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Executive Summary  

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

1. Introduction 

The City of Dearborn Heights, MI has completed the planning process for the 2021/2022 - 2025/2026 

Five-Year Consolidated Plan (Consolidated Plan) as required by the U.S. Department of Housing and 

Urban Development (HUD). The purpose of the Consolidated Plan is to identify goals, objectives and 

strategies for addressing housing and community development needs, including those of the homeless 

and other special needs populations. The Consolidated Plan guides the use of City resources to address 

these needs over a five-year period. Over the past five-year period, the City received an average annual 

allocation of approximately $985,557 million in Community Development Block Grant (CDBG) funds. This 

amount totaled approximately $4.92 million over the previous five-years. 

The Consolidated Plan is developed in a manner specified by HUD, and the City has followed the 

prescribed format in completing the plan. The Consolidated Plan was developed using HUD and U.S. 

Census data for demographics and housing, input from public meetings, City Council meetings, and past 

program performance. During the planning process, the City conducted public meetings with citizens 

and stakeholders, meetings and consultation with Non-profit groups, and two public hearings. The 

purpose of this process was to receive citizen input on the current housing and community development 

needs of the City. 

There are four major areas of focus in the Consolidated Plan: Housing, Homelessness, Non-Housing 

Community Development and Non- Homeless Special Needs. The Consolidated Plan process requires the 

City of Dearborn Heights to identify priority needs for each area and prepare an Annual Action Plan to 

address the priorities. For every priority, there are goals, objectives and strategies established to 

measure progress. The citizen input was critical in developing the goals, objectives and strategies of this 

Consolidated Plan. 

This Consolidated Plan not only presents goals to address the priority needs of the City, but also to 

address the statutory goals established by Federal law: 

Decent Housing: 

• Assist homeless persons to obtain affordable housing 

• Assist persons at risk of becoming homeless 

• Retain affordable housing stock 
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• Increase the availability of affordable housing in standard condition to low- and moderate-

income families, particularly to economically disadvantaged persons (and without discrimination 

on the basis of race, creed, religion, color, age, sex, marital status, familial status, national origin, 

disability, gender identity or sexual orientation) 

• Increase the supply of supportive housing which includes structural features and services to 

enable persons with special needs (including persons with HIV/AIDS) to live in dignity and 

independence 

• Provide affordable housing that is accessible to job opportunities. 

A Suitable Living Environment: 

• Improve the safety and livability of neighborhoods Increase access to quality public and private 

facilities and services. 

Expanded Economic Opportunities: 

• Job creation and retention for low-income persons 

• Availability of mortgage financing for low-income persons at reasonable rates using 

nondiscriminatory lending practices 

• Empowerment and self-sufficiency for low-income persons to reduce generational poverty in 

federally assisted housing. 

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

Overview 

The Five-Year Consolidated Plan identifies four goals, along with corresponding objectives and 

strategies, to address the City of Dearborn Heights housing and community development needs. These 

goals are summarized as follows: 

Goal:Housing  

To improve quality, availability and accessibility of affordable housing to persons of low- and 

moderate income throughout the City of Dearborn Heights. 

Objective 1: 

Provide rehabilitation assistance to income eligible homeowners so that they may be able to remain in 

their homes comfortably and continue to afford to live there without the structure deteriorating, 

priority for 0 to 80 percent of median family income. 

Objective 2: 
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Encourage affordable homeownership opportunities for low- and moderate-income homebuyers. 

Objective 3: 

Seek collaboration with non-profit agencies in addressing major housing issues, whenever possible. 

Objective 4: 

Encourage the development of new programs that improve or increase the City’s affordable housing 

stock, prioritizing support to those that draw from a diversity of funding sources. 

Objective 5: 

Affirmatively further fair housing objectives by encouraging increased housing choices and opportunities 

both within and outside of areas of minority and low-income concentrations. 

Goal: Homelessness 

Work to reduce homelessness in the City by supporting programs that help to create economic 

opportunities and supply homeless prevention services. 

Objective 1: 

Partner with programs serving the homeless population in Dearborn Heights and within Wayne County, 

placing priority on those programs that draw from a diversity of funding sources. 

Objective 2: 

Support programs that serve to prevent homelessness, such as legal services, food pantries, emergency 

assistance, and employment services. 

Goal: Community and Economic Development 

To enhance the living environment for persons in low- and moderate-income areas through public 

service and public improvement activities. 

Objective 1: 

Fund supportive service programming for residents of low- and moderate-income and provide 

opportunities for citizen participation. 

Objective 2: 
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Provide financial support to organizations offering public services and counseling programs for lower 

income persons. 

Objective 3: 

Prevent and eliminate blight within designated low- and moderate-income areas and throughout the 

City of Dearborn Heights. 

Objective 4: 

Improve physical conditions within designated low- and moderate-income areas through code 

enforcement. 

Objective 5: 

Support neighborhood improvements, housing and development efforts in targeted areas with public 

infrastructure and public facility improvements with particular emphasis on drainage, water 

improvements, streets, sidewalks, parks, and facilities providing priority services. 

Objective 6: 

Make neighborhoods safer through crime prevention and neighborhood watch activities. 

Objective 7: 

Eliminate ADA barriers at public parks and facilities. 

Objective 8: 

Support the preservation or restoration of places and structures of historical significance. 

Summary of objectives and outcomes continued 

Goal: Non- Homeless Special Needs 

Expand the accessibility and coordination of social services to Dearborn Heights low- and moderate- 

income and special needs populations. 

Objective 1: 

Support non-profit and faith-based organizations that provide services and outreach programs for 

populations with special needs. 
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Objective 2: 

To provide technical assistance to human services organizations to develop programs and build 

organizational capacity to address priority needs within the community. 

Objective 3: 

Support programs that provide basic needs assistance to special needs populations including, but not 

limited to, frail/elderly, at-risk youth, disabled, persons living with HIV/AIDS, severe mental illness, and 

persons with alcohol/drug addiction. 

3. Evaluation of past performance 

The previous five years have shown significant progress in the City’s efforts to implement HUD 

entitlement programs. The City is in compliance with HUD regulations and continues to deliver housing 

and community development services in an efficient manner. 

The Community and Economic Development Department (CEDD) is a City Department which works to 

improve the quality of life for City residents and to revitalize neighborhoods by providing decent and 

safe affordable housing. The CEDD is in charge of implementing the CDBG program. 

The CEDD also offers an array of housing programs and services providing the foundation needed to aid 

in promoting homeownership and/or sustainable neighborhoods such as the Home Rehabilitation 

Program. 

The City has also begun to implement the Homeless Prevention Program (HPP) with CDBG-Coronavirus 

(CDBG-CV) funds. This program provided mortgage and rental assistance to low- and moderate-income 

households experiencing hardship due to COVID-19. 

Additionally, the City funds Code Enforcement and Public Works activities through the CDBG program, 

as follows: 

Code Enforcement and Blight Removal 

Funds have been used to support code enforcement and blight removal activities in lower income areas 

and eligible areas in an effort to reduce slum/blight to stabilize neighborhoods, create a safe 

environment for residents, and preserve the City's affordable housing stock. These programs include all 

quality-of-life ordinance enforcement activities such as minimum housing codes; demolish unsafe, non-

compliant structures, clean-up debris and weedy lots, and abandoned/junk vehicles. This initiative is 

part of the City's Strategic Plan, to improve the quality of life in its neighborhoods for the benefit of all 

residents. 

Public Works 
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Funds have been used to replace water mains, park improvements, and do facility upgrades to City 

facilities such as the City’s Senior Centers. These initiatives will continue to be part of the City's Strategic 

Plan to invest in community infrastructure and continue to enhance neighborhoods through physical 

improvement and public works. 

The City has been successful in implementing these programs in the past and anticipates the 

continuation of such programs in the future. The City will use CDBG funds to make these programs 

successful and to meet the goals and objectives identified in the Consolidated Plan. 

4. Summary of citizen participation process and consultation process 

Comments and concerns raised during the citizen participation process were taken into consideration 

when developing the Consolidated Plan's goals, objectives and strategies. The Consolidated Plan is a 

collaborative process that involves discussions with stakeholders and meetings with the public to 

determine areas of need. As part of this process, the City sought to identify the priority needs and 

strategies to address those needs. Priority needs were identified based on available housing data, public 

input, stakeholder consultation, and public meetings, and past program performance. In addition, the 

City consulted with the Out-Wayne County, City Departments, and the Mayor’s Office and City Council 

to identify priority needs and develop corresponding strategies. 

5. Summary of public comments 

Based on input and data received through the citizen participation process, the following summarizes 

the public comments: 

Comments Regarding Community Needs 

Although there are many issues that the public felt are important, there are a few items that were 

stressed throughout the meeting as being of the highest priority: 

• Infrastructure improvements 

• Blight elimination 

• Housing rehabilitation and affordability 

• Code Enforcement 

• Park Improvements and maintenance 

• ADA Accessibility 

• Public Safety 

• Senior Services and Facilities 

6. Summary of comments or views not accepted and the reasons for not accepting them 
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All comments received by the City of Dearborn Heights were considered and are, generally or 

specifically, addressed by the Strategic Plan and/or Annual Action Plan. Documentation of all comments 

received is included as an attachment (PDF format) to the Five-Year Consolidated Plan submittal. 

7. Summary 

The Five-Year Consolidated Plan for years 2021/2022 - 2025/2026 identifies goals, objectives and 

strategies to address the City’s housing and community development needs. These needs were 

identified through an extensive citizen participation process that involved neighborhood residents, 

service providers and other community partners. The Consolidated Plan guides the City’s use of CDBG 

resources through four goals. These goals are summarized as Housing, Homelessness Non-Homeless 

Special Needs, and Community and Economic Development. Over the next five years, Dearborn Heights 

will continue to deliver housing and community development services through housing programs, code 

enforcement and public works, as well as through partnerships with an array of public service providers. 
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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   Community and Economic Development 

(CEDD) 

Table 1 – Responsible Agencies 

 
Narrative 

The City of Dearborn Heights, MI is the lead agency responsible for overseeing the development of the 

Five-Year Consolidated Plan and Annual Action Plan. The Community and Economic Development 

Department is the internal department that is responsible for the day-to-day administration of CDBG 

funding. 

The development of the Consolidated Plan and Annual Action Plan was based on the previous 

Consolidated Plan and a number of other studies, plans and reports that have been prepared in recent 

years. Some of the primary documents included the City of Dearborn Heights Master Plan and the Out-

Wayne County 10 Year Plan to End Homelessness, among others. 

To maximize citizen participation, staff along with a consultant (Wade Trim, Inc.) conducted outreach 

through a series of public notices, hearings, and meetings. As part of these efforts, low- and moderate-

income residents, as well as service providers, were encouraged to provide input on the Consolidated 

Plan and Annual Action Plan. 

Consolidated Plan Public Contact Information 

Inquiries, comments or complaints concerning the Consolidated Plan, any amendments, or performance 

reports, can be conveyed by contacting City staff at: 

City of Dearborn Heights 

Community and Economic Development Department 

26155 Richardson 
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Dearborn Heights, MI 48127 

Telephone: (313) 791-3500 

Fax: (313) 791-3501 

CEDD@ci.dearborn-heights.mi.us 

Business hours: 8:00 a.m. – 5:00 p.m., Monday through Thursday. 

Complaints and related comments on the programs may also be offered at the public hearings. 

Written responses to all written complaints may also be made to the Detroit Field Office of the 

U.S. Department of Housing and Urban Development (HUD) at the following address: 

U.S. Department of Housing and Urban Development 

Community Planning and Development Division 

McNamara Federal Building 

477 Michigan Avenue 

Detroit, MI 48226 

Phone: 313-226-7900 

Fax: 313-226-5611 or 313-226-3197 

TTY: 313-226-6899 
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PR-10 Consultation – 91.100, 91.110, 91.200(b), 91.300(b), 91.215(I) and 

91.315(I) 

1. Introduction 

The consolidated planning process requires jurisdictions to reach out to and consult with other public 

and private agencies when developing the plan. The City attempted to consult with and reach out to a 

number of agencies during the process whether through meeting invites, consultation of 

websites/plans, emails, discussion, or phone calls. 

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)). 

Institutional coordination of the Consolidated Plan establishes a unified vision for community 

development. The City uses a collaborative process to shape various programs into effective, 

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

to take place in a comprehensive context, attempting to reduce duplication of effort at the local level. 

The City will implement this Consolidated Plan in coordination with public, private and nonprofit 

agencies. Nonprofit agencies may include, but are not limited to, service providers and community 

housing development organizations. Private sector partners may include, but are not limited to, local 

financial institutions, developers and local businesses. The City works closely with its partners to design 

programs that address identified needs. Partners are notified and invited to propose annually during the 

Notice of Funding Availability (NOFA) and are invited to all public forums to discuss the CDBG program. 

Table 2 outlines the types of agencies and organizations consulted throughout the program year and 

during the development of the City of Dearborn Heights Consolidated Plan and Annual Action Plan. 

Organizations consulted included the Michigan State Housing Development Authority (MSHDA), Out-

Wayne County Homeless Services Coalition, City Departments, and the City of Dearborn Heights Mayor’s 

Office and City Council, among others. 

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 City coordinated with the Out-Wayne County Homeless Services Coalition, and the HUD exchange 

system to obtain information related to homelessness within the City of Dearborn Heights. This 

consultation was pivotal in preparing the Needs Assessment and Strategic Plan components of the 

Consolidated Plan. As stated, partners are notified and invited to propose annually during the Notice of 

Funding Availability (NOFA) and are invited to all public forums to discuss the CDBG program. 
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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 City of Dearborn Heights does not receive or administer an Emergency Shelter Grant (ESG). 

Consultation with the Continuum of Care (CoC) included research with Out-Wayne County documents 

and plans, and public hearings and notices. The Out-Wayne County Homeless Services Coalition, the 

area’s CoC, assists in the operation and administration of the region’s Homeless Management 

Information System (HMIS). 

Out-Wayne County Homeless Services Coalition serves as the area’s Continuum of Care Body and has 

been working collaboratively for 20 years to provide seamless services to individuals and families who 

are homeless or at-risk of homelessness. Out-Wayne practices a “no wrong door” approach to service 

delivery. Wayne Metropolitan Community Action Agency serves as the Housing Assessment and 

Resource Agency (HARA) and provides a prompt, appropriate and consistent response to those 

experiencing a housing crisis. All Out-Wayne County residents must have access to stable living 

environment and supportive services that promote and encourage housing choice and stability. 

The Out-Wayne County Homeless Services Coalition, which serves as the Continuum of Care for the City, 

has posted the goal of eliminating homelessness in the Out-Wayne County area. 

In order to expand and improve the services offered to homeless individuals and families in Dearborn 

Heights, the City encourages local providers to seek funding opportunities at the Federal, State and local 

levels. If, during the upcoming year, additional funds for homeless assistance and prevention become 

available, the City will work cooperatively with eligible applicants to obtain such funding. Recent 

economic times have fostered an increase of at-risk homelessness among families above those normally 

served by programs in the Out-Wayne County Homeless Services Coalition Continuum of Care (<50% 

area median income (AMI)). 

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 Amity Foundation 

Agency/Group/Organization Type Housing 

Services-homeless 

What section of the Plan was addressed by Consultation? Housing Need Assessment 

Public Housing Needs 

Anti-poverty Strategy 

Strategic Plan 

How was the Agency/Group/Organization consulted and what 

are the anticipated outcomes of the consultation or areas for 

improved coordination? 

Funding Proposal 

2 Agency/Group/Organization Fair Housing Center 

Agency/Group/Organization Type Service-Fair Housing 

What section of the Plan was addressed by Consultation? Fair Housing 

How was the Agency/Group/Organization consulted and what 

are the anticipated outcomes of the consultation or areas for 

improved coordination? 

Consultation/ Funding 

Proposal 

3 Agency/Group/Organization Leaders Advancing & 

Helping Communities 

Agency/Group/Organization Type Services-Children 

Services-Education 

What section of the Plan was addressed by Consultation? Housing Need Assessment 

Strategic Plan 

How was the Agency/Group/Organization consulted and what 

are the anticipated outcomes of the consultation or areas for 

improved coordination? 

Consultation/ Funding 

Proposal 

4 Agency/Group/Organization THE LENNON CENTER 

Agency/Group/Organization Type Services-Health 

What section of the Plan was addressed by Consultation? Housing Need Assessment 

Strategic Plan 

How was the Agency/Group/Organization consulted and what 

are the anticipated outcomes of the consultation or areas for 

improved coordination? 

Consultation/ Funding 

Proposal 

5 Agency/Group/Organization MSHDA 

Agency/Group/Organization Type Housing 
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What section of the Plan was addressed by Consultation? Housing Need Assessment 

Public Housing Needs 

Strategic Plan 

How was the Agency/Group/Organization consulted and what 

are the anticipated outcomes of the consultation or areas for 

improved coordination? 

Internet 

Research/Referrals 

6 Agency/Group/Organization Out Wayne County 

Homelss Services Coalition 

Agency/Group/Organization Type Services-homeless 

What section of the Plan was addressed by Consultation? Housing Need Assessment 

Public Housing Needs 

How was the Agency/Group/Organization consulted and what 

are the anticipated outcomes of the consultation or areas for 

improved coordination? 

Consultation 

7 Agency/Group/Organization Plymouth Housing 

Commission 

Agency/Group/Organization Type Housing 

What section of the Plan was addressed by Consultation? Housing Need Assessment 

Strategic Plan 

How was the Agency/Group/Organization consulted and what 

are the anticipated outcomes of the consultation or areas for 

improved coordination? 

Internet 

Research/Referrals 

8 Agency/Group/Organization SALVATION ARMY 

Agency/Group/Organization Type Services - Housing 

Food Assistance/Utility 

Services 

What section of the Plan was addressed by Consultation? Housing Need Assessment 

Public Housing Needs 

Strategic Plan 

How was the Agency/Group/Organization consulted and what 

are the anticipated outcomes of the consultation or areas for 

improved coordination? 

Funding Proposal 
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9 Agency/Group/Organization WAYNE METRO 

COMMUNITY ACTION 

AGENCY 

Agency/Group/Organization Type Housing 

Services-Children 

Services-Elderly Persons 

Services-Persons with 

Disabilities 

Services-Persons with 

HIV/AIDS 

Services-Victims of 

Domestic Violence 

Services-homeless 

What section of the Plan was addressed by Consultation? Housing Need Assessment 

Strategic Plan 

How was the Agency/Group/Organization consulted and what 

are the anticipated outcomes of the consultation or areas for 

improved coordination? 

Referrals/Website 

10 Agency/Group/Organization VISTA MARIA 

Agency/Group/Organization Type Services-homeless 

What section of the Plan was addressed by Consultation? Strategic Plan 

How was the Agency/Group/Organization consulted and what 

are the anticipated outcomes of the consultation or areas for 

improved coordination? 

Funding Proposal 

/Referrals/Website 

 

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

 Not applicable. Notice is provided for all meetings and agencies of all types are encouraged to attend. 

Partners are notified and invited to propose annually during the Notice of Funding Availability (NOFA) 

and are invited to all public forums to discuss the CDBG program. 

 

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     
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Table 3 – Other local / regional / federal planning efforts 

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 City actively partners with many local non-profit community agencies. The City also works with 

Wayne County and local developers to support the goals of the provision of affordable, safe and sanitary 

housing; a suitable living environment, and expanded economic opportunities for low- and moderate 

income persons within the City. 

At a minimum, implicit in these goals is the City’s commitment to providing coordinated community, 

housing and supportive services to its lower income residents. These services are provided through 

partnerships with government and quasi-government agencies, as well as respective planning efforts 

shown in Table 3. Dearborn Heights will continue to encourage building partnerships between 

governments, lenders, builders, developers, real estate professionals, and advocates for low-income 

persons. Dearborn Heights will continue to work with the building industry, banking industry, real estate 

industry, social service providers and other community groups to promote the development of 

affordable housing and related housing services. 

City staff actively partcipates with the Michigan Community Development Association and is in regular 

contact and coordination with neighboring communitities and Wayne County. 

Many of the programs and activities that will be carried out by the City during the next five (5) years will 

involve coordination with a number of agencies and organizations. 

Narrative (optional): 
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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 development of the Consolidated Plan requires extensive citizen participation. For the 2021/2022 - 2025/2026 Consolidated Plan, Dearborn 

Heights, MI underwent an in-depth citizen participation process. HUD requires local jurisdictions to provide for citizen participation which 

encourages the development of the Consolidated Plan in cooperation with residents from every walk of life. In particular, HUD believes it is 

important to obtain the views of residents who live in CDBG Eligible Areas, as well as service providers who deliver services to low-income and 

special needs residents. 

The following section describes the public participation process that was completed for the Dearborn Heights, MI 2021/2022 - 2025/2026 

Consolidated Plan. A summary of the public participation process is shown in Table 4. 

Comments and concerns raised during the citizen participation process were taken into consideration when developing the Consolidated Plan’s 

goals, objectives and strategies. The Consolidated Plan is a collaborative process that involves interviews with stakeholders and meetings with 

the public to determine areas of need. As part of this process, the City sought to identify the priority needs and strategies to address those 

needs. Priority needs were identified based on available housing data, public input, non-profit agency meetings, and past program performance. 

In addition, the City consulted with various City Departments to identify priority needs and develop corresponding strategies. Complete 

summaries and minutes of the meetings are included in the Appendix to this document. 

Housing Strategy 

Housing strategies were determined by using housing data provided by HUD and the U.S. Census Bureau. Customized HUD data is available to 

help communities evaluate housing and homeless needs. Complete summaries of this data are available in the Needs Assessment and Market 

Analysis section, as the Appendix to this document. Also, the City utilized past performance and demand of the Housing Rehabilitation to 

influence the City’s housing strategy. 
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In addition, the City has a long and successful history of administering numerous housing programs and meeting housing needs. Several housing 

programs, particularly housing rehabilitation activities, have been underway for many years and provide good value to the community. In 

general, housing programs receive emphasis in Dearborn Heights due to the large, ongoing need for housing services. 

Homeless Strategy 

Homeless strategies were developed in several ways. First, the City consulted online Out-Wayne County Homeless Services Coalition data as well 

as others to obtain the latest point-in-time counts of the homeless population. The Out-Wayne County Homeless Services Coalition is the lead 

agency for homeless services and represents agencies that implement homeless services. The City also utilized data from HUD that details 

homelessness. 

Community Development Strategy 

Community Development strategies were determined through, community meetings, meetings with staff, input at public meetings, and review 

of current planning activities. The City is working to leverage other planning efforts with funding opportunities where possible. 

Non-Housing Special Needs 

Non-Housing Special Needs were determined through coordination with service providers, City staff, HUD data and surveys. As with the 

homeless and housing areas, HUD and the Census provide data on Special Needs populations. In addition, there are service providers that are 

knowledgeable about Special Needs populations and were able to provide valuable information. 
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Citizen Participation Outreach 

Sort Order Mode of Outreach Target of Outreach Summary of  
response/attendance 

Summary of  
comments received 

Summary of comments 
not accepted 
and reasons 

URL (If 
applicable) 

1 Newspaper Ad Potential Sub-

Recipients 

Many proposals were 

received and 

presented at PH#1. 

Many proposals 

were received and 

presented at PH#1. 

N/A   

2 Public Hearing Non-

targeted/broad 

community 

(Public hearing #1) 

February 17, 2021; 

(5) attendees 

A presentation was 

given to the public 

regarding the 

Consolidated Plan 

and CDBG Program. 

One comment was 

accepted regarding 

the eligibility of 

snow plowing for 

CDBG funding. 

N/A   

3 Public Hearing Non-

targeted/broad 

community 

(Public hearing #2) 

April 14, 2021; (5) 

attendees 

No public comment 

received. 

No public comment 

received. 

  

4 30 Day Public 

Comment Period 

Draft document 

made available 

April 21, 2021 - May 

20, 2021 

No public comment 

received. 

No public comment 

received. 

  

Table 4 – Citizen Participation Outreach 
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Needs Assessment 

NA-05 Overview 

Needs Assessment Overview 

The Needs Assessment section of the Five-Year Consolidated Plan identifies Dearborn Heights’s 

communitywide housing and community development needs. Data from the Comprehensive Housing 

Affordability Strategy (CHAS) database and the U.S. Census Bureau’s American Community Survey (ACS) 

database are referenced in this section. Additionally, this section is supported with data from the local 

Public Housing Authority and other documentation from Dearborn Heights and its partners. 

The Needs Assessment section evaluates the demand for housing and community development 

assistance by the following income groups based on Area Median Income (AMI): 

• Extremely Low Income (60% of the Section 8 Very Low-Income Limits) 

• Very Low Income (30%-50% AMI) 

• Low Income (50%-80% AMI) 

AMI is based on the 2021 HUD Income Limits Documentation System, which is outlined in Table 5. 

As an Entitlement Community the threshold for a block group to be considered low- or moderate-

income is 51%. Map 1 shows the 2010 Census Block Groups where 51% or more of the population is 

within the low- or moderate- income limit categories. These block groups include the following: 

• Census Tract 572800.4 – 85.15% LMI 

• Census Tract 572400.2 – 83.52% LMI 

• Census Tract 572100.3 – 76.41% LMI 

• Census Tract 571500.2 – 74.45% LMI 

• Census Tract 572100.4 – 70.00% LMI 

• Census Tract 572900.3 – 68.33% LMI 

• Census Tract 571700.1 – 66.18% LMI 

• Census Tract 571900.2 – 62.70% LMI 

• Census Tract 572600.4 – 61.33% LMI 

• Census Tract 572900.1 – 61.15% LMI 

• Census Tract 572900.2 – 60.63% LMI 

• Census Tract 572100.5 – 60.26% LMI 

• Census Tract 572100.1 – 59.04% LMI 

• Census Tract 572600.2 – 58.21% LMI 

• Census Tract 572100.2 – 57.52% LMI 
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• Census Tract 572000.2 – 56.52% LMI 

• Census Tract 572200.2 – 55.84% LMI 

• Census Tract 571500.1 – 55.67% LMI 

• Census Tract 572400.1 – 55.47% LMI 

• Census Tract 571900.1 – 54.76% LMI 

• Census Tract 572800.3 – 54.59% LMI 

• Census Tract 572700.2 – 54.15% LMI 

• Census Tract 572200.5 – 54.02% LMI 

• Census Tract 571700.2 – 53.57% LMI 

• Census Tract 572500.2 – 53.54% LMI 

• Census Tract 572200.3 – 52.66% LMI 

• Census Tract 572500.1 – 51.31% LMI 

According to HUD FY2021 Low/Mod data, there are approximately 28,540 persons of low- or moderate 

income within the jurisdiction as whole, which represents 50.91% of Dearborn Heights’s estimated 

population (56,045) for this year according to the HUD provided Jurisdiction-wide Low Mod Income 

Summary Data, Based on 2011-2015 ACS for the FY 2021 Entitlement CDBG Grantees. 

FY 2021 

Income Limit 

Area 

(Median 

Income 

$80,000) 

FY 2021 

Income 

Limit 

Categor

y 

1 

Perso

n 

2 

Perso

ns 

3 

Perso

ns 

4 

Perso

ns 

5 

Perso

ns 

6 

Perso

ns 

7 

Perso

ns 

8 

Perso

ns 

Detroit-

Warren-

Livonia, MI 

HUD Metro 

FMR Area 

Extreme

ly Low 

(*) 

$16,80

0 

$19,20

0 

$21,96

0 

$26,50

0 

$31,04

0 

$35,58

0 

$40,12

0 

$44,66

0 

Detroit-

Warren-

Livonia, MI 

HUD Metro 

FMR Area 

Very 

Low 

(50%) 

$28,00

0 

$32,00

0 

$36,00

0 

$40,00

0 

$43,20

0 

$46,40

0 

$49,60

0 

$52,80

0 

Detroit-

Warren-

Livonia, MI 

HUD Metro 

FMR Area 

Low 

(80%) 

$44,80

0 

$51,20

0 

$57,60

0 

$64,00

0 

$69,15

0 

$74,25

0 

$79,40

0 

$84,50

0 
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Source: 2021 

HUD Income 

Limits 

Documentati

on System 

(2021) 

effective 

April 1, 2021; 

*Calculated 

as 30/50ths 

(60 %) of the 

Section 8 

very low-

income limits 

         

Table 5 - 2021 HUD INCOME LIMITS 
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Low- and Moderate-Income Areas by Census Block Groups Map 
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NA-10 Housing Needs Assessment - 24 CFR 91.205 (a,b,c) 

Summary of Housing Needs 

The data in the Housing Needs Assessment subsection provides the estimated number and type of 

households in need of housing assistance by income level, tenure type (owner or renter), household 

type, and housing problem (cost burdened, severely cost burdened, substandard housing, overcrowding, 

or geographic concentration of racial/ethnic groups). This section also integrates the needs identified 

during consultation and public outreach. 

The Housing Needs Assessment includes the following sections: 

1. Summary of Housing Needs 

2. Demographics 

3. Number of Households 

4. Housing Problems 1 

5. Housing Problems 2 

6. Cost Burden > 30% 

7. Cost Burden > 50% 

8. Crowding Table (More than One Person Per Room) 

9. Additional Housing Needs Narrative 

This subsection also describes the characteristics of the Dearborn Heights’s households and housing 

stock. 

