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Executive Summary
ES-05 Executive Summary - 24 CFR 91.200(c), 91.220(b)
1.

Introduction

The City of Benton Harbor strives to provide a suitable living environment especially for low- to moderateincome (LMI) households and special needs communities.
As a designated entitlement community by the U.S. Department of Housing and Urban Development
(HUD), the City is eligible for federal Community Development Block (CDBG) funds allocated through
HUD’s Community Planning Development program. The City’s Community & Economic Development
Department (CEDD) administers CDBG grant funds and ensures compliance of HUD regulations and
guidelines. These funds will help the City address the community development objectives outlined by
HUD, which include, but are not limited to: affirmatively furthering fair housing, affordable housing
activities, public infrastructure & facilities improvements, and public services for low- to moderate income
households and the special needs community.
This 5-Year Consolidated Plan identifies the City’s priority needs through a community needs assessment,
a housing market analysis, and an extensive citizen participation and stakeholder consultation process. A
strategic plan for the next five years in the plan period is developed and includes goals that will address
the identified priority needs in Benton Harbor.
The first year 2021 Annual Action Plan describes the eligible activities that will work towards
accomplishing the goals established in the strategic plan. By addressing the identified priority needs, the
City will improve the quality of life of residents in Benton Harbor.

2.
Summary of the objectives and outcomes identified in the Plan Needs Assessment
Overview
The City has developed its strategic plan based on an analysis of the data presented in this plan and the
community participation and stakeholder consultation process. Through these efforts, the Town has
identified four priority needs and associated goals to address those needs. The priority needs and goals
are as follows:
Priority Need: Expand & Improve Public Infrastructure/Facilities
Goal: 1A Expand & Improve Public Infrastructure
The City will work to expand and improve public infrastructure in Benton Harbor. These activities include
improvements to infrastructure such as streets, sidewalks, ADA improvements, and storm water and
water systems in LMI neighborhoods.
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Goal: 1B Improve Access to Public Facilities
The City will work to improve access to public facilities in Benton Harbor. These activities include
improvements for neighborhood facilities, community centers and park and recreational facilities in LMI
neighborhoods.
Priority Need: Affordable Housing Development & Preservation
Goal: 2A Housing Rehabilitation
The City will continue to provide for housing rehabilitation through its minor rehabilitation and emergency
repair programs. These activities will continue to improve the safety and accessibility of homes
throughout the community.
Goal: 2B Code Enforcement
The City will continue to provide for code enforcement activities. Inspections will occur at residential
properties and ensure that safety and ordinances are met throughout the City.
Priority Need: Removal of Slum & Blight
Goal: 3A Clearance and Demolition
The City will utilize CDBG funds to reduce residential and commercial vacancy and blight throughout the
community. This will ensure the removal of dilapidated structures.
Priority Need: Public Services & Quality of Life Improvements
Goal: 4A Provide Public Services for LMI & Special Needs
The City will work to increase the capacity of local service providers that offer vital services that improve
the quality of life for to low- and moderate income (LMI) households and special needs groups in Benton
Harbor. Public Services that are intended to help assist LMI residents include activities such as a food
pantry, after school tutoring, summer programs, youth services, health services and more. Vital support
services for special needs groups include the elderly, persons with a disability, the homeless and victims
of domestic violence.

3.

Evaluation of past performance

The City of Benton Harbor, with other public, private and nonprofit community housing providers and
non-housing service agencies, has made significant contributions to provide safe, decent and affordable
housing, and a suitable living environment especially for low- to moderate-income individuals in the
community. However, public services and public improvements and the removal of slum and blight remain
some of the most prolific issues facing Benton Harbor, as documented by the current Consolidated Plan
and the Consolidated Annual Performance and Evaluation Report (CAPER).
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The CAPER provides an assessment of progress towards the five-year goals and the one-year goals of HUD
entitlement grant CDBG in the City. Unfortunately, the City’s most recently completed CAPER is for PY
2017. Highlighted in the PY 2017 CAPER, the City reported:
The City started off the program year without program staff in the Community & Economic Development
(CEDD) department. A new CEDD director was hired and began employment in early October, 2017. At
that time, the City did not have any active activities. At the beginning of the director’s tenure with the
City, the new director spent much of her time between the end of 2017 and early 2018 focusing on
preparing the 2016 CAPER, addressing findings cited in HUD's 2016 Monitoring Report, and developing
activities to implement e.g. the home rehabilitation loan program and the Youth in the Parks summer
employment program. Staff turnover in the CEDD had a tremendous impact on the City's PY 2017. During
that time period, the only active CDBG activities consisted of Planning and Administration, Code
Enforcement, and Section 108 loan repayment. Thus, the lack of CEDD staff substantially affected the
City's ability to meet its FY 2017 Annual Action Plan goals.
The City is currently completing the PY 2018 & PY 2019 CAPER.

4.

Summary of citizen participation process and consultation process

The City of Benton Harbor encourages participation by all citizens, and with particular emphasis on LMI
households and those with special needs to participate in the Consolidated Planning process. The City
follows its HUD approved Citizen Participation Plan and has developed a formal process for gathering
input from citizens and community stakeholders into the Consolidated Plan.
An online community and stakeholder survey was open to gather input of the community needs and
priorities, and a public hearing and public comment review period allowed the public an opportunity to
review and make comments on the plan.
Details of the citizen process are located in the PR-15 Citizen Participation section of this plan.

5.

Summary of public comments

All comments were accepted. There were no organizations or agency types not intentionally consulted.
The community and stakeholder surveys were uploaded as part of the public comments in the AD-25
Administration.
A summary of public comments is located in the PR-15 Citizen Participation section of this plan.

6.

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

All comments were accepted. There were no comments rejected or not accepted.

7.

Summary

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

BENTON HARBOR

7

The priority needs of the City of Benton Harbor were identified through a comprehensive citizen
participation outreach effort which included a community survey that was offered online; a stakeholder
survey for community nonprofit organizations; consultation by nonprofit partners and regional service
partners; and finally, a review of the needs assessment and housing market analysis in this plan.
Primary data sources for the Consolidated Plan include: 2000 Census, 2006-2010 & 2015-2019 American
Community Survey (ACS) 5-Year Estimates, 2013-2017 Comprehensive Housing Affordability Strategy
(CHAS) data, Longitudinal Employer-Household Dynamics (LEHD), Homeless Management Information
System (HMIS), Public and Indian Housing Information Center (PIC), HUD Income Limits, HUD Fair Market
Rents and HOME Rent Limits and other local data sources. Data for map analysis came from the 20152019 ACS.
A disparity exists between data tables throughout the plan in that tables which utilize ACS contain 20152019 data and tables that utilize CHAS contain 2017 data. At the time of writing only 2013-2017 CHAS
data was available from HUD. In the plan, the City utilized the most current data source where possible.
Below is a list of data sources and abbreviated form.
2015-2019 American Community Survey 5-Year Estimates (ACS)
2013-2017 Comprehensive Housing Affordability Strategy (CHAS)
2019 Housing Inventory Count (HIC)
2020 Point-in-Time Homeless Count (PIT)
Fair Market Rent (FMR)
Housing Choice Voucher (HCV)
Homeless Management Information System (HMIS)
Housing Resource Network (HRN) Continuum of Care (CoC)
Housing Urban Development Area Median Family Income (HAMFI)
HUD CDBG Low Mod Income Summary Data (LMISD)
Longitudinal Employer-Household Dynamics (LEHD)
Michigan Balance of State Continuum of Care Body (MI BOSCOC)
Public and Indian Housing Information Center (PIC)
U.S. Department of Housing and Urban Development (HUD)
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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
Lead Agency

Name
BENTON HARBOR

Department/Agency
Community & Economic Development Department

Table 1 – Responsible Agencies

Narrative
The Community & Economic Development Department is the lead entity responsible for administering
the City's CDBG programs covered by the Consolidated Plan and Annual Action Plan.

Consolidated Plan Public Contact Information
Alex Little
Director of Community and Economic Development
City of Benton Harbor
(269) 204-2776
City Hall
200 E. Wall Street
Benton Harbor, MI 40922
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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 2021-2025 Consolidated Plan identifies in this section the organizations consulted in the development
of the Plan. The organizations listed in the table below represent key stakeholder organizations which
consist of nonprofits, government departments and agencies and planning organizations in Benton
Harbor. Stakeholder organizations consulted through an online stakeholder survey. The results helped
to identify the community’s priority needs over the next five years and the basis of the Strategic Plan,
which outlines these needs and associated goals to address these needs.

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)).
The goal of the City of Benton Harbor's Community & Economic Development Department (CEDD) is to
work toward developing relationships with local services providers where none currently exist, and to
strengthen existing relationships. The City continues to work towards improving its citizen participation
process, including engaging with local services providers, governments and governmental agencies, and
housing providers.
CEDD has made it a priority to focus on enhancing coordination between the City and these entities, by
attending meetings, phone calls, and emails. Staff has also begun compiling a list of all relevant agencies
and entities with the goal of increasing communication, including sending out a public and stakeholder
survey on unmet community needs, as well as notices for public participation opportunities during the
Consolidated Plan process.

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 of Benton Harbor’s CEDD continues to develop a relationship with the Continuum of Care, the
Housing Resource Network. CEDD attend the HRN monthly meetings in attempt to gain a better
understanding of the unmet needs in the community and the services that are currently addressing them.
The HRN is a community group made up of representatives from local non-profits, which actively works
to prevent and end homelessness and poverty by developing and maintaining a system to coordinate the
community’s resources and services for people experiencing homelessness and those that are
precariously housed. The HRN is a primary resource for homeless needs in the City and greater county
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area.
The City also maintains relationships with several shelters for the homeless in Benton Harbor, which are
Emergency Shelter Services, the Salvation Army and Child & the Family Services of Southwestern Michigan
Safe Shelter for Domestic Violence.

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 Benton Harbor does not receive ESG funds. Through the reestablished relationship with the
Housing Resource Network, the City will work with the group to develop funding, policies and procedures
for the operation and administration of HMIS in the future. While the City of Benton Harbor does not use
the HMIS system, the City benefits from HMIS administration across the region.

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

Consolidated Plan
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Table 2 – Agencies, groups, organizations who participated

1

2

3

Agency/Group/Organization

BENTON HARBOR

Agency/Group/Organization Type

Housing
Other government - Local

What section of the Plan was addressed by
Consultation?

Housing Need Assessment
Homelessness Strategy
Non-Homeless Special Needs
Economic Development

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

The City of Benton Harbor CEDD is the lead
responsible agency of the Consolidated Plan.

