was sampled was the homeless and disadvantaged population. 

Describe the demographics of the respondents or characteristics of the unit of measure, and the 

number of respondents or units surveyed. 

The demographics of the respondents or characteristics of the unit of measure were race, ethnicity, 

gender and age. There were about 159 respondents surveyed for this report. 
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5 Data Source Name 

HMIS Continuum of Care 2020 Report 

List the name of the organization or individual who originated the data set. 

Every Woman's Place, Community enCompass, Health West and Muskegon Rescue Mission are the 

main agencies in our county that serve the homeless population.  Information is gathered through a 

common source and data created to provide reports about this population. 

 

Provide a brief summary of the data set. 

The data set provides information about the homeless populations in our community: 

Race: Indian-10/Asians & Natives- 0/Black- 348/White-322/ Multi race- 55 

Age: newborns-49,5-10 years- 60, 11-17 years- 28, 18-24 years- 55, 25-34 years- 138, 35-44 years -

128, 45-54 years- 136, 55-64 years - 113, 65 and up- 32 

Living situation: with family-196, friends-251, shelter- 60 

Length/Frequency of status: 1st time- 315, 2nd time- 159, 3rd time- 87, 4th time- 146 

What was the purpose for developing this data set? 

The Continuum of Care for Muskegon is the organization that collects and tracks homeless 

families/individuals.  This organization is made up of several cooperating agencies throughout the 

county that  are committed to serving the homeless population.  All 3 grantees are represented on 

the board in one way or another as representatives of HUD funded grantees and collaborative 

agents working for change. 

How comprehensive is the coverage of this administrative data? Is data collection concentrated in 

one geographic area or among a certain population? 

The certain population is the homeless, and the collection base/geography is the count of 

Muskegon. 

What time period (provide the year, and optionally month, or month and day) is covered by this 

data set? 

During the year of 2020, data collection provided a compiled list of answers of the homeless 

population with Muskegon county.  Information is gathered through a variety of agencies and 

entered into a database used by all.  The information reported show responses collected per 

category. 

What is the status of the data set (complete, in progress, or planned)? 

The data set if for the fiscal year of 2020. 

 