Demographics Base Year:  2000 Most Recent Year:  2019 % Change 

Population 58,264 55,857 -4% 

Households 23,913 20,205 -16% 

Median Income $48,222.00 $49,750.00 3% 

Table 6 - Housing Needs Assessment Demographics 

 
Alternate Data Source Name: 
2015-2019 ACS 
Data Source Comments: 2000 Census (base year), 2015-2019 American Community Survey 5-Year Estimates (most recent year) 

 

Demographics 

Table 6 displays the population, number of households, and median income for the base year and most 

recent year, and the percentage of change over time. This data shows an overall population decline 

from 58,264 in the year 2000 to 22,857 at the time of the 2015-2019 ACS, an estimated 4% decrease in 

population. 
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Moreover, the number of households declined by 3,708 households from 23,913 households in the year 

2000 to 20,205 households at the time of the 2015-2019 ACS. This represents a decrease in the number 

of households of over 15% during this 20-year period. 

Table 6 also identifies an estimated 3% increase in the median income, from $48,222 to $49,750. 

Number of Households Table 

 0-30% 
HAMFI 

>30-50% 
HAMFI 

>50-80% 
HAMFI 

>80-100% 
HAMFI 

>100% 
HAMFI 

Total Households 3,480 3,030 3,740 2,270 8,120 

Small Family Households 1,125 670 1,400 780 4,430 

Large Family Households 550 450 420 310 740 

Household contains at least one 

person 62-74 years of age 595 825 740 560 1,290 

Household contains at least one 

person age 75 or older 440 935 785 385 700 

Households with one or more 

children 6 years old or younger 945 600 620 229 410 

Table 7 - Total Households Table 
Data 
Source: 

2011-2015 CHAS 

 

NUMBER OF HOUSEHOLDS AND TYPES 

Table 7 shows the number and type of households by HUD Adjusted Median Family Income (HAMFI). 

The default data source is the 2011-2015 CHAS database, developed by HUD. 

The highest number of households is in the greater than 100% HAMFI group with 8,120 households. 

The second highest is the >50-80% HAMFI group (3,740). Nearly 3,500 households (3,480) or 

approximately 17% of all households in Dearborn Heights earn below 30% of HAMFI. 

Small family households are households with two to four members. The highest number of small family 

households is within the >100% HAMFI group (4,430). The second-highest number of small family 

households is within the >50-80% HAMFI group (1,400). Over 1,000 households (1,125) or approximately 

13% of small family households in Dearborn Heights earn below 30% of HAMFI. 

Large family households are households that have five or more members. Again, the highest number of 

large family households is within the >100% HAMFI group (740). The second-highest number of large 

family households is within the 0-30% HAMFI group (550), which represents 22% of large family 

households. 
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Table 7 also provides data on households that contain at least one person considered to be elderly. The 

data suggest that among income groups, the largest number of households with a person 62-74 years of 

age is within the >100% HAMFI income group (1,290). The largest number of households with a person 

75 years or older is within the >30%- 50% HAMFI income group (935). Approximately 7,255 households 

contain at least one person 62 years or older, and an estimated 1,035 households have at least one 

person 62 years or older and earn below 30% of HAMFI. 

Finally, data provided Table 7 shows the number of households with one or more children 6 years old or 

younger. Among the household income groups identified, the highest number of households with 

children 6 years or younger is within the 0-30% HAMFI income category (945). The second highest 

number of households with children 6 years old or younger is within the >50-80% HAMFI group (620). 
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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 4 15 20 15 54 4 25 40 0 69 

Severely 

Overcrowded - 

With >1.51 

people per 

room (and 

complete 

kitchen and 

plumbing) 20 0 0 0 20 0 20 0 10 30 

Overcrowded - 

With 1.01-1.5 

people per 

room (and 

none of the 

above 

problems) 100 95 30 20 245 120 35 60 25 240 

Housing cost 

burden greater 

than 50% of 

income (and 

none of the 

above 

problems) 850 475 55 0 1,380 1,175 525 200 45 1,945 
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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 

Housing cost 

burden greater 

than 30% of 

income (and 

none of the 

above 

problems) 140 320 590 10 1,060 300 555 650 335 1,840 

Zero/negative 

Income (and 

none of the 

above 

problems) 115 0 0 0 115 210 0 0 0 210 

Table 8 – Housing Problems Table 
Data 
Source: 

2011-2015 CHAS 

 

Housing Problems 1 

Table 8 displays the number of households with housing problems by tenure and HUD Adjusted Median 

Family Income (HAMFI) according to the 2011-2015 Comprehensive Housing Affordability Strategy 

(CHAS) data developed by HUD. 

As defined by HUD, housing problems include: 

• Substandard housing lacking complete plumbing facilities 

• Substandard housing lacking complete kitchen facilities 

• Overcrowded households with 1.01 to 1.5 people per room, excluding bathrooms, porches, 

foyers, halls, or half-rooms 

• Households with housing cost burden greater than 30% of income 

As shown in Table 8, among the “housing problem” categories, households within Dearborn Heights are 

most commonly impacted by severe housing cost burden (greater than 50% of income) and housing cost 

burden (greater than 30% of income).  

The first housing problem, substandard housing, is defined as a household without hot and cold piped 

water, a flush toilet and a bathtub or shower, and kitchen facilities that lack a sink with piped water, a 

range or stove, or a refrigerator. Table 8 identifies 54 renter households and 69 owner households that 

live in substandard housing. 
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The second housing problem identified is households living in overcrowded conditions. There are two 

forms of overcrowding defined by HUD and identified in Table 8: 

1. Severely overcrowded is defined as a household having complete kitchens and bathrooms but 

housing more than 1.51 persons per room excluding bathrooms, porches, foyers, halls, or half-

rooms. 

2. Overcrowded is defined as a household having complete kitchens and bathrooms but housing 

more than 1.01 to 1.5 persons per room excluding bathrooms, porches, foyers, halls, or half-

rooms 

As shown in Table 8, 265 renter households are experiencing some form of overcrowding while 270 

owner occupied households are experiencing some form of overcrowding. 

The final housing problem identified is cost burden. Cost burden is a fraction of a household’s total gross 

income spent on housing costs. For renters, housing costs include rent paid by the tenant plus utilities. 

For owners, housing costs include mortgage payment, taxes, insurance, and utilities. Cost burden is 

broken into two categories based on severity: 

• Severe housing cost burden greater than 50% of income 

• Housing cost burden greater than 30% of income 

As shown in Table 8, regardless of renter or owner tenure, more households within the 0-30% AMI 

group are experiencing severe cost burden than those households with higher incomes. Approximately 

1,060 renters have a cost burden greater than 30% of income and over 1,380 renters have a cost burden 

greater than 50% of income. Approximately 1,840 owners have a cost burden greater than 30% of 

income and, similarly, more than 1,900 owners have a cost burden greater than 50% of income. 

Overall, 2,900 households in Dearborn Heights are experiencing a cost burden greater than 30% of 

income and 3,325 households are experiencing a cost burden greater than 50% of income. Owners 

appear to be greatly affected by the cost of housing within the Dearborn Heights. Of the 6,225 

households experiencing a cost burden of some kind, 3,785 (61%) are owners. 

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 975 580 105 35 1,695 1,300 610 300 80 2,290 
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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 

Having none of 

four housing 

problems 390 370 1,000 395 2,155 490 1,470 2,340 1,755 6,055 

Household has 

negative income, 

but none of the 

other housing 

problems 115 0 0 0 115 210 0 0 0 210 

Table 9 – Housing Problems 2 
Data 
Source: 

2011-2015 CHAS 

 

Housing Problems 2 

Table 9 displays the number of households with no housing problems, one or more housing problems, 

and negative income by tenure and HUD Area Median Income (AMI). The Default Data 

Source is the 2011-2015 Comprehensive Housing Affordability Strategy (CHAS) data developed by HUD. 

As the data reveals in Table 9, renters and owners in the 0-30% AMI group experience the highest 

occurrence of one or more of the four housing problems when compared to other income groups. A 

total of 2,275 households below 30% AMI experience some form of housing problem. More owner 

households than renter households (1,300 and 975, respectively) in the 0-30% AMI group have one or 

more of the four housing problems. 

Additionally, 115 renter households and 210 owner households within the 0-30% AMI group have 

negative income but none of the other four identified housing problems. 

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 580 345 365 1,290 300 225 410 935 

Large Related 205 220 55 480 310 200 120 630 

Elderly 90 265 80 435 670 550 200 1,420 

Other 215 54 185 454 325 145 140 610 
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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 

Total need by 

income 

1,090 884 685 2,659 1,605 1,120 870 3,595 

Table 10 – Cost Burden > 30% 
Data 
Source: 

2011-2015 CHAS 

 

Cost Burden > 30% 

Tables 10 and 11 display the number of households with housing cost burdens greater than 30% of 

income and greater than 50% of income, respectively, by household type, tenure, and household 

income (expressed as a percentage of Area Median Income (AMI)). The Default Data Source is the 2011-

2015 Comprehensive Housing Affordability Strategy (CHAS) data developed by HUD. 

Households are broken into four categories: 

• Small related – Family households with two to four related members 

• Large related – Family households with five or more related members 

• Elderly – A household whose head, spouse, or sole member is a person who is at least 62 years 

of age 

• Other – All other households 

As shown in Table 10, “Small Related” households are experiencing the highest degree of housing cost 

burden greater than 30% of income. Approximately 2,225 “Small Related” households have a cost 

burden greater than 30% of income. Most of these are renters (1,290). Additionally, 1855 “Elderly” 

households and 1,110 “Large Related” households have a cost burden greater than 30% of income. 

Comparatively, “Other” households have the lowest degree of cost burden. 

For renter households, the 0% - 30% AMI Income group has the most households (1,090) with a cost 

burden greater than 30% of income. Among owner households, the 0% - 30% AMI group has the most 

households (1,605) with a cost burden greater than 30% of income. 

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 480 295 40 815 235 155 80 470 

Large Related 190 45 0 235 295 160 15 470 
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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 

Elderly 70 150 10 230 490 165 70 725 

Other 205 4 15 224 270 85 45 400 

Total need by 

income 

945 494 65 1,504 1,290 565 210 2,065 

Table 11 – Cost Burden > 50% 
Data 
Source: 

2011-2015 CHAS 

 

Cost Burden > 50% 

As shown in Table 11, when compared to other types of households, more “Small Related” households 

are experiencing severe cost burden greater than 50% of income. Approximately 1,285 “Small Related” 

households experience a cost burden greater than 50% of income. Most of these are renters (815). 

Additionally, 955 “Elderly” households and 705 “Large Related” households have a cost burden greater 

than 50% of income. Comparatively, “Other” households have the lowest degree of cost burden. 

For renter households, the 0% - 30% AMI income group has the most households (945) with a cost 

burden greater than 50% of income. Among owner households, the 0% - 30% AMI group also has the 

most households (1,290) with a cost burden greater than 50% of income. 

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 120 95 15 20 250 105 20 60 14 199 

Multiple, 

unrelated family 

households 0 0 15 0 15 10 35 0 15 60 

Other, non-family 

households 0 0 0 0 0 0 0 0 0 0 

Total need by 

income 

120 95 30 20 265 115 55 60 29 259 

Table 12 – Crowding Information – 1/2 
Data 
Source: 

2011-2015 CHAS 
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Crowding 

Table 12 displays the number of households that are overcrowded, defined as households with more 

than one person per room, excluding bathrooms, porches, foyers, halls, or half-rooms. The data is 

displayed by household type, tenure, and household income (expressed as a percentage of Area Median 

Income (AMI)). The Default Data Source is 2011-2015 Comprehensive Housing Affordability Strategy 

(CHAS) data developed by HUD. 

As shown in Table 12, overcrowding is most prevalent in single family households. Approximately 250 

single family renter households and 199 owner-occupied single family homes experience overcrowding. 

When accounting for income, very low income (>30-50% AMI) and extremely low income (0-30% AMI) 

renter households experience the highest number of crowded households, with 95 and 120 households, 

respectively. For all household types among renters, issues with overcrowding seem to decrease as 

income increases. Among ownerâ¿ÂÂ•occupied households, the highest number of households with 

crowding issues is in the 0% - 30% AMI group (115 total households), when compared to other income 

groups. 

 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 13 – Crowding Information – 2/2 
Data Source 
Comments: No data available. 

 

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

A significant housing cost burden is associated with an increased risk of homelessness. 

Non-homeless small-related households have a significant cost burden when compared to other 

household types particularly for the 0-30% AMI category. Additionally, there are a number of “Elderly” 

households that suffer from cost burden and severe cost burden, which may be comprised of single 

persons in Dearborn Heights. According to the 2011-2015 CHAS, 1,855 “Elderly” households have a cost 

burden greater than 30% of income and 955 “Elderly” households have a cost burden greater than 50% 

of income. 

According to the most recent homeless census, or annual point-in-time (PIT) survey conducted on 

January 29, 2020 there are 95 homeless persons in the Continuum of Care that are in households 

without children and may be in need of housing assistance.  
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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. 

According to the 2015-2019 ACS 5-Year Estimates, approximately 8,706 people or 15.5% of the 

population in Dearborn Heights is estimated to have a disability. While the majority of disabled persons 

(4,754 people) are between 18 and 64 years of age, a high percentage (3,426 or 49%) of persons 65 

years and over are disabled. These elderly populations are also likely to live on reduced income and 

experience housing cost burden. 

According to the Michigan State Police Crime Statistics, Wayne County has the highest rate of reported 

domestic violence in southeastern Michigan accounting for 40% of domestic violence incidents in the 

State. The rate of domestic violence incidents in Wayne County is 1,302 incidents per 100,000 

population. This statistic was calculated by dividing the total number of domestic violence incidents in 

Wayne County by the total number of residents in Wayne County. The resulting number was multiplied 

by 100,000. The total population of Dearborn Heights is approximately 55,857; therefore, there may be 

an estimated 727 victims of domestic violence and related incidents in the City. Countywide, the 

majority of victims of domestic violence are women (75.5%). 

What are the most common housing problems? 

By far, the most common housing problem in the Dearborn Heights is cost burden, for both renter and 

owner households. In Dearborn Heights, substandard housing (lacking complete plumbing or kitchen 

facilities) is more of a problem for owner households; however, as is the case with overcrowded housing 

(1.01-1.5 people per room) and severely overcrowded housing (more than 1.5 people per room), these 

issues affect renters and owners similarly. None of these problems are as significant or widespread as 

cost burden and severe cost burden. 

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

Households earning less than 80% AMI are experiencing higher rates of cost burden than those 

households with higher incomes. More owners are experiencing cost burden than renters; however, 

cost burden is still a significant problem for renters, especially among those households earning less 

than 30% AMI. Comparisons of cost burden by type of household show that while “Other” households 

are the least affected by cost burden and severe cost burden, small related and elderly household types 

are more affected. Substandard and overcrowded housing is most common among owners and renters 

earning >50% - 80% AMI. Single family households are more affected by crowding than households with 

multiple, unrelated members or other non-family households. 

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

assistance and are nearing the termination of that assistance 

Those at imminent risk of homelessness or nearing termination of assistance are in need of additional 

resources similar to those of already homeless individuals, including other housing assistance and 

references from non-profits and housing providers, self-sufficiency training and case management, 

access to healthcare and mental health counseling, job training, and legal guidance. 

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: 

Not applicable. 

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

increased risk of homelessness 

The most recent homeless census for the Dearborn, Dearborn Heights, Westland/Wayne County 

Continuum of Care, or annual point-in-time (PIT) survey, was conducted on January 29, 2020. The total 

number of homeless people counted during the annual PIT survey was 260. Of the 260 homeless 

persons counted, 165 were persons in households with adults and children and 95 were persons in 

households with only adults. There were 31 chronically homeless individuals reported. There were not 

any unaccompanied children reported. 

Because of the transient nature of homelessness, it is often difficult to locate homeless persons or to 

follow-up with much needed services and support. 

Discussion 

The population and number of households living in Dearborn has decreased steadily over the last 20 

years, while the median income has increased slightly. Over half (60%) of the City’s households earn less 

than 80% HAMFI, and approximately 17% of the City’s households earn less than 30% HAMFI. Low- and 

moderate- income populations continue to experience higher rates of housing problems, such as 

housing cost burden and overcrowding. As a result, these populations have an increased risk of 

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 

A disproportionately greater need exists when the members of racial or ethnic group at an income level 

experience housing problems at a greater rate (10 percentage points or more) than the income level as 

a whole. For example, assume that 60% of all low-income households within a jurisdiction have a 

housing problem and 70% of low-income Hispanic households have a housing problem. In this case, low-

income Hispanic households have a disproportionately greater need. 

Per the regulations at 91.205(b)(2), 91.305(b)(2), and 91.405, a grantee must provide an assessment for 

each disproportionately greater need identified. Although the purpose of these tables is to analyze the 

relative level of need for each race and ethnic category, the data also provide information for the 

jurisdiction as a whole that can be useful in describing overall need. 

Again, as defined by HUD, housing problems include: 

• Substandard housing lacking complete plumbing facilities 

• Substandard housing lacking complete kitchen facilities 

• Overcrowded households with 1.01 to 1.5 people per room, excluding bathrooms, porches, 

foyers, halls, or half-rooms 

• Households with housing cost burden greater than 30% of income 

The Disproportionately Greater Needs: Housing Problems section covers the following: 

• Introduction 

• Disproportionately Greater Need—Housing Problems 0-30% Area Median Income (AMI) 

• Disproportionately Greater Need—Housing Problems 30-50% AMI 

• Disproportionately Greater Need—Housing Problems 50-80% AMI 

• Disproportionately Greater Need—Housing Problems 80-100% AMI 

• Discussion 

This section has four tables that capture the number of housing problems by income, race, and 

ethnicity. Each table provides data for a different income level (0-30%, 30-50%, 50-80%, and 80-100% 

AMI). The default data source is the 2011-2015 Comprehensive Housing Affordability Strategy (CHAS) 

data developed by HUD. 
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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 2,720 440 325 

White 2,220 315 300 

Black / African American 280 35 0 

Asian 8 40 20 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 95 30 0 

Table 14 - Disproportionally Greater Need 0 - 30% AMI 
Data 
Source: 

2011-2015 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%  
 
0% - 30% OF AREA MEDIAN INCOME 

Of all the income levels within the Dearborn Heights, households within the 0-30% AMI category have 

the highest percentage of households with one or more of four housing problems. Approximately 78% 

of households in this income category have housing problems. 

As shown in Table 13, when considering race, 78% of White households in the 0-30% AMI income group 

have one or more of four housing problems and 89% of Black/African American households in the 0-30% 

AMI income group have one or more of four housing problems. Approximately 12% of Asian households 

in the 0-30% AMI income group have one or more of four housing problems. When considering ethnicity 

and this income category, 76% of Hispanic households have one or more of four housing problems. 

Compared to the City as a whole, Black/African American households earning 0-30% AMI have a 

disproportionate need for assistance. 

 

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 2,070 965 0 
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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 

White 1,630 930 0 

Black / African American 320 15 0 

Asian 25 4 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 25 10 0 

Table 15 - Disproportionally Greater Need 30 - 50% AMI 
Data 
Source: 

2011-2015 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%  
 
30% - 50% OF AREA MEDIAN INCOME 

Of all the income levels within the Dearborn Heights, households within the 30-50% AMI category have 

the second-highest percentage of households with one or more of four housing problems. 

Approximately 68% of households in this income category have housing problems. 

As shown in Table 14, when considering race, 64% of White households in the 30-50% AMI income 

group have one or more of four housing problems and 96% of Black/African American households in the 

30-50% AMI income group have one or more of four housing problems. Additionally, 86% of Asian 

households in the 30-50% AMI income group have one or more of four housing problems. When 

considering ethnicity and this income category, 71% of Hispanic households have one or more of four 

housing problems. The data show that Black/African American and Asian households earning 30-50% 

AMI have a disproportionate need for assistance. 

 

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 1,640 2,100 0 

White 1,405 1,920 0 

Black / African American 159 100 0 

Asian 4 4 0 



Demo 

  Consolidated Plan DEARBORN HEIGHTS     39 

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

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 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 60 40 0 

Table 16 - Disproportionally Greater Need 50 - 80% AMI 
Data 
Source: 

2011-2015 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 

Of all the income levels within the Dearborn Heights, households within the 50%-80% AMI category 

have the third-highest percentage of households with one or more of four housing problems. 

Approximately 44% of households in this income category have housing problems. 

As shown in Table 15, when considering race, 42% of White households in the 50-80% AMI income 

group have one or more of four housing problems and 61% of Black/African American households in the 

50-80% AMI income group have one or more of four housing problems. Additionally, 50% of Asian 

households in the 50-80% AMI income group have one or more of four housing problems. When 

considering ethnicity and this income category, 60% of Hispanic households have one or more of four 

housing problems. The data show that Black/African American and Hispanic households earning 50-80% 

AMI have a disproportionate need for assistance. 

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 465 1,805 0 

White 385 1,515 0 

Black / African American 4 135 0 

Asian 24 10 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 15 115 0 

Table 17 - Disproportionally Greater Need 80 - 100% AMI 
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Data 
Source: 

2011-2015 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% 

80% - 100% OF AREA MEDIAN INCOME 

Of all the income levels within the Dearborn Heights, households within the 80%-100% AMI category 

have the lowest percentage of households with one or more of four housing problems. Approximately 

20% of households in this income category have housing problems. 

As shown in Table 16, when considering race, 20% of White households in the 80-100% AMI income 

group have one or more of four housing problems and 3% of Black/African American households in the 

80-100% AMI income group have one or more of four housing problems. Additionally, 71% of Asian 

households in the 80-100% AMI income group has one or more of four housing problems. When 

considering ethnicity and this income category, 12% of Hispanic households have one or more of four 

housing problems. The data show that Asian  households earning 80-100% AMI have a disproportionate 

need for assistance. 

Discussion 

Of all households in the 0-30% AMI group, 78% have one or more of four housing problems. In terms of 

disproportionate need, the data show that Black/African American households in the 0-30% AMI group 

have a disproportionate need for assistance (89% have one or more of four housing problems). 

Of all households in the 30-50% AMI group, 68% have one or more of four housing problems. In terms of 

disproportionate need, the data show that Black/African American households and Asian households in 

the 30-50% AMI group have a disproportionate need for assistance (96%  and 86% have one or more of 

four housing problems, respectively). 

Of all households in the 50-80% AMI group, 44% have one or more of four housing problems. In terms of 

disproportionate need, the data show that Black/African American and Hispanic households in the 50-

80% AMI group have a disproportionate need for assistance (61% and 60%, respectively). 

Of all households in the 80-100% AMI group, 20% have one or more of four housing problems. In terms 

of disproportionate need, the data show that Asian households in the 80-100% AMI group have a 

disproportionate need for assistance (71% have one or more of four housing problems). 
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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 noted in the previous section, a disproportionately greater need exists when the members of racial or 

ethnic group at an income level experience housing problems at a greater rate (10 percentage points or 

more) than the income level as a whole. Per the regulations at 91.205(b)(2), 91.305(b)(2), and 91.405, a 

grantee must provide an assessment for each disproportionately greater need identified. 

Severe housing problems include: 

• Severely overcrowded households with more than 1.5 persons per room, not including 

bathrooms, porches, foyers, halls, or half-rooms 

• Households with severe cost burden of more than 50 percent of income 

This section includes: 

1. Introduction 

2. Disproportionately Greater Need—Severe Housing Problems 0-30% AMI 

3. Disproportionately Greater Need—Severe Housing Problems 30-50% AMI 

4. Disproportionately Greater Need—Severe Housing Problems 50-80% AMI 

5. Disproportionately Greater Need—Severe Housing Problems 80-100% AMI 

6. Discussion 

This section has four tables that capture the number of severe housing problems by income, race, and 

ethnicity. Each table provides data for a different income level (0–30%, 30–50%, 50–80%, and 80–100% 

AMI). The Default Data Source is the 2011-2015 Comprehensive Housing Affordability Strategy (CHAS) 

data developed by HUD. 

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 2,275 880 325 

White 1,910 620 300 

Black / African American 194 119 0 
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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 

Asian 8 40 20 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 55 70 0 

Table 18 – Severe Housing Problems 0 - 30% AMI 
Data 
Source: 

2011-2015 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%  
 
0% - 30% OF AREA MEDIAN INCOME 

Of all the income levels within the Dearborn Heights, households within the 0-30% AMI category have 

the highest percentage of households with severe housing problems. Approximately 65% of households 

in this income category have severe housing problems. 

As shown in Table 17, when considering race, 67% of White households in the 0-30% AMI income group 

have severe housing problems and 62% of Black/African American households in the 0-30% AMI income 

group have severe housing problems. Additionally, 12% of Asian households in the 0-30% AMI income 

group have severe housing problems. When considering ethnicity and this income category, 44% of 

Hispanic households have severe housing problems. The data show that there are no households 

earning 0-30% AMI that have a disproportionate need for assistance. 

 

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 1,190 1,840 0 

White 895 1,665 0 

Black / African American 215 115 0 

Asian 20 15 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 4 25 0 
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Table 19 – Severe Housing Problems 30 - 50% AMI 
Data 
Source: 

2011-2015 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%  
 
30% - 50% OF AREA MEDIAN INCOME 

Of all the income levels within the Dearborn Heights, households within the 30-50% AMI category have 

the second-highest percentage of households with severe housing problems. Approximately 39% of 

households in this income category have severe housing problems. 

As shown in Table 18, when considering race, 35% of White households in the 30-50% AMI income 

group have severe housing problems and 65% of Black/African American households in the 30-50% AMI 

income group have severe housing problems. Additionally, 57% of Asian households in the 30-50% AMI 

income group have severe housing problems. When considering ethnicity and this income category, 14% 

of Hispanic households have severe housing problems. The data show that Black/African American 

households and Asian households earning 30-50% AMI have a disproportionate need for assistance. 

 

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 405 3,340 0 

White 360 2,955 0 

Black / African American 30 230 0 

Asian 0 10 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 10 85 0 

Table 20 – Severe Housing Problems 50 - 80% AMI 
Data 
Source: 

2011-2015 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 
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Of all the income levels within the Dearborn Heights, households within the 50%-80% AMI category 

have the third-highest percentage of households with severe housing problems. Approximately 11% of 

households in this income category have severe housing problems. 

As shown in Table 19, when considering race, 11% of White households in the 50-80% AMI income 

group have severe housing problems and 12% of Black/African American households in the 50-80% AMI 

income group have severe housing problems. When considering ethnicity and this income category, 11% 

of Hispanic households have severe housing problems. The data show that no racial or ethnic group in 

the 50-80% AMI income group has a disproportionate need for assistance. 

 

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 115 2,150 0 

White 80 1,815 0 

Black / African American 4 135 0 

Asian 24 10 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 0 130 0 

Table 21 – Severe Housing Problems 80 - 100% AMI 
Data 
Source: 

2011-2015 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%  
 
80% - 100% OF AREA MEDIAN INCOME 

Of all the income levels within the Dearborn Heights, households within the 80%-100% AMI category 

have the lowest percentage of households with severe housing problems. Approximately 5% of 

households in this income category have severe housing problems. 

As shown in Table 20, when considering race, 4% of White households in the 80-100% AMI income 

group have severe housing problems and 3% of Black/African American households in the 80-100% AMI 

income group have severe housing problems. Approximately 71% of Asian households in this income 

group experience severe housing problems. When considering ethnicity and this income category, no 
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Hispanic households have severe housing problems. Asian households earning 80-100% AMI have a 

disproportionate need for assistance. 

 
Discussion 

Of all households in the 0-30% AMI group, 65% have severe housing problems. In terms of 

disproportionate need, the data show that no households in the 0-30% AMI group have a 

disproportionate need for assistance. 

Of all households in the 30-50% AMI group, 39% have severe housing problems. In terms of 

disproportionate need, the data show that Black/African American households and Asian households in 

the 30-50% AMI group have a disproportionate need for assistance (65% and 57% have one or more 

severe housing problems, respectively). 

Of all households in the 50-80% AMI group, 11% have severe housing problems. In terms of 

disproportionate need, no race or ethnicity has a percentage of households with severe housing 

problems that is 10 percentage points greater than 11%. Although there may be a need for assistance, 

no race or ethnicity has a disproportionately greater need than the jurisdiction as a whole. 

Of all households in the 80-100% AMI group, 5% have severe housing problems. In terms of 

disproportionate need, Asian households have a percentage of households with severe housing 

problems that is a disproportionately greater need than the jurisdiction as a whole (71%). 
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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:  

Again, a disproportionately greater need exists when the members of racial or ethnic group at an 

income level experience housing problems at a greater rate (10 percentage points or more) than the 

income level as a whole. Per the regulations at 91.205(b)(2), 91.305(b)(2), and 91.405, a grantee must 

provide an assessment for each disproportionately greater need identified. 