Agency/Group/Organization

Benton Harbor Housing Commission

Agency/Group/Organization Type

Service-Housing
Service-Fair Housing
PHA

What section of the Plan was addressed by
Consultation?

Housing Need Assessment
Public Housing Needs
Non-Homeless Special Needs

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

The BHHC provides the for public housing needs
in the City and has an active role in Fair Housing
efforts in Benton Harbor. The City continues to
consult with the BHHC for public housing needs.

Agency/Group/Organization

EMERGENCY SHELTER SERVICES INC.

Agency/Group/Organization Type

Services-homeless

What section of the Plan was addressed by
Consultation?

Homelessness Strategy

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

ESS provides an emergency homeless shelter in
Benton Harbor for families with children and for
adults. ESS works closely with the City in the
planning of the homeless strategy for Benton
Harbor and is a recognized service partner
organization in the CoC. The agency provided
consultation of community priorities through the
stakeholder survey.
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4

5

6

Agency/Group/Organization

Southwest Michigan Community Action Agency

Agency/Group/Organization Type

Services-Housing
Services-homeless

What section of the Plan was addressed by
Consultation?

Housing Need Assessment
Homelessness Strategy
Lead-based Paint Strategy

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

SMCAA provides an emergency homeless shelter
in Benton Harbor. SMCAA works with the City in
the planning of the homeless strategy for Benton
Harbor and is a recognized service partner
organization in the CoC. The City hold ongoing
discussions with SMCAA staff regarding the home
rehabilitation needs in the community, and
provide City staff with in depth insight into unmet
housing needs and lead-based paint issues in the
community. The agency provided consultation of
community priorities through the stakeholder
survey.

Agency/Group/Organization

The Salvation Army

Agency/Group/Organization Type

Services-homeless

What section of the Plan was addressed by
Consultation?

Homelessness Strategy

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

The Salvation Army provides a homeless shelter
in Benton Harbor for adult men and offers
clothing. SA works with the City in the planning
of the homeless strategy for Benton Harbor and
is a recognized service partner organization in the
CoC.

Agency/Group/Organization

The Safe Shelter

Agency/Group/Organization Type

Services-homeless

What section of the Plan was addressed by
Consultation?

Homelessness Strategy

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

SS provides an emergency homeless shelter in
Benton Harbor. SS works with the City in the
planning of the homeless strategy for Benton
Harbor and is a recognized service partner
organization in the CoC.
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9

Agency/Group/Organization

Department of Human Services - DHS Berrien
County

Agency/Group/Organization Type

Services-Health

What section of the Plan was addressed by
Consultation?

Non-Homeless Special Needs

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

DHS is the primary social service provider agency
in Berrien County. They case manage many of the
participants by providing food assistance, Family
Investment Program grants where indicated,
child care assistance, referral to Work First
programs and other DHS programs. DHS works
with the City in the planning of the homeless
strategy for Benton Harbor.

Agency/Group/Organization

Berrien County Health Department

Agency/Group/Organization Type

Services-Health

What section of the Plan was addressed by
Consultation?

Non-Homeless Special Needs

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

BCHD is the primary substance abuse counseling
agency in the county. Program participants who
are in need of substance abuse counseling or
services are referred to the health department.
BCHD works with the City in the planning of nonhomeless special needs in the Consolidated Plan.

Agency/Group/Organization

Berrien County

Agency/Group/Organization Type

Other government - County

What section of the Plan was addressed by
Consultation?

Housing Need Assessment
Economic Development
Market Analysis
Anti-poverty Strategy

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

The City of Benton Harbor coordinates with the
County on community development needs and
other strategies that improve the quality of life
for residents in the City.

10 Agency/Group/Organization
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Agency/Group/Organization Type

Services - Housing
Services - Homeless

What section of the Plan was addressed by
Consultation?

Housing Need Assessment
Homelessness Strategy

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

HRN helps to address the needs of the homeless
in Berrien County. The City has ongoing
communication with the HRN.

11 Agency/Group/Organization

Southwest Michigan Planning Commission

Agency/Group/Organization Type

Planning Organizations
Regional Organization

What section of the Plan was addressed by
Consultation?

Housing Need Assessment

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

The Southwest Michigan Planning Commission
(SWMPC) serves Berrien, Cass, and Van Buren
Counties as one of fourteen regional planning
and development organizations in the State of
Michigan. The agency provided consultation of
community priorities through the stakeholder
survey.

12 Agency/Group/Organization

BroadbandNow

Agency/Group/Organization Type

Services - Broadband Internet Service Providers
Services - Narrowing the Digital Divide

What section of the Plan was addressed by
Consultation?

Housing Need Assessment
Economic Development
Community Development

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

BroadbandNow is a research organization which
publishes data on the digital divide and impact of
highspeed internet in society. It believes
broadband internet should be available to all
Americans and its mission is to help find and
compare internet options with a goal to bring
attention to underserved areas. The City
consulted with the BroadbandNow website for
broadband access and identified highspeed
internet providers in the Town.
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13 Agency/Group/Organization

Berrien County Emergency Management and
Homeland Security Division

Agency/Group/Organization Type

Services-Hazard Mitigation

What section of the Plan was addressed by
Consultation?

Housing Need Assessment
Market Analysis
Emergency Preparedness

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

The Berrien County Sheriff Office of Emergency
Management and Homeland Security Division
provides a plan for local hazards such as floods,
severe storms and severe winter. The City and its
residents are provided access to this information
on the division website.

14 Agency/Group/Organization

United Way of Southwest Michigan

Agency/Group/Organization Type

Services-Education
Services-Health
Nonprofit Organization

What section of the Plan was addressed by
Consultation?

Housing Need Assessment
Market Analysis
Community Development

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

The agency provided consultation of community
priorities through the stakeholder survey.

15 Agency/Group/Organization

Riverwood Center

Agency/Group/Organization Type

Health Agency
Services-Mental Health

What section of the Plan was addressed by
Consultation?

Housing Need Assessment
Non-housing Special Needs
Community Development

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

Riverwood Center provides mental health
services in the City. The agency provided
consultation of community priorities through the
stakeholder survey.

16 Agency/Group/Organization
Agency/Group/Organization Type
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What section of the Plan was addressed by
Consultation?

Housing Need Assessment
Market Analysis
Community Development

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

PACE (Program of All-Inclusive Care for the
Elderly) is a unique program of coordinated care
that allows older adults to remain in their home.
The agency provided consultation of community
priorities through the stakeholder survey.

17 Agency/Group/Organization

Tri-County Head Start

Agency/Group/Organization Type

Services-Children
Services-Education

What section of the Plan was addressed by
Consultation?

Housing Need Assessment
Non-housing Special Needs
Community Development

How was the Agency/Group/Organization
consulted and what are the anticipated
outcomes of the consultation or areas for
improved coordination?

Tri-County Head Start provides early educational
services for children in Berrien, Cass and Van
Buren counties. The agency provided
consultation of community priorities through the
stakeholder survey.

Identify any Agency Types not consulted and provide rationale for not consulting
All comments were welcome. There were no agency types intentionally not consulted.

Other local/regional/state/federal planning efforts considered when preparing the Plan
Name of Plan
Continuum of Care

Lead Organization
Housing Resource
Network

How do the goals of your Strategic Plan overlap
with the goals of each plan?
HRN and the City share the goal to end
homelessness in the City and the CoC helps to
inform the homeless initiatives in the plan.

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))
Benton Harbor maintains open and consistent communication with Berrien County in the implementation
and coordination of its programs. The County, through its Department of Human Services, has available
Consolidated Plan
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health and public service programs that help to enhance the current services and programs available
through the City. The Southwest Michigan Community Action Agency helps to inform about the home
rehabilitation needs in the community, and also provides City staff with in depth insight into unmet
housing needs and lead-based paint issues in the community. The Housing Resource Network (HRN) is
connected to several organizations throughout the southwest Michigan regions and helps to address the
needs of the homeless in Berrien County. The City has ongoing communication with the HRN.
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PR-15 Citizen Participation – 91.105, 91.115, 91.200(c) and 91.300(c)
1.
Summary of citizen participation process/Efforts made to broaden citizen participation
Summarize citizen participation process and how it impacted goal-setting
The citizen participation process adheres to HUD’s requirements set within the City’s Citizen Participation Plan. This plan includes gathering
participation from all City residents, in particular low- and moderate-income persons, and the special needs community. The plan also consulted
local stakeholders community organizations for input on the community development needs and funding priorities.
Citizen participation efforts for the development of the Consolidated Plan included a 30-day public comment period, which was held to allow
members from the public an opportunity to review and make comments on the draft plan. A public hearing was also held to allow members of
the public an opportunity to make comments on the plan. All comments were welcome.
See in the following table for details of the citizen participation outreach efforts.
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Citizen Participation Outreach
Sort
Order
1

2

Mode of
Outreach

Target of
Outreach

Summary of
response/attendance

Community
Survey

Nontargeted/broad
community

A public community survey was held online for
members of the public to help determine the
community development needs and priority
funding. The link could be viewed at:
https://www.surveymonkey.com/r/BentonHarborCommunity2021

Stakeholder
Survey

Nontargeted/broad
community
Stakeholder
Organizations

A stakeholder survey was held online for local
stakeholder organizations to help determine the
community development needs and priority
funding. The link could be viewed at:
https://www.surveymonkey.com/r/BentonHarborStakeholder2021

Summary of
comments received
The community survey had 38 responses
from the public with the top 3 priorities
for the community:
1. Affordable Housing (new affordable
housing, housing rehab)
2. Economic Development
3. Public Improvements
Community survey results were uploaded
into the AD-25 citizen participation link.
The stakeholder survey had 15 responses
from neighborhood organizations and
agencies with the top 3 priorities for the
community:
1. Affordable Housing
2. Public Services
3. Housing Rehabilitation
Stakeholder survey results were uploaded
into the AD-25 citizen participation link.

Table 4 – Citizen Participation Outreach
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Summary of
comments
not accepted
and reasons
All comments
were
welcome.
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All comments
were
welcome.

URL

3

4

Public
Comment
Period

Public
Hearing

Nontargeted/broad
community

Nontargeted/broad
community

A 30-day public comment period was held from
June 30, 2021 to August 6, 2021 to allow the
public an opportunity review and make comments
on the draft plan. A copy of the draft plan was
made available at the Benton Harbor Public
Library at 213 E. Wall Street, Benton Harbor, MI or
at City Hall at 200 E. Wall Street, Benton Harbor,
MI. The draft plan was also made available on the
City website at: www.bhcity.us
Comments could be returned to the contact
information in the PR-05.
A public hearing was held at the Benton Harbor
City Commission on July 6, 2021 at 7:00 PM to
review and discuss the proposed plan. The public
hearing was held at City Hall, 200 E. Wall Street,
Benton Harbor, MI. Members from the public
were encouraged to review and make comments
on the draft plan.
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All
comments
were
welcome.