This section includes: 

1. Introduction 

2. Disproportionately Greater Need—Housing Cost Burden 

3. Discussion 

Table 20 displays cost burden information for the Dearborn Heights and each racial and ethnic group, 

including no cost burden (less than 30%), cost burden (30-50%), severe cost burden (more than 50%), 

and no/negative income. The default data source for this data is the 2011-2015 Comprehensive Housing 

Affordability Strategy (CHAS) data developed by HUD. 

As the data in Table 21 suggests, a large number of households (6,965) are cost burdened within their 

current housing situation. White households have the highest number of cost burdened households 

(5,740). Black/African American households have the second-highest number of cost burdened 

households (729), and Hispanic households have the third-highest number of cost burdened households 

(210). A small number of Asian households (44) are also cost burdened. Of the households that are cost 

burdened, more than half are severely cost burdened. There are 7,138 households that are considered 

to be severely cost burdened (>50%) within Dearborn Heights, and 6,550 households considered to be 

cost burdened (30%-50%). 

Housing Cost Burden 

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

Jurisdiction as a whole 13,365 3,320 3,645 325 

White 11,425 2,680 3,060 300 

Black / African 

American 915 385 344 0 

Asian 290 15 29 20 

American Indian, 

Alaska Native 100 0 0 0 
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Housing Cost Burden <=30% 30-50% >50% No / negative 
income (not 
computed) 

Pacific Islander 4 0 0 0 

Hispanic 410 150 60 0 

Table 22 – Greater Need: Housing Cost Burdens AMI 
Data 
Source: 

2011-2015 CHAS 

 

Discussion:  

Within the Dearborn Heights, 65% of households do not presently experience cost burden, while 16% 

experience cost burden, 18% experience severe cost burden and 2% have no/negative income. 

Overall, 34% of households are either cost burdened or severely cost burdened. Black/African American 

households experiences a cost burden or severe cost burden at a greater rate (10 percentage points 

higher or more) than the jurisdiction as a whole (44%). Approximately 33% of all White households and 

12% of all Asian households are either cost burdened or severely cost burdened. Approximately a third 

(34%) of Hispanic households also experiences some degree of cost burden or severe cost burden. 

Of all households within the Dearborn Heights, 16% are cost burdened (30-50%). No households 

experience a cost burden at a greater rate (10 percentage points higher or more) than the jurisdiction as 

a whole. 

Of all households within the Dearborn Heights, 18% experience severe cost burden (>50%). No race or 

ethnicity experiences a severe cost burden at a greater rate (10 percentage points higher or more) than 

the jurisdiction as a whole. 

Of all households within the Dearborn Heights, 2% has no/negative income. No race or ethnicity 

experiences no/negative income at a greater rate (10 percentage points higher or more) than the 

jurisdiction as a whole. 



Demo 

  Consolidated Plan DEARBORN HEIGHTS     48 

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

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 indicated in the previous sections, several racial or ethnic groups were identified as having a 

disproportionately greater housing need in comparison to income group as a whole. As detailed below, 

these include the Black/African American, Asian, and Hispanic racial or ethnic groups. 

The Black/African American group experiences a disproportionately greater need in terms of the 

following: 

• Housing problems in the 0-30% AMI group (89% versus 78% as a whole) 

• Housing problems in the 30-50% AMI group (96% versus 68% as a whole) 

• Housing problems in the 50-80% AMI group (61% versus 44% as a whole) 

• Severe housing problems in the 30-50% AMI group (65% versus 39% as a whole) 

The Asian group experiences a disproportionately greater need in terms of the following: 

• Housing problems in the 30-50% AMI group (86% versus 68% as a whole) 

• Housing problems in the 80-100% AMI group (71% versus 20% as a whole) 

• Severe housing problems in the 30-50% AMI group (57% versus 39% as a whole) 

• Severe housing problems in the 80-100% AMI group (71% versus 5% as a whole) 

The Hispanic group experiences a disproportionately greater need in terms of the following: 

Housing problems in the 50-80% AMI group (60% versus 44% as a whole) 

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

Based on data analysis and input received through the citizen participation process, the greatest housing 

needs are: 

• Housing rehabilitation/accessibility improvements 

• Code enforcement and elimination of blight 

• Mortgage and rental assistance 

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

community? 
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Twenty-seven (27) of the City’s 51 Block Groups have a low- and moderate-income percentage of 51% or 

greater, signifying that approximately 53% of the City’s neighborhoods are CDBG-eligible. These block 

groups are distributed throughout the City. 

As a whole, Dearborn Heights has a racial minority population of nearly 14%. The Black/African 

American population represents the largest minority population in the City, at approximately 8% of the 

City’s population. According to the 2015-2019 ACS, a disproportionally greater (10 percentage points 

more or higher) concentration of racial minority population exists within Census Tract 5717, which has a 

total racial minority percentage of 33.6%, and a Black/African American percentage of 24.67%. Census 

Tract 5725 has a disproportionate concentration of Black/African American residents, when compared 

to the City as a whole, at 20.3%. No other Census Tracts have a disproportionately greater percentage of 

all racial minority populations. As a whole, Dearborn Heights has an ethnic minority population of 

approximately 4%. No Census Tract has a disproportionately greater concentration of Hispanic/Latino 

population than the City as whole. 

Some of the areas identified as having high concentrations of Black/African American population also 

have a high percentage of low- and moderate-income households (i.e., Block Groups in Census Tract 

5717 and 5725). The data seem to indicate a possible correlation between concentrations of low income 

and minority race; however, in Dearborn Heights this is not the case with minority ethnicity. As 

indicated in the previous sections, a person’s race, income, and disability status are strong indicators for 

needing housing assistance through various public housing program types. 
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NA-35 Public Housing – 91.205(b) 

Introduction 

The Consolidated Plan must provide a concise summary of the needs of public housing residents. Information is collected through consultations 

with the public housing agency or agencies located within the jurisdiction’s boundaries. The Public Housing portion of this report contains the 

following sections: 

• Introduction 

• Totals in Use 

• Characteristics of Residents 

• Race of Residents 

• Ethnicity of Residents 

• Additional Narrative 

Dearborn Heights does not have a Public Housing Authority (PHA) within its limits and does not own or operate any public housing complexes. 

Moreover, Dearborn Heights does not administer any project-based, tenant-based, or special purpose vouchers. As a result, the needs of public 

housing are not addressed by the City. In the absence of a locally administered program, the City works cooperatively with Wayne County, the 

Michigan State Housing Development Authority (MSHDA) and private entities in the provision of public and subsidized housing within Dearborn 

Heights. Several PHAs administer vouchers in Wayne County and cover the Dearborn Heights area – including the Plymouth-Dearborn Heights 

Housing Commission. 

Among other assistance, the Plymouth-Dearborn Heights Housing Commission administers the Section 8 Rental Assistance Program that 

provides financial rental assistance to eligible individuals and families based upon income. The amount paid for rent and utilities will generally 

not exceed 30% of income. Family income must be within HUD's guidelines for household size in order to qualify. Housing units must pass the 

Housing Quality Standards Inspection per guidelines established by HUD. This program typically has a waiting list. 

The following data provided in this chapter covers several program types and types of vouchers in use. These vouchers are defined below: 

• Certificate: The total number of Section 8 certificates administered by the Public Housing Authority (PHA). 
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• Mod-Rehab: The total number of units in developments that were funded under the moderate rehabilitation program administered 

locally by PHAs. 

• Public Housing: The total number of units in developments operated by the PHAs within the jurisdiction. 

• Total: The total number of Section 8 vouchers administered by the PHA (project based plus tenant based) 

• Project Based: The total number of project-based Section 8 vouchers administered by the PHA 

• Tenant Based: The total number of tenant-based Section 8 vouchers administered by the PHA. 

• Special Purpose Veterans Affairs Supportive Housing: The HUD–Veterans Affairs Supportive Housing program combines Housing Choice 

Voucher rental assistance for homeless veterans with case management and clinical services provided by the U.S. Department of 

Veterans Affairs (VA). 

• Special Purpose Family Unification Program: Family Unification Program funding is allocated through a competitive process; therefore, 

not all PHAs administer the program. 

Special Purpose Disabled: In this context, disabled includes non-elderly disabled, mainstream 1-year, mainstream 5-year, and nursing home 

transition. 

 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 0 103 1,378 0 1,232 0 52 94 

Table 23 - 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) 

 

TOTALS IN USE 
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Table 22 displays the number of vouchers and units by public housing program type. According to the PIH Information Center (PIC), there are 

1,378 vouchers in use in Dearborn Heights. Additionally, there are 103 public housing units. Tenant-based vouchers are by far the most used 

program, with 1,232 vouchers currently in use. There are no project-based vouchers. According to PIC, there are 52 vouchers for the Family 

Unification Program and 94 vouchers for the disabled. 

 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 

Average Annual Income 0 0 17,809 12,732 0 12,827 0 13,149 

Average length of stay 0 0 5 5 0 5 0 6 

Average Household size 0 0 1 2 0 2 0 3 

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

# of Elderly Program Participants 

(>62) 0 0 103 176 0 151 0 3 

# of Disabled Families 0 0 0 433 0 345 0 16 

# of Families requesting 

accessibility features 0 0 103 1,378 0 1,232 0 52 

# 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 24 – Characteristics of Public Housing Residents by Program Type  

 

Data Source: PIC (PIH Information Center) 
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CHARACTERISTICS OF RESIDENTS 

Table 23 displays the characteristics of public housing residents by public housing program type. When analyzing the data there are several 

characteristics that correlate with a corresponding program type. When looking at Average Annual Income, persons with higher incomes tend to 

live in public housing units when compared to persons living in tenant-based programs which tend to have lower incomes. As expected, the 

average income for all programs is very low with the lowest average income at $12,732 for voucher assisted residents and the highest being 

$17,809 for public housing residents. The average household size is also very low (not more than three persons per household). 

Elderly program participants comprise 19% of assisted residents and a large number of assisted families are disabled (31%). All families assisted 

are requesting accessibility features, as the number of families requesting accessibility features is equivalent to the total number of public 

housing units and vouchers in use. These data show that most families in need of housing assistance/vouchers are also disabled or in need of 

housing accessibility features. No HIV/AIDS participants or victims of domestic violence were counted. 

 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 0 102 238 0 196 0 9 33 

Black/African American 0 0 1 1,127 0 1,025 0 42 60 

Asian 0 0 0 2 0 2 0 0 0 

American Indian/Alaska 

Native 0 0 0 11 0 9 0 1 1 

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 25 – Race of Public Housing Residents by Program Type 
Data Source: PIC (PIH Information Center) 
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RACE OF RESIDENTS 

Table 24 displays the racial composition of residents for each public housing program. The data in Table 24 show that the majority of public 

housing residents in the Dearborn Heights area are White (99%). Conversely, the majority of tenant-based vouchers are utilized by Black/African 

American residents (1,025 or 83%). Only 17% of tenant-based vouchers are utilized by residents of another race.  

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 2 3 0 3 0 0 0 

Not Hispanic 0 0 101 1,375 0 1,229 0 52 94 

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

Table 26 – Ethnicity of Public Housing Residents by Program Type 
Data Source: PIC (PIH Information Center) 

 

ETHNICITY OF RESIDENTS 

Table 25 displays the ethnic composition of residents for each assisted housing program. The ethnic groups defined as “Not Hispanic” utilize the 

majority (99%) of units or vouchers available. Residents reporting as “Hispanic” utilize less than 1% of the units or vouchers available. 
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Section 504 Needs Assessment: Describe the needs of public housing tenants and applicants 

on the waiting list for accessible units: 

Elderly households are most in need of accessible units. Dearborn Heights is an older urban area that is 

characterized by single-family, detached homes. Because Dearborn Heights has a limited supply of rental 

properties, the City works with the surrounding community to provide housing assistance. The 

Plymouth-Dearborn Heights Housing Commission works to identify local landlords to supply housing and 

make appropriate referrals. 

Most immediate needs of residents of Public Housing and Housing Choice voucher holders 

Families identified as “Families with Disabilities” have an immediate need for public housing and tenant-

based housing with improved accessibility. The number of disabled families assisted totals 433. In 

addition, 1,481 families (all of those assisted) are requesting accessibility features. These data show that 

most families in need of housing assistance are also disabled or in need of accessibility features. 

Additionally, 279 program participants are elderly (>62 years) and thus likely to need accessible units. 

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

For Dearborn Heights, a resident’s race, income and disability status are strong indicators for needing 

housing assistance through these various public housing programs. The average income for all public 

housing programs is very low (less than $18,000). Tenants and voucher holders, as well as applicants on 

waiting lists, are typically cost burdened and many are elderly and/or disabled. Due to their limited 

income, their housing needs include affordability, availability of assistance, accessibility improvements 

for the elderly and/or disabled, and Fair Housing options. 

Discussion 

In the absence of a locally administered program, the City works cooperatively with Wayne County, the 

Michigan State Housing Development Authority (MSHDA) and private entities in the provision of public 

and subsidized housing within Dearborn Heights. Several PHAs administer vouchers in Wayne County 

and cover the Dearborn Heights area – including the Plymouth-Dearborn Heights Housing Commission. 

Among other assistance, the Plymouth-Dearborn Heights Housing Commission administers the Section 8 

Rental Assistance Program that provides financial rental assistance to eligible individuals and families 

based upon income. 

The data provided show that both White and Black/African American residents have a high demand for 

the identified program types. Among all racial and ethnic groups, tenant-based housing is the most 

common type of assistance. Families identified as “Families with Disabilities” have a high need for 

tenant-based housing, while at the same time being in need of improved accessibility within existing 

housing. 
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NA-40 Homeless Needs Assessment – 91.205(c) 

Introduction: 

Meeting homelessness challenges in Dearborn Heights is a collaborative effort comprising numerous individuals, agencies and organizations. 

Dearborn Heights is within the Dearborn, Dearborn Heights, Westland/Wayne County CoC. The lead agency for collecting homeless data, 

conducting homeless needs assessments and developing community supported homelessness strategies is Out-Wayne County Homeless 

Services Coalition. Out-Wayne County supports the communities of Wayne County, including Dearborn Heights, and is the lead agency for the 

Continuum of Care (CoC). Most of the data utilized in this section of the Plan was gathered from HUD Exchange. 

As a part of the Consolidated Plan process, the City coordinated with Out-Wayne County Homeless Services Coalition to obtain data related to 

the homeless population in Dearborn Heights. Out-Wayne County regularly conducts a homeless census where volunteers reach out to identify 

the homeless and have them complete a short survey to gather information about the number of homeless as well as the characteristics of this 

population. It should be noted that any homeless census is an undercount, because it is impossible to count locate every homeless person within 

geography as broad as Wayne County. 

There are four federally defined categories under which individuals and families may qualify as homeless: 

1. Literally homeless; 

2. Imminent risk of homelessness; 

3. Homeless under other Federal statues; and 

4. Fleeing/attempting to flee domestic violence. 
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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) 0 165 0 0 0 0 

Persons in Households with Only 

Children 0 0 0 0 0 0 

Persons in Households with Only 

Adults 21 74 0 0 0 0 

Chronically Homeless Individuals 2 11 0 0 0 0 

Chronically Homeless Families 0 18 0 0 0 0 

Veterans 3 17 0 0 0 0 

Unaccompanied Child 0 4 0 0 0 0 

Persons with HIV 0 0 0 0 0 0 

Table 27 - Homeless Needs Assessment  

Data Source Comments:  

  

2020 Point-in-Time Count: HUD Exchange - January 29, 2020 

 

HOMELESS NEEDS ASSESSMENT 

The most recent homeless census, or annual point-in-time (PIT) survey for the Dearborn, Dearborn Heights, Westland/Wayne County Continuum 

of Care (CoC0, was conducted January 29, 2020. The results of this survey are summarized in Table 26. The total number of homeless people 

counted during the survey was 260. 

Of the 260 homeless persons counted in the CoC, 165 were persons in households with adults and children and 95 were persons in households 

with only adults. There were 31 chronically homeless individuals reported. There were also no unaccompanied children reported. 
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Because of the transient nature of homelessness, it is often difficult to locate homeless persons or to follow-up with much needed services and 

support. It should also be noted that any estimate reported is an undercount, since it is impossible to locate every homeless individual in the 

area. 

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): 
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Nature and Extent of Homelessness: (Optional) 

Race: Sheltered: Unsheltered (optional) 

White 95 13 

Black or African American 120 7 

Asian 1 0 

American Indian or Alaska 

Native 4 0 

Pacific Islander 0 0 

Ethnicity: Sheltered: Unsheltered (optional) 

Hispanic 0 0 

Not Hispanic 0 0 
Data Source 
Comments: 2020 Point-in-Time Count: HUD Exchange Ã¿Â¿Ã¿Â¢Ã¿Â¿Ã¿Â¿Ã¿Â¿Ã¿Â¿ January 29, 2020 

 

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

children and the families of veterans. 

Chronically Homeless 

HUD defines a person as chronically homeless if they have been homeless for one year or longer, or 

have had four or more episodes of homelessness within the past three years and have a disabling 

condition. National studies have found that when all costs are factored in, chronically homeless persons 

account for approximately 50 percent of the total expenditures for homeless services. This percent of 

expenditure is based on a national average of just fewer than 16% of all homeless persons being 

considered as chronically homeless. In the CoC, the percentage of chronically homeless persons is 

slightly lower. Of the total persons counted during the 2020 PIT, 12% of those surveyed, or 31 

individuals, met the HUD definition of chronically homeless. It is unknown what percentage of these 

were veterans. 

Families 

Persons in families comprised a large segment of the overall homeless population counted by Out-

Wayne County. Of the homeless counted, 165 persons were in families with children and 95 persons 

were in families with only adults. In total there were 48 households with children. 

Veterans 

The PIT reported 20 homeless veterans. Many veterans in Wayne County are struggling with disabilities 

that put them at-risk of homelessness, including drug or alcohol addiction. 
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Unaccompanied Youth 

There were not any unaccompanied youth under the age of 18 reported. Unaccompanied youth 

between the ages of 18-24 accounted for approximately 1.5% or 4 of the 260 homeless persons that 

agreed to be surveyed. 

Families in Need of Housing Assistance 

Persons in families comprised a large segment of the overall homeless population counted by Out-

Wayne County. Of the homeless counted, 165 persons were in families with children and 95 persons 

were in families with only adults. In total there were 48 households with children. 

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

Homelessness is not unique to a particular gender, race or ethnicity. Table 27 provides demographic 

data regarding the homeless population in the CoC. Approximately 49% of those interviewed were 

women. The majority of those interviewed were males. 

According to the 2020 data collected by Out-Wayne County, the most commonly reported races were 

Black/African American, at nearly 49% of the homeless interviewed, and White, at almost 42% of the 

homeless interviewed. Less than 10% reported as another race or more than one race. No ethnicity data 

was collected. 

Describe the Nature and Extent of Unsheltered and Sheltered Homelessness. 

The total number of homeless people counted during the annual PIT survey was 260. Of the 260 

homeless persons counted, 165 were persons in households with adults and children and 95 were 

persons in households with only adults. There were 31 chronically homeless individuals reported. There 

were not any unaccompanied children reported. 

Because of the transient nature of homelessness, it is often difficult to locate homeless persons or to 

follow-up with much needed services and support. It is unknown what percent of these individuals are 

first-time homeless individuals and whether or not any of them are employed.  

Discussion: 

Based on the January 29, 2020 survey conducted by Out-Wayne County, the homeless population of the 

Dearborn, Dearborn Heights, Westland/Wayne County CoC is approximately 260 individuals. A number 

of organizations in Dearborn Heights provide temporary, transitional and permanent supportive housing 

for Dearborn Heights area families in need of assistance. These include but are not limited to First Step, 

COTS: Coalition on Temporary Shelter, Salvation Army, Wayne County Family Center, and Out-Wayne 

County. 
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NA-45 Non-Homeless Special Needs Assessment - 91.205 (b,d) 

Introduction:  

A broad category that applies to any population that is presumed to be low to moderate income and in 

need of public services, non-homeless special needs include those of the mentally ill, developmentally 

disabled, at-risk youth, elderly, and other groups such as persons with HIV/AIDS. These special needs are 

often addressed by non-profit agencies, usually in coordination with Dearborn Heights or Wayne 

County. Understanding the characteristics of its special needs populations will help Dearborn Heights to 

better evaluate public facilities and services directed toward such needs. 

 

 

Describe the characteristics of special needs populations in your community: 

Understanding the characteristics of its special needs populations will help Dearborn Heights to better 

evaluate public facilities and services directed toward such needs. 

Elderly & Frail Elderly 

According to HUD’s Comprehensive Housing Affordability Strategy (CHAS), HUD defines “elderly” as 

individuals over the age of 62 and “frail elderly” as individuals over the age of 75. According to the 2015-

2019 ACS 5-Year Estimates, there are approximately 4,555 individuals over the age of 75 living in 

Dearborn Heights. Due to age, the frail elderly may be unable to care for themselves adequately and 

may have one or more disabilities or need assistance to perform the routine activities of daily life. 

According to the 2015-2019 ACS 5-Year Estimates, there are 1,219 individuals between 65 and 74 years 

of age with disabilities and 2,207 frail elderly individuals over the age of 75 with disabilities. 

Youth and Young Adults 

Approximately 13,658 children live in Dearborn Heights. According to the 2015-2019 ACS 5-Year 

Estimates, 24.5% of Dearborn Heights’s population is less than 18 years of age. Of the population less 

than 18 years of age, approximately 27.7% or 3,792 children are living in poverty. Approximately 31.9% 

of households within the City are households with children under the age of 18. According to the 2015-

2019 ACS 5-Year Estimates, female-headed households with children under 18 comprise 8.1% of 

households living within the City and 41% of these female-headed households are below poverty level. 

Physically & Developmentally Disabled 

According to the 2015-2019 ACS 5-Year Estimates, disabilities are categorized into six types: hearing 

difficulty, vision difficulty, cognitive ability, ambulatory difficulty, self-care difficulty, and independent 

living difficulty. According to the 2015-2019 ACS 5-Year Estimates, approximately 8,706 or 15.6% of 



 

  Consolidated Plan DEARBORN HEIGHTS     62 

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

people in Dearborn Heights are estimated to have a disability. While the majority of disabled persons 

(approx. 4,754 people) are between 18 and 64 years of age, a high percentage (39%) of disabled persons 

are 65 years and over. 

Mental Illness & Substance Abuse 

The Department of Housing and Urban Development, in the Comprehensive Housing Affordability 

Strategy (CHAS) manual, defines severe mental illness as a persistent mental or emotional impairment 

that significantly limits a person’s ability to live independently. According to the national statistics, 

approximately one percent of the adult population meets the definition of severely mentally ill. 

According to the 2015-2019 American Community Survey, Dearborn Heights has an estimated adult 

population (over 18 years of age) of approximately 42,199 persons. One percent of this population is 

422 persons. 

According to the Substance Abuse and Mental Health Services Administration (SAMHSA) 2011 National 

Survey of Substance Abuse Treatment Services, 200 persons per 100,000 population of adult age are in 

treatment for either an alcohol or drug abuse problem. Since Dearborn Heights is estimated to have an 

adult population (age 18 or older) of 42,199 persons, an estimated 84 individuals in Dearborn Heights 

may have a substance abuse problem. 

 

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

needs determined?    

Special need popoulation continued........ 

Victims of Domestic Violence, Dating Violence, Sexual Assault and Stalking 

According to the Michigan State Police Crime Statistics, Wayne County has the highest rate of reported 

domestic violence in southeastern Michigan accounting for 40% of domestic violence incidents in the 

State. The rate of domestic violence incidents in Wayne County is 1,302 incidents per 100,000 

population. This statistic was calculated by dividing the total number of domestic violence incidents in 

Wayne County by the total number of residents in Wayne County. The resulting number was multiplied 

by 100,000. The total population of Dearborn Heights is approximately 55,857; therefore, there may be 

an estimated 727 victims of domestic violence and related incidents in the City. Countywide, the 

majority of victims of domestic violence are women (75.5%). 

------------------------------------------------------------------------------------------------------------------------------------------

------------------------------------------------------------------------------------------------------------------------------------------

-------- 
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Elderly & Frail Elderly 

Within Dearborn Heights, much of the elderly population is concentrated in low- and moderate-income 

neighborhoods. The elderly and frail elderly typically need assistance with housing rehabilitation and 

home maintenance. Additionally, the elderly may need facilities and programming, such as those 

provided at senior centers. 

The elderly are also susceptible to financial difficulties as well as to health problems, including those 

caused by poor nutrition. Organizations such as Meals-on-Wheels and the Emergency Food Assistance 

Program (offered at the Berwyn Senior Center and Eton Senior Center in Dearborn Heights) support 

elderly nutrition services. These types of organizations are critical in determining and meeting elderly 

and frail elderly service needs. 

Youth and Young Adults 

Youth and young adult services are a high priority need based on citizen feedback and on-going 

community needs. The City of Dearborn Heights offers a number of programs for youth and young 

adults, including those held at the Canfield Community Center and Richard A. Young Recreation Center, 

as well as various City parks. Currently, there are several agencies within Wayne County that provide 

programing for low- and moderate-income children, specifically. Supportive service needs for youth and 

young adults are determined by such providers. 

Physically and Developmentally Disabled 

Accessibility improvements and other supportive services, such as employment assistance, are typical 

needs of this population. Currently, there are several agencies within Wayne County that provide 

services for people with disabilities. Supportive service needs for the disabled are determined by such 

providers. 

Mental Illness & Substance Abuse 

Healthcare and mental health counseling are typical needs of this population. Currently there are 

several agencies in Wayne County that offer services to the mentally ill and substance abusers. 

Supportive service needs for the mentally ill and substance abusers are determined by such providers. 

Victims of Domestic Violence, Dating Violence, Sexual Assault and Stalking 

Family safety and advocacy for both adults and children are typical needs of this population. Currently 

there are several organizations in Wayne County that offer services to victims of domestic violence, 

dating violence, sexual assault, and stalking. Supportive service needs for victims of domestic violence 

are determined by such providers. 
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Discuss the size and characteristics of the population with HIV/AIDS and their families within 

the Eligible Metropolitan Statistical Area:  

The U.S. Center for Disease Control and Prevention (CDC) estimates that over one million adults and 

adolescents are living with HIV in the U.S., including those not yet diagnosed and those who have 

already progressed to AIDS. According to a report that was presented and prepared by the Michigan 

Department of Health and Human Services, Wayne County has an HIV prevalence of approximately 177 

persons per 100,000 residents. Based on the population of Dearborn Heights, it can be estimated that 

there are approximately 99 individuals living with HIV within the City.   

Persons who are HIV positive do not, simply by virtue of having the HIV antibody, require special 

housing. The State of Michigan Housing Opportunities for Persons with AIDS (HOPWA) does not offer 

any services in Dearborn Heights for persons living with the HIV/AIDS virus. Currently, there are no 

specific housing programs for persons living with HIV/AIDS; however, equal access to housing is a 

priority for Dearborn Heights. 

Discussion: 

Non-Homeless Special Needs is a broad category that applies to any population that is presumed to be 

low to moderate income and in need of public services. The category covers a large population, 

including the mentally ill, developmentally disabled, elderly, and other groups. 

Services to address these needs are often provided by non-profit agencies, usually in coordination with 

the City of Dearborn Heights or Wayne County; however, many of these agencies are overburdened and 

continue to need funding assistance for service delivery. 
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NA-50 Non-Housing Community Development Needs – 91.215 (f) 

Describe the jurisdiction’s need for Public Facilities: 

The community has identified the following public facility needs; improvements to the City’s Senior 

Centers, accessibility improvements for the elderly and disabled (e.g. ADA-access), and other public park 

enhancements and recreational opportunities in low- and moderate-income areas. 

How were these needs determined? 

These needs were determined by the Dearborn Heights Community & Economic Development (CEDD) 

Department based on citizen feedback and discussion of community needs. 

 

Describe the jurisdiction’s need for Public Improvements: 

The community has identified the following public improvement needs: public infrastructure - 

particularly water main replacement projects, sidewalk and street improvements, as well as lighting and 

streetscaping enhancements in low- and moderate-income areas. The age of Dearborn Heights’s 

infrastructure systems is a concern and continued service provision, and public safety is a high priority 

for the City, particularly in terms of water service. Many sidewalks are in poor condition and lack 

accessibility features, and similarly roads need repaved or drainage improvements. Additionally, the 

community is in need of demolition and code enforcement (i.e., blight elimination efforts) in low- and 

moderate-income areas. 

How were these needs determined? 

These needs were determined by the Dearborn Heights Community & Economic Development (CEDD) 

Department based on citizen feedback and discussion of community needs. 

 

Describe the jurisdiction’s need for Public Services: 

The community has identified the follow public service needs: youth services and programs, senior 

services and programs, and crime awareness/prevention programs. 

How were these needs determined? 

These needs were determined by the Dearborn Heights Community & Economic Development (CDD) 

Department based on citizen feedback and discussion of community needs. 