All comments are accepted.

All
comments
were
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Needs Assessment
NA-05 Overview
Needs Assessment Overview
This section assesses the housing needs within the City of Benton Harbor by analyzing various
demographic and economic indicators. To understand the needs of the community the broad trends in
population, income, and household demographics must be analyzed first. Each of the following sections
looks closely at specific housing factors and how they relate to the City’s population.
1.
2.
3.
4.
5.
6.

Housing Needs Assessment
Disproportionately Greater Need
Public Housing
Homeless Needs Assessment
Non-Homeless Special Needs Assessment
Non-Housing Community Development Needs
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NA-10 Housing Needs Assessment - 24 CFR 91.205 (a,b,c)
Summary of Housing Needs
The housing needs of a community are, like all items in the market economy, a product of supply and
demand. However, determining the factors that impact supply and demand is much more complicated
than building one house for one household. Changes in population, household size, availability of rental
housing, income, and the condition of a property all work to shift the community’s housing needs.
Demographics
The City of Benton Harbor has decreased by 4% since 2010. However, the number of households has
grown by 14%. This demographic shift has reduced the average household size from 2.8 to 2.4. During the
same period, the median income in the City has increased by 27%, but at $21,916 it still lags significantly
behind Berrien County ($50,153), Michigan ($57,144) and the United States ($62,843).
Demographics
Population
Households
Median Income

Base Year: 2010
10,256
3,650
17,301

Most Recent Year: 2019
9,843
4,143
21,916

% Change
-4%
14%
27%

Table 5 - Housing Needs Assessment Demographics
Data Source:

2006-2010 ACS (Base Year), 2015-2019 ACS (Most Recent Year)
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The following maps display the geographic distribution of demographic trends in the city across a few key
indicators including population change, median household income, and poverty.
Population
The following map displays the population density throughout the city. Lighter colored tracts have less of
a concentration of the population, while darker tracts have a higher population density. One tract on the
western portion of the city has over 5,000 people in it, which is greater than the other tracts in the city.
Most tracts have fewer than 3,000 people.
Source: 2015-2019 American Community Survey 5-Year Estimates
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Change in Population
The map below displays the population change throughout the jurisdiction since 2000. Orange colored
census tracts had a reduction in population and blue colored census tracts had an increase in population.
Tracts in the west central part of the city saw an increase of over 20% while tracts on the eastern part of
the city decreased by 20% or more.
Source: 2015-2019 American Community Survey 5-Year Estimates
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Median Household Income
The map below displays the median household income by census tract throughout the jurisdiction. In
2019, the median household income was $21,916 but the income varied throughout the city. The
westernmost tract reported the highest MHI, over $50,000. The tracts in the more central part of the city
had an MHI of less than $20,000.
Source: 2015-2019 American Community Survey 5-Year Estimates
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Poverty
The map below displays the percentage of the population who live below the poverty level by census
tract. Areas that have lower median income tend to have higher levels of poverty. The poverty rate is over
50% in the central tracts with the lowest income. In a neighboring tract to the west where the median
household income is much higher, the poverty rate is less than 20%
Source: 2015-2019 American Community Survey 5-Year Estimates
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Number of Households Table
0-30%
HAMFI
Total Households
Small Family Households
Large Family Households
Household contains at least one person
62-74 years of age
Household contains at least one-person
age 75 or older
Households with one or more children 6
years old or younger
Data
Source:

2013-2017 CHAS

>30-50%
HAMFI

>50-80%
HAMFI

1,530
545
180

785
355
85

725
285
60

>80100%
HAMFI
295
190
34

>100%
HAMFI

125

135

109

50

190

105

74

99

25

45

490

240

124

48

109

710
310
60

Table 6 - Total Households Table

Number Households
The above table breaks down family dynamics and income in the jurisdiction using 2017 CHAS data. Small
families are much more prevalent, which follows the trend of smaller average household size in the region
and the nation. Households earning over 100% HAMFI are more likely to have at least one person 62 to
74 years old than other income groups.
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Housing Needs Summary Tables
1. Housing Problems (Households with one of the listed needs)
0-30%
AMI

NUMBER OF HOUSEHOLDS
Substandard
Housing - Lacking
35
complete plumbing
or kitchen facilities
Severely
Overcrowded - With
>1.51 people per
4
room (and complete
kitchen and
plumbing)
Overcrowded - With
1.01-1.5 people per
room (and none of
15
the above
problems)
Housing cost
burden greater than
50% of income (and
685
none of the above
problems)
Housing cost
burden greater than
30% of income (and
290
none of the above
problems)
Zero/negative
Income (and none
170
of the above
problems)
Data
Source:

Renter
>5080%
AMI

>80100%
AMI

4

0

0

39

0

25

0

20

49

20

20

0

200

40

245

0

>3050%
AMI

2013-2017 CHAS

Consolidated Plan
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Owner
>5080%
AMI

>80100%
AMI

0

20

0

20

0

0

0

0

0

55

0

0

15

0

15

0

925

150

60

0

0

210

105

4

644

20

55

50

0

125

0

0

170

0

0

0

0

0

Total

0-30%
AMI

>3050%
AMI

Total

Table 7 – Housing Problems Table
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Housing Needs Summary
The table above gives an overview of housing problems in the city. Using 2017 CHAS data, it provides the
numbers of households experiencing each category of housing problem broken down by income ranges
(up to 100% AMI) and owner/renter status. Cost burden is the most prevalent housing problem in Benton
Harbor. There are approximately 1,569 renter households and 335 owner occupied households that pay
over 30% of their income to household expenses, which is 83.4% of renters and 90.5% of homeowners.

2. Housing Problems 2 (Households with one or more Severe Housing Problems: Lacks kitchen
or complete plumbing, severe overcrowding, severe cost burden)

NUMBER OF HOUSEHOLDS
Having 1 or more of four
housing problems
Having none of four housing
problems
Household has negative
income, but none of the
other housing problems
Data
Source:

2013-2017 CHAS

Renter
>50- >8080% 100%
AMI AMI

030%
AMI

>3050%
AMI

1030

505

165

150

110

170

0

Owner
>50- >8080% 100%
AMI AMI

Total

030%
AMI

>3050%
AMI

Total

25

1725

165

110

80

0

355

285

105

650

10

60

195

165

430

0

0

170

0

0

0

0

0

Table 8 – Housing Problems 2

Severe Housing Problems
The above table shows households with at least one severe housing problem broken out by income and
occupancy. Severe housing problems are more common in extremely low-income households than other
income groups. Over 76% of extremely low-income renters and 94% of extremely low-income owners
have a severe housing problem.
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3. Cost Burden > 30%
0-30%
AMI

NUMBER OF HOUSEHOLDS
Small Related
480
Large Related
180
Elderly
50
Other
465
Total need by
1175
income
Data
Source:

2013-2017 CHAS

>3050%
AMI

Renter
>5080%
AMI

Total

0-30%
AMI

>3050%
AMI

Owner
>5080%
AMI

Total

175
75
65
145

35
15
0
75

690
270
115
685

35
0
60
65

55
0
26
4

0
5
5
35

90
5
91
104

460

125

1760

160

85

45

290

Table 9 – Cost Burden > 30%

Housing Cost-Burdened
The following maps below display the percentage of the population who are cost-burdened by census
tract using data from the 2015-2019 American Community Survey 5-Year Estimates. The first map shows
how common cost burden is for homeowners. Tracts on the east side of the city have higher rates of cost
burden and central tracts have lower rates.
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In the eastern part of the city the cost burden rate for renters is higher than elsewhere. In the eastern
tracts over 70% of renters are cost burdened. The central part of the city is much lower, between 40% and
50% in each tract.

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

BENTON HARBOR

33

4. Cost Burden > 50%
0-30%
AMI

NUMBER OF HOUSEHOLDS
Small Related
265
Large Related
145
Elderly
45
Other
260
Total need by
715
income
Data
Source:

2013-2017 CHAS

>3050%
AMI

Renter
>5080%
AMI

Total

0-30%
AMI

>3050%
AMI

Owner
>5080%
AMI

Total

70
30
60
40

15
0
0
25

350
175
105
325

35
0
45
65

25
0
20
4

0
0
0
0

60
0
65
69

200

40

955

145

49

0

194

Table 10 – Cost Burden > 50%

Severe Cost Burden
The data presented above show the severe cost burden in the city, which is defined as paying more than
50% of household income on housing cost. Extremely low-income households are more likely to be
severely cost burdened than other income groups.
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5. Crowding (More than one person per room)

NUMBER OF HOUSEHOLDS
Single family households
Multiple, unrelated
family households
Other, non-family
households
Total need by income
Data
Source:

Renter
>50>8080%
100%
AMI
AMI

030%
AMI

>3050%
AMI

19

24

20

0

19

0
19

Owner
>50>8080% 100%
AMI
AMI

Total

030%
AMI

>3050%
AMI

Total

20

83

0

0

15

0

15

0

0

19

0

0

4

0

4

0

0

0

0

0

0

0

0

0

43

20

20

102

0

0

19

0

19

Table 11 – Crowding Information – 1/2

2013-2017 CHAS

HUD defines an overcrowded household as one having from 1.01 to 1.50 occupants per room and a
severely overcrowded household as one with more than 1.50 occupants per room. This type of condition
can be seen in both renter and homeowner households in low numbers.
The table below displays the number of households with children present. Children are more likely to
reside in rental housing in the city. For households earning less than 80% AMI, children are most common
in extremely low-income renters. Less than 35 owner occupied households earning less than 80% AMI
have children.

Renter
>30>5050%
80%
AMI
AMI

0-30%
AMI

Households with
Children Present
Data
Source:

490

225

2013-2017 CHAS

Consolidated Plan
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105

Total

820

0-30%
AMI

0

Owner
>30>5050%
80%
AMI
AMI

15

19

Total

34

Table 12 – Crowding Information – 2/2
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Describe the number and type of single person households in need of housing assistance.
The Five-Year Estimates of the 2019 American Community Survey show that 38.9% of occupied housing
units in Benton Harbor (approximately 1,600 households) are single-person households. Approximately
42.9% of renter-occupied units are single-person households as compared to 31.9% of owner-occupied
households. Renters are the most in need of housing assistance due to the high number who are cost
burdened.

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.
Disability
According to 2015-2019 ACS data, there are 2,368 residents with disabilities in Benton Harbor making up
24.2% of the population. Approximately 272 of these residents are under the age of 18. Overall, the most
common disability is ambulatory difficulty, and 1,453 residents report this difficulty. For residents under
18, the most common difficulty reported is cognitive difficulty.
Residents with disabilities and families with children with disabilities face significant barriers to affordable
housing. Most homes require expensive modifications to accommodate the needs of residents.
Additionally, residents with disabilities earn less than those without disabilities, which increases the
financial hardship.
Violence
According to data reported to the FBI, in 2019 there were 193 violent crimes in Benton Harbor and the
violent crime rate was 19.81 per 1,000 residents. The violent crime rate is over four times the statewide
rate of 4.37 per 1,0000 people and the national median of 4 per 1,000 people. There were 20 rapes
reported and the rate was 2.05 per 1,000. In Benton Harbor, there were more rapes reported than
robberies.
It is likely that the violent crime rate is higher than what is reported. Domestic violence and sexual assault
are often underreported due to fear for the safety of oneself or children, a lack of housing options and
economic opportunities, and distrust in the system. According to a study by the US Department of Justice
the most dangerous time for a person in an abusive relationship is when they attempt to leave. Exiting an
abusive relationship is often incredibly difficult and it is important that resources are available to provide
safe housing for victims and people are aware of these resources.
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What are the most common housing problems?
The evidence in this report points to cost burden as being the most common housing problem in the city.
Both renters and homeowners have high-cost burden rates, particularly for low-income households.
Housing cost is a key factor, but it is only half of the equation. The lack of adequate paying economic
opportunities is a major contributor to cost burden.

Are any populations/household types more affected than others by these problems?
Household income is significantly linked to the likelihood that someone is impacted by housing problems.
The relationship between housing problems and race and ethnicity is addressed in the Market Analysis
portion of this document.

Describe the characteristics and needs of Low-income individuals and families with children
(especially extremely low-income) who are currently housed but are at imminent risk of either
residing in shelters or becoming unsheltered 91.205(c)/91.305(c)). Also discuss the needs of
formerly homeless families and individuals who are receiving rapid re-housing assistance and
are nearing the termination of that assistance
Very low-income households (those at or below 30% of the area median income) spending more than
50% of their income for gross rent (rent plus tenant paid utilities) are particularly vulnerable to an
unexpected financial or personal crisis which could lead to homelessness. Among these households,
single-parent households with children are the most vulnerable. They have a greater need for affordable
housing, accessible day care, health care, and other supportive services. Because of their lower income
and higher living expenses, single-parent households are at imminent risk of becoming homeless. The
major needs for these households are money management and budget counseling along with job training
and affordable childcare.
The benefit to participants of a rapid re-housing program is the on-going case management and wrap
around services that they receive over the duration of the program. The major need for those households
exiting the program is to locate and secure decent affordable housing.

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:
N/A
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Specify particular housing characteristics that have been linked with instability and an
increased risk of homelessness
Persons identified to be at increased risk include persons who are extremely low-income; persons with
disabilities; persons fleeing domestic violence; homeless persons being discharged from crisis units,
hospitals, and jails; unaccompanied youth; and youth aging out of foster care. Prevention assistance is
also primarily provided to persons who have already received notice that eviction proceedings have been
started in court (rather than just a three-day notice from landlord), since they are the households most
likely to be evicted without assistance.
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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.

Introduction
This section compares the existence of housing problems among racial groups against that of the
jurisdiction as a whole to see if any group(s) shares a disproportionate burden of the area's housing
problems. For this purpose, HUD guidelines deem a disproportionately greater need to exist when persons
of a particular racial or ethnic group experience housing problems at a rate at least 10 percentage points
higher than the jurisdiction as a whole.
The following series of tables looks at the existence of housing problems amongst different racial and
ethnic groups across the 0% -30%, 30%-50%, 50%-80%, and 80%-100% AMI cohorts.

0%-30% of Area Median Income
Housing Problems

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

Has one or more
of four housing
problems

Has none of the
four housing
problems

1195
60
1090
0
0
0
4

160
15
145
0
0
0
0

Household has
no/negative
income, but none
of the other
housing problems
170
15
155
0
0
0
0

Table 13 - Disproportionally Greater Need 0 - 30% AMI
2013-2017 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%
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30%-50% of Area Median Income
Housing Problems

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

Has one or more
of four housing
problems

Has none of the
four housing
problems

615
54
495
0
0
0
55

170
4
160
0
0
0
4

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0
0
0

Table 14 - Disproportionally Greater Need 30 - 50% AMI
2013-2017 CHAS

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

50%-80% of Area Median Income
Housing Problems

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

Has one or more
of four housing
problems

Has none of the
four housing
problems

245
10
220
0
0
0
0

480
35
405
0
0
0
25

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0
0
0

Table 15 - Disproportionally Greater Need 50 - 80% AMI
2013-2017 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%
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80%-100% of Area Median Income
Housing Problems

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

Has one or more
of four housing
problems

Has none of the
four housing
problems

25
4
20
0
0
0
0

270
75
190
0
0
0
4

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0
0
0

Table 16 - Disproportionally Greater Need 80 - 100% AMI
2013-2017 CHAS

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

Discussion
Extremely Low Income (0-30% AMI)
Citywide 78.4% of households in this group have a housing problem. In this income group there are one
group disproportionately impacted. One hundred percent of Hispanic households reported a housing
problem. However, this group is small and only includes 4 households
Very Low Income (30%-50% AMI)
Approximately 78.3% of households in this group have a housing problem. There are two groups
disproportionately impacted. Approximately 93.1% of White households and 93.2% of Hispanic
households reported a housing problem.
Low Income (50%-80% AMI)
The citywide housing problem rate for this income group is 33.8%. In this income group there are no
groups that are disproportionately impacted by housing problems.
Moderate Income (80%-100% AMI)
Approximately 8.5% of households in this group have a housing problem. In this income group there are
no groups that are disproportionately impacted by 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.

Introduction
This section compares the existence of severe housing problems among racial groups against that of the
jurisdiction as a whole to see if any group(s) shares a disproportionate burden of the area's housing
problems. For this purpose, HUD guidelines deem a disproportionately greater need to exist when persons
of a particular racial or ethnic group experience housing problems at a rate at least 10 percentage points
higher than the jurisdiction as a whole.
The following series of tables looks at the existence of severe housing problems among different racial
and ethnic groups across the 0% -30%, 30%-50%, 50%-80%, and 80%-100% AMI cohorts.

0%-30% of Area Median Income
Severe Housing Problems*

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

2013-2017 CHAS

Has one or more
of four housing
problems

Has none of the
four housing
problems

890
55
805
0
0
0
4

470
20
430
0
0
0
0

Household has
no/negative
income, but none
of the other
housing problems
170
15
155
0
0
0
0

Table 17 – Severe Housing Problems 0 - 30% AMI

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

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

Has one or more
of four housing
problems

Has none of the
four housing
problems

315
14
240
0
0
0
55

470
44
415
0
0
0
4

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0
0
0

Table 18 – Severe Housing Problems 30 - 50% AMI
2013-2017 CHAS

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

50%-80% of Area Median Income
Severe Housing Problems*

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

Has one or more
of four housing
problems

Has none of the
four housing
problems

95
0
75
0
0
0
0

630
45
550
0
0
0
25

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0
0
0

Table 19 – Severe Housing Problems 50 - 80% AMI
2013-2017 CHAS

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

Jurisdiction as a whole
White
Black / African American
Asian
American Indian, Alaska Native
Pacific Islander
Hispanic
Data
Source:

Has one or more
of four housing
problems

Has none of the
four housing
problems

20
0
20
0
0
0
0

275
79
190
0
0
0
4

Household has
no/negative
income, but none
of the other
housing problems
0
0
0
0
0
0
0

Table 20 – Severe Housing Problems 80 - 100% AMI
2013-2017 CHAS

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

Discussion
Extremely Low Income (0-30% AMI)
In this income group there is one racial group with a disproportionate severe housing problem rate.
Citywide, 58.2% of households in this group have a severe housing problem. One hundred percent of
Hispanic households reported a severe housing problem.
Very Low Income (30%-50% AMI)
Approximately 40.1% of households in this group have a severe housing problem. There was one group
disproportionately impacted. Approximately 93.2% of Hispanic households report a severe housing
problem.
Low Income (50%-80% AMI)
The citywide severe housing problem rate for this group is 13.1%. There are no racial or ethnic groups that
are disproportionately impacted.
Moderate Income (80%-100% AMI)
Approximately 6.8% of households in this group have a severe housing problem. There are no racial or
ethnic groups that are disproportionately impacted.
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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.

Introduction:
This section compares the existence of housing cost burden and severe cost burden among racial groups
against that of the jurisdiction as a whole to see if any group(s) shares a disproportionate burden of the
area's cost burden. For this purpose, HUD guidelines deem a disproportionately greater need to exist
when persons of a particular racial or ethnic group experience housing problems at a rate at least 10
percentage points higher than the jurisdiction as a whole.

Housing Cost Burden
Housing Cost Burden
Jurisdiction as a whole
White
Black / African
American
Asian
American Indian,
Alaska Native
Pacific Islander
Hispanic
Data
Source:

<=30%

30-50%

>50%

1889
280

810
70

1180
55

No / negative
income (not
computed)
174
15

1505

720

1035

155

4

0

0

0

0

0

0

0

0
60

0
0

0
55

0
4

Table 21 – Greater Need: Housing Cost Burdens AMI
2013-2017 CHAS

Discussion:
Citywide, 20.9% of households pay between 30% and 50% of monthly income on housing costs (cost
burdened). There are no racial or ethnic groups who are disproportionately cost burdened.
For extreme cost burden (paying over 50% of monthly income on housing costs), the citywide rate was
30.4%. There are no racial or ethnic groups with extreme cost burden at a disproportionately high rate.
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NA-30 Disproportionately Greater Need: Discussion – 91.205(b)(2)
Are there any Income categories in which a racial or ethnic group has disproportionately
greater need than the needs of that income category as a whole?
Only one racial or ethnic group, Hispanic households, report being disproportionately impacted by
housing problems or severe housing problems multiple times.
Disproportionate Housing Problems:
•
•
•
•

Extremely Low Income: Hispanic
Very Low Income: White, Hispanic
Low Income: None
Moderate Income: None

Disproportionate Severe Housing Problems:
•
•
•
•

Extremely Low Income: Hispanic
Very Low Income: Hispanic
Low Income: None
Moderate Income: None

Cost Burden: None
Extreme Cost Burden: None

If they have needs not identified above, what are those needs?
No other needs identified at this time.