 

  Consolidated Plan DEARBORN HEIGHTS     66 

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

MA-05 Overview 

Housing Market Analysis Overview: 

The purpose of the Market Analysis is to provide a clear picture of the environment in which Dearborn 

Heights must administer its programs over the course of the Consolidated Plan. In conjunction with the 

Needs Assessment, the Market Analysis will provide the basis for the Strategic Plan and the programs 

and projects to be administered. Most of the data tables in this section are populated with a default 

data set based on the most recent data available. Additional data has been obtained from various 

sources, including more current American Community Survey (ACS) estimates and local data from 

Dearborn Heights and Wayne County. This section covers the following broad topics: 

• General Characteristics of the Housing Market: The general characteristics of the City’s housing 

market, including supply, demand, and condition and cost of housing, are described in the 

following sections: Number of Housing Units (MA-10); Cost of Housing (MA-15); and, Condition 

of Housing (MA-20). 

• Lead-based Paint Hazards: The Condition of Housing (MA-10) section provides an estimate of 

the number of housing units within Dearborn Heights that are occupied by low-income families 

or moderate-income families that contain lead-based paint hazards. 

• Public and Assisted Housing: A description and identification of the public housing developments 

and public housing units in Dearborn Heights is provided in the Public and Assisted Housing 

(MA-25) section. This narrative details the physical condition of such units, the restoration and 

revitalization needs, Section 504 needs, and the public housing agency’s strategy for improving 

the management and operation of public housing and the living conditions of low- and 

moderate-income families in public housing. 

• Assisted Housing: The information collected in the Number of Housing Units (MA-10) section 

describes the number and targeting (income level and type of family served) of units currently 

assisted by local, state, or Federally funded programs and an assessment of whether any such 

units are expected to be lost from the assisted housing inventory for any reason, such as 

expiration of Section 8 contracts. 

• Facilities, Housing, and Services for Homeless Persons: A brief inventory of facilities, housing, and 

services that meet the needs of homeless persons within the City is provided in the Homeless 

Facilities and Services (MA-30) section. A particular emphasis is given to chronically homeless 

individuals and families, families with children, veterans and their families, and unaccompanied 

youth. The inventory includes services directly targeted to homeless persons, as well as 

mainstream services, such as health, mental health, and employment services to the extent 

those services are used to complement services targeted to homeless persons. 

• Special Need Facilities and Services: The Special Needs Facilities and Services (MA-35) section 

describes the housing stock available to serve persons with disabilities and other low-income 

persons with special needs, including persons with HIV/AIDS and their families. The section 
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further describes the facilities and services that assist persons who are not homeless, but who 

require supportive housing and programs for ensuring that persons returning from mental and 

physical heath institutions receive appropriate supportive housing. 

• Barriers to Affordable Housing: This section (MA-40) provides an assessment of the regulatory 

barriers to affordable housing that exist within Dearborn Heights. These regulatory barriers may 

include tax policies affecting land and other property, land use controls, zoning ordinances, 

building codes, fees and charges, growth limits, and policies that affect the return on residential 

investment. 
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MA-10 Number of Housing Units – 91.210(a)&(b)(2) 

Introduction 

The data in the Housing Needs Assessment subsection provides the estimated number and type of 

households in need of housing assistance by income level, tenure type (owner or renter), household 

type, and housing problem (cost burdened, severely cost burdened, substandard housing, overcrowding, 

or geographic concentration of racial/ethnic groups). This section also integrates the needs identified 

during consultation and public outreach. 

The Housing Needs Assessment includes the following sections: 

1. Summary of Housing Needs 

2. Demographics 

3. Number of Households 

4. Housing Problems 1 

5. Housing Problems 2 

6. Cost Burden > 30% 

7. Cost Burden > 50% 

8. Crowding Table (More than One Person Per Room) 

9. Additional Housing Needs Narrative 

This subsection also describes the characteristics of the Dearborn Heights’s households and housing 

stock. 

All residential properties by number of units 

Property Type Number % 

1-unit detached structure 18,547 87% 

1-unit, attached structure 415 2% 

2-4 units 827 4% 

5-19 units 759 4% 

20 or more units 478 2% 

Mobile Home, boat, RV, van, etc 336 2% 
Total 21,362 100% 

Table 28 – Residential Properties by Unit Number 
Alternate Data Source Name: 
2015-2019 ACS 
Data Source Comments:  

 

Residential Properties by Unit Number 

As shown in Table 28, default data from the 2015-2019 ACS show that the majority of residential 

properties are single units (a total of 18,963 or 89%). Single-unit properties are either detached 
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structures (18,547 or nearly 87%) or attached structures (416 or 2%). Residential properties are further 

categorized into properties within 2-4 unit structures (827or 4%), properties within 5-19 unit structures 

(759 or 3.5%), and properties within 20 or more unit structures (478 or 2%). These categories comprise 

over 98% of the City’s housing stock. The remainder of residential properties in the City is classified as 

mobile home, boat, RV, van, etc. (336 or 1.5%). 

Unit Size by Tenure 

 Owners Renters 

Number % Number % 

No bedroom 25 0% 129 2% 

1 bedroom 313 2% 1,998 36% 

2 bedrooms 14,095 96% 5,494 99% 

3 or more bedrooms 15,443 102% 3,358 63% 
Total 29,876 200% 10,979 200% 

Table 29 – Unit Size by Tenure 
Alternate Data Source Name: 
2015-2019 ACS 
Data Source Comments: *Note that data above for "Unit Size by Tenure" "2 bedrooms" category represents "2 or 3 bedrooms" and "3 

or more bedrooms" category represents "4 or more bedrooms." 

 

UNIT SIZE BY TENURE 

As shown in Table 29, there are an estimated 20,205 occupied housing units within the City. Of this 

total, 14,581 or 72% are owner-occupied and 5,624 or 28% are renter-occupied. Of all owner-occupied 

units, most contain 2 or 3 bedrooms (11,855 or 81.3%). Only a small number of owner-occupied units 

have 1 bedroom (168 or about 1%) and there are not any units without bedrooms. There are a large 

percentage of units that have 4 or more bedrooms (over 17%). Of all renter-occupied units, most 

contain 2 or 3 bedrooms (4,064 or 72%). In contrast to owner-occupied units, a significant percentage of 

renter-occupied units have 1 bedroom (1,073 or 19%). Only a small percentage of renter-occupied units 

are without bedrooms (59 or 1%) or have 4 or more bedrooms (428 or 7.6%). 

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

federal, state, and local programs. 

As was noted earlier in Section NA-35, the Michigan State Housing Development Authority (MSHDA) has 

been charged with the responsibility of the administration of housing programs for low-income persons. 

The operations of the MSHDA are funded through annual appropriations provided by the U.S. 

Department of Housing and Urban Development (HUD). 

According to the Office of Public and Indian Housing (PIH) Public Information Center (PIC), the following 

number and type of voucher units are available within Dearborn (see also Table 38): 
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• 103 total public housing units available 

• 1,378 total vouchers available (tenant-based plus special purpose) 

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

any reason, such as expiration of Section 8 contracts. 

Some units assisted with Federal, state, or local programs may be lost from the inventory during the 

five-year planning period; however, because Dearborn Heights does not administer public housing or 

Section 8 vouchers, the City is unaware of any expiring contacts. 

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

A shortage of affordable housing may exist for very low-, low-, and moderate-income households in 

Dearborn Heights. While affordability is a concern for any tenure, more renter-occupied units are 

considered affordable than owner-occupied units. This may be due, in part, to the lack of housing-type 

diversity within Dearborn Heights. This affordable housing deficiency is more fully documented in the 

next section (MA-15). 

Describe the need for specific types of housing: 

Generally, the City is lacking a diverse distribution of housing types. The majority of housing units in the 

City are units within single-unit, detached structures (89%), while nearly 10% are within multiple-unit 

structures. This distribution does not provide a diverse selection of housing for low- and moderate-

income residents. In terms of housing unit size, the predominant unit size is 2 or 3 bedrooms, with few 

smaller or larger size units available (see Table 28 and Table 29). It is important to note that in 

Dearborn, according to the 2015-2019 ACS, larger units (4 or more bedrooms) tend to be occupied by 

owners while smaller units (one or no bedrooms) tend to be occupied by renters. These trends may 

indicate a lack of larger units available for rental, or point to affordability concerns as unit size increases. 

Discussion 

The number of housing units in the City has increased over the long-term, but decreased in recent years. 

A shortage of affordable housing may exist for very low-, low-, and moderate-income households in 

Dearborn Heights; and given the City’s housing stock profile, there is a lack of diversity of housing types 

within the City. Many of these units are within single-unit, detached structures and many of these units 

are owner-occupied. 

The MSHDA, among other housing providers, administers public housing and voucher programs within 

the City. Dearborn Heights is unaware of any contract expirations and/or losses of units during the five-

year planning period. 
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MA-15 Housing Market Analysis: Cost of Housing - 91.210(a) 

Introduction 

This section provides an overall picture of housing costs within Dearborn Heights. Specifically, the 

section describes housing cost trends, rent trends, fair market rents, and affordability. 

Cost of Housing 

 Base Year:  2014 Most Recent Year:  2019 % Change 

Median Home Value 81,900 113,800 39% 

Median Contract Rent 770 845 10% 

Table 30 – Cost of Housing 

 
Alternate Data Source Name: 
2010-2014 American Community Survey, 5-Year Estima 
Data Source Comments: 2010-2014 ACS (Base Year), 2015-2019 ACS (Most Recent Year) 

 

 
Rent Paid Number % 

Less than $500 268 18.1% 

$500-999 2,010 67.1% 

$1,000-1,499 2,551 14.2% 

$1,500-1,999 346 0.4% 

$2,000 or more 36 0.4% 
Total 5,211 100.2% 

Table 31 - Rent Paid 
Alternate Data Source Name: 
2015-2019 ACS 
Data Source Comments:  

 
Rent Paid 

The costs of housing trends for Dearborn Heights are displayed in Table 30. According to the 2015-2019 

ACS, the current median home value for Dearborn Heights is estimated to be $113,800. This figure 

represents a 38.9% increase from the 2010-2014 ACS estimated value of $81,900. Since the 2000 U.S. 

Census median home value of $110,200, values have fluctuated, but have generally increased by 

approximately 3%.  Between the 2010-2014 ACS and the 2015-2019 ACS, the median contract rent 

within the City increased by nearly 10%, from $770 to $845. Since the year 2000, this represents a 36% 

increase from $619 to $845. 

  

The distribution of estimated rents paid within Dearborn Heights is detailed in Table 31, according to 

2015-2019 ACS data. Of all 5,211 rental units within the City, the majority (4,561 or 87.5%) have a rent 
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between $500 and $1,499. A small percentage of rental units have a rent less than $500 (268 or 5%) or 

over $1,500 (382 or approximately 8%). 

 

Housing Affordability 

% Units affordable to Households 
earning  

Renter Owner 

30% HAMFI 325 No Data 

50% HAMFI 970 3,080 

80% HAMFI 3,385 6,280 

100% HAMFI No Data 8,284 
Total 4,680 17,644 

Table 32 – Housing Affordability 
Data Source: 2011-2015 CHAS 

 
Housing Affordability 

The overall housing affordability within Dearborn is detailed in Table 32. According to HUD, a unit is 

considered affordable if gross rent, including utilities, is no more than 30% of the household income. 

The table, based on 2011-2015 CHAS data, first divides households into four income ranges: less than or 

equal to 30% HUD Adjusted Median Family Income (HAMFI), less than or equal to 50% HAMFI, less than 

or equal to 80% HAMFI, and less than or equal to 100% HAMFI. The table also separates housing units 

into either rental units or owner units. 

For households with incomes less than or equal to 30% HAMFI, a total of 325 available rental units are 

considered to be affordable, while no data is available for owner units. For households with incomes less 

than or equal to 50% HAMFI, a total of 970 affordable rental units are available, while 3,080 affordable 

owner units are available. For households with incomes less than or equal to 80% HAMFI, a total of 

3,385 affordable rental units are available, while 6,280 affordable owner units are available. Finally, for 

households with incomes less than or equal to 100% HAMFI, a total of 8,284 affordable owner units are 

available, while no data is provided for affordable rental units. 

As noted previously in Table 29, an estimated 5,624 renter-occupied housing units are located within 

Dearborn Heights (2015-2019 ACS). Of this total, only about 6% of renter-occupied housing units are 

affordable to the lowest income households (less or equal to 30% AMFI) and 17% are affordable to 

households earning less than or equal to 50% AMFI. A much larger percentage (60%) of renter-occupied 

housing units are affordable to households earning less than or equal to 80% AMFI. In general, over 83% 

of renter-occupied units are affordable. 

An estimated 14,581 owner-occupied housing units are located within Dearborn (see Table 29). Of this 

total, 21% are affordable to households earning less than or equal to 50% HAMFI, 43% are affordable to 

households earning less than or equal to 80% HAMFI, and 57% are affordable to households earning less 
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than or equal to 100% HAMFI. In general, there are more affordable units than there are owners to 

occupy them. 

 
Monthly Rent  

Monthly Rent ($) Efficiency (no 
bedroom) 

1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom 

Fair Market Rent 697 821 1,049 1,344 1,458 

High HOME Rent 639 764 977 1,266 1,376 

Low HOME Rent 639 736 883 1,020 1,138 

Table 33 – Monthly Rent 
Data Source Comments: HUD FY2021 FMR and FY2020 HOME Rents for Detroit-Warren-Livonia, MI MSA 

 
Monthly Rent 

Table 33 shows HUD 2021 Fair Market Rents and HUD 2020 HOME Rents within the Detroit-Warren-

Livonia Metropolitan Statistical Area (MSA). Fair Market Rents (FMRs) are gross rent estimates that 

include rent plus the cost of all tenant-paid utilities. FMRs are set to the dollar amount at which 40% of 

the standard-quality rental housing units are rented, excluding non-market rental housing (e.g. public 

housing). High HOME Rents are equal to the FMR or 30% of the adjusted income of a family whose 

income equals 65% AMI, whichever is lower. Low HOME Rents are equal to 30% of the adjusted income 

of a family whose income equals 50% AMI. 

 

Is there sufficient housing for households at all income levels? 

A comparison of the total number of households at the various income levels (see Table 6) and the total 

number of affordable housing units available for the various income levels (see Table 32) can reveal 

surpluses or shortages of affordable housing. 

There are 3,480 very low-income households earning 0-30% HAMFI in Dearborn Heights. Because only 

325 affordable rental units are identified in the CHAS database, and an undetermined number of owner 

units are available, a significant shortage of affordable units likely exists within the City for very low-

income households. There does not appear to be a shortage of affordable housing for low-income 

households. A total of 3,030 households in the City earn 30-50% HAMFI. According to the CHAS 

database, 970 rental-units and 3,080 owner-units (a total of 4,050 units) are available and affordable to 

this income group. There also appears to be sufficient affordable housing for moderate income 

households. A total of 3,740 households in the City earn 50-80% HAMFI. There are approximately 3,385 

affordable rental units and 6,280 affordable owner-units (a total of 9,665 units) available, according to 

the CHAS database. If affordable housing is unavailable, it is most likely going to affect renters. 
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How is affordability of housing likely to change considering changes to home values and/or 

rents? 

The estimated median home value within Dearborn Heights increased from $81,900 in 2014 to $113,800 

according to the 2015-2019 ACS, nearly a 39%% increase in value. Over this same period, the City’s 

contract rent increased almost 10% from $770 to $845. 

The City’s median household income has increased 3% between the 2000 Census and the 2015-2019 

ACS, from $48,222 to $49,750. Home values and median household income have both increased (39% 

and 3%, respectively, over the last twenty years), as has contract rent. With rents increasing at a faster 

rate than incomes, housing may become unaffordable to renters. This, combined with the City's lack of 

smaller (< 2 bedroom) housing units, could undermine afforablility.  

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

impact your strategy to produce or preserve affordable housing? 

The City’s current median contract rent is estimated to be $845 (according to the 2015-2019 ACS). This 

median contract rent is lower than the Fair Market Rents and HOME Rents for 2 bedroom, 3 bedroom, 

and 4 bedroom units, but is higher than the Fair Market Rents and HOME Rents for efficiency and 1 

bedroom units.  

Discussion 

Within Dearborn, there is a potential shortage of units affordable to households of all income levels, 

especially for renters. While household incomes have increased slightly over time, the cost of renting 

has also increased. As housing costs outpace household incomes, housing may become less affordable 

to low- and moderate-income households 
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MA-20 Housing Market Analysis: Condition of Housing – 91.210(a) 

Introduction 

This section describes the significant characteristics of the housing market in terms of supply, demand, 

condition, and the cost of housing. Additionally, it provides a summary of the housing stock available to 

serve persons with disabilities and persons with HIV/AIDS and their families. 

Definitions 

The following definitions pertain to this section: 

• “Standard condition” – A housing unit that meets HUD Housing Quality Standards (HQS) and all 

applicable state and local codes. 

• “Substandard condition but suitable for rehabilitation” – A housing unit that contains one or 

more housing condition (defined below), contains a lead-based paint hazard, and/or is 

condemned as unfit for human habitation but is both structurally and financially feasible to 

rehabilitate. 

• “Substandard condition not suitable for rehabilitation” – A housing unit that contains one or 

more housing condition (defined below), contains a lead-based paint hazard, and/or is 

condemned as unfit for human habitation and is not structurally or financially feasible to 

rehabilitate. 

Additionally, the term “abandoned vacant unit” is defined by HUD as: 

• A housing unit that has been foreclosed upon and vacant for at least 90 days. 

• A housing unit where no mortgage or tax payments have been made by the property owner for 

at least 90 days. 

• A housing unit where a code enforcement inspection has determined that the property is not 

habitable and the owner has taken no corrective actions within 90 days of the notification of the 

deficiencies. 

Condition of Units 

Condition of Units Owner-Occupied Renter-Occupied 

Number % Number % 

With one selected Condition 3,404 22% 2,394 45% 

With two selected Conditions 152 1% 167 3% 

With three selected Conditions 7 0% 0 0% 

With four selected Conditions 0 0% 0 0% 

No selected Conditions 11,018 72% 3,063 57% 
Total 14,581 95% 5,624 105% 

Table 34 - Condition of Units 
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Alternate Data Source Name: 
2015-2019 ACS 
Data Source Comments:  

 
Condition of Units 

Table 34 shows the condition of occupied housing units within Dearborn Heights, with a breakdown of 

owner-occupied units and renter-occupied units. As defined by HUD, a housing “condition” includes the 

following: 

• A housing unit that lacks complete plumbing facilities 

• A housing unit that lacks complete kitchen facilities 

• A housing unit with more than one person per room 

• A housing unit with a cost burden greater than 30% of the occupant’s household income 

According to 2015-2019 ACS data, the majority (11,018 or 76%) of owner-occupied housing units have 

no housing conditions. Of the remaining owner-occupied housing units, a significant number feature one 

housing condition (3,404 or 23%). Only 152 owner-occupied units (1%) have two housing conditions and 

very few owner-occupied units have three or more housing conditions. 

Of the estimated 5,624 renter-occupied housing units in the City, half (2,394 or 43%) have one housing 

condition. Over half (3,063 or 54%) of renter-occupied units have no housing conditions. Only 3% of 

renter-occupied units have two housing conditions. No renter-occupied housing units have three or 

more housing conditions. 

 

Year Unit Built 

Year Unit Built Owner-Occupied Renter-Occupied 

Number % Number % 

2000 or later 234 2% 209 4% 

1980-1999 930 6% 630 12% 

1950-1979 11,725 77% 3,620 68% 

Before 1950 2,410 16% 890 17% 
Total 15,299 101% 5,349 101% 

Table 35 – Year Unit Built 
Data Source: 2011-2015 CHAS 

 
Year Unit Built 

The age of housing within Dearborn is detailed in Table 35, as supplied by the 2011-2015 CHAS default 

data source. Of the 15,299 owner-occupied housing units, the majority were built prior to 1980 with 

11,725, or 77%, built between 1950 and 1979; and 2,410, or 16%, built before 1950. The remaining 

owner-occupied units were built after 1980. 
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Of the 5,349 renter-occupied housing units, the majority were built prior to 1980, with 3,620 or 68% 

built between 1950 and 1979; and 890 or 17% built before 1950. The remaining renter-occupied units 

were built after 1980, with 839 or 16% of renter-occupied units built after 1980. 

 

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 14,135 92% 4,510 84% 

Housing Units build before 1980 with children present 520 3% 230 4% 

Table 36 – Risk of Lead-Based Paint 
Alternate Data Source Name: 
2015-2019 ACS 
Data Source Comments: *Based on 2015-2019 ACS data the number of Owner-Occupied Units built before 1980 is 13,562 and the 

number of Renter-Occupied Units built before 1980 is 4,936. 

 
Risk of Lead-Based Paint 

The risk of lead-based paint hazards within Dearborn Heights is estimated in Table 36. Because the 

actual number of housing units in the City with lead-based paint is not available, an assumption must be 

made. For the purposes of this plan, a housing unit built before 1980 is presumed to have a higher risk 

of lead-based paint. Therefore, the table shows the total number of owner-occupied and renter-

occupied units that were built before 1980, as well as those built before 1980 with children present. The 

data for this table is from the 2015-2019 ACS and 2011-2015 CHAS. 

As shown in Table 36, 13,562 or 93% of owner-occupied housing units in the City were built prior to 

1980, while 520 or 3% were built before 1980 and have children present. For renter-occupied housing 

units, 4,936 or 88% were built prior to 1980, while 230 or 4% were built prior to 1980 and have children 

present. Although there is a high percentage of housing units built before 1980, signifying a higher risk 

of lead-based paint, there is a low percentage of older housing units with children present. 

 

Vacant Units 

 Suitable for 
Rehabilitation 

Not Suitable for 
Rehabilitation 

Total 

Vacant Units 1,158 0 1,158 

Abandoned Vacant Units 0 0 0 

REO Properties 0 0 0 

Abandoned REO Properties 0 0 0 

Table 37 - Vacant Units 
Alternate Data Source Name: 
2015-2019 ACS 
Data Source Comments: 2015-2019 ACS (Vacant Units); RealtyTrac.com. Dearborn Heights, MI. 
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Vacant Units 

According to 2015-2019 ACS data, there are a total of 21,363 housing units within Dearborn Heights. Of 

these, 1,158 or 5% are vacant. As defined in the American Community Survey, a housing unit is vacant if 

no one is living in it at the time of interview. Units occupied at the time of interview entirely by persons 

who are staying two months or less and who have a more permanent residence elsewhere are 

considered to be temporarily occupied, and are classified as “vacant.” It is unknown how many of these 

units are suitable or not suitable for rehabilitation. 

 

Need for Owner and Rental Rehabilitation 

In terms of housing quality, 23% of owner-occupied housing units in the City have at least one housing 

condition, while 43% of renter-occupied housing units have at least one housing condition (see Table 

34). Relative to the age of housing, 16% of the City’s owner-occupied units were built prior to 1950, 

while 17% of renter-occupied units were built prior to 1950 (see Table 35). Although the exact number 

of homes with lead-based paint is not known, it is assumed that housing units in the City built prior to 

1980 have a higher risk of lead-based paint hazards. About 93% of owner-occupied homes and 88% of 

renter-occupied homes were built prior to 1980. Generally, these statistics point toward the need for 

Dearborn to facilitate both owner-unit and rental-unit rehabilitations within its jurisdiction. 

Estimated Number of Housing Units Occupied by Low or Moderate Income Families with LBP 

Hazards 

Table 36 notes that, in Dearborn, 13,562, owner-occupied housing units were built prior to 1980 and 

4,936 renter-occupied housing units were built prior to 1980. These units are assumed to have a higher 

risk of lead-based paint hazards. 

As of the 2015-2019 ACS, there are an estimated 20,205 occupied housing units within Dearborn 

Heights. Approximately 18,498 or over 91% of these housing units are assumed to have a higher risk of 

lead-based paint hazards. According to 2011-2015 CHAS data, approximately 10,250 low- or moderate-

income households (earning less than or equal to 80% HAMFI) reside in Dearborn Heights. Therefore, it 

can be estimated that approximately 9,328 housing units occupied by low- and moderate-income 

families may have a higher risk of lead-based paint hazards. 

Discussion 

In terms of housing conditions, a greater percentage of renter-occupied units have housing conditions 

than owner-occupied units. The majority of the City’s housing units were built prior to 1980. Due to the 

combination of housing conditions and unit age, there is a need for Dearborn to facilitate both owner-

unit and rental-unit rehabilitations. It is estimated that approximately 18,500 housing units, or 91% of 

occupied housing units, may have a higher risk of lead-based paint hazards. 
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MA-25 Public and Assisted Housing – 91.210(b) 

Introduction 

As was noted earlier in Section NA-35, the Michigan State Housing Development Authority (MSHDA) and the Plymouth-Dearborn Heights 

Housing Commission administers housing assistance for low- and very-low-income persons in the greater Dearborn Heights area. The operations 

of the MSHDA and the Plymouth-Dearborn Heights Housing Commission are funded through annual appropriations provided by U.S. Department 

of Housing and Urban Development. 

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     108 1,489     0 832 892 

# of accessible units                   

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

Table 38 – 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: 

The MSHDA and Plymouth-Dearborn Heights Housing Commission administer programs that deliver housing assistance to low- and very low-

income persons in Wayne County and the Dearborn Heights area. These include public housing, tenant-based vouchers (i.e., Section 8), and 
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special purpose voucher activities. Combined, these activities supply approximately 1,500 public or assisted housing units in the greater 

Dearborn Heights area. 

Table 38 shows the total number of units currently assisted by local, state or federally funded programs. Approximately 100 public housing units 

are programmed within Dearborn Heights. 

Table 38 notes that there are approximately 1,400 vouchers available, which are administered by the MSHDA and Plymouth-Dearborn Heights 

Housing Commission. These vouchers provide rental assistance to qualified very low-income families and very low-income elderly, disabled, 

handicapped and single persons. Vouchers typically cover 30% of adjusted gross income, total tenant payment or a payment standard. A security 

deposit, paid by the tenant, is required. There is typically a waiting list for such vouchers. 

Dearborn Heights does not own or operate any public housing; therefore, Table 39 is not applicable. 
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Public Housing Condition 

Public Housing Development Average Inspection Score 

  
Table 39 - Public Housing Condition 

 

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

Dearborn Heights does not own or operate any public housing; however, other housing providers in the 

community continuously seek to rehabilitate the supply of housing affordable to low- and very-low 

income persons. 

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

and moderate-income families residing in public housing: 

In terms of public housing, which is not administered by the City of Dearborn Heights, the mission of the 

MSHDA is to provide decent, safe, and sanitary housing, in compliance with program housing quality 

standards for very low income families, while ensuring that family rents are fair, reasonable, and 

affordable. In support of its mission, the MSHDA will continue to assess the condition of its public 

housing units and plan and implement physical modifications, as necessary, in accordance with PHA 

plans. Moreover, the MSHDA establishes quality standards or enforces HUD quality standards for its 

public housing and assisted units. 

The Plymouth-Dearborn Heights Housing Commission will continue to manage the tenant-based 

voucher program in an efficient and effective manner, assuring equal treatment of all recipients, and 

ensuring compliance with standards and regulations, in a fiscally responsible manner, and in 

cooperation with partner organizations, consistent with its Five-Year and Annual PHA plans. 

Discussion: 

In the absence of a locally administered program, the City works cooperatively with Wayne County, the 

Michigan State Housing Development Authority (MSHDA), and private entities in the provision of public 

and subsidized housing within Dearborn Heights. Several PHAs administer vouchers in Wayne County 

and cover the Dearborn Heights area – including the Plymouth-Dearborn Heights Housing Commission. 

Among other assistance, the Plymouth-Dearborn Heights Housing Commission administers the Section 8 

Rental Assistance Program that provides financial rental assistance to eligible individuals and families 

based upon income. 
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MA-30 Homeless Facilities and Services – 91.210(c) 

Introduction 

What is perhaps critical to the success of homeless services is the capacity to coordinate systems of care beyond sheltering, healthcare, mental 

health counseling, employment, etc. and the ability to follow a case through a myriad of providers to ensure that individual or family is 

transitioned out of homelessness. 

Meeting homelessness challenges in Dearborn Heights is a collaborative effort comprising numerous individuals, agencies and organizations. The 

lead agency for collecting homeless data, conducting homeless needs assessments and developing community supported homelessness 

strategies is Out-Wayne County Homeless Services Coalition. Out-Wayne County supports the communities of Wayne County, including 

Dearborn Heights, and is the lead agency for the Continuum of Care (CoC). Out-Wayne County seeks to prevent, reduce and end homelessness. 

Out-Wayne County is responsible for advancing community-wide efforts, including the Annual Point-In-Time (PIT) survey, which involves various 

partnering agencies. Most of the data utilized in this section of the Plan was gathered from Out-Wayne County or the HUD Exchange. Dearborn 

Heights is within the Dearborn, Dearborn Heights, Westland/Wayne County CoC. Data related to facilities and housing targeted to homeless 

households can be viewed in Table 40. 

Beyond Out-Wayne County, the Wayne Metropolitan Community Action Agency serves as the Housing Assessment and Resource Agency (HARA) 

to provide rapid response to those experiencing a housing crisis. 

------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------------

------------------------------------------------------------------------------------------- 

Services and facilities continued........ 