Are any of those racial or ethnic groups located in specific areas or neighborhoods in your
community?
Geographic concentrations of households by race or ethnicity are discussed in MA-50.
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NA-35 Public Housing – 91.205(b)
Introduction
Public housing was established to provide decent and safe rental housing for eligible low- and moderate-income families, the elderly, and persons
with disabilities. Public housing includes federally subsidized affordable housing that is owned and operated by the public housing authorities. The
Benton Harbor Housing Commission is the city’s Public Housing Authority and works to provide “decent, safe, sanitary, in good repair, affordable
housing for the residents of Benton Harbor”. This organization works closely with state and federal agencies in administering various housing
public assistance programs. The Benton Harbor Housing Commission manages several programs throughout the city: the Housing Choice Voucher
(Section 8) is the federal government's major program that assists very-low-income families including the elderly and the disabled to afford decent,
safe, and sanitary housing in the private market; the Public Housing Program; and the Virginia Edwards Community Center where Job and Resource
Expos, and similar events are held.

Totals in Use
Certificate

# Of units vouchers in use

0

ModRehab

Public
Housing

0

363

Program Type
Vouchers
Total

189

Project based

Tenant based

10

179

Special Purpose Voucher
Veterans
Family
Disabled
Affairs
Unification
*
Supportive
Program
Housing

0

0

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

PIC (PIH Information Center)
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0

Characteristics of Residents

Certificate

Average Annual Income
Average length of stay
Average Household size
# Homeless at admission
# Of Elderly Program Participants
(>62)
# Of Disabled Families
# Of Families requesting
accessibility features
# Of HIV/AIDS program
participants
# Of DV victims

ModRehab

Program Type
Public
Vouchers
Housing
Total

Project based

Tenant based

Special Purpose Voucher
Veterans
Family
Affairs
Unification
Supportive
Program
Housing

0
0
0
0

0
0
0
0

10,660
2
2
1

9,937
5
2
0

11,459
0
3
0

9,852
5
2
0

0
0
0
0

0
0
0
0

0
0

0
0

21
109

14
49

0
1

14
48

0
0

0
0

0

0

363

189

10

179

0

0

0
0

0
0

0
0

0
0

0
0

0
0

0
0

0
0

Table 23 – Characteristics of Public Housing Residents by Program Type
Data Source:

PIC (PIH Information Center)

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

BENTON HARBOR

48

Race of Residents
Race

Certificate

White
Black/African American
Asian
American Indian/Alaska
Native
Pacific Islander
Other

ModRehab

Public
Housing

Program Type
Vouchers
Total

Project based

Tenant
-based

Special Purpose Voucher
Veterans Affairs
Family
Disabled
Supportive
Unification
*
Housing
Program

0
0
0

0
0
0

1
362
0

1
188
0

0
10
0

1
178
0

0
0
0

0
0
0

0
0
0

0
0
0

0
0
0

0
0
0

0
0
0

0
0
0

0
0
0

0
0
0

0
0
0

0
0
0

*Includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition
Table 24 – Race of Public Housing Residents by Program Type
Data Source:

PIC (PIH Information Center)

Ethnicity of Residents
Ethnicity

Certificate

Hispanic
Not Hispanic

0
0

ModRehab

Public
Housing

0
0

0
363

Program Type
Vouchers
Total

0
189

Project based

0
10

Tenant based

0
179

Special Purpose Voucher
Veterans
Family
Disabled
Affairs
Unification
*
Supportive
Program
Housing

0
0

0
0

*Includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition
Table 25 – Ethnicity of Public Housing Residents by Program Type
Data Source:

PIC (PIH Information Center)
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0
0

Section 504 Needs Assessment: Describe the needs of public housing tenants and applicants on
the waiting list for accessible units:
Characteristics of Public Housing Residents by Program Type shows that residents who are elderly and
have a disability use public housing and vouchers. Disabled families make up 30% of public housing
tenants and 26% of voucher recipients. Elderly individuals comprise 6% of public housing residents and
7% of voucher recipients. One hundred percent of residents in public housing and voucher holders request
accessibility features.
Accessibility is incredibly important for those with physical, as well as mental and developmental,
disabilities. Citizen input into the Consolidated Planning process provided at public meetings focused on
the needs of persons with developmental disabilities. Public comment included a call for the jurisdiction
to recognize that the needs of persons with developmental disabilities are often quite different from those
with physical disabilities. Rather than housing units with physical accessibility features, persons with
developmental disabilities need housing with permanent supportive services that facilitate independent
living and assistance with successful integration into community life (e.g., inclusion in social events and
networks). Participants at the public meetings suggested the creation of housing opportunities such as
small apartment complexes where persons with developmental disabilities could live independently (with
appropriate supportive services) and experience a sense of community in a setting tailored to their needs.

Most immediate needs of residents of Public Housing and Housing Choice voucher holders
The most immediate need of residents of public housing and voucher holders is access to affordable
housing and economic opportunities that can support self-sustainability. According to the HUD PIH
Information Center, the average annual income of resident in publicly assisted housing is approximately
$10,660 and the median income for HCV participants is $9,937, which is well below the median income in
Benton Harbor. Without the help of subsidized housing and other programs these households would be
unable to have safe and secure housing.

How do these needs compare to the housing needs of the population at large
The lack of affordable rental units that accommodate workforce families, seniors and people with special
needs/disabilities reflect the needs of the city at large. Decent, safe, and affordable housing is a strong
need for many low- and moderate-income households. However, public housing residents are more likely
to be very low-income and therefore more severely cost burdened than the general population.
The non-housing needs of public housing residents and Section 8 Housing Voucher holders are
employment opportunities and transportation, which also reflect those of the population at large,
especially low-to-moderate income residents.
The elderly may require housing accommodations due to the nature of elderly persons being more likely
to be disabled than the general population. Elderly residents are also more likely to be living on fixed
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incomes, which means any change in housing costs affects affordability to them more than the general
population. As well, persons and families with a disability likely need accommodation to housing to make
them accessible.
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NA-40 Homeless Needs Assessment – 91.205(c)
Introduction:
Homelessness is a particularly troublesome and complex issue that plagues communities across the nation. A major reason that homelessness is
so difficult to combat is that it has many causes with overlapping and interrelated variables. The cause of any one person's homelessness often
lies not in a single factor, but at the convergence of multiple events and conditions. From one angle, homelessness can be seen as an economic
problem – caused by unemployment, foreclosure, or poverty. From another viewpoint, homelessness could appear to be a health issue – many
homeless persons struggle with one or more conditions such as mental illness, physical disability, HIV/AIDS, or substance abuse. Looking at the
problem another way, homelessness emerges as a social problem – with factors such as domestic violence, educational attainment, or race lying
at the root. Homelessness is caused by all these issues, sometimes simultaneously. As such, fighting homelessness requires a truly collaborative,
community-based approach.
The Stewart B. McKinney Homeless Assistance Act defines the "homeless" or "homeless individual” or “homeless person" as an individual who
lacks a fixed, regular, and adequate night-time residence; and who has a primary night-time residence that is:

•

A supervised publicly or privately operated shelter designed to provide temporary living accommodations (including welfare hotels,
congregate shelters, and transitional housing for the mentally ill).

•
•

An institution that provides a temporary residence for individuals intended to be institutionalized; or
A public or private place not designed for, or ordinarily used as, a regular sleeping accommodation for human beings.

The HUD registered Continuum of Care (CoC) for the area serving Benton Harbor is the Michigan Balance of State, Region 8. The collaborative
includes homeless housing and service providers, law enforcement, local government, health and mental health providers, the faith community,
and homeless or formerly homeless members. The CoC Program works to provide permanent housing, transitional housing, supportive services,
HMIS and preventative services to the community. Data is not available at the city level, and the following information is for the entire Balance of
State.
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Homeless Needs Assessment
Population

Estimate the # of persons
experiencing homelessness
on a given night
Sheltered

Persons in Households with
Adult(s) and Child(ren)
Persons in Households with Only
Children
Persons in Households with Only
Adults
Chronically Homeless Individuals
Chronically Homeless Families
Veterans
Unaccompanied Child
Persons with HIV

Estimate the #
experiencing
homelessness
each year

Estimate the
# becoming
homeless
each year

Estimate the #
exiting
homelessness
each year

Unsheltered

197

18

9

0

568
81
Unavailable
49
76
2

181
43
Unavailable
10
10
0

Table 26 - Homeless Needs Assessment
Data Source Comments:

Michigan Balance of State Continuum of Care Body (MI BOSCOC) 2020

Indicate if the homeless population is:

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

Has No Rural Homeless

BENTON HARBOR

53

Estimate the #
of days persons
experience
homelessness

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):
Chronically Homeless – Residents are considered to be experiencing chronic homelessness if they have a disabling condition and have been
continuously homeless for one year or more, or more than four times within three years, totaling twelve months. These are the most vulnerable
residents experiencing homelessness. In 2020, 124 persons experienced chronic homelessness.
Families with Children – Households that include at least one adult and one person under the age of 18 is considered a family with children.
Children raised experiencing homelessness are likely to experience housing instability into adulthood. In 2020, there were 215 persons in families
with children.
Veterans - Individuals who have served in the military often face unique challenges and require extra support to secure housing stability. Currently,
there are 59 veterans experiencing homelessness.
Unaccompanied Youth – Persons who are between the ages of 18 and 24 years old that lack a fixed, regular, nighttime residence that is not a
shelter are considered unaccompanied youth. Currently, there are 86 unaccompanied youth.
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Nature and Extent of Homelessness: (Optional)
Race:

Sheltered:

White
Black or African American
Asian
American Indian or Alaska
Native
Pacific Islander

Multi-Racial
Ethnicity:

1,031
115
0

244
14
0

23
3

2
1

58

11

Sheltered:

Hispanic
Not Hispanic
Data Source
Comments:

Unsheltered (optional)

Unsheltered (optional)
69
1,161

7
265

Michigan Balance of State Continuum of Care Body (MI BOSCOC) 2020

Estimate the number and type of families in need of housing assistance for families with
children and the families of veterans.
Homeless children face a litany of complexities and problems that can contribute to a pattern of
homelessness into adulthood if they are not addressed. Chiefly among them is the added stress on
educational attainment that housing insecurity causes. Lack of transportation, volatile living conditions,
and general instability make showing up to class a challenge, and studying, focusing, and excelling in these
conditions is often impossible. Based on the Point in Time Count, 215 individuals were in families that
included at least one adult and one child and 59 veterans were counted.

Describe the Nature and Extent of Homelessness by Racial and Ethnic Group.
Homeless individuals are more likely to identify as White than any other racial or ethnic group. Nearly
85% of the homeless population were White and 8% were Black or African American. Over 5% reported
Hispanic/Latino ethnicity.

Describe the Nature and Extent of Unsheltered and Sheltered Homelessness.
Of those counted in the CoC's point in time count, 62% were sheltered and the rest unsheltered.
Approximately 75% of sheltered individuals use Emergency Shelters.
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NA-45 Non-Homeless Special Needs Assessment - 91.205 (b,d)
Introduction:
Non-homeless persons with special needs include the elderly; frail elderly; persons with mental, physical,
and/or developmental disabilities; persons with drug and alcohol addictions; persons with HIV/AIDS and
their families; and victims of domestic violence, sexual assault, and stalking. Members of these special
needs populations often have low incomes. Data on special needs populations is limited, but there is a
significant need for housing and/or supportive services for all special needs Sub-populations and meeting
these needs is a high priority for the city.

Describe the characteristics of special needs populations in your community:
Elderly: The elderly population faces increased challenges and providing decent, affordable housing is
incredibly important. It is medically beneficial and emotionally comforting for this population to remain
in a familiar setting and, as a result, strong emphasis is placed on the elderly maintaining a lifestyle that is
as independent as possible. Unfortunately, the elderly population is often on a limited income and/or has
a disability, which puts financial pressure on them that reduces independence. As prices throughout the
community inflate, the elderly population generally lacks the ability to increase their income to match.
According to the most recent data available, there are approximately 1,701 residents over the age of 60
in Benton Harbor, making up approximately 17.3% of the population. More detailed information is not
available for residents 60 years and older in Benton harbor, but it is reasonable to assume a significant
portion of the population has a disability and/or struggles with economic instability.
HIV/AIDS: See below
Alcohol and Drug Addiction: Gathering accurate data about alcohol and drug addiction within a
community is difficult. Addiction often goes unrecognized because people do not seek help due to fear of
criminal charges and/or the social stigma associated with addiction and other medical issues. Often only
when someone overdoses, gets arrested, or seeks treatment are they counted in statistics.
Disability: There are 2,368 people in the city who have a disability, which is 24.2% of the population.
Unsurprisingly, disability is correlated with age and older residents are more likely to have one or more
disabilities. However, there are nearly 275 residents under the age of 18 with a disability

What are the housing and supportive service needs of these populations and how are these
needs determined?
Elderly and Frail Elderly: Providing secure, safe, affordable, and stable housing for the elderly population
is vitally important for this population. There are many factors that contribute to a healthy environment
for the elderly including, but not limited to, access to health care, shopping, and social networks. A robust
public transportation network is incredibly beneficial to assisting the elderly remain active and
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independent. Additionally, elderly residents’ homes may need modifications to assist with any disabilities
that may develop because of aging.
Disability: Individuals with disabilities encompass a wide range of skill levels and abilities. Therefore, they
have many of the same issues as the general population with the added needs that are unique to their
capabilities. Individuals with disabilities usually have a fixed income and have limited housing options. The
individuals who have more independent skills tend to utilize subsidized housing options. Individuals
requiring more support find residences in the public welfare funded community homes either sharing
settings or privately-owned personal care settings. Many individuals continue to reside with parents and
families throughout adulthood. Regardless of the housing situation, a common thread is the need for
continuous support services dependent of the level of capabilities.
Persons with Alcohol/Drug Addictions: Individuals with substance abuse problems need a strong network
to stay healthy and sober. Their housing needs include sober living environments, support for
employment, access to health facilities, and easy access to family and friend networks. Additionally,
detoxification facilities are necessary when addiction is first recognized.

Discuss the size and characteristics of the population with HIV/AIDS and their families within
the Eligible Metropolitan Statistical Area:
In 2019, there was an estimated 236 total persons living with HIV in Berrien County. Prevalence rates are
the number of persons per 100,000 persons and Citywide the prevalence is 153.8. There were 2 new
diagnoses in 2019 and an HIV Transmission Rate of 0.8. Black or African American males have the highest
HIV rate, 41.4% of all HIV cases statewide. The largest age group is the 50 to 59 years old and
approximately 27.6% of HIV diagnosis are in this group.
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NA-50 Non-Housing Community Development Needs – 91.215 (f)
Describe the jurisdiction’s need for Public Facilities:
The City has identified the need for public facilities improvements and has provided a goal in the Strategic
Plan:
1B Improve Access to Public Facilities
In this goal the City will work to improve access to public facilities in Benton Harbor. These activities
include improvements for neighborhood facilities, community centers and park and recreational facilities
in low- and moderate-income neighborhoods.

How were these needs determined?
The need for public facilities was determined by the City of Benton Harbor Department of Community and
Economic Department by communicating and collaborating with other government units, as well as local
non-profit and for-profit agencies. Public hearings were also held to receive guidance and feedback from
the public.

Describe the jurisdiction’s need for Public Improvements:
The City has identified the need for public infrastructure improvements and has provided a goal in the
Strategic Plan:
1A Expand & Improve Public Infrastructure
In this goal the City will work to expand and improve public infrastructure in Benton Harbor. These
activities include improvements to infrastructure such as streets, sidewalks, ADA improvements, and
storm water and water systems in low- and moderate-income neighborhoods.

How were these needs determined?
The need for public improvements was determined by the City of Benton Harbor Department of
Community and Economic Department by communicating and collaborating with other government units,
as well as local non-profit and for-profit agencies. Public hearings were also held to receive guidance and
feedback from the public.

Describe the jurisdiction’s need for Public Services:
The City has identified the need for public services and has provided a goal in the Strategic Plan:
4A Provide Public Services for LMI & Special Needs
In this goal the City will work to increase the capacity of local service providers that offer vital services
that improve the quality of life for to low- and moderate income (LMI) households and special needs
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groups in Benton Harbor. Public Services that are intended to help assist LMI residents include activities
such as a food pantry, after school tutoring, summer programs, youth services, health services and more.
Vital support services for special needs groups include the elderly, persons with a disability, the homeless
and victims of domestic violence.

How were these needs determined?
The need for public services was determined by the City of Benton Harbor Department of Community and
Economic Department by communicating and collaborating with other government units, as well as local
non-profit and for-profit agencies. Public hearings were also held to receive guidance and feedback from
the public.
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Housing Market Analysis
MA-05 Overview
Housing Market Analysis Overview:
This section looks at the housing market and supply in the City of Benton Harbor, Michigan by analyzing
housing indicators. Developing a picture of the current housing stock in the community begins by looking
at trends in structure, age, price, and tenure. Furthermore, the supply of homeless shelter facilities,
special needs services and housing, and non-housing community development resources are considered.
The analysis is supplemented by GIS maps to provide geographical visualization of the data.
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MA-10 Number of Housing Units – 91.210(a)&(b)(2)
Introduction
This section examines the composition of Benton Harbor’s housing stock in terms of housing type and
tenure. Details are provided based on the number of units in the structure, multifamily housing
distribution within the jurisdiction, unit size and tenure, as well as an analysis of owner-occupied and
renter occupied housing.

All residential properties by number of units
Property Type
1-unit detached structure
1-unit, attached structure
2-4 units
5-19 units
20 or more units
Mobile Home, boat, RV, van, etc

Number
3,216
86
424
559
521
54
4,860

Total
Data Source:

2015-2019 ACS

%
66
2
9
12
11
1
100

Table 27 – Residential Properties by Unit Number

Residential Properties by Number of Units
The table above breaks down the City’s housing stock by the number of units in each structure and by
structure type. Traditional single-family, detached homes are most prominent, accounting for 66% of all
housing units. Multi-family developments (5 or more units) account for 23% of all housing units in the
City. Finally, 1% of housing units are classified as mobile home, boat, RV, van, etc.
Source: 2015-2019 American Community Survey 5-Year Estimates

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

BENTON HARBOR

61

Multifamily Development Distribution
The maps below display the distribution of small, medium and large multifamily developments in the
jurisdiction. Small multifamily units have between 3 and 19 units in each development. These
developments are concentrated in the western portion of the city and are very uncommon in the eastern
portion of Benton Harbor.
Source: 2015-2019 American Community Survey 5-Year Estimates
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Medium multifamily developments have between 20 and 49 units per development. Medium
developments show a similar distribution pattern as small multifamily developments, except they are less
common.
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Large multifamily developments are buildings with 50 or more units. Large developments are distributed
throughout Benton Harbor in the same way as small and medium multifamily developments. Large
developments are more common than medium but less common than small multifamily developments.
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Unit Size by Tenure
Owners
Number
No bedroom
1 bedroom
2 bedrooms
3 or more bedrooms
Total

2015-2019 ACS

Data Source:

Renters
%

0
70
387
1,058
1,515

Number
0
5
26
70
101

309
586
783
950
2,628

%
12
22
30
36
100

Table 28 – Unit Size by Tenure

Unit Size by Tenure
Small units with one bedroom or less uncommon for owner-occupied units but common for renters.
Owner-occupied units are much larger, approximately 70% have three or more bedrooms. Only 36% of
rental units have three bedrooms or more.
Source: 2015-2019 American Community Survey 5-Year Estimates

Describe the number and targeting (income level/type of family served) of units assisted with
federal, state, and local programs.
For the 2021-2025 Consolidated Plan period the City estimates it will assist LMI households with
affordable housing:
Homeowner Housing Rehabilitated: 75 Household Housing Unit
The City of Benton Harbor will continue to provide for housing rehabilitation through its minor
rehabilitation and emergency repairs programs. Through housing rehab activities, the City will continue
to provide for improving the safety and accessibility of homes throughout the community.

Provide an assessment of units expected to be lost from the affordable housing inventory for
any reason, such as expiration of Section 8 contracts.
According to the HUD Multifamily Assistance and Section 8 Database, there are seven contracts located
in Benton Harbor. Two contracts are set to expire in the next five years. Those two contracts account for
90 units of affordable housing.
•

•

Benton Manor Cooperative I
o Contract Expiration: 2032
o Affordable Units: 150
Berrien Homes
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•

•

•

•

•

o Contract Expiration: 2035
o Affordable Units: 160
Country View Apartments and Townhouses II
o Contract Expiration: 2037
o Affordable Units: 71
River Terrace
o Contract Expiration: 2038
o Affordable Units: 270
E. Rayford Senior Housing
o Contract Expiration: 2022
o Affordable Units: 46
Adkins Village Apartments
o Contract Expiration: 2021
o Affordable Units: 44
Harbor City Flats
o Contract Expiration: 2039
o Affordable Units: 8

Does the availability of housing units meet the needs of the population?
In Benton Harbor, the available housing units do not meet the needs of the population. According to the
2015-2019 American Community Survey, approximately 63% of renters and 16% of home owners are cost
burdened. These households are unable to pay for housing without spending at least 30% of their income
on housing costs.