Salvation Army – Provides temporary emergency shelter and transitional housing for the homeless in the greater Detroit area. [Capacity: Booth 

Shelter, 150 beds; Harbor Light Men’s Shelter, 17 beds; Veteran’s, 60 beds] 
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Facilities and Housing Targeted to Homeless Households 

 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) 125 0 50 494 0 

Households with Only Adults 47 0 38 249 0 

Chronically Homeless Households 0 0 0 420 0 

Veterans 0 0 20 214 0 

Unaccompanied Youth 0 0 0 0 0 

Table 40 - Facilities and Housing Targeted to Homeless Households 
Data Source Comments: HUD 2020 Continuum of Care Homeless Assistance Programs Housing Inventory Count Report, Dearborn, Dearborn Heights, Westland/Wayne County CoC 
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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 

Several mainstream providers offer services to the homeless population as well low- and moderate- 

income populations. These providers include, but are not limited to, the following organizations: 

Medical/Healthcare Resources 

• John D. Dingell VA Medical Center, 4646 John R Street, Detroit, MI 48201: Provides quality health 

care to homeless veterans through an outpatient program, as well as resource and referral.  

Mental Health Resources 

• Detroit Wayne Mental Health Authority (DWMHA), 640 Temple, Detroit, MI 48201: Mental 

health resource center for adults and children, as well as those with substance abuse issues. 

• Lincoln Behavioral Services, 14500 Sheldon Road #160, Plymouth, MI 48170: A non-profit mental 

health center provides an array of mental health and substance abuse recovery programming. 

Employment Resources 

• Downriver Community Conference, multiple Detroit area locations: A resource center for job-

seekers and employers designed to meet education, training, employment, or supportive service 

needs. 

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. 

Several non-profit providers and faith-based organizations offer services to the homeless population, 

which include emergency shelter. These providers include, but are not limited to, the following 

organizations: 

Wayne County Family Center (Lutheran Social Services of Michigan) – Provides emergency shelter and 

offers an array of services including job training, support groups, childcare, tutoring, and medical 

referrals. 30600 Michigan Avenue, Westland, MI 48185 [Capacity: 61 beds] 

ChristNet Rotating Shelter – Consortium of local churches in Detroit and the surrounding suburbs that 

provide daytime and nighttime shelter seasonally (October through June) as needed. [Capacity: 30 beds] 

First Step – Opened in 1978, First Step’s Plymouth location offers free services for victims of domestic 

violence and sexual assault, including referrals for temporary emergency housing. Residents have the 

opportunity to participate in vital services, such as individual and group counseling, safety planning, 
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medical attention, housing referrals, and educational and recreational activities for children. 44567 

Pinetree Drive, Plymouth, MI 48170. www.firststep-mi.org [Capacity: 80 beds] 

Wayne Metropolitan Community Action Agency (Wayne Metro) – Wayne Metro Provides emergency 

shelter, safe haven, transitional housing, permanent supportive housing, rapid re-housing, and other 

housing for those in need. 32150 Dorsey, Westland, MI 48186 [Capacity: 1,389 beds, various facility 

locations and types] 

Vista Maria – Founded by the Sisters of the Good Shepherd, Vista Maria provides services for victims of 

domestic violence and runaway and homeless youth. In addition to community-based and transitional 

housing programs, Vista Maria also offers a residential treatment program for girls on 37-acre campus in 

Dearborn Heights. 20651 West Warren Street Dearborn Heights, MI 48127 [Capacity: varies by program] 

Starfish Family Services – Provides community programs, preschool, youth and parenting programs, as 

well as shelter and transitional housing for runaway and homeless youth ages 12-17 years. [Capacity: 12 

beds] 

Adult Comfort Living – Provides transitional housing, food, clothing, job training and placement. 

[Capacity: 3 beds] 

Safe Step Communities – Safe Step provides housing for persons recovering from substance abuse and 

other addictions. 32715 Dorsey St., Westland, MI 48186 [Capacity: 15 beds] 

Neighborhood Legal Services Michigan – Neighborhood Legal Services Michigan (NLSM) combats the 

immediate and long-lasting effects of poverty, and expands access to opportunity and justice in 

Michigan communities. Services include legal counsel and permanent supportive housing [Capacity: 174 

beds] 

Southwest Solutions – Provides community services, such as early childhood education, counseling and 

health/wellness, as well as homeless and veterans services (permanent supportive housing). [Capacity: 

57 beds] 

COTS: Coalition on Temporary Shelter – Opened in 1982, COTS’ 24-hour emergency shelter operates at 

capacity throughout the year, providing programs and services for more than 800 men, women, and 

children daily in the Detroit area. COTS also assists families in reaching their housing, economic, health, 

education and career goals through coaching, mentorship and support. 26 Peterboro, Detroit, MI 48201. 

www.cotsdetroit.org [Capacity: Peterboro Facility, 57 beds] 
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MA-35 Special Needs Facilities and Services – 91.210(d) 

Introduction 

This section describes facilities and services that assist persons who are not homeless but require 

supportive housing and programs. These populations may include elderly and frail elderly, persons with 

disabilities, persons with alcohol or drug addictions, persons with HIV/AIDS, or other groups. Such 

facilities and services include units that are barrier-free and physically accessible, units with on-site 

supportive services such as case management, counseling and healthcare, and units that are affordable 

to persons on a fixed or limited income. 

 

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 

Elderly & Frail Elderly 

The elderly, and particularly the frail elderly, require supportive housing, including units that are barrier-

free and accessible to the disabled, units with on-site supportive services, and units that are affordable 

to persons on a fixed-income. The elderly population with housing needs continue to be an area of focus 

in Dearborn Heights. CDBG funds may be used to provide assistance with maintenance so that the 

elderly can remain in their homes for as long as possible. Those with fixed incomes, such as the elderly 

and disabled, are particularly hit hard with the increasing costs of gasoline. Not only the increased utility 

costs, but also increased food and other costs can leave them in a financial crisis. 

There are not enough resources or funds to provide for this population; however, several organizations 

in Wayne County, such as The Senior Alliance and Wayne County Senior Citizens Services, provide 

support to this population. 

Persons with Disabilities (Mental, Physical, Developmental) 

Disabled persons require barrier-free housing that is also affordable. Accessibility retrofits tend to be 

expensive and homes with such features tend to be higher in value. In contrast, income levels for the 

disabled (mentally, physically or developmentally) tend to be lower than median area income, resulting 

in affordability concerns. While new multi-family units are required to have accessibility for such 

populations, older units tend to be lacking such features. Moreover, persons with mental or 

developmental disabilities often require supportive housing that includes on-site services. 

Several organizations exist within Wayne County to serve this population, including the Disability 

Network of Wayne County and the Detroit Wayne Mental Health Authority. 
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Persons with Alcohol or Drug Addictions 

Persons with addictions may require temporary housing and treatment. This type of housing can include 

beds for extended stay and counseling rooms for on-site services. 

In Michigan, services for persons with alcohol or drug addictions are coordinated by the Office of 

Substance Abuse Services (OSAS) in the Michigan Department of Public Health through a network of 18 

centers statewide. Additionally, there are several organizations within Wayne County that provide 

substance abuse services. These include Faith Recovery Center, Safe Step Communities, and Lincoln 

Behavioral Services Plymouth. 

Persons with HIV/AIDS 

Persons living with HIV/AIDS face particular challenges with regard to supportive housing. Many are 

experiencing physical disability, loss of employment, and lack of income resulting in a need for more 

stable housing. Dearborn Heights does not receive an annual allocation of Housing Opportunities for 

People with AIDS (HOPWA); however, several organizations exist within Wayne County to serve this 

population, including the Ryan White Program, Wayne County Neighborhood Legal Services, Detroit 

Department of Health & Wellness Promotion, and the Michigan Dental Program, among others. 

Other Groups 

Persons leaving a violent domestic situation are often homeless at first. The availability of emergency 

and transitional housing is critical to prevent their return to such a situation. Most of the needs for this 

group are related to shelter and counseling. Runaway youth require similar housing and counseling 

services. In Wayne County, such services are provided by First Step, Covenant House Michigan, and the 

Runaway & Homeless Youth Regional Alliance. 

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

institutions receive appropriate supportive housing 

Households with mental or physical health issues face barriers to safe, decent and affordable housing. 

Often, persons with mental or physical issues are discharged from institutions, but are then unable to 

find independent housing that they can afford or reasonably maintain. A number of homeless people 

have been discharged from institutions with no other housing options. 

Dearborn Heights will work with homeless service providers to implement a cohesive, community-wide 

discharge coordination policy that can be successfully implemented to ensure that persons being 

discharged from publicly funded agencies and institutions do not become homeless upon release. 

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

goals. 91.315(e) 

Dearborn Heights seeks to assist low-income households with their housing and community 

development needs, and these programs may also be supportive to persons with special needs. These 

programs include: 

• Community and Economic Development Department (CEDD), which provides referrals to 

agencies and programs to improve access to housing. 

• Plymouth-Dearborn Heights Housing Commission, which gives the elderly priority status on 

waiting lists for assistance, and coordinates with Adult Protection Services/Department of Social 

Services on matters of intervention 

• Berwyn Senior Center and Eton Senior Center, which provide an array of services and activities 

for the elderly residents of Dearborn Heights 

• SMART Community Transit bus services, which provide transportation for the elderly and 

disabled 

• CDBG-funded activities and other CEDD efforts, including housing rehabilitation, senior citizen 

assistance, and referrals to other supportive services providers 

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 
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)) 

See response, above (previous question and response). 
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MA-40 Barriers to Affordable Housing – 91.210(e) 

Negative Effects of Public Policies on Affordable Housing and Residential Investment 

This section requires the jurisdiction to explain whether the cost of housing or the incentives to develop, 

maintain, or improve affordable housing are affected by public policies, particularly those of the local 

jurisdiction. Such policies include land use controls, zoning ordinances, building codes, and policies that 

affect the return on residential investment. 

The City of Dearborn Heights will continue to avoid all barriers to affordable housing. In many 

municipalities, the following programs and policies have the potential for creating barriers to affordable 

housing, and thus are a matter of interest for the City: 

1.      Zoning Ordinances and Building Codes 

• Zoning Ordinances – The City of Dearborn Heights Zoning Ordinance is free of barriers to 

affordable housing. It is a useful tool designed to promote the health, safety and welfare of its 

residents. It does not contain any restrictive, exclusionary zoning or excessive subdivision 

controls that would impose barriers to affordable housing. 

• Building Codes – The City adheres to the State guidelines and BOCA (Building Officials and Code 

Administrators) code books, designed to ensure that dwelling units are structurally sound and 

safe for their inhabitants. CABO (Council of American Building Officials) guidelines are used for 

one- and two-family dwelling units. Such building codes do not include any codes which are 

insensitive to the older housing stock of the City. 

2.      Development Fees 

• The City does not impose an impact fee on developers seeking to take on projects within the 

municipality. 

3.      Permitting and Approval Systems 

• The City does not utilize slow procedures that are burdensome and uncoordinated, nor does 

Dearborn Heights impose repetitive reviews that require developers to incur high costs and lose 

valuable time. 

4.      Manufactured and Modular Housing 

• The City permits manufactured and modular housing as long as the development is consistent 

with the City’s Zoning Ordinance and Master Plan. The Zoning Ordinance does not impose 

restrictive barriers on these types of new construction. 
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5.      Redlining and Secondary Market Practices 

• The practice of redlining and other secondary market practices are obvious barriers to 

affordable housing. Dearborn Heights does not partake in such practices 

In general, Dearborn Heights will continue to work with non-profit housing developers and providers to 

increase the amount of affordable housing. The City will do this primarily through the Community and 

Economic Development Department (CEDD). 
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MA-45 Non-Housing Community Development Assets – 91.215 (f) 

Introduction 

The Consolidated Plan provides a concise summary of the City’s priority non-housing community development needs that are eligible for 

assistance. The following section describes the economic development needs of Dearborn Heights. 

This section also provides data regarding the local economic condition of the jurisdiction and compares the ability of the local work force to 

satisfy the needs of local businesses. Much of this data can be used to describe the level of housing demand in the local market. 

This section discusses the following topics: 

• Business by Sector 

• Labor Force 

• Occupations by Sector 

• Travel Time to Work 

• Educational Attainment 

• Median Earnings in the Past 12 Month 

• Additional Narrative 

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 190 1 1 0 -1 

Arts, Entertainment, Accommodations 2,368 4,810 10 37 27 

Construction 1,241 329 5 3 -2 

Education and Health Care Services 4,466 2,425 19 19 0 

Finance, Insurance, and Real Estate 1,587 296 7 2 -5 
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Business by Sector Number of 
Workers 

Number of Jobs Share of Workers 
% 

Share of Jobs 
% 

Jobs less workers 
% 

Information 173 120 1 1 0 

Manufacturing 3,673 206 16 2 -14 

Other Services 1,243 566 5 4 -1 

Professional, Scientific, Management Services 1,992 856 9 7 -2 

Public Administration 368 569 2 4 2 

Retail Trade 3,426 2,299 15 18 3 

Transportation and Warehousing 1,783 252 8 2 -6 

Wholesale Trade 703 160 3 1 -2 

Total 23,213 12,889 -- -- -- 

Table 41 - Business Activity 
Alternate Data Source Name: 
2015-2019 ACS 
Data Source Comments: 2015-2019 ACS (Workers), 2018 Longitudinal Employer-Household Dynamics (Jobs) 

 

Business Activity 

Information provided in Table 41 identifies workers and jobs within Dearborn Heights by sector. This information is divided into 13 sectors by 

number of workers, number of jobs and then calculations of the ratio of workers to jobs by business sector. According to the 2015-2019 ACS, 

there are 23,213 workers within all business sectors identified in Dearborn Heights. The number of jobs within all sectors is estimated to be 

12,889 according to 2018 Longitudinal Employer-Household Dynamics data published by the U.S. Census Bureau. 

The largest share of workers is within the Education and Health Care Services sector (19%) and Manufacturing sector (16%). Workers in the 

Retail Trade sector comprise 15% and workers in the Arts, Entertainment, and Accommodations sector comprise 10%, as do workers in the 

Professional, Scientific, and Management sector (9%). Workers in the Agriculture, Mining, Oil and Gas Extraction sector and Information sector 

comprise the smallest percentage or workers (1% or less). 

With regard to the share of jobs, the largest share of jobs is within the Arts, Entertainment, Accommodations sector (37%). Jobs in the Education 

and Health Care Services sector (19%) and Retail Trade (18%) sectors are also well-represented. The Agriculture, Mining, Oil and Gas Extraction 
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sector and Information sector account for the smallest percentages of jobs (less than 1%). 

By comparing the share of workers to share of jobs, it can be determined within which sectors there are deficiencies to be addressed. The 

calculation of “jobs less workers” is the percentage of jobs less the percentage of workers. A negative number reflects an oversupply of labor for 

the sector. As Table 41 shows, within Dearborn Heights there are fewer jobs than workers within eight (8) business sectors: Agriculture, Mining, 

Oil and Gas Extraction; Construction; Finance, Insurance, and Real Estate; Manufacturing; Other Services; Professional, Scientific, and 

Management; Transportation and Warehousing; and Wholesale Trade. This means that workers in these business sectors may have more 

difficulty finding a job within the City that matches their skillset. In contrast, there may be more jobs than workers in three (3) business sectors: 

Arts, Entertainment, and Accommodations; Public Administration; and Retail Trade. This means that workers from outside Dearborn Heights 

may be meeting the needs of the local job market for these sectors. 
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Labor Force 

Total Population in the Civilian Labor Force 24,704 

Civilian Employed Population 16 years and 

over 23,213 

Unemployment Rate 6.00 

Unemployment Rate for Ages 16-24 9.70 

Unemployment Rate for Ages 25-65 6.00 

Table 42 - Labor Force 
Alternate Data Source Name: 
2015-2019 ACS 
Data Source Comments:  

 

Labor Force 

Table 42 portrays the labor force within Dearborn Heights. According to the 2015-2019 ACS the total 

population within the City in the civilian labor force is 24,704. This number includes the number of 

civilian workers plus those actively seeking employment and does not include those who are not actively 

seeking employment. 

The number of the civilian population 16 years and over who are employed totals 23,213. According to 

2015-2019 ACS estimates, the City’s unemployment rate is approximately 6%. The unemployment rate 

for ages 16-24 is higher than for the City as a whole. The unemployment rate for those between the 

ages of 16-24 is approximately 10% while for ages 25-65 the unemployment rate is equal to the Citywide 

unemployment rate at approximately 6%. 

Occupations by Sector Number of People 

Management, business and financial 6,753 

Farming, fisheries and forestry occupations 275 

Service 4,063 

Sales and office 5,325 

Construction, extraction, maintenance and 

repair 1,816 

Production, transportation and material 

moving 4,981 

Table 43 – Occupations by Sector 
Alternate Data Source Name: 
2015-2019 ACS 
Data Source Comments:  

 

Occupations by Sector 



 

  Consolidated Plan DEARBORN HEIGHTS     97 

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

Table 43 displays occupations by Sector within Dearborn Heights according to the 2015-2019 ACS. 

Management, business, and financial occupations account for the largest number of occupations with 

6,753 people. The sales and office sector (5,325 people) and production, transportation and material 

moving sector (4,981 people) are also well-represented. The least represented sector in Dearborn 

Heights is farming, fisheries, and forestry occupations (275 people). Of these occupations, median 

earnings are highest in the Management, Business, and Financial occupations ($53,281), whereas 

median earnings are lowest in the farming, fisheries, and forestry occupations ($12,449). 

Travel Time 

Travel Time Number Percentage 

< 30 Minutes 15,660 70% 

30-59 Minutes 5,861 26% 

60 or More Minutes 717 3% 
Total 22,238 100% 

Table 44 - Travel Time 
Alternate Data Source Name: 
2015-2019 ACS 
Data Source Comments:  

 

Travel Time 

As shown in Table 44, the vast majority of Dearborn Heights residents commute less than 30 minutes to 

work (70.5%). A notable percentage travel 30-59 minutes (26.5%) with a small percentage commuting 

more than one hour (3%). Nearly 86 percent of Dearborn Heights workers drive to work alone and 

almost 10% carpool. According to 2015-2019 ACS estimates, for those who commute to work the 

average travel time is 23.5 minutes one-way. 

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 1,180 107 1,671 

High school graduate (includes 

equivalency) 4,945 506 2,877 

Some college or Associate's degree 6,961 373 2,208 

Bachelor's degree or higher 5,408 231 1,125 

Table 45 - Educational Attainment by Employment Status 
Alternate Data Source Name: 
2015-2019 ACS 
Data Source Comments:  
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Educational Attainment by Employment Status 

Table 45 displays Educational Attainment by Employment Status. Within Dearborn Heights, the highest 

numbers of employed are those with some college or an associate degree (6,961) and those with a 

bachelor’s degree or higher (5,408). A significant number of employed also are a high school graduate 

(4,945). About 4% of the civilian employed population never graduated from high school. 

The highest numbers of unemployed are those high school graduates (506) and those with some college 

or an associate’s degree (373). Approximately 19% of the unemployed population has a bachelor’s 

degree or higher; and 9% of the unemployed population never graduated from high school. 

When looking at the civilian labor force ages 25 to 64 years, 18,494 are employed, and 1,217 are 

unemployed. 

Educational Attainment by Age 

 Age 

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

Less than 9th grade 107 71 205 1,083 919 

9th to 12th grade, no diploma 526 540 565 1,124 824 

High school graduate, GED, or 

alternative 1,502 1,772 1,674 4,882 3,917 

Some college, no degree 2,096 2,032 1,393 3,066 1,554 

Associate's degree 221 866 688 1,497 512 

Bachelor's degree 542 1,568 962 1,897 678 

Graduate or professional degree 21 787 558 992 558 

Table 46 - Educational Attainment by Age 
Alternate Data Source Name: 
2015-2019 ACS 
Data Source Comments:  

 

Educational Attainment by Age 

Table 46 shows Educational Attainment by Age. A significant population over the age of 18 (5,964 or 

14%) in Dearborn Heights did not graduate from high school. A significant number of adults (23,888 or 

57%) graduated from high school or have some college education but no college degree. Combined, 

nearly 71% of the population 18 years or older (29,852 adults) do not have a college degree. 

Educational Attainment – Median Earnings in the Past 12 Months 

Educational Attainment Median Earnings in the Past 12 Months 

Less than high school graduate 24,800 

High school graduate (includes equivalency) 30,208 
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Educational Attainment Median Earnings in the Past 12 Months 

Some college or Associate's degree 35,190 

Bachelor's degree 51,926 

Graduate or professional degree 63,559 

Table 47 – Median Earnings in the Past 12 Months 
Alternate Data Source Name: 
2015-2019 ACS 
Data Source Comments:  

 

 

Median Earnings in the Past 12 Months 

Table 47 identifies income over a 12-month period as it relates to educational attainment in Dearborn 

Heights. The data shown is based on 2015-2019 ACS estimates. Greater educational attainment strongly 

correlates with increased income over a 12-month period. In Dearborn Heights, persons having a 

graduate or professional degree have an estimated median income of $63,559 and persons having a 

bachelor’s degree have a median income of $51,926. In contrast, persons with some college or an 

associate degree have a median of $35,190. Similarly, those with a high school diploma or equivalency 

have a median income of $30,208 and those without a high school diploma or equivalency have a 

median income of $24,800. 

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

your jurisdiction? 

The major employment sectors in Dearborn Heights are Retail Trade (18%); Education and Health Care 

Services (19%); and Arts, Entertainment, Accommodations (37%). Combined, these employment sectors 

represent approximately 74% of all available jobs in Dearborn Heights. 

Describe the workforce and infrastructure needs of the business community: 

The data show there may be more jobs than workers in three (3) business sectors: Arts, Entertainment, 

and Accommodations; Public Administration; and Retail Trade. This means that workers from outside 

Dearborn Heights may be meeting the needs of the local job market for these sectors. 

Since a large percentage of Dearborn Heights’s population lacks a college education, there may be a 

demand for adult basic education, workforce training and other education opportunities to better match 

the needs of employers with employees skilled in areas such as retail, services, administration, and 

construction. Administration jobs, in particular, typically require a bachelor’s degree or higher, whereas 

jobs in the retail trade, hospitality, and construction sectors typically require a high school diploma or 

equivalency, some college or an associate degree. With that, there are a number of private and public 

educational institutions, as well as workforce training initiatives, available in Wayne County to address 

this need. 
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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. 

A suburb of Detroit, Dearborn Heights competes for business development with other established and 

growing suburbs. Thus, the City must position itself to facilitate economic development. Neighborhood 

revitalization, technical support, and commercial/industrial rehabilitation are priorities for the City. 

Economic initiatives are also geared toward targeted and special needs populations to provide greater 

business and employment opportunities than otherwise might be available. Dearborn Heights will 

continue to support economic development through the implementation of the City’s Tax Increment 

Finance Authority (TIFA) and the Brownfield Redevelopment Authority. Since 1986, the TIFA has 

generated approximately $60 million for reinvestment. Associated with the TIFA, the City regularly 

publishes an available property list and market analysis to promote reinvestment. 

How do the skills and education of the current workforce correspond to employment 

opportunities in the jurisdiction? 

By comparing the share of workers to share of jobs, it can be determined within which sectors there are 

deficiencies to be addressed. The calculation of “jobs less workers” is the percentage of jobs less the 

percentage of workers. A negative number reflects an oversupply of labor for the sector. As Table 41 

shows, within Dearborn Heights there are fewer jobs than workers within eight (8) business sectors: 

Agriculture, Mining, Oil and Gas Extraction; Construction; Finance, Insurance, and Real Estate; 

Manufacturing; Other Services; Professional, Scientific, and Management; Transportation and 

Warehousing; and Wholesale Trade. This means that workers in these business sectors may have more 

difficulty finding a job within the City that matches their skillset. 

In contrast, there may be more jobs than workers in three (3) business sectors: Arts, Entertainment, and 

Accommodations; Public Administration; and Retail Trade. This means that workers from outside 

Dearborn Heights may be meeting the needs of the local job market for these sectors. 

Of the unemployed labor force in Dearborn, only 19% have a bachelor’s degree or higher. Of the total 

population age 18 and older, only 20% have a bachelor’s degree or higher 

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. 

The following workforce training initiatives are available to residents of Dearborn Heights: 

• Wayne County Community College 
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• Detroit Regional Workforce Fund (United Way) 

• Focus: HOPE 

• Workforce Development at M-TEC 

• SEMCA/Michigan Works! 

• The Resource Network, Inc. 

These initiatives support the development of a skilled workforce to meet the employment demands of 

the market. 

Does your jurisdiction participate in a Comprehensive Economic Development Strategy 

(CEDS)? 

Yes 

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. 

Yes, through the Southeast Michigan Council of Governments (SEMCOG) and the Metropolitan Affairs 

Coalition – “Increasing Shared Prosperity for a Resilient Economy” Report (March 2021), which includes 

Wayne County and its jurisdictions. 

As a suburb of Detroit, Dearborn Heights’s opportunities for growth and reinvestment occur in the form 

of redevelopment. Several redevelopment efforts are either in progress or have been completed, 

particularly through the Tax Increment Finance Authority (TIFA) and Brownfield Redevelopment 

Authority. 

The following are activities to attract more business and create more jobs in Dearborn Heights: 

• Business Improvement Program 

• Available Properties List 

• TIFA District Market Opportunities Analysis 

Discussion 

According to the 2010-2014 ACS, the Dearborn Heights labor force is comprised of approximately 24,704 

people, of which approximately 94% are employed and 6% are unemployed. The largest labor (i.e., 

workers) sectors in Dearborn Heights are education, healthcare, manufacturing, and retail trade. 

Like in most cities, higher median earnings generally correlate with higher education. The highest 

median earnings in Dearborn Heights are in occupations such as management, business and financial, 

while the lowest median earnings are in farming and service occupations. 
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Just over 32% of Dearborn’s adult population has a high school diploma or equivalent, but only 20% of 

the City’s population has a bachelor’s, graduate, or professional degree. While there may be a need for 

workforce training, there are also several workforce training initiatives in Wayne County to meet this 

need. 

Approximately 70% of Dearborn’s population drives less than 30 minutes to get to work, and 

approximately 27% of Dearborn’s population drives less than one hour to get to work. This means that 

most employees live locally or within the Dearborn region.  
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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") 

In the past five years, the City focused the majority of its CDBG-funded activities in eligible block groups 

(i.e., areas of low- and moderate-income concentration). Generally, these same areas are also 

disproportionately affected by housing problems, such as overcrowding, substandard conditions, or 

significant cost burden. 

According to the HUD CPD Maps tool, Table 48 shows the Census Tracts that have concentrations of 

housing problems (i.e., more than half of extremely low income, low income, or moderate-income 

households residing therein have some type of housing problem): 

Because of the age of Dearborn’s housing stock, housing problems are distributed throughout the City’s 

limits. Geographically, housing problems affecting extremely low-income households are the most 

widespread. The majority of extremely low-income households have some type of housing problem, 

regardless of their location. Housing problems affecting low-income households are also widespread, 

but there are not any Census Tracts that have a concentration of housing problems greater than 75% of 

low-income households. Housing problems affecting moderate income households are most 

concentrated in the northern areas of the City (Census Tracts 5719 and 5730). There are no Census 

Tracts that have a concentration of housing problems greater than 75% of moderate-income 

households. 

Are there any areas in the jurisdiction where racial or ethnic minorities or low-income 

families are concentrated? (include a definition of "concentration") 

The lowest income areas of Dearborn Heights are most affected by housing problems and in need of 

community investment. Unfortunately, these areas are widespread. Twenty-seven (27) of the City’s 51 

Block Groups have a low- and moderate-income percentage of 51% or greater, signifying that 

approximately 53% of the City’s neighborhoods are CDBG-eligible. These block groups are distributed 

throughout the City. 

An area of concentration is defined herein as an area where a certain group (racial, ethnic, or income) 

comprises a percentage of the population that is 10 percentage points higher than the jurisdiction as a 

whole. Only two Census Tracts meet this definition for race or ethnicity: Census Tract 5717, which is 

over24% Black/African American, according to the 2015-2019 ACS, 5-Year Estimates, and Census Tract 

5725, which is over 20% Black/African American. In contrast, City of Dearborn Heights as a whole is 

approximately 8% Black/African American. No Census Tracts have percentages of ethnic minorities that 

are 10 percentage points higher than that of the jurisdiction as a whole. 
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Census Tract 5717, at the City’s northeast, is an area of low- and moderate-income concentration, with a 

low- and moderate-income percentage of 66.18% in Block Group 1 and 53.57% in Block Group 2. Census 

Tract 5725, at the City’s southwest, is also an area of low- and moderate-income concentration, with a 

low- and moderate-income percentage of 51.31% in Block Group 1 and 53.54% in Block Group 2. 

Although these concentrations exist, the data provided in the Market Analysis show that all racial and 

ethnic groups living in the City have significant housing needs. 

What are the characteristics of the market in these areas/neighborhoods? 

The City’s low- and moderate-income neighborhoods are characterized by low-density single-family 

homes with few multi-family housing options. Neighborhood-level commercial or other service activities 

are interspersed, particularly along the City’s major corridors, such as Ford Road, Telegraph Road, and 

Inkster Road. Major nearby employment centers include downtown Detroit and larger suburbs; 

however, many of these employment centers are distant and, with limited transportation options, are 

difficult to access for transportation disadvantaged residents. 

Are there any community assets in these areas/neighborhoods? 

The City continues to coordinate with Wayne County on economic development activities to better 

market to, attract and retain businesses and develop the City’s resident workforce. Like many 

communities, the community itself is a strong asset for economic development. Organization at the 

community-level combined with other means, including CDBG assistance, is the primary asset for 

positive change in Dearborn’s low- and moderate-income neighborhoods. 

Are there other strategic opportunities in any of these areas? 

Strategic financial support of infrastructure, sidewalk and street improvements, blight elimination 

activities, and regular code enforcement may benefit these areas the most. Dearborn Heights may also 

have underutilized or vacant sites and/or brownfield redevelopment opportunities that could be 

pursued through the City’s TIFA and Brownfield Redevelopment Authority initiatives. 

% of Households 

w/Housing Problems 

Extremely Low Income 

Households 

Low Income Households Moderate Income 

Households 

50-75 5719, 5720, 5721, 5731, 

5725, 5726, 5727, 5728, 

5729 

5719, 5718, 5720, 5715, 

5730, 5731, 5724, 5727 

5719, 5730 

>75% 5715, 5718, 5722, 5730 N/A N/A 

Source: HUD CPD 

Maps 

   

Table 48 - Concentrations of Households with Housing Problems 
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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. 

According to the Federal Communications Commission (FCC) Fixed Broadband Deployment Map, 

accessed in April of 2021, nearly all of Dearborn Heights has 3 or more fixed residential broadband 

providers throughout the City. One impediment to broadband access within low- and moderate-income 

households is the ability to afford monthly fees along with purchasing of equipment (computers, 

smartphones, tablets, and routers).  Additionally, spurred by the COVID-19 pandemic, the need for 

internet access to accommodate remote work, school, and virtual interaction has grown throughout the 

United States. 

Describe the need for increased competition by having more than one broadband Internet 

service provider serve the jurisdiction. 

As stated above, according to the Federal Communications Commission (FCC) Fixed 

Broadband Deployment Map accessed in April of 2021, Dearborn Heights has 3 or more fixed 

residential broadband providers throughout the City; therefore, there is already competition in the area. 
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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. 

According to the Climate Science Special Report Fourth National Climate Assessment, 

Midwest communities will see an increase in average temperature in both the winter months and 

summer months. Increased heat wave intensity and frequency, increased humidity, degraded air quality, 

and reduced water quality will increase public health risks. 

Increases in precipitation are also likely. The City of Dearborn Heights currently has many areas within 

the City that reside within a FEMA designated 100-Year Floodplain. Also, given that the City of Dearborn 

Heights is located in Metro-Detroit, the City is largely developed and may experience greater risks of 

flooding due to the high amounts of impervious surface. Extreme rainfall events and flooding have 

increased during the last century, and these trends are expected to continue, causing erosion, declining 

water quality, and negative impacts on transportation, agriculture, human health, and infrastructure. 

Describe the vulnerability to these risks of housing occupied by low- and moderate-income 

households based on an analysis of data, findings, and methods. 

As mentioned above, as climate change progresses Midwest communities may see an increase 

in temperatures, increase in precipitation, and more extreme storm events. This poses a threat to 

all housing within Midwest communities. Housing located in proximity to waterways and floodplain 

area could be at risk of flood damage, especially in areas with high amounts of impervious surfaces. 

Major storms and high winds may pose a threat to housing as well. A large percentage of the City’s LMI 

population reside in the south end of the City which contains more floodplain area than the north end. 

Extreme storm events may increase flooding hazards for these populations in the south end. 
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Strategic Plan 

SP-05 Overview 

Strategic Plan Overview 

The Consolidated Plan process requires the City to identify priority needs and a Strategic Plan to meet 

those needs over the next five years. For every priority, there are goals and objectives established to 

measure progress, as well as strategies to address them. There are essentially four major topics of focus 

in the Consolidated Plan: 

• Housing 

• Homelessness 

• Community Development 

• Non-Homeless Special Needs 

Housing Needs 

The Housing topic is focused on the physical state and tenure of housing in the City of Dearborn Heights 

and ways that federal and local resources can be used to address housing issues. Based on input and 

data received through the public involvement process, the highest priorities identified by the public are: 

• Home repair/housing rehabilitation 

• Need for homeownership opportunities 

• Need for accessible housing and accessibility improvements 

• Need for safe and affordable low-income housing 

• Demolition and clearance of blighted structures 

• Emergency mortgage, rent, and utility assistance 

Considering these priorities, the following draft goals and objectives are recommended: 

Goal: Housing 

To improve quality, availability and accessibility of affordable housing to persons of low- and 

moderate income throughout the City of Dearborn Heights. 

 Objective 1: 

Provide rehabilitation assistance to income eligible homeowners so that they may be able to remain in 

their homes comfortably and continue to afford to live there without the structure deteriorating, 

priority for 0 to 80 percent of median family income. 
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Objective 2: 

Encourage affordable homeownership opportunities for low- and moderate-income homebuyers. 

Objective 3: 

Seek collaboration with non-profit agencies in addressing major housing issues, whenever possible. 

Objective 4: 

Encourage the development of new programs that improve or increase the City’s affordable housing 

stock, prioritizing support to those that draw from a diversity of funding sources. 

Objective 5: 

Affirmatively further fair housing objectives by encouraging increased housing choices and opportunities 

both within and outside of areas of minority and low-income concentrations. 

Strategic Plan Overview continued 

Homelessness Needs 

Meeting homelessness challenges in the City of Dearborn Heights is a collaborative effort comprising 

numerous individuals, agencies and organizations. Out-Wayne County Homeless Services Coalition is the 

lead agency for collecting homeless data for the Continuum of Care. Out-Wayne County Homeless 

Services Coalition assists in conducting homeless needs assessments and developing community 

supported homelessness strategies in Wayne County. In developing priority homeless needs, the City of 

Dearborn Heights did research through Out-Wayne County Homeless Services Coalition, as well as the 

general public through public meetings. 

Based on input and the data received through the citizen participation process, the highest priorities 

identified are services such as: 

• Rental assistance 

• Foreclosure prevention 

• Utility assistance 

• Homeless services and prevention 

• Increase capacity of service providers to assist the homeless. 

Considering these priorities, the following draft goals and objectives are recommended: 

 Goal: Homelessness 
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Work to reduce homelessness in the City by supporting programs that help to create economic 

opportunities and supply homeless prevention services. 

Objective 1: 

Partner with programs serving the homeless population in Dearborn Heights and within Wayne County, 

placing priority on those programs that draw from a diversity of funding sources. 

Objective 2: 

Support programs that serve to prevent homelessness, such as legal services, food pantries, emergency 

assistance, and employment services. 

  

Non-Housing Community Development Needs        

Non-Housing Community Development is a broad category of spending that covers many types of public 

facilities and improvements such as roads, sewer improvements, water improvements, wastewater 

improvements, lighting, drainage, community centers, parks, and virtually any other public project that 

benefits low- and moderate-income neighborhoods. 

Based on the needs assessment, input received through the citizen participation process, including 

public meetings, the following community development needs were identified: 

• Blight elimination 

• Economic Development in neighborhoods and existing developments. 

• Infrastructure Improvements (drainage/water, sidewalks, parks etc.) 

• Recreational opportunities and improvements 

• ADA accessibility 

• Senior center assistance and senior services 

• Code enforcement 

• Crime prevention 

Considering these priorities, the following draft goals and objectives are recommended: 

Strategic Plan Overview continued 2 

Goal: Community and Economic Development 

To enhance the living environment for persons in low- and moderate-income areas through public 

service and public improvement activities. 
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Objective 1: 

Fund supportive service programming for residents of low- and moderate-income and provide 

opportunities for citizen participation. 

Objective 2: 

Provide financial support to organizations offering public services and counseling programs for lower 

income persons. 

Objective 3: 

Prevent and eliminate blight within designated low- and moderate-income areas and throughout the 

City of Dearborn Heights. 

Objective 4: 

Improve physical conditions within designated low- and moderate-income areas through code 

enforcement. 

Objective 5: 

Support neighborhood improvements, housing and development efforts in targeted areas with public 

infrastructure and public facility improvements with particular emphasis on drainage, water 

improvements, streets, sidewalks, parks, and facilities providing priority services. 

Objective 6: 

Make neighborhoods safer through crime prevention and neighborhood watch activities. 

Objective 7: 

Eliminate ADA barriers at public parks and facilities. 

Objective 8: 

Support the preservation or restoration of places and structures of historical significance.  

Non-Homeless Special Needs 

Non-Homeless Special Needs is a broad category that applies to any population that is presumed to be 

low- and moderate-income and in need of public services. The category covers a large population, 

including the mentally ill, developmentally disabled, elderly, and other groups. These specific services 
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are often provided by non-profit agencies, usually in coordination with the City of Dearborn Heights or 

Wayne County. 

Based on input and the data received through the citizen participation process, the highest priorities 

identified by the public are: 

• Senior services 

• ADA accessibility improvements to housing stock 

• ADA accessibility improvements to public facilities, sidewalks and parks 

Considering these priorities, the following draft goals and objectives are recommended: 

Goal: Non-Homeless Special Needs 

Expand the accessibility and coordination of social services to Dearborn Heights low- and moderate- 

income and special needs populations.  

Objective 1: 

Support non-profit and faith-based organizations that provide services and outreach programs for 

populations with special needs. 

Objective 2: 

To provide technical assistance to human services organizations to develop programs and build 

organizational capacity to address priority needs within the community. 

Objective 3: 

Support programs that provide basic needs assistance to special needs populations including, but not 

limited to, frail/elderly, at-risk youth, disabled, persons living with HIV/AIDS, severe mental illness, and 

persons with alcohol/drug addiction. 
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SP-10 Geographic Priorities – 91.215 (a)(1) 

Geographic Area 

Table 49 - Geographic Priority Areas 

1 Area Name: Low and Moderate Income Areas 

Area Type: Local Target area 

Other Target Area Description:   

HUD Approval Date:   

% of Low/ Mod:   

Revital Type:  Comprehensive 

Other Revital Description:   

Identify the neighborhood boundaries 

for this target area. 

The City of Dearborn Heights has many low- and 

moderate-income census block groups throughout 

the City. These areas are defined as Census Block 

Groups with a low- and moderate-income population 

of 51% or more. 

Include specific housing and commercial 

characteristics of this target area. 

These areas are defined by mainly single-family 

residential housing. Commercial development is 

located along major corridors and is defined as 

mainly strip commercial. 

How did your consultation and citizen 

participation process help you to identify 

this neighborhood as a target area? 

Throughout the public participation process the 

areas defined as low- and moderate-income areas 

were identified as areas that needed crime 

prevention, code enforcement, neighborhood 

improvements and rehabilitation. 

Identify the needs in this target area. The needs of the low- and moderate-income areas in 

the City include the following: blight removal; 

housing rehabilitation; infrastructure improvements 

e.g. streets, sidewalks, water, and sewer; code 

enforcement to suppress further blight; and 

homeownership opportunities.  

What are the opportunities for 

improvement in this target area?     

The opportunities for improvement in low- and 

moderate-income areas include, but are not limited 

to: Owner-Occupied Housing Rehabilitation, code 

enforcement; street, sidewalk and sewer 

replacements; public facilities improvements; and 

neighborhood clean-up. 
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Are there barriers to improvement in this 

target area? 

The barriers of improvement for low- and moderate-

income areas include but are not limited to the 

following: lack of resources outside of entitlement 

and City general fund dollars, limited to no incentives 

for development as similar target areas, and lack of 

interest from private developers in the target area. 

 

General Allocation Priorities 

Describe the basis for allocating investments geographically within the jurisdiction (or within the EMSA 

for HOPWA) 

The City of Dearborn Heights has designated low- and moderate-income geographic areas with the 

largest percentage of lower income households as the main focus for CDBG funds. The Community Block 

Grant Development (CDBG) program requires that each CDBG-funded activity must either principally 

benefit low- and moderate-income persons, aid in the prevention or elimination of slums or blight, or 

meet a community development need having a particular urgency. With respect to activities that benefit 

all the residents of a given area, at least 51% of the area’s residents must be low and moderate income. 

Some CDBG assisted activities, such as parks, neighborhoods, facilities, community centers and streets, 

serve an identified geographic area. These activities generally meet the low- and moderate-income 

principal benefit requirement if 51 percent of the residents in the activity's service area are low and 

moderate income. The City will allocate investments geographically to the City’s low- and moderate-

income areas and to individuals citywide based on income eligibility or special needs status. 

The CDBG Low- and Moderate-Income Areas by Block Group Map shows the areas included. Each of 

these areas meets the eligibility requirements for low- and moderate-income benefit due to population 

of these block groups exceeds the 51% LMI threshold. 
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Low- and Moderate-Income Areas by Census Block Group Map 
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SP-25 Priority Needs - 91.215(a)(2) 

Priority Needs 

Table 50 – Priority Needs Summary 

1 Priority Need Name Housing Rehabilitation 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

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 

Low and Moderate Income Areas 

Associated Goals Housing 

Description Housing Rehabilitation 

Basis for Relative Priority Basis for relative priority determined by citizen participation 

process.  

2 Priority Need Name Elimination of Slum and Blight 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Geographic Areas 

Affected 

Low and Moderate Income Areas 

Associated Goals Community and Economic Development 

Description Elimination of Slum and Blight 

Basis for Relative Priority Basis for relative priority determined by citizen participation 

process.  

3 Priority Need Name Code Enforcement 

Priority Level High 
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Population Extremely Low 

Low 

Moderate 

Geographic Areas 

Affected 

Low and Moderate Income Areas 

Associated Goals Community and Economic Development 

Description Code Enforcement 

Basis for Relative Priority Basis for relative priority determined by citizen participation 

process. 

4 Priority Need Name Increased Homeownership Opportunities 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

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 

Low and Moderate Income Areas 

Associated Goals Housing 

Description Increased Homeownership Opportunities 

Basis for Relative Priority Basis for relative priority determined by citizen participation 

process. 

5 Priority Need Name Affordable and Accessible Housing for Special Need 

Priority Level High 
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Population 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 

Low and Moderate Income Areas 

Associated Goals Housing 

Non-Homeless Special Needs 

Description Affordable and Accessible Housing for Special Needs 

Basis for Relative Priority Basis for relative priority determined by citizen participation 

process. 

6 Priority Need Name Homeless Services and Prevention 

Priority Level High 

Population Chronic Homelessness 

Individuals 

Families with Children 

Mentally Ill 

Chronic Substance Abuse 

veterans 

Persons with HIV/AIDS 

Victims of Domestic Violence 

Unaccompanied Youth 

Geographic Areas 

Affected 

Low and Moderate Income Areas 

Associated Goals Homelessness 

Description Homeless Services and Prevention 

Basis for Relative Priority Basis for relative priority determined by citizen participation 

process. 

7 Priority Need Name Public Facilities and Infrastructure Improvements 

Priority Level High 
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Population Extremely Low 

Low 

Moderate 

Geographic Areas 

Affected 

Low and Moderate Income Areas 

Associated Goals Community and Economic Development 

Description Public Facilities and Infrastructure Improvements 

Basis for Relative Priority Basis for relative priority determined by citizen participation 

process. 

8 Priority Need Name Economic Development Opportunities 

Priority Level Low 

Population Extremely Low 

Low 

Moderate 

Geographic Areas 

Affected 

Low and Moderate Income Areas 

Associated Goals Community and Economic Development 

Description Economic Development Opportunities 

Basis for Relative Priority Basis for relative priority determined by citizen participation 

process. 

9 Priority Need Name Programs and services for low- and moderate-income 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Geographic Areas 

Affected 

Low and Moderate Income Areas 

Associated Goals Housing 

Community and Economic Development 

Description Programs and services for low- and moderate-income residents 

Basis for Relative Priority Basis for relative priority determined by citizen participation 

process. 

10 Priority Need Name Programs and services for special needs residents 

Priority Level High 



 

  Consolidated Plan DEARBORN HEIGHTS     119 

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

Population 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 

Low and Moderate Income Areas 

Associated Goals Housing 

Non-Homeless Special Needs 

Description Programs and services for special needs residents 

Basis for Relative Priority Basis for relative priority determined by citizen participation 

process. 

11 Priority Need Name ADA Accessibility at City Facilities and Parks 

Priority Level High 

Population 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 

Low and Moderate Income Areas 

Associated Goals Housing 

Community and Economic Development 

Non-Homeless Special Needs 

Description ADA Accessibility at City Facilities and Parks 

Basis for Relative Priority Basis for relative priority determined by citizen participation 

process. 

12 Priority Need Name Public Safety/Crime Prevention 

Priority Level High 
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Population Extremely Low 

Low 

Moderate 

Geographic Areas 

Affected 

Low and Moderate Income Areas 

Associated Goals Community and Economic Development 

Description Public Safety/Crime Prevention 

Basis for Relative Priority Basis for relative priority determined by citizen participation 

process. 

13 Priority Need Name Senior Services and Facilities 

Priority Level High 

Population 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 

  

Associated Goals Community and Economic Development 

Non-Homeless Special Needs 

Description Senior Services and Facilities 

Basis for Relative Priority Basis for relative priority determined by citizen participation 

process. 

 

Narrative (Optional) 

The Five-Year Consolidated Plan must indicate the general priorities for allocating investment of 

available resources among different needs. Priority needs are those that will be addressed by the goals 

outlined in the Strategic Plan. For each priority, Dearborn Heights has indicated one or more populations 

to be served, as well as an assigned priority level indicating relative importance among the needs listed 

(see Table 50). 
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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) 

Tenant-based vouchers are by far the most common voucher used in the City of 

Dearborn Heights. The average annual income of residents using TBRA is 

$12,732. This voucher continues to be critical for persons with extremely low 

incomes who are severely cost burdened. It is estimated that while 

approximately 1,232 TBRA vouchers are in use, nearly 2,880 households in 

Dearborn Heights have extremely low incomes. 

TBRA for Non-

Homeless Special 

Needs 

Non-Homeless Special Needs populations have a high need for TBRA, while at 

the same time being in need of improved accessibility within housing. 

Approximately 496 disabled or elderly families receive TBRA. Due to their 

limited income, housing needs for those with non-homeless special needs 

include affordability, availability of assistance, accessibility improvements and 

Fair Housing options. 

New Unit 

Production 

A shortage of affordable housing exists for several income groups, including 

both renter and owner households earning less than 80% HAMFI. The current 

housing inventory lacks rental units to house persons with low- and extremely 

low- incomes (less than 50% HAMFI). Necessary demolition of ageing and 

unsafe structures has contributed to the loss of affordable rental units. 

Rehabilitation Many of renter-occupied housing units have at least one housing problem 

(1,695), while a large number (2,395) of owner-occupied housing units have at 

least one housing problem. Furthermore, 93% of owner-occupied housing units 

and 82% of renter-occupied were built prior to 1980 and are more than 35 years 

old. Generally, these statistics point toward the need for the City of Dearborn 

Heights to facilitate both owner-unit and rental-unit rehabilitations to improve 

the condition of housing within its jurisdiction. The City of Dearborn Heights. 

Acquisition, 

including 

preservation 

Housing preservation/restoration within low- and moderate-

income neighborhoods was identified during the citizen participation process 

with regard to the expense associated with preserving/restoring homes and 

obstacles to demolition in cases of ageing and unsafe structures. 

Table 51 – Influence of Market Conditions 

 

Demographics 

Table 6 displays the population, number of households, and median income for the base year and most 

recent year, and the percentage of change over time. This data shows an overall population decline 

from 58,264 in the year 2000 to 22,857 at the time of the 2015-2019 ACS, an estimated 4% decrease in 

population. 
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Moreover, the number of households declined by 3,708 households from 23,913 households in the year 

2000 to 20,205 households at the time of the 2015-2019 ACS. This represents a decrease in the number 

of households of over 15% during this 20-year period. 

Table 6 also identifies an estimated 3% increase in the median income, from $48,222 to $49,750. 
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SP-35 Anticipated Resources - 91.215(a)(4), 91.220(c)(1,2) 

Introduction  

The Five-Year Consolidated Plan must identify the federal, state, local and private resources expected to be available to the City to address 

priority needs and specific objectives identified in the Strategic Plan. These resources are summarized in Table 52. 

The City of Dearborn Heights anticipates a total allocation of $1,035,433 in CDBG funding for the 2021/2022 program year. Program income may 

be realized over the course of the 2021/2022 program year and subsequent program years. These funds will be used for CDBG eligible activities 

consistent with the current goals and objectives identified in the Five-Year Consolidated Plan. CDBG funds will be used for housing and 

community development activities including, but not limited to, increasing homeownership, providing existing homeownership assistance (e.g. 

housing rehabilitation), public services, infrastructure improvements, code enforcement/blight removal, improve ADA accessibility, and 

administration of the City's CDBG program. 

Other resources, such as private and non-Federal public sources may become available to the City during the program year. For CDBG 

leveraging, these include funding from State and Federal grant sources, City Departments (e.g. Public Works, Parks and Recreation, Code 

Enforcement, and Building), public or social service providers, or other sources. The City will also look to leverage funds, if available, from other 

agencies and programs against CDBG dollars. 

The Annual Action Plan must summarize the City’s priorities and the specific goals it intends to initiate and/or complete within the first year of 

the Strategic Plan. These goals must be described in quantitative terms. The City of Dearborn Heights has selected goal outcome indicators and 

quantities based on the anticipated performance measures of the 2021/2022 Annual Action Plan. See Table 57 and Table 58. 
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Anticipated Resources 

Program Source 
of Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 
Available 

Remainder 
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 1,035,433 100,000 66,000 1,201,433 4,000,000 

Additional resources for leveraging may 

include other State and Federal grant 

sources, City Departments (Public 

Works, Parks and Recreation, Building 

and Code Enforcement), public service 

providers or other sources of funding 

Table 52 - 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 will look to leverage funds, if available, from State and Federal grants sources, City Departments (e.g. Public Works, Parks and 

Recreation, Code Enforcement, and Building), public or social service providers, or other sources. The City will also look to leverage funds, if 

available, from other agencies and programs against CDBG dollars. The City will look to leverage funds, if available, from 3rd Party Developers, 

Public Housing Authorities, or other agencies and programs against CDBG dollars. The City shall assure that the requirements as it relates to non-

federal share will be utilized as referenced in 24 CFR 570.201 (3) (g), for any project in which CDBG funding is used as the non-federal match. In 

the future, the City will continue to aggressively pursue funding from private, public, and federal sources to complete both our economic and 

community development needs. 
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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 

In the past the City has actively worked to acquire homes that reside within the 100-year floodplain, near the Ecorse Creek, with the intention of 

demolishing structures to mitigate the impacts of frequent flooding in the City’s south end. Historically this work has been completed with non-

CDBG funds. The City will continue to seek funding sources to accomplish this goal. 

Discussion 

Dearborn Heights anticipated funding allocation from will address many of the City's goals, including housing, non-homeless special needs, 

community and economic development, and homelessness. The City is fortunate to have a network of public or social service providers to help 

address these goals through financial leveraging, as well as other Federal funding sources such as City Departments and other agency and 

program funding. 



 

  Consolidated Plan DEARBORN HEIGHTS     126 

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

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 

City of Dearborn 

Heights Community 

and Economic 

Development 

Department 

Government Planning Jurisdiction 

Plymouth Housing 

Commission 

Government Public Housing Region 

MICHIGAN STATE 

HOUSING 

DEVELOPMENT 

AUTHORITY 

Government Public Housing State 

Wayne County Government Economic 

Development 

Ownership 

Public Housing 

Rental 

neighborhood 

improvements 

public facilities 

public services 

Other 

Out Wayne County 

Homelss Services 

Coalition 

Non-profit 

organizations 

Homelessness Other 

Table 53 - Institutional Delivery Structure 

Assess of Strengths and Gaps in the Institutional Delivery System 

Table 53 shows the institutional structure through which the City of Dearborn Heights will carry out its 

Strategic Plan. Although not every organization involved in the program of delivery is included in Table 

53, the lead agency and other organizations presented show the breadth of delivery capacity within the 

City. 

The lead agency for institutional delivery is the City of Dearborn Heights Community and Economic 

Development Department (CEDD), along with other City departments, the City Council and the Mayor’s 

Office. These departments’ carryout objectives related to housing and community development. 

Furthermore, there are multiple nonprofit organizations that provide a range of public services, from 
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programs to reduce homelessness to programs for non-homeless special needs populations. The Out-

Wayne County Homeless Services Coalition is the lead agency for collecting homeless data for the 

Continuum of Care. The Out-Wayne County Homeless Services Coalition assists in conducting homeless 

needs assessments and developing community supported homelessness strategies in Wayne County. 

The City has a strong Institutional delivery system. A wide range of services are available in the 

community, including homelessness prevention services, street outreach services, supportive services, 

and other services such as youth programs (see Table 54). These programs are provided by nonprofit 

organizations and the Continuum of Care (CoC). 

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   

Legal Assistance X X   

Mortgage Assistance X X   

Rental Assistance X X   

Utilities Assistance X X   

Street Outreach Services 

Law Enforcement X       

Mobile Clinics         

Other Street Outreach Services X       

Supportive Services 

Alcohol & Drug Abuse X       

Child Care X       

Education X       

Employment and Employment 

Training X       

Healthcare X       

HIV/AIDS          

Life Skills X       

Mental Health Counseling X       

Transportation X       

Other 

Food Banks/Nutrition 

Programs; Youth Programs 

(Not targeted. Community 

only) X X   

Table 54 - Homeless Prevention Services Summary 
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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) 

Meeting homelessness challenges in the City of Dearborn Heights is a collaborative effort comprising 

numerous individuals, agencies and organizations. The Out-Wayne County Homeless Services Coalition 

is the lead agency for collecting homeless data for the Continuum of Care. The Out-Wayne County 

Homeless Services Coalition assists in conducting homeless needs assessments and developing 

community supported homelessness strategies in Wayne County. The Continuum of Care (CoC) for the 

area consists of more than 60 agencies. The Out-Wayne County Homeless Services Coalition is also 

responsible for advancing community-wide efforts, including the Annual Point-in-Time (PIT) survey 

conducted by the CoC, which involves various partnering organizations. 

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 

In order to improve the housing and community development delivery system in Dearborn Heights, 

better coordination between and amongst the public, non-profit and private agencies will be required. 

The programs and services that exist and that are available to residents in Dearborn Heights are 

extensive and varied. Further, all of the agencies identified exhibit a commitment to providing these 

services. However, the agencies that participate in the City’s delivery system will need to operate in a 

more comprehensive and cohesive manner. At times, these services and programs are provided with 

little cooperation between and amongst the many other agencies that make up the housing and 

community development delivery system network which causes a duplication of services. 

The City of Dearborn Heights the Consolidated Plan development process as an opportunity to bring 

together the public, non-profit, and private organizations that provide housing and community 

development services in Dearborn Heights. Through the City’s Citizen Participation Plan, which was 

developed to maintain contact with the public, the City hopes to provide enough public forums and 

meetings throughout the year to create a greater awareness of housing and community development 

activities which may lead to better coordination over the next five years. 

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 

Although the City of Dearborn Heights coordinates with homeless and public service providers, better 

coordination between these agencies and with the public and private sector organizations will be a high 

priority during the next five years. 

The City will utilize the following strategies to overcome gaps in the institutional structure and service 

delivery system for homeless prevention services: 
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• Support non-profit service providers that offer self-sufficiency training, medical care, mental 

health counseling, case management, and other activities to prevent and reduce homelessness. 

• Assist the Out-Wayne County Homeless Services Coalition in their efforts to improve 

coordination between service providers. 