Describe the need for specific types of housing:
The City has few owner occupied units with fewer than three bedrooms. Smaller units tend to be more
affordable and attractive to new homeowners or retired residents who are looking to downsize. If these
units are not available then residents will need to move outside the City or live in substandard housing.
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MA-15 Housing Market Analysis: Cost of Housing - 91.210(a)
Introduction:
The following section examines the cost of housing for both homeowners and renters within Benton
Harbor. A review is made of current home values and rents as well as the recent changes in home values
and rents. Finally, a closer look is given to the affordability of the existing housing stock for the residents
of the jurisdiction.

Cost of Housing
Median Home Value
Median Contract Rent
Data Source:

Base Year: 2010
61,400
378

Most Recent Year: 2019
63,300
459

3
21

Table 29 - Cost of Housing
2006-2010 ACS (Base Year), 2015-2019 ACS (Most Recent Year)

Rent Paid
Less than $500
$500-999
$1,000-1,499
$1,500-1,999
$2,000 or more

Number

2015-2019 ACS

%
743
1,533
221
13
4
2,514

Total
Data Source:

% Change

30
61
9
1
0
101

Table 30 - Rent Paid

Housing Costs
Since 2010, the median home value in Benton Harbor has remained relatively stable. The value has
increase 3%, which is less than the inflation rate. According to the US Bureau of Labor Statistics the
inflation rate between 2010 and 2019 was 16%. The median contract rent increased 21% during that time
from $378 to $459.
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Home Value
The map below shows the median home value by census tract throughout the jurisdiction. Throughout
most of the City the median home value is $125,000 or less. In the western part of the city and the
northern most tract the median value is higher.
Source: 2015-2019 American Community Survey 5-Year Estimates
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Median Rent
The map below displays the median rent by census tract. High rent areas are located in the eastern part
of the City where the median gross rent is over $800. In the northern and western portion of Benton
Harbor the median rent is less than $500.
Source: 2015-2019 American Community Survey 5-Year Estimates
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Housing Affordability
% Units affordable to Households
earning
30% HAMFI
50% HAMFI
80% HAMFI
100% HAMFI
Total

Renter

Owner
610
1,390
2,390
No Data
4,390

No Data
435
773
906
2,114

Table 31 - Housing Affordability
Data Source:

2011-2015 CHAS

Housing Affordability
In Benton Harbor there is a lack of affordable housing units, particularly for low-income households. There
are only 610 units that are affordable to extremely low-income households. Very low-income households
have more options but there is still only 435 owner-occupied units available. Overall, there are
approximately 6,500 units that are affordable to low- to moderate-income households.

Monthly Rent
Monthly Rent ($)
Fair Market Rent
High HOME Rent
Low HOME Rent

Efficiency (no
bedroom)
574
574
574

1 Bedroom

2 Bedroom

3 Bedroom

4 Bedroom

582
582
582

767
767
748

978
978
865

1139
1139
965

Table 32 – Monthly Rent

Data Source:

2020 HUD FMR and HOME Rent Limit

HOME Rents Limits and Fair Market Rents (FMR)
Fair Market Rents (FMRs) are set by HUD and used to determine payment standard amounts for HUD
Programs. HUD annually estimates FMRs for the Office of Management and Budget (OMB) defined
metropolitan areas, some HUD defined subdivisions of OMB metropolitan areas and each
nonmetropolitan county.
HOME Rents Limits are based on FMRs published by HUD. HOME Rent Limits are the maximum amount
that may be charged for rent in HOME-assisted rental units and are applicable to new HOME leases.
Benton Harbor is part of the Niles-Benton Harbor, MI MSA
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Is there sufficient housing for households at all income levels?
No, as noted above, cost burden is a significant issue in Benton Harbor. Low- and moderate-income
households are particularly likely to struggle to find affordable housing units.

How is affordability of housing likely to change considering changes to home values and/or
rents?
It is difficult to project exactly how housing affordability will change, but it is unlikely that housing will
become more affordable in the future. This is particularly true for renters who have seen the cost of
housing increase at a rate much faster than home values.

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 median contract rent for all units in Benton Harbor was $459 in 2019. The median contract rent is less
than the efficiency price for Fair Market Rent, High HOME Rent, and Low HOME rent. This information will
be used to determine the appropriate size and pricing for the development of affordable units in the city.
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MA-20 Housing Market Analysis: Condition of Housing – 91.210(a)
Introduction
The tables and maps in this section provide details on the condition of housing units throughout the region
by looking at factors such as age, vacancy, and the prevalence of housing problems.
As defined by HUD, the four housing problems are:
1) a home which lacks complete or adequate kitchen facilities
2) a home which lacks complete or adequate plumbing facilities
3) a home which is overcrowded (having more than one person per room)
4) a household that is cost burdened (paying 30% or more of their income towards housing costs)

Definitions
The City of Benton Harbor follows the state’s general definition of substandard housing as defined in
Article 1 General Provisions the Housing Law of Michigan Act 167: 125.402 Housing law of Michigan;
definitions.
(1a). “Sub-standard dwelling” is a dwelling of any class which is not so equipped as to have each of the
following items: running water, inside toilets; or a dwelling which has either inadequate cellar drainage,
defective plumbing, and inside room having no windows therein, improper exits or defective stairways so
as to make such dwelling a fire hazard.

Condition of Units
Condition of Units
With one selected Condition
With two selected Conditions
With three selected Conditions
With four selected Conditions
No selected Conditions
Total
Data Source:

2015-2019 ACS

Owner-Occupied
Number
%
258
0
7
0
1,250
1,515

17
0
0
0
83
100

Renter-Occupied
Number
%
1,579
91
0
0
958
2,628

60
3
0
0
36
99

Table 33 - Condition of Units

Housing Conditions
The table above details the number of owner and renter households that have at least one housing
condition. As stated previously, HUD describes four housing conditions as being problems: 1) the home
lacks complete or adequate kitchen facilities, 2) the home lacks complete or adequate plumbing facilities
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3) the home is overcrowded - defined as more than one person per room, 4) the household is cost
burdened by paying more than 30% of their income towards housing costs.
Seventeen percent of all owner-occupied housing units face at least one housing condition and 60% of all
renters have at least one housing condition. Generally speaking, there are relatively few households with
multiple housing problems and when compared to the affordability statistics provided earlier in this
section, it is clear that the overwhelming majority of housing problems are housing cost burden.

Year Unit Built
Year Unit Built
2000 or later
1980-1999
1950-1979
Before 1950
Total
Data Source:

2015-2019 ACS

Owner-Occupied
Number
%
221
105
466
723
1515

15
7
31
48
101

Renter-Occupied
Number
%
292
571
873
892
2,628

11
22
33
34
100

Table 34 – Year Unit Built

Year Unit Built
In Benton Harbor approximately 79% of owner-occupied units and 67% of rental units were built prior to
1980. These homes have a risk of lead-based paint and may require additional support to ensure a safe
living environment, particularly for children. This amounts to nearly 3,000 units total, most of which are
renters.
Source: 2015-2019 American Community Survey 5-Year Estimates
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Age of Housing
The maps below depict the prevalence of older housing units in the City. The first set map identifies the
percentage of rental units built prior to 1940 while the second set of maps depicts rental units built prior
to 1980. Older housing units are more common in the southern portion of the City than elsewhere. In the
southernmost tracts over 30% of the housing units were built prior to 1940.
Source: 2015-2019 American Community Survey 5-Year Estimates
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Units built prior to 1980 show a similar distribution pattern. Over 80% of the units in the southern part of
the City were built prior to 1980. In most other tracts fewer than 65% of the units were built before 1980.
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Lead-Based Paint Hazard
As mentioned previously, any housing unit built prior to 1980 may contain lead-based paint in portions of
the home. The most common locations are window and door frames, walls, and ceilings, and in some
cases throughout the entire home. Thus, it is generally accepted that these homes at least have a risk of
lead-based paint hazards and should be tested in accordance with HUD standards. CHAS data was not
available for the total number of units or the number of units with children present.
To estimate the number of housing units in the City by low- or moderate-income families that may contain
lead-based paint hazards, this report assumes that homes by year built are distributed evenly across
income categories, as no local data exists to describe otherwise. According to CHAS, approximately 82%
of all households are LMI and an estimated 2,422 live in units with potential LBP Hazards.
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Vacancy Rate
The map below shows the average housing vacancy rates throughout the City. The darker shaded areas
have higher vacancy rates, while the lighter shaded areas have lower vacancy rates. Throughout most of
the City the vacancy rate is between 10% and 15%. One tract in the southern part of the City has a higher
rate of over 25%
Source: 2015-2019 American Community Survey 5-Year Estimates
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Need for Owner and Rental Rehabilitation
In Benton Harbor there is a potential need for rehabilitation for both homeowners and renters. There is a
larger number of owner-occupied units built prior to 1980 that may have a lead-based paint hazard. Of
particular concern are any low-income households that may lack the resources to properly rehabilitation
their homes to address the presence of lead-based paint.

Estimated Number of Housing Units Occupied by Low or Moderate Income Families with LBP
Hazards
To estimate the number of housing units in the City by low- or moderate-income families that may contain
lead-based paint hazards, this report assumes that homes by year built are distributed evenly across
income categories, as no local data exists to describe otherwise. According to CHAS, approximately 82%
of all households are LMI and an estimated 2,422 live in units with potential LBP Hazards.
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MA-25 Public and Assisted Housing – 91.210(b)
Introduction:
The City of Benton Harbor’s public housing needs is served by the Benton Harbor Housing Commission (BHHC).
It is the mission of the BHHC to provide safe, decent, and sanitary housing to low and very low income families, in an environment that fosters
self-sufficiency and community pride. Its mission is to provide quality management of government assisted residential housing in a manner that
will ensure optimum success of each resident and the property in which they live; and ever-improving work environment for their employees; and
a model of excellence in the community in which the BHHC works.