• Continue to support programs that assist the homeless or those at risk of becoming homeless. 
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SP-45 Goals Summary – 91.215(a)(4) 

Goals Summary Information  

Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

1 Housing 2021 2025 Affordable 

Housing 

  Housing 

Rehabilitation 

Increased 

Homeownership 

Opportunities 

Affordable and 

Accessible Housing 

for Special Need 

Programs and 

services for low- and 

moderate-income 

Programs and 

services for special 

needs residents 

ADA Accessibility at 

City Facilities and 

Parks 

CDBG: 

$1,500,000 

Public service activities for 

Low/Moderate Income Housing 

Benefit: 

8 Households Assisted 

  

Homeowner Housing 

Rehabilitated: 

60 Household Housing Unit 

2 Homelessness 2021 2025 Homeless   Homeless Services 

and Prevention 

CDBG: 

$50,000 

Homelessness Prevention: 

100 Persons Assisted 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

3 Community and 

Economic 

Development 

2021 2025 Non-Housing 

Community 

Development 

Low and 

Moderate 

Income 

Areas 

Elimination of Slum 

and Blight 

Code Enforcement 

Public Facilities and 

Infrastructure 

Improvements 

Economic 

Development 

Opportunities 

Programs and 

services for low- and 

moderate-income 

ADA Accessibility at 

City Facilities and 

Parks 

Public Safety/Crime 

Prevention 

Senior Services and 

Facilities 

CDBG: 

$1,800,000 

Public Facility or Infrastructure 

Activities other than 

Low/Moderate Income Housing 

Benefit: 

50000 Persons Assisted 

  

Public service activities other 

than Low/Moderate Income 

Housing Benefit: 

5000 Persons Assisted 

  

Buildings Demolished: 

2 Buildings 

  

Housing Code 

Enforcement/Foreclosed 

Property Care: 

5000 Household Housing Unit 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

4 Non-Homeless 

Special Needs 

2021 2025 Non-Homeless 

Special Needs 

  Affordable and 

Accessible Housing 

for Special Need 

Programs and 

services for special 

needs residents 

ADA Accessibility at 

City Facilities and 

Parks 

Senior Services and 

Facilities 

CDBG: 

$550,000 

Public service activities other 

than Low/Moderate Income 

Housing Benefit: 

81025 Persons Assisted 

5 Program 

Administration 

2021 2025 Program 

Administration 

Low and 

Moderate 

Income 

Areas 

  CDBG: 

$975,000 

Other: 

0 Other 

Table 55 – Goals Summary 

 

Goal Descriptions 

 

1 Goal Name Housing 

Goal 

Description 

To improve quality, availability and accessibility of affordable housing to persons of low- and moderate income 

throughout the City of Dearborn Heights. 

2 Goal Name Homelessness 

Goal 

Description 

Work to reduce homelessness in the City by supporting programs that help to create economic opportunities and supply 

homeless prevention services. 



 

  Consolidated Plan DEARBORN HEIGHTS     133 

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

3 Goal Name Community and Economic Development 

Goal 

Description 

To enhance the living environment for persons in low- and moderate-income areas through public service and public 

improvement activities. 

4 Goal Name Non-Homeless Special Needs 

Goal 

Description 

Expand the accessibility and coordination of social services to Dearborn Heights low- and moderate- income and special 

needs populations. 

5 Goal Name Program Administration 

Goal 

Description 

Administration of CDBG Program. 

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 Five-Year Consolidated Plan must summarize the City’s priorities and the specific goals it intends to initiate and/or complete within the five-

year term of the Strategic Plan. These goals must be described in quantitative terms. Dearborn Heights has selected funding allocations, goal 

outcome indicators and quantities using past and anticipated performance measures from its Annual Action Plans. These performance measures 

have been projected over the course of the five-year period to arrive at a total five-year funding allocation and quantity for each outcome 

indicator. See Table 55. 

Through annual CDBG allocations, the City will provide housing rehabilitation support to an average of 12 income-eligible non-homeless and 

special needs households annually, or approximately 60 households over the next five years. Additional support for income-eligible non-

homeless and special needs households may include rental assistance, mortgage assistance, and rehabilitation of existing units, as well as public 

service activities for low- and moderate-income housing benefit. The City is funding these activities through the CDBG-CV program. 

Note: Assumption made that the City will receive an annual allocation of $975,000 per year over the five year Consolidated Plan term. Total 

resources of $4,875,000. 20% of CDBG Entitlement Grant will be reserved for Administration and Planning Activities 
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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 number of disabled families getting assistance totals 433. In addition, 1,378 families are requesting 

accessibility features. This data shows that a high number of disabled families are in need of both 

housing assistance/vouchers and accessible units. Additionally, 176 program participants are elderly 

(>62 years) and may also need accessible units. 

Activities to Increase Resident Involvements 

In the absence of a locally administered program, the City works cooperatively with Wayne County, the 

Michigan State Housing Development Authority (MSHDA), the Plymouth Housing Commission and 

private entities in the provision of public and subsidized housing within Dearborn Heights. Several PHAs 

administer vouchers in Wayne County and cover the Dearborn Heights area. Among other assistance, 

the Plymouth Housing Commission administers the Section 8 Rental Assistance Program that provides 

financial rental assistance to eligible individuals and families based upon income. 

The Plymouth Housing Commission and other local housing agencies intend to continue promoting 

several resident initiatives. Dearborn Heights will work within its power to broaden public housing 

residents’ knowledge of their rights, knowledge, HUD’s perspective on issues, and various resident 

initiatives that can be explored and implemented at various points in time. 

Is the public housing agency designated as troubled under 24 CFR part 902? 

No 

Plan to remove the ‘troubled’ designation  

The local PHA, Plymouth Housing Commission, is not designated as troubled. 
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SP-55 Barriers to affordable housing – 91.215(h) 

Barriers to Affordable Housing 

This section requires the jurisdiction to explain whether the cost of housing or the incentives to develop, 

maintain, or improve affordable housing are affected by public policies, particularly those of the local 

jurisdiction. Such policies include land use controls, zoning ordinances, building codes, and policies that 

affect the return on residential investment. 

The City of Dearborn Heights will continue to avoid all barriers to affordable housing. In many 

municipalities, the following programs and policies have the potential for creating barriers to affordable 

housing, and thus are a matter of interest for the City: 

1.      Zoning Ordinances and Building Codes 

• Zoning Ordinances – The City of Dearborn Heights Zoning Ordinance is free of barriers to 

affordable housing. It is a useful tool designed to promote the health, safety and welfare of its 

residents. It does not contain any restrictive, exclusionary zoning or excessive subdivision 

controls that would impose barriers to affordable housing. 

• Building Codes – The City adheres to the State guidelines and BOCA (Building Officials and Code 

Administrators) code books, designed to ensure that dwelling units are structurally sound and 

safe for their inhabitants. CABO (Council of American Building Officials) guidelines are used for 

one- and two-family dwelling units. Such building codes do not include any codes which are 

insensitive to the older housing stock of the City. 

2.      Development Fees 

• The City does not impose an impact fee on developers seeking to take on projects within the 

municipality. 

3.      Permitting and Approval Systems 

• The City does not utilize slow procedures that are burdensome and uncoordinated, nor does 

Dearborn Heights impose repetitive reviews that require developers to incur high costs and lose 

valuable time. 

4.      Manufactured and Modular Housing 

• The City permits manufactured and modular housing as long as the development is consistent 

with the City’s Zoning Ordinance and Master Plan. The Zoning Ordinance does not impose 

restrictive barriers on these types of new construction. 
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5.      Redlining and Secondary Market Practices 

• The practice of redlining and other secondary market practices are obvious barriers to 

affordable housing. Dearborn Heights does not partake in such practices 

In general, Dearborn Heights will continue to work with non-profit housing developers and providers to 

increase the amount of affordable housing. The City will do this primarily through the Community and 

Economic Development Department (CEDD). 

Strategy to Remove or Ameliorate the Barriers to Affordable Housing 

Dearborn Heights has identified various relevant public policies that could potentially affect the 

availability of affordable housing. In some cases, these public policies may be considered barriers to 

affordable housing, in which case the City will address strategies to eliminate or minimize such a 

negative effect on the affordable housing opportunities in Dearborn Heights. 

The City of Dearborn Heights has reviewed the extent to which the cost or incentives to develop, 

maintain or improve affordable housing in the jurisdiction are affected by State or local policies. There 

are many barriers to affordable housing that may increase the costs, act as disincentives to development 

or create barriers to the production or maintenance of housing for low-income families. The City does 

not have any known “barriers to affordable housing” within its jurisdiction. 

The City of Dearborn Heights will continue to avoid all barriers to affordable housing as it has in the past. 

In many municipalities, the following programs and policies have the potential for creating barriers to 

affordable housing, and thus are a matter of interest for Dearborn Heights: 

• Zoning Regulations: Zoning Regulations: The City of Dearborn Heights Zoning Ordinance is free 

of barriers to affordable housing. It is a useful tool designed to promote the health, safety and 

welfare of its residents. It does not contain any restrictive, exclusionary zoning or excessive 

subdivision controls that would impose barriers to affordable housing. 

• Building Codes: The City adheres to the State guidelines and BOCA (Building Officials and Code 

Administrators) code books, designed to ensure that dwelling units are structurally sound and 

safe for their inhabitants. CABO (Council of American Building Officials) guidelines are used for 

one- and two-family dwelling units. Such building codes do not include any codes which are 

insensitive to the older housing stock of the City. 

• Development Fees: Dearborn Heights does not impose an impact fee on developers seeking to 

take on projects within the municipality. 

• Approval and Permitting Systems: The City does not utilize slow procedures that are 

burdensome and uncoordinated, nor does Dearborn Heights impose repetitive reviews that 

require developers to incur high costs and lose valuable time. 
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• Manufactured and Modular Housing: The City permits manufactured and modular housing as 

long as the development is consistent with the City’s Zoning Ordinance and Master Plan. The 

Zoning Ordinance does not impose restrictive barriers on these types of new construction. 

• Redlining and Secondary Market Practices: Dearborn Heights does not partake in the use of 

such practice 
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SP-60 Homelessness Strategy – 91.215(d) 

Reaching out to homeless persons (especially unsheltered persons) and assessing their 

individual needs 

Homelessness is a complex problem that requires an emergency response. Risks such as loss of 

employment, domestic violence, low education attainment, mental health, and substance abuse all 

contribute to homelessness. Below is the strategy that the City will use to combat this issue. 

The City of Dearborn Heights will work to reduce homelessness in the City by supporting programs that 

help to create economic opportunities and supply homeless prevention services. The Out-Wayne County 

Homeless Services Coalition is designated as the lead agency for the homeless services. 

Addressing the emergency and transitional housing needs of homeless persons 

The City alone does not have the ability to address this problem. In response, the City works with a 

number of homeless service providers to address this problem. Many referrals are made to the 

following organizations. However, there are a significant number of other, smaller service providers in 

the region 

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. 

A City strategy for preventing and reducing homelessness is to promote and encourage the 

development of programs that facilitate the transition from homelessness into permanent housing. 

Many of these programs are operated by the CoC partnering agencies. The City will continue to provide 

referrals to these agencies as needed. 

Local PHA partners provide a TBRA program that would provide a monthly rental subsidy for an eligible 

household for a specified period of time to enable the household to afford their housing. A tenant-based 

rental subsidy program would provide the subsidy on behalf of an eligible tenant to an approved 

landlord for an approved rental unit which has an approved rent. 

Additionally, through the CDBG-CV funds Homeless Prevention Program (HPP), the City intends to assist 

households that have been impacted by COVID-19 with rental and mortgage assistance. 

Help low-income individuals and families avoid becoming homeless, especially extremely 

low-income individuals and families who are likely to become homeless after being 
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discharged from a publicly funded institution or system of care, or who are receiving 

assistance from public and private agencies that address housing, health, social services, 

employment, education or youth needs 

Another of the City’s strategies for reducing homelessness is to support non-profit service providers that 

offer self-sufficiency training, medical care, mental health counseling, case management, and other 

activities to prevent homelessness. Many of these non-profit service providers are CoC partnering 

agencies. 

The non-homeless special needs populations include the elderly, mentally ill, developmentally disabled, 

physically disabled, substance abusers, and persons with HIV/AIDS or related diseases. The City and 

other non-profits will provide various types of assistance, primarily through supportive services, to 

persons with special needs in the community. 
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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 

Lead was used as a pigment and drying agent in “alkyd” oil-based paint in most homes built before 

1978. Lead may be present on any interior or exterior surface, particularly on woodwork, doors, and 

windows. In 1978, the U.S. Consumer Product Safety Commission lowered the legal maximum lead 

content in most kinds of paint to 0.06% (a trace amount). According to the Commission, about two-

thirds of homes built before 1940, one-half of the homes built from 1940 to 1960, and a large number of 

homes built after 1960 contain heavily leaded paint. Given the age of the City’s housing stock, lead paint 

is presumed to be present in most areas of the City. 

The City of Dearborn Heights takes an active role in the prevention of childhood lead poisoning through 

housing-based approaches. Dearborn Heights housing programs reflect the strategies that were devised 

by the Federal government. The CEDD informs families on the dangers of lead-based paint, especially its 

negative effects on young children. The staff also encourages families with young children to find 

housing that has been made lead free. 

The City has taken great strides to address lead-based paint hazards before they have a negative effect 

on our residents. City staff informs its renters and homeowners of potential lead hazards when they 

come into the Housing Rehabilitation Program. 

The Housing Rehabilitation Program addresses the issue of lead-based paint hazards during the 

inspection phase of a rehabilitation project. The applicant must sign and submit a statement that verifies 

that they have read, “Lead-Based Paint: A Threat to Your Children.” The pamphlet provides the 

homeowner with vital information on the dangers of lead-based paint. 

The City will continue abate lead as part of the City Housing Rehabilitation Program. 

How are the actions listed above related to the extent of lead poisoning and hazards? 

Housing built before 1980 is presumed to have a higher risk of lead-based paint. In Dearborn Heights, 

95% of housing units were built prior to 1980 present. For owner-occupied housing units, 93% were built 

prior to 1980 and for renter-occupied the percentage is lower at 82%. It can be estimated that a large 

percentage of these are housing units that are occupied by low- and moderate-income families. 

Generally, these statistics point toward the need for Dearborn Heights to facilitate both owner-unit and 

rental-unit rehabilitations within its jurisdiction. 

How are the actions listed above integrated into housing policies and procedures? 

The City requires inspection of units undergoing rehabilitation through the Community and Economic 

Development housing programs. This inspection includes documentation of the year built, names and 
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ages of the children living in the unit (if under 7 years), and whether or not the children have symptoms 

of elevated blood lead levels (EBL). If any child has symptoms, then all chewable surfaces up to five feet 

from the ground will be tested and abated (i.e., covered or removed). 

For every rehabilitation project, the resident is given an educational pamphlet on the dangers of lead-

based paint, including the age of homes affected, age group most susceptible, symptoms of EBL and 

whom to contact if symptoms are evident. 

Each substandard housing unit to be rehabilitated is inspected and tested by a licensed inspector to 

identify lead-based paint hazards. A report with the rehabilitation approach and strategy to eliminate 

lead hazards is issued to the City’s Community and Economic Development Department and the 

homeowner by the inspector(s). 
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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 

According to the 2015-2019 American Community Survey (ACS) estimates, 18.6% of people living in the 

City of Dearborn Heights are at poverty level or below. To combat this trend, Dearborn Heights and 

Wayne County has a number of agencies that provide public services to persons in poverty. These 

agencies typically provide services to other homeless and non-homeless special needs populations, as 

well as low- and moderate-income families. These services include housing, job/skills training and other 

assistance to promote self-sufficiency. Dearborn Heights will continue to support and collaborate with 

these agencies to meet the common goal of reducing poverty within the City. 

How are the Jurisdiction poverty reducing goals, programs, and policies coordinated with this 

affordable housing plan 

It is very important that Dearborn Heights continues to seek to provide services and programs that will 

improve their quality of living. Dearborn Heights programs are designed to reduce the number of 

poverty level households located within the City through the provision of public services, the creation of 

economic opportunities and the improvement of physical conditions in low-income areas. 

Dearborn Heights will undertake the following actions to reduce poverty: 

• Increase lead-based paint abatement to address child lead poisoning, which can affect future 

employment and earning capabilities 

• Fund infrastructure improvements (street, water main, sidewalk, etc.) to enhance neighborhoods and 

increase property values, while raising the pride of the residents as well as encouraging the introduction 

of economic development into distressed areas 

• Provide financial support to organizations offering supportive services to homeless families or those 

threatened with homelessness 

• Provide assistance to organizations, which provide referrals to special needs persons, such as Wayne 

Metropolitan Community Action Agency and Plymouth Housing Commission 

• Encourage economic development programs aimed at developing job training and employability skills 

• Support youth and childcare programs, which will provide role models for children and allow parents 

to secure and keep employment 

Dearborn Heights will pursue the following strategies to further mitigate and/or reduce poverty: 

• Provide financial support to organizations offering necessary services, such as food, senior services and 

counseling programs for extremely-low income persons 

• Continue to provide assistance to extremely low-income households in the improvement of their 

residences through the City’s CDBG funded Housing Rehabilitation Program and make referrals to the 

Wayne County Weatherization Program 

• Provide/increase homeownership programs to support homeownership and the accumulation of 

equity 
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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 

The City of Dearborn Heights recognizes that monitoring of this Action Plan must be carried out on a 

regular basis to ensure that statutory and regulatory requirements are being met. Further, it is critical to 

confirm that information being reported to HUD through such mechanisms as the IDIS is correct and 

complete. The City, through the CEDD, will make its best effort to monitor the success of selected 

projects based on the updated rules and regulations. The CEDD staff also participate in ongoing training 

in all areas related to HUD service. The CEDD will report progress for each project through the IDIS. The 

performance will be reported in the self-evaluation section of the CAPER. The City’s Community and 

Economic Development staff will monitor all sub-recipients annually utilizing HUD guidelines. Sub-

recipients will report program progress to the City on a quarterly basis. The quarterly reports will form 

the basis for ongoing monitoring and will be reviewed as part of the annual monitoring process. The 

objective of the sub-recipient monitoring will be to ensure reasonable project progress and 

accountability; ensure compliance with CDBG and other Federal requirements, and to evaluate 

organizational and project performance. Documentation will be maintained of all monitoring activities 

including reports of site visits, findings and correspondence, and resolution of any comments or findings. 

As a means to effectively monitor the City’s overall progress, assistance will be sought from a number of 

external sources including the non-profit agencies to which Dearborn Heights gives CDBG funding. 

Comments from these organizations will be solicited on the City’s annual performance. It is intended 

that this monitoring plan will reinforce the communication network between the City and the various 

housing and human needs agencies participating directly in the implementation of the Action Plan or 

assisting in the provision of service supporting the Plan’s strategies. The monitoring process will also 

ensure accountability, compliance and adequate progress from the various agencies funded as a part of 

the City’s CDBG Program. The City of Dearborn Heights takes an active role in the prevention of 

childhood lead poisoning through housing-based approaches. According to the 2015-2019 American 

Community Survey 5-Year Estimates 91.7 percent of structures in the City were built in 1978 or before. 

As the City’s housing stock is aging the Housing Rehabilitation Program administered through the 

Community and Economic Development Department is becoming more important. Dearborn Heights’ 

program reflects the strategies that were devised by the Federal government: Emphasis on the home, 

rather than waiting for children to become poisoned; Identification and reduction of lead-based paint 

hazards, rather than the elimination of all lead-based paint; New requirements for all levels of 

government to promote lead-hazard reduction. The Housing Rehabilitation program is used to inform 

and assist the community at-large, as to the hazards of lead-based paint. This program is working 

towards the common goal of significantly reducing or eliminating lead-based paint hazards, and 

preventing childhood lead poisoning. The City will stay current on the new legislation and will make any 

necessary modifications to our programs, in an effort to comply with changing lead-based paint 

regulations. Based on regulations that went into effect October 2000, the City made the necessary 
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modifications to their programs to ensure compliance with the Department of Housing and Urban 

Development and the U.S. Congress. The Housing Rehabilitation program currently complies with the 

regulations. The City will continue to encourage appropriate staff and participating contractors to attend 

training and obtain certification in “Lead-Based Paint Safe Work Practices” for City construction and 

rehabilitation projects. 
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Expected Resources  

AP-15 Expected Resources – 91.220(c)(1,2) 

Introduction 

The Five-Year Consolidated Plan must identify the federal, state, local and private resources expected to be available to the City to address 

priority needs and specific objectives identified in the Strategic Plan. These resources are summarized in Table 52. 

The City of Dearborn Heights anticipates a total allocation of $1,035,433 in CDBG funding for the 2021/2022 program year. Program income may 

be realized over the course of the 2021/2022 program year and subsequent program years. These funds will be used for CDBG eligible activities 

consistent with the current goals and objectives identified in the Five-Year Consolidated Plan. CDBG funds will be used for housing and 

community development activities including, but not limited to, increasing homeownership, providing existing homeownership assistance (e.g. 

housing rehabilitation), public services, infrastructure improvements, code enforcement/blight removal, improve ADA accessibility, and 

administration of the City's CDBG program. 

Other resources, such as private and non-Federal public sources may become available to the City during the program year. For CDBG 

leveraging, these include funding from State and Federal grant sources, City Departments (e.g. Public Works, Parks and Recreation, Code 

Enforcement, and Building), public or social service providers, or other sources. The City will also look to leverage funds, if available, from other 

agencies and programs against CDBG dollars. 

The Annual Action Plan must summarize the City’s priorities and the specific goals it intends to initiate and/or complete within the first year of 

the Strategic Plan. These goals must be described in quantitative terms. The City of Dearborn Heights has selected goal outcome indicators and 
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quantities based on the anticipated performance measures of the 2021/2022 Annual Action Plan. See Table 57 and Table 58. 

Anticipated Resources 

Program Source 
of Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 
Available 

Remainder 
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 1,035,433 100,000 66,000 1,201,433 4,000,000 

Additional resources for leveraging may 

include other State and Federal grant 

sources, City Departments (Public 

Works, Parks and Recreation, Building 

and Code Enforcement), public service 

providers or other sources of funding 

Table 56 - 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 

The City will look to leverage funds, if available, from State and Federal grants sources, City Departments (e.g. Public Works, Parks and 

Recreation, Code Enforcement, and Building), public or social service providers, or other sources. The City will also look to leverage funds, if 

available, from other agencies and programs against CDBG dollars. The City will look to leverage funds, if available, from 3rd Party Developers, 

Public Housing Authorities, or other agencies and programs against CDBG dollars. The City shall assure that the requirements as it relates to non-

federal share will be utilized as referenced in 24 CFR 570.201 (3) (g), for any project in which CDBG funding is used as the non-federal match. In 

the future, the City will continue to aggressively pursue funding from private, public, and federal sources to complete both our economic and 

community development needs. 
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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 

In the past the City has actively worked to acquire homes that reside within the 100-year floodplain, 

near the Ecorse Creek, with the intention of demolishing structures to mitigate the impacts of frequent 

flooding in the City’s south end. Historically this work has been completed with non-CDBG funds. The 

City will continue to seek funding sources to accomplish this goal. 

Discussion 

Dearborn Heights anticipated funding allocation from will address many of the City's goals, including 

housing, non-homeless special needs, community and economic development, and homelessness. The 

City is fortunate to have a network of public or social service providers to help address these goals 

through financial leveraging, as well as other Federal funding sources such as City Departments and 

other agency and program funding. 
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Annual Goals and Objectives 

 

AP-20 Annual Goals and Objectives 

Goals Summary Information  

Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

1 Housing 2021 2025 Affordable 

Housing 

  Housing 

Rehabilitation 

Programs and 

services for low- 

and moderate-

income 

Programs and 

services for special 

needs residents 

CDBG: 

$159,687 

Public service activities for 

Low/Moderate Income Housing 

Benefit: 8 Households Assisted 

Homeowner Housing Rehabilitated: 

12 Household Housing Unit 

2 Homelessness 2021 2025 Homeless   Homeless Services 

and Prevention 

CDBG: $0   
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic 
Area 

Needs Addressed Funding Goal Outcome Indicator 

3 Community and 

Economic 

Development 

2021 2025 Non-Housing 

Community 

Development 

Low and 

Moderate 

Income 

Areas 

Code Enforcement 

Public Facilities 

and Infrastructure 

Improvements 

Programs and 

services for low- 

and moderate-

income 

ADA Accessibility 

at City Facilities 

and Parks 

Public 

Safety/Crime 

Prevention 

CDBG: 

$703,000 

Public Facility or Infrastructure 

Activities other than Low/Moderate 

Income Housing Benefit: 3525 

Persons Assisted 

Public service activities other than 

Low/Moderate Income Housing 

Benefit: 1000 Persons Assisted 

Housing Code 

Enforcement/Foreclosed Property 

Care: 12000 Household Housing 

Unit 

4 Non-Homeless 

Special Needs 

2021 2025 Non-Homeless 

Special Needs 

  Programs and 

services for special 

needs residents 

Senior Services and 

Facilities 

CDBG: 

$111,660 

Public service activities other than 

Low/Moderate Income Housing 

Benefit: 16205 Persons Assisted 

5 Program 

Administration 

2021 2025 Program 

Administration 

    CDBG: 

$224,079 

  

Table 57 – Goals Summary 

 

Goal Descriptions 
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1 Goal Name Housing 

Goal 

Description 

<div>To improve quality, availability and accessibility of affordable housing to persons of low and moderate income 

throughout the City of Dearborn Heights.</div> 

2 Goal Name Homelessness 

Goal 

Description 

<div>Work to reduce homelessness in the City by supporting programs that help to create economic opportunities and 

supply</div><div>homeless prevention services.</div> 

3 Goal Name Community and Economic Development 

Goal 

Description 

<div>To enhance the living environment for persons in low and moderate-income areas through public service and public 

improvement activities.</div> 

4 Goal Name Non-Homeless Special Needs 

Goal 

Description 

<div>Expand the accessibility and coordination of social services to Dearborn Heights low- and moderate- income and 

special needs populations.</div> 

5 Goal Name Program Administration 

Goal 

Description 
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Projects  

AP-35 Projects – 91.220(d) 

Introduction  

The City’s planned actions for the 2021/2022 Annual Action Plan are intended to support housing and 

community development for the City’s low- and moderate-income populations as well as the City’s 

homeless and special needs groups. 

The City will continue to operate its CDBG program through the Community and Economic Development 

Department, which will continue to provide funding for housing rehabilitation and blight 

prevention/elimination. These actions will further the goal of improving the availability and accessibility 

of affordable housing in Dearborn Heights. 

As in the past, the City will continue to coordinate with public or social service providers to prevent 

homelessness and promote access to public services for special needs populations generally assumed to 

be low- and moderate-income. During the 2021/2022 program year, the City will fund activities that 

address the needs of the disabled, seniors, and at-risk youth. 

Planned community development activities include ADA renovations at City Hall, Code Enforcement, 

Watermain Replacement, and Facility upgrades at Vista Maria. 

The City’s planned actions for the 2021/2022 Annual Action Plan are summarized in Table 59 and Table 

60. 

 

Projects 

# Project Name 

1 ADA Counters City Hall 

2 Amity Foundation 

3 Code Enforcement 

4 Crime Prevention LMA/LMC 

5 Fair Housing Center of Metro Detroit 

6 Housing Rehabilitation 

7 Senior Citizen Services 

8 Tree Planting 

9 Vista Maria Facility Rehabilitation 

10 Watermain Replacement 

11 General Administration/Planning 

Table 58 – Project Information 
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Describe the reasons for allocation priorities and any obstacles to addressing underserved 
needs 

The allocation priorities are focused on the five goals of the Strategic Plan: housing, homelessness, non-

homeless special needs, community and economic development, and program administration. It is 

important to note that total funding for public services is capped at 15% of the total CDBG allocation. 

Total funding for activities related to administration is capped at 20% for CDBG. 

Strategic Plan Goal                                                          CDBG (% of Total Award)*  

Program Administration:                                                      $227,086 (18.8%) 

Housing:                                                                             $159,687 (13.2%) 

Homelessness:                                                                    $0 (0.0%) 

Community and Economic Development                                $703,000 (58.5%) 

Non-Homeless Special Needs:                                             $111,660 (9.2%) 

*Includes program income and prior year resources. 

The City’s primary obstacle to meeting underserved needs is a lack of funding. In 2020, spurred by a 

nation-wide pandemic, reduced revenues have plagued all levels of government (federal, state, and 

local). These reduced revenues have hindered the City’s ability to meet the increasing needs of lower 

income residents. Another obstacle to meeting underserved needs is the generally increasing demand 

for public services that is placing an additional burden on public service agencies within the City. 
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AP-38 Project Summary 

Project Summary Information 
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1 Project Name ADA Counters City Hall 

Target Area   

Goals Supported Community and Economic Development 

Needs Addressed Public Facilities and Infrastructure Improvements 

ADA Accessibility at City Facilities and Parks 

Funding CDBG: $85,000 

Description Funds will be used to improve ADA accessibility at the Dearborn 

Heights City Hall. 

Target Date 6/30/2022 

Estimate the number 

and type of families that 

will benefit from the 

proposed activities 

  

Location Description 6045 Fenton Street Dearborn Heights, MI 48127 

Planned Activities Public Facility Improvements 

2 Project Name Amity Foundation 

Target Area   

Goals Supported Housing 

Needs Addressed Increased Homeownership Opportunities 

Funding CDBG: $3,000 

Description Funds will provide immediate financial relief to families that have 

currently fallen behind on their rent or mortgage. 

Target Date 6/30/2022 

Estimate the number 

and type of families that 

will benefit from the 

proposed activities 

It is estimated that 5 LMI households will benefit. 

Location Description Citywide 

Planned Activities Mortgage/Rental Assistance 

3 Project Name Code Enforcement 

Target Area Low and Moderate Income Areas 

Goals Supported Community and Economic Development 
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Needs Addressed Elimination of Slum and Blight 

Code Enforcement 

Funding CDBG: $100,000 

Description Funds to be used for code enforcement activities in the Cityâ¿¿s low- 

and moderate-income areas. 

Target Date 6/30/2022 

Estimate the number 

and type of families that 

will benefit from the 

proposed activities 

This project will benefit residents within the City's LMI Areas. There is 

an estimated 16,380 LMI persons in these areas. 

Location Description CENSUS TRACT BLOCK GROUPS 

572800 4 

572400 2 

572100 3 

571500 2 

572100 4 

572900 3 

571700 1 

571900 2 

572600 4 

572900 1 

572900 2 

572100 5 

572100 1 

572600 2 

572100 2 

572000 2 

572200 2 

571500 1 

572400 1 

571900 1 

572800 3 

572700 2 

572200 5 

571700 2 

572500 2 

572200 3 

572500 1 

Planned Activities Code Enforcement 
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4 Project Name Crime Prevention LMA/LMC 

Target Area Low and Moderate Income Areas 

Goals Supported Community and Economic Development 

Needs Addressed Public Safety/Crime Prevention 

Funding CDBG: $53,000 

Description Funding for Crime Prevention services to limited clientele residents 

and residents within low and moderate-income eligible areas of 

Dearborn Heights. 

Target Date 6/30/2022 

Estimate the number 

and type of families that 

will benefit from the 

proposed activities 

This program aims to assist 1,000 LMI persons within the City's LMI 

areas 
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Location Description Census Block Groups 

572800 4 

572400 2 

572100 3 

571500 2 

572100 4 

572900 3 

571700 1 

571900 2 

572600 4 

572900 1 

572900 2 

572100 5 

572100 1 

572600 2 

572100 2 

572000 2 

572200 2 

571500 1 

572400 1 

571900 1 

572800 3 

572700 2 

572200 5 

571700 2 

572500 2 

572200 3 

572500 1 

Planned Activities Crime Prevention 

5 Project Name Fair Housing Center of Metro Detroit 

Target Area   

Goals Supported Housing 

Needs Addressed Increased Homeownership Opportunities 

Affordable and Accessible Housing for Special Need 

Funding CDBG: $6,000 

Description Provide funding to the Fair Housing Center of Detroit to assist the 

City with fair housing issues and complaints. 

Target Date 6/30/2022 
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Estimate the number 

and type of families that 

will benefit from the 

proposed activities 

This program aims to assist 3 LMI households 

Location Description Citywide 

Planned Activities Fair Housing Activities 

6 Project Name Housing Rehabilitation 

Target Area   

Goals Supported Housing 

Needs Addressed Housing Rehabilitation 

Affordable and Accessible Housing for Special Need 

Funding CDBG: $150,687 

Description Revolving Loan Fund/Deferred Loan for eligible low- and moderate-

income homeowners to rehabilitate single family homes. 

Applications accepted on first come/first serve basis. Waiting list 

involved. Emergency assistance is also provided to eligible families. 

Target Date 6/30/2022 

Estimate the number 

and type of families that 

will benefit from the 

proposed activities 

This program aims to assist 12 LMI households 

Location Description Citywide 

Planned Activities Housing Rehabilitation 

7 Project Name Senior Citizen Services 

Target Area   

Goals Supported Non-Homeless Special Needs 

Needs Addressed Programs and services for low- and moderate-income 

Programs and services for special needs residents 

Senior Services and Facilities 

Funding CDBG: $111,660 

Description Provide support funding for operations at Berwyn and Eton Senior 

Centers. 

Target Date 6/30/2022 
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Estimate the number 

and type of families that 

will benefit from the 

proposed activities 

This program aims to assist the City's senior population of 16,000. 

Location Description 26155 Richardson Street and 4900 Pardee Ave in the City of 

Dearborn Heights 

Planned Activities Senior Services 

8 Project Name Tree Planting 

Target Area Low and Moderate Income Areas 

Goals Supported Community and Economic Development 

Needs Addressed Public Facilities and Infrastructure Improvements 

Funding CDBG: $30,000 

Description Funding to provide tree planting within areas of low and moderate 

income. 

Target Date 6/30/2022 

Estimate the number 

and type of families that 

will benefit from the 

proposed activities 

It is anticipated that at least 1,000 residents within the City's LMI 

areas will benefit from this project 

Location Description LMI Areas Citywide 

Planned Activities Tree Planting 

9 Project Name Vista Maria Facility Rehabilitation 

Target Area   

Goals Supported Community and Economic Development 

Needs Addressed Public Facilities and Infrastructure Improvements 

Programs and services for low- and moderate-income 

Funding CDBG: $20,000 

Description Funds are used for safety and energy improvements on the Vista 

Maria Campus. 

Target Date 6/30/2022 

Estimate the number 

and type of families that 

will benefit from the 

proposed activities 

It is estimated that as many 100 LMI persons will benefit from this 

project. 
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Location Description 20651 Warren St, Dearborn Heights, MI 

Planned Activities Public Facility Improvements 

10 Project Name Watermain Replacement 

Target Area Low and Moderate Income Areas 

Goals Supported Community and Economic Development 

Needs Addressed Public Facilities and Infrastructure Improvements 

Funding CDBG: $415,000 

Description The replacement of aging watermain which serves a low and 

moderate-income area of the City. The project is located on Dale Ave 

from Joy Rd to Ann Arbor Trail. 

Target Date 6/30/2022 

Estimate the number 

and type of families that 

will benefit from the 

proposed activities 

It is estimated that 1,425 LMI persons will benefit from this project 

Location Description The project is located on Dale Ave from Joy Rd to Ann Arbor Trail 

(Census 5717 BG 1 and 2) 

Planned Activities Water/Sewer Improvements 

11 Project Name General Administration/Planning 

Target Area   

Goals Supported Program Administration 

Needs Addressed   

Funding CDBG: $227,086 

Description General Administration/Planning/Staff Salaries 

Target Date 6/30/2022 

Estimate the number 

and type of families that 

will benefit from the 

proposed activities 

N/A 

Location Description Staff is mainly located at 26155 Richardson Street, Dearborn Heights, 

MI 

Planned Activities Program Administration 



 

  Consolidated Plan DEARBORN HEIGHTS     161 

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

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  

For the 2021/2022 Annual Action Plan, Dearborn Heights will direct assistance to low- and moderate-

income areas of the City. Descriptions of these area is included are outlined in Table 61. Assistance will 

also be made available Citywide to persons meeting the CDBG eligibility requirements for low- and 

moderate-income benefit. 

See the Eligible Areas Map in the Appendix of this report for a graphical representation of Low- and 

Moderate-Income Areas locations. 

Geographic Distribution 

Target Area Percentage of Funds 

Low and Moderate Income Areas 100 

Table 59 - Geographic Distribution  

 
Rationale for the priorities for allocating investments geographically  

The City’s rationale for allocating investments geographically is dependent upon the location of low- and 

moderate-income populations, which are scattered throughout the City as shown in the CDBG Eligible 

Areas Map. 

The City of Dearborn Heights has designated low- and moderate-income geographic areas with the 

largest percentage of lower income households as the main focus for CDBG funds. The Community Block 

Grant Development (CDBG) program requires that each CDBG-funded activity must either principally 

benefit low- and moderate-income persons, aid in the prevention or elimination of slums or blight, or 

meet a community development need having a particular urgency. 

With respect to activities that benefit all the residents of a given area, at least 51% of the area’s 

residents must be low and moderate income. Some CDBG assisted activities, such as parks, 

neighborhoods, facilities, community centers and streets, serve an identified geographic area. These 

activities generally meet the low- and moderate-income principal benefit requirement if 51 percent of 

the residents in the activity's service area are low and moderate income. The City will allocate 

investments geographically to the City’s low- and moderate-income areas and to individuals citywide 

based on income eligibility or special needs status. 

The CDBG Eligible Areas Map shows Census Block Groups that meet the low- and moderate-income area 

definition. Currently there are 27 Block Groups that meet or exceed these criteria in the City. These 

identified areas are scattered throughout the City with the largest concentration residing in the 

southern portion of the City. These same neighborhoods have the highest percentage of minority 
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populations in the City. In addition, reports such as the Dearborn Heights Master Plan show that these 

areas are locations of higher property vacancies, blight, and code violations. 

Discussion 

The City of Dearborn Heights has identified 11 projects to implement the five goals of the Strategic Plan 

during the first year of the 2021-2025 Consolidated Plan. These projects benefit low- and moderate-

income persons Citywide and within the City’s low- and moderate-income areas. Projects with Citywide 

benefit include crime prevention, housing rehab, and the City’s administration of the CDBG program.  
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Affordable Housing  

AP-55 Affordable Housing – 91.220(g) 

Introduction 

As stated previously, the City places a high priority on providing homeownership opportunity in 

Dearborn Heights. This goal shall be addressed, in part, by local non-profit organizations and developers 

that construct new, modestly priced, affordable houses, or repair existing houses for resale to lower-

income, first-time homebuyers. In addition, the City shall seek creative ways in which we can provide 

affordable housing opportunities and a means for obtaining such.  

The Annual Action Plan must specify goals for the number of homeless, non-homeless, and special needs 

households to be supported within the program year. These numbers are shown in Table 62 and are 

inclusive of the affordable housing activities shown in Table 57, in addition to other planned housing 

activities identified in Table 59. Table 63 indicates the number of households to be supported through 

specific activities, including rental assistance, mortgage assistance, rehabilitation of existing units, or 

acquisition of existing units. For the purposes of this section, the term “affordable housing” is defined in 

the HOME regulations at 24 CFR 92.252 for rental housing and 24 CFR 92.254 for homeownership. 

One Year Goals for the Number of Households to be Supported 

Homeless 0 

Non-Homeless 10 

Special-Needs 2 

Total 12 

Table 60 - 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 12 

Acquisition of Existing Units 0 

Total 12 

Table 61 - One Year Goals for Affordable Housing by Support Type 
Discussion 

The City will rely on various partners throughout the jurisdiction, and county in assisting its residents in 

obtaining affordable housing. Through programs including but not limited to: Owner-Occupied 

Rehabilitation grants and Emergency Rehabilitation Grants. 
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AP-60 Public Housing – 91.220(h) 

Introduction 

The City of Dearborn Heights does not have a Public Housing Authority nor does the City own or operate 

any public housing. Additionally, the City of Dearborn Heights does not administer any Section 8 

certificates. As a result, the needs of public housing are not within the scope of this Consolidated Plan. In 

the absence of a locally administered program, the City works cooperatively with Wayne County, the 

Michigan State Housing Development Authority (MSHDA), the Plymouth Housing Commission and 

private entities in the provision of public and subsidized housing within Dearborn Heights. 

This section of the Annual Action Plan describes what actions Dearborn Heights will take in the 

2021/2022 program year to carry out the public housing portion of the Strategic Plan. Below, the City 

has identified the manner in which the 2021/2022 Annual Action Plan will address the needs of public 

housing during the program year. 

Actions planned during the next year to address the needs to public housing 

The Plymouth Housing Commission, Plymouth, Michigan currently administers the Section 8 rental 

program, on behalf of the City of Dearborn Heights, Michigan. Part 902 of CFR 91.220 will not apply. The 

City does not have a physical inventory of public housing units. However, should the Plymouth Housing 

Commission be designated as “troubled” by HUD, the City of Dearborn Heights would be prepared to 

implement a strategy to assist the agency with returning to operational efficiency. 

The City will continue to provide Housing Referral Services through CDBG funding. These funds are 

utilized to provide assistance to people seeking rental units, the operation of housing rehabilitation 

programs and coordination of the agency’s Section 8 rental program. 

The City of Dearborn Heights continues to petition for Section 8 Housing Choice Vouchers, in an effort to 

expand the availability of rental assistance that the community is able to offer the extremely low, very 

low and low-income households. If successful, Dearborn Heights will offer greater assistance to persons 

in need of safe. 

Plymouth Housing Commission manages two programs. One is Subsidized Low Income Housing for 

Seniors, the other is the Housing Choice Voucher (HCV) Program or commonly referred to as the Section 

8 Program. 

The subsidized building is Tonquish Creek Manor. It is a joint effort between the City of Plymouth and 

the Department of Housing and Urban Development (HUD) specifically designed for men and women 

ages 62 and over. It is a 104-unit apartment building that provides senior citizens an independent 

lifestyle. You must be 62 years of age at the time of submitting an application. The 1-bedroom 

apartments are subsidized by HUD, therefore, the rent amount is based on individual income. Tonquish 
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Creek Manor is located a few blocks away from downtown Plymouth. 

The HCV program is a program that is governed by HUD to provide financial housing assistance to 

eligible low-income. Family income must be within HUD guidelines for household size in order to qualify. 

The rent for the apartment or house must be reasonable and must pass the HUD Housing Quality 

Standards. 

Other available assistance includes the Section 8 Rental Assistance Program MSHDA administers that 

provides financial rental assistance to eligible individuals and families based upon income. The amount 

paid for rent and utilities will generally not exceed 30% of income. Family income must be within HUD's 

guidelines for household size in order to qualify. Housing units must pass the Housing Quality Standards 

Inspection per guidelines established by HUD. This program typically has a waiting list. 

Actions to encourage public housing residents to become more involved in management and 

participate in homeownership 

In the absence of a locally administered program, the City works cooperatively with Wayne County, the 

Plymouth Housing Commission, MSHDA and private entities in the provision of public and subsidized 

housing within Dearborn Heights. Several PHAs administer vouchers in Wayne County and cover the 

Dearborn Heights area. Dearborn Heights will continue to encourage and refer residents in need of 

housing to these programs. 

If the PHA is designated as troubled, describe the manner in which financial assistance will be 

provided or other assistance  

The Plymouth Housing Commission and MSHDA are not designated as troubled. 

Discussion 

Affordable housing needs are met by multiple stakeholders within Dearborn Heights. The Plymouth 

Housing Commission and MSHDA are two entities that provide public housing vouchers in Dearborn 

Heights. The City will continue to make referrals to the Plymouth Housing Commission and MSHDA for 

residents in need of housing.  
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AP-65 Homeless and Other Special Needs Activities – 91.220(i) 

Introduction 

This section of the Annual Action Plan describes the City of Dearborn Heights one-year goal and the 

specific actions steps it will undertake in the program year to carry out the homeless strategy identified 

in the Strategic Plan. Additionally, this section addresses any activities related to the supportive housing 

needs of non-homeless populations. 

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 

A key component of the City’s homeless strategy is to support critical housing and service activities of 

the Out-Wayne County Homeless Services Coalition and other service agencies located within the City of 

Dearborn Heights. 

The City of Dearborn Heights will strive to work with partners that participate with the Out-Wayne 

County Homeless Services Coalition, a countywide consortium of homeless housing and service 

providers, City and county governments, and agency representatives. The Coalition’s goal is to eliminate 

homelessness in the Out Wayne County area. 

In FY2021 the City will support Vista Maria Facility Upgrades. Vista Maria’s community-based programs 

provide services for high-risk girls and boys. They offer services to the youth and their families and are 

dedicated to teaching personal responsibility and communication skills, providing educational 

assessment and planning, and helping with employment readiness. 

Homelessness is a complex problem that requires an emergency response. Risks such as loss of 

employment, domestic violence, low education attainment, mental health, and substance abuse all 

contribute to homelessness. Below is the strategy that the City will use to combat this issue. 

The City of Dearborn Heights will work to reduce homelessness in the City by supporting programs that 

help to create economic opportunities and supply homeless prevention services. 

Addressing the emergency shelter and transitional housing needs of homeless persons 

The City of Dearborn Heights actively works to build relationships with area shelters and service 

providers. The CEDD is charged with the responsibility to gather information and make referrals for 

persons in need. Many referrals are made to the organizations like First Step, The Amity Foundation, 

Wayne County Family Shelter, Out-Wayne County, Coalition On Temporary Shelter (COTS) and the 
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Salvation Army. 

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 City alone does not have the ability to address this problem. In response, the City works with a 

number of homeless service providers to address this problem. Many referrals are made to the 

following organizations. However, there are a significant number of other, smaller service providers in 

the region; Out-Wayne County Homeless Services Coalition, The Amity Foundation, Salvation Army, 

Christnet, COTS, Wayne County Family Center, Detroit Rescue Mission Ministries, Veterans Haven, 

Wayne Metro, and First Step. 

Also, the Southeast Michigan Emergency Shelters Hot Line – (800) 274-3583 – provides referrals to the 

many homeless shelters within the region such as those provided by the above-mentioned agencies. 

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 

The City of Dearborn Heights provided referrals to many groups that assist with support services for 

lower income families and individuals. Services include section 8 assistance, support services, shelters, 

and job training. The non-homeless special needs populations include the elderly, mentally ill, 

developmentally disabled, physically disabled, substance abusers, and persons with AIDS or related 

diseases. During the upcoming year, the City and other non-profits will provide various types of 

assistance, primarily through supportive services, to persons with special needs in the community. 

Furthermore, the City will continue to work with homeless service providers and the Out-Wayne County 

Homeless Services Coalition to implement a cohesive, community-wide discharge coordination policy 

that can be successfully implemented to ensure that persons being discharged from publicly funded 

agencies and institutions do not become homeless upon release. 

Discussion 

The City does not anticipate funding homeless activities with the 2021/2022 CDBG award. The City will 
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continue to offer other assistance, advice, referrals, and coordination with agencies that provide day 

facilities, case management, job skills training, vocational tools and other homeless services. 
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AP-75 Barriers to affordable housing – 91.220(j) 

Introduction:  

This section of the Annual Action Plan summarizes actions the City of Dearborn Heights will undertake 

during the program year to reduce barriers to affordable housing and influence whether the cost of 

housing or the incentives to develop, maintain, or improve affordable housing are affected by public 

policies, particularly those of the local jurisdiction. Such policies include land use controls, zoning 

ordinances, building codes, and policies that affect the return on residential investment.  

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 

The City has several strategies that it utilizes to remove or ameliorate the negative effects of public 

policies that are barriers to affordable housing. In general, the City of Dearborn Heights will continue to 

work with non-profit and for-profit housing developers and providers to increase the amount of 

affordable housing.  

Discussion:  

Public policies can have a direct impact on barriers to affordable housing. Dearborn Heights has 

recognized this fact and is currently undergoing its own processes to expose any barriers or obstacles to 

developing affordable and fair housing. It is anticipated the documents such as the zoning and building 

codes and the City Master Plan do not create barriers to affordable housing as there are many 

affordable units within the City of Dearborn Heights. 

The City of Dearborn Heights will continue to avoid all barriers to affordable housing. In many 

municipalities, the following programs and policies have the potential for creating barriers to affordable 

housing, and thus are a matter of interest for the City: 

• Zoning Regulations: The City of Dearborn Heights Zoning Ordinance is free of barriers to 

affordable housing. It is a useful tool designed to promote the health, safety and welfare of its 

residents. It does not contain any restrictive, exclusionary zoning or excessive subdivision 

controls that would impose barriers to affordable housing. 

• Building Codes: The City adheres to the State guidelines and BOCA (Building Officials and Code 

Administrators) code books, designed to ensure that dwelling units are structurally sound and 

safe for their inhabitants. CABO (Council of American Building Officials) guidelines are used for 

one- and two-family dwelling units. Such building codes do not include any codes which are 

insensitive to the older housing stock of the City. 

• Development Fees: The City does not impose an impact fee on developers seeking to take on 
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projects within the municipality. 

• Approval and Permitting Systems: The City does not utilize slow procedures that are 

burdensome and uncoordinated, nor does Dearborn Heights impose repetitive reviews that 

require developers to incur high costs and lose valuable time. 

•  Manufactured and Modular Housing: The City permits manufactured and modular housing as 

long as the development is consistent with the City’s Zoning Ordinance and Master Plan. The 

Zoning Ordinance does not impose restrictive barriers on these types of new construction. 

• Redlining and Secondary Market Practices: The City of Dearborn Heights does not partake in 

the use of such practices. 

The City continues to have a concern to provide affordable and fair housing. The City is updating the 

Analysis of Impediments to Fair Housing Choice (AI) which provides an assessment of fair housing within 

the City and provides a variety of policies and plans to consider to be implemented. A description of 

these policies and regulations are provided within the Analysis of Impediments to Fair Housing (AI). 

Additionally, the City continues to work with the Fair Housing Center of Metropolitan Detroit to assist 

the City with fair housing issues and complaints. 

See also SP-55, "Barriers to Affordable Housing" for more detailed explanations of strategies. 
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AP-85 Other Actions – 91.220(k) 

Introduction:  

This section of the Annual Action Plan describes the City of Dearborn Heights’ planned actions to carry 

out the following strategies outlined in the Strategic Plan: 

Foster and maintain affordable housing; 

Evaluate and reduce lead-based paint hazards; 

Reduce the number of poverty-level families; 

Develop institutional structure; and Enhance coordination. 

In addition, the City has identified obstacles to meeting underserved needs and proposed actions to 

overcome those obstacles. 

Actions planned to address obstacles to meeting underserved needs 

One obstacle to meeting underserved needs is the lack of resources. The City of Dearborn Heights plans 

to review alternative sources of funds to help address the needs of City residents. Efforts will be made 

to submit grant applications to Federal, state, and local resources. Specific grant applications could 

include HUD Programs, other Community Development Initiatives, infrastructure improvements, and 

neighborhood revitalization. 

In addition, public service projects and/or programs that can be supported by CDBG funds are limited, 

yet create a large demand for funding. The City will continue to work with public service providers to 

expand services and become more of a resource for these providers. 

Poverty levels have increased dramatically between 1990 and 2019 (5.4 percent to 18.6 percent). It can 

be assumed that between 1990 and 2019 that poverty has increased due to the “Great Recession”. 

Federal program funds being used are not designed to be anti-poverty programs, thus limiting the 

amount of resources available for such activities. 

The improvements that occur within Community Development Block Grant eligible areas require that 

Section 3 area residents are used, when feasible. Dearborn Heights, however, is dependent on the 

availability of funding in order to accomplish infrastructure improvements. 

The City, through the Consolidated Plan, shall seek to target federal funds, and other available 

resources, to residents that have traditionally not been served, or are underserved by previous 

programs. A strong emphasis will be placed on programmatic restructure that is not only compliant with 

changing rules and regulations, but make sense for today's economic climate, and ever-changing 
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community structure. 

Actions planned to foster and maintain affordable housing 

The City of Dearborn Heights continues to make concerted efforts to address barriers to affordable 

housing. In efforts to foster and maintain affordable housing, the City of Dearborn Heights plans to assist 

12 owner-occupied households to rehabilitate their homes. This will be done through the City’s 

Residential Rehabilitation Program. 

As stated in the Five-Year Consolidated Plan Strategic Plan the City places a high priority on providing 

homeownership opportunity in Dearborn Heights. This goal is addressed, in part, by local non-profit 

organizations that construct new, modestly priced, affordable houses, or repair existing houses for 

resale to lower-income, first-time homebuyers. Many of these non-profit organizations also provide 

down payment assistance to facilitate the purchase of the homes. 

Actions planned to reduce lead-based paint hazards 

The City of Dearborn Heights has taken great strides to address lead-based paint hazards before they 

have a negative effect on our residents. The City informs its renters and homeowners of potential lead 

hazards when they come into the CEDD. 

The Housing Rehabilitation Program addresses the issue of lead-based paint hazards during the 

inspection phase of a rehabilitation project. The applicant must sign and submit a statement that verifies 

that they have read, “Lead-Based Paint: A Threat to Your Children.” The pamphlet provides the 

homeowner with vital information on the dangers of lead-based paint. 

The CEDD complies with Federal Regulations. The City will make the necessary modifications to our 

programs to ensure continued compliance with HUD and the U.S. Congress. These regulations will 

supersede local regulations. 

Actions planned to reduce the number of poverty-level families 

According to the 2015-2019 American Community Survey (ACS) estimates, 18.6% of people living in the 

City of Dearborn Heights are below poverty level. The City of Dearborn Heights does not possess the 

capacity or manpower to directly improve the poverty status of its citizens. However, the City supports 

non-profit groups, County and State efforts to move low-income persons to economic self-sufficiency or 

to a maximum level of economic independence. 

Actions planned to develop institutional structure  

The City has in place a strong institutional structure necessary to carry out its housing, community and 

economic development strategies. The City’s Department of Community and Economic Development 
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(CEDD) will administer the CDBG Program. 

In conjunction with other City operating departments, the CEDD will also implement any public works 

project proposed by the 2021-2025 Consolidated Plan or any of the annual Action Plans. 

Accordingly, the CEDD and the City’s non-profit agencies have longstanding ties and an effective delivery 

system for social services to the youth, persons with special needs and low- and moderate-income 

residents The CEDD will integrate the public service activities and affordable housing proposed in the 

Action Plan with these on-going operations. 

The City’s CEDD will continue to coordinate with various community groups to determine objectives and 

goals through the public participation process. These groups play a vital role in implementing the Five-

Year Consolidated Plan and the Annual Action Plans, annual Performance Reviews, and any proposed 

Substantial Amendments. All stakeholders are welcomed and encouraged to participate in the 

implementation of this Consolidated Plan and Action Plan. 

Actions planned to enhance coordination between public and private housing and social 

service agencies 

Dearborn Heights will continue to coordinate with the following agencies to develop an effective 

institutional structure and enhance inter-agency coordination: 

The Plymouth Housing Commission and MSHDA maintain and administer housing vouchers in Wayne 

County along with other PHAs. Although funding for public housing authorities may be reduced these 

agencies continue to provide housing-related activities, such as rental assistance, rehabilitation and new 

construction, for low-income persons. 

  

The local nonprofit organizations in Dearborn Heights provide a number of affordable housing and 

supportive services. These organizations typically have a specific target population that they serve, and 

accordingly possess a level of knowledge and expertise that is invaluable. The continuation and 

expansion of such services by aggressively seeking additional funding will be encouraged over the next 

year. In addition, better coordination between these agencies and with the public and private sector 

organizations will continue to be a high priority. 

Discussion:  

The City’s actions planned to address obstacles to meeting underserved needs include activities in 

support of special needs assistance for victims of domestic violence, at-risk families and youth, the 

disabled, elderly, those with mental health issues. Additionally, the City’s actions to foster and maintain 

affordable housing include continued funding of programs and agencies that further the affordable 
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housing goals of the City. 

Lead-based paint will hazards will continue to be evaluated, environmental testing conducted, and 

educational materials made available to families at-risk of exposure. Institutional structure will continue 

to be developed through continued coordination with the Wayne County, Out-Wayne County, Plymouth 

Housing Commission, MSHDA, and other State and local agencies. Dearborn Heights will continue to 

foster inter-agency coordination with the public service agencies in the community. 
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Program Specific Requirements 

AP-90 Program Specific Requirements – 91.220(l)(1,2,4) 

Introduction:  

This section addresses the program-specific requirements for the Annual Action Plan. 

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 100,000 

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: 100,000 

 

Other CDBG Requirements  
 
1. The amount of urgent need activities 0 

  
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. 100.00% 
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The City of Dearborn Heights anticipates $100,000 in program income to be available during the 

program year. As shown in Table 65 the City has not identified funds for urgent need activities at this 

time; however, the percentage of overall benefit to low- and moderate-income persons is expected to 

be 100%. The City of Dearborn Heights has calculated the percentage of overall benefit based on the 

first program year (2021/2022). 

Attachments 
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Citizen Participation Comments 
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Grantee Unique Appendices 
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Appendixx - Alternate/Local Data Sources  

 
1 Data Source Name 

2010-2014 American Community Survey, 5-Year Estima 

List the name of the organization or individual who originated the data set. 

US Census Bureau 

Provide a brief summary of the data set. 

Most current demographic data 

What was the purpose for developing this data set? 

Most current demographic data 

Provide the year (and optionally month, or month and day) for when the data was collected. 

February, 2016 

Briefly describe the methodology for the data collection. 

Internet research on American Factfinder 

Describe the total population from which the sample was taken. 

City-wide 

Describe the demographics of the respondents or characteristics of the unit of measure, and the number 

of respondents or units surveyed. 

City-wide 

2 Data Source Name 

2015-2019 ACS 

List the name of the organization or individual who originated the data set. 

United States Census Bureau, American Community Survey (ACS) 

Provide a brief summary of the data set. 

The ACS is a nationwide survey that collects and produces information on demographic, social, 

economic, and housing characteristics about the nation's population every year. 

What was the purpose for developing this data set? 

The primary purpose of the ACS is to measure the changing social and economic characteristics of 

the U.S. population. This information provides an important tool for communities, such as Pinellas 

County and City of Largo, to see how their population is changing and to make informed decisions 

using the best data available. 

Provide the year (and optionally month, or month and day) for when the data was collected. 

60 months of data collected between January 1, 2015 and December 31, 2019 (5-year estimates) 
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Briefly describe the methodology for the data collection. 

In general, the annual sample size for ACS data is approximately 1-in-40 housing units (with some 

variation), administered as 12 independent monthly samples, and collected and organized by 

census geography (e.g. block group, tract, place, etc.). All geographies are summarized with data 

produced annually based on the accumulated responses to the previous 5 years of data collection. 

Describe the total population from which the sample was taken. 

The ACS data used in the Consolidated Plan was collected for the Urban County and City of Largo, 

and Pinellas County as a whole (where applicable) at the census block group, tract, and place 

level. See also above for methodology for sample collection. 

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 are represented by the ACS data set. The number of 

respondents surveyed is unknown to the user, but the data source citation is the 2015-2019 ACS 

5-year estimates (United States Census Bureau). 

 