Totals Number of Units
Program Type
Certificate

# of units vouchers
available
# of accessible units

Mod-Rehab

Public
Housing

362

Total

Project -based

Vouchers
Tenant -based

201

Special Purpose Voucher
Veterans
Family
Disabled
Affairs
Unification
*
Supportive
Program
Housing

0

0

*includes Non-Elderly Disabled, Mainstream One-Year, Mainstream Five-year, and Nursing Home Transition
Table 35 – Total Number of Units by Program Type

Data Source:

PIC (PIH Information Center)
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0

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:
BHHC’s Public Housing developments consists of 362 units across scattered sites in the City. The sites are Buss Ave with 134 units, Harbor Bluff
(Phases A & B) with 23 units, Harbor Towers with 141 units and the HOPE VI/Public housing units with 71 units.
BHHC's public housing development’s physical condition range from the low 60’s to high 80’s based on the 2016 REAC Inspection results.
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Public Housing Condition
Public Housing Development
Harbor Towers
Buss Avenue
Hope VI/Public Housing
Blossom Acres
Harbor Bluff – Phase A

Average Inspection Score
50
65
67
64
85

Table 36 - Public Housing Condition

NOTE: DATA UPDATED (2021), BENTON HARBOR, MI PUBLIC HOUSING AND COMMUNITY
DEVELOPMENT

Describe the restoration and revitalization needs of public housing units in the jurisdiction:
The Benton Harbor Housing Commission is constantly addressing and improving all the physical needs of
its properties to provide a safe, decent and sanitary housing to low and very low income families in an
environment that fosters self-sufficiency and community pride. Five public housing properties have
inspection scores of less than 80 and are in need of rehabilitation.

Describe the public housing agency's strategy for improving the living environment of low- and
moderate-income families residing in public housing:
The BHHC provides these goals as its strategy to improve the living environment of those residing in its
public housing developments and programs:
• The BHHC will maintain its mission in the promoting of adequate and affordable housing, economic
opportunity and a suitable living environment from discrimination through the utilization of established
and newly implemented Public Housing and HCVP (section 8) policies and procedures.
• BHHC is continuing to address public housing vacancies very aggressively and our PHAS scores indicate
that our operational and management issues are being positively impacted.
• Capital Funds are being utilized to provide modernization of BHHC housing stock, to provide decent,
safe, in good repair affordable housing to the residents living in the community.
• BHHC has implemented local preferences to increase the number working families admitted to the
program; to improve the community living environment in addition to our modernization efforts.
• BHHC continues to enforce its policies and procedures especially its Community Service Requirements,
Pet Policy, De- concentration Policy, VAWA, Management & Maintenance Operation.
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• BHHC has completed building it’s affordable replacement housing through the Hope VI Program, and
has implemented Phase IV Harbor Bluffs HCVP (section 8) Project Base Vouchers in addition to Community
Supportive Service Partnerships.
• BHHC will continue to meet and accommodate all of our goals and objectives as stated in the MOA.
(Source: BHHC 2012-2016 PHA 5-Year Plan)

Discussion:
The BHHC strives to meet the goals and objectives in its five year plan and its annual plan. It will continue
to work to expand the availability of affordable housing for low and very low income families. It will
continue to maintain its units in decent, safe and sanitary condition and aim to improve the quality of life
for its residents.
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MA-30 Homeless Facilities and Services – 91.210(c)
Introduction
The City of Benton Harbor’s homeless individuals and families are served by the Michigan Homeless Assistance Advisory Board Balance of State
Continuum of Care (MHAAB). MHAAB is recognized by HUD as the official Continuum of Care body for the state of Michigan’s Balance of State
COC (statewide). The mission of MHAAB is to promote the prevention and ending of homelessness by developing and maintaining a system to
coordinate federal and statewide resources and services for people experiencing homelessness in the Balance of State areas of Michigan. MHAAB
covers Balance of State communities within those geographic areas in the state who do not directly apply for HUD’s Homeless Assistance Program
funding. Homeless Assistance Program funding includes the Continuum of Care (CoC) Program and the Emergency Solutions Grant (ESG) Program.
The Balance of State is organized by region following the State of Michigan Prosperity Region Map, which is defined by state’s Regional Prosperity
Initiative. Benton Harbor is located in the Southwest Region 8. While the CoC doesn’t list shelters that primarily serves the City, homeless persons
in the City have access any of the nearby local shelter or shelters in the County. These shelters are Emergency Shelter Services (ESS), Southwest
Michigan Community Action Agency, Safe Shelter, The Salvation Army, and the Department of Community Health - Berrien CoC,

Facilities and Housing Targeted to Homeless Households
Emergency Shelter Beds
Year Round Beds
(Current & New)
Households with Adult(s) and
Child(ren)
Households with Only Adults
Chronically Homeless Households
Veterans
Unaccompanied Youth
Data Source Comments:

Transitional
Housing Beds
Current & New

Voucher /
Seasonal /
Overflow Beds

61
54
0
0
0

0
0
0
0
0

0
0
0
0
0

Permanent Supportive Housing
Beds
Current & New
Under
Development

17
9
0
1
0

Table 37 - Facilities and Housing Targeted to Homeless Households
HUD 2019 HIC Data. The data above is calculated from information provided to HUD by the Michigan Balance of State CoC and the
shelters operating and assisting homeless in Benton Harbor.
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0
0
0
0
0

Emergency Shelter:
Emergency Shelter Services (ESS): family beds 39, adult only beds 8
The Safe Shelter: family beds 9, adult only beds 6
SW Michigan Community Action: family beds 13
Salvation Army of Benton Harbor/Berrien County: adult only beds 40
Permanent Supportive Housing
MDHHS DCH Berrien: family beds 17, adult only beds 9
PSH VA
HUD VASH Berrien / 1 adult only bed
Source: HUD 2019 HIC Data
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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
The Michigan Campaign to End Homelessness’ annual report identified partnerships with other service
providers as a key strategy in accomplishing their mission. The strategy was broken down into four parts:
1. By engaging our partners in health care and behavioral health, MCTEH can encourage and support
the development of local partnerships resulting in prioritization, outreach, and stabilization of
people experiencing homelessness.
2. Partner with CoCs to establish stronger linkages between domestic violence programs and the
homeless response system to effectively serve survivors experiencing homelessness
3. Partner with CoCs to improve access to mainstream benefits, employment programs and services
to reduce people’s financial vulnerability to homelessness
4. Improve service coordination and support to children and families experiencing homelessness.

List and describe services and facilities that meet the needs of homeless persons, particularly
chronically homeless individuals and families, families with children, veterans and their
families, and unaccompanied youth. If the services and facilities are listed on screen SP-40
Institutional Delivery Structure or screen MA-35 Special Needs Facilities and Services, describe
how these facilities and services specifically address the needs of these populations.
The agencies listed below provide emergency shelter and/or supportive services to homeless persons in
Benton Harbor:
Shelters

•
•
•
•

Emergency Shelter Services Inc.: Emergency shelter for women and families with children
Southwest Michigan Community Action Agency: Emergency shelter on select days
Salvation Army Men’s Shelter: Offers clothing for men
The Safe Shelter: Offers a secure, violence free environment for survivors of partner domestic
violence and sexual assault along with their dependent children.

•

Department of Community Health - Berrien CoC: Offers PSH for homeless persons in Berrien
County.
Food Bank/Meals

•
•

Soup Kitchen Inc: Provides meals for the disadvantages, including homeless

•

InterCare Health Services Network: Provides health care services in traditionally underserved
communities.

Southwest Gleaners Food Bank: Food pantry/bank
Health and Services
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MA-35 Special Needs Facilities and Services – 91.210(d)
Introduction
There are four primary groups with non-homeless special needs in the jurisdiction. They are the elderly
and frail elderly, those with HIV/AIDS and their families, those with alcohol and/or drug addiction, and the
mentally or physically disabled. This section will explain who they are, what their needs are, and how the
jurisdiction is accommodating (or should accommodate) those needs.

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: The supportive housing needs for this population can vary widely depending on the health and
fitness of the individuals. In general, with aging disabilities and other health issues become more common.
Because of this, supportive housing must include access to health professionals and housing modifications
to assist the resident. It is important to help residents stay independent and in their own homes for as
long as possible if they prefer that.
HIV/AIDS: Medical and social support is important for residents living with HIV/AIDS. While there have
been great advances in the medical treatment of HIV/AIDS, it is still important to provide specialized
support. Family and friends must be accessible and medical facilities should be nearby.
Alcohol and/or Drug Addiction: Individuals dealing with addiction often require housing options that will
provide a safe, sober place for recovery. A strong network is necessary to maximize the chance they will
stay healthy and sober. It is important that these persons have access to health services, support groups,
employment assistance, and access to family and friends. Additionally, detoxification facilities are
necessary when addiction is first recognized.
Mental and Physical Disabilities: Individuals with disabilities encompass a wide range of skill levels and
abilities. Therefore, the have many of the same issues as the general population with the added needs
that are unique to their situation. Often times, individuals with disabilities have a fixed income and limited
housing options. Individuals with more independent skills can utilize subsidized housing but individuals
that need more support or specialized housing have fewer options. Many individuals continue to reside
with parents and families throughout adulthood, which can put additional financial burden on the family.
Regardless of the housing situation, a common thread is the need to continuous support services
dependent on the level of capabilities.
The specific needs of local special needs subpopulations are described in NA-45, Non-Homeless Special
Needs Assessment.
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Describe programs for ensuring that persons returning from mental and physical health
institutions receive appropriate supportive housing
The City of Benton Harbor partners with Berrien County and the local CoC (MHAAB Region 8) in assisting
persons returning from mental and physical health institutions in receiving supportive housing that best
meets their needs. The local housing assessment and resource agencies (HARA) is Region 8 direct persons
based on need to its primary community resources. Below is a list of the primary community support:
The Emergency Shelter provides emergency shelter to families and single women. The shelter also offers
educational opportunities through the McKinney-Vento program and follow-up case management to
track shelter clients when they leave to re-enter the community.
Southwest Michigan Community Action Agency provides housing opportunities and is also the largest
social service agency outside government in the county.
Residential Services of Southwest Michigan provides transitional housing and permanent supportive
housing in Berrien County. Another support is the supportive housing program that offers forty-five units
to support persons that are homeless with a mental illness. The PATH Program also supports the homeless
with a mental illness by providing first months rent and/or security deposit.
Department of Human Services is the primary social service provider agency in Berrien County. They case
manage many of the participants by providing food assistance, Family Investment Program grants where
indicated, child care assistance, referral to Work First programs and other DHS programs.
Riverwood Center is the community mental health services program in Berrien County. Riverwood
provides necessary supports and services that promote community inclusion and participation,
independence and/or productivity when identified in the individual plan of service as one or more goals
developed during person-centered planning.
Berrien County Health Department is the primary substance abuse counseling agency in the county.
Program participants who are in need of substance abuse counseling or services are referred to the health
department.
The Health Department’s Substance Abuse Treatment Services (SATS) provides assessment/evaluation
services for individuals, families and community agencies; individual/family counseling; and a variety of
specially focused counseling groups.
The Safe Shelter is the primary provider of domestic assault services in Berrien County. It operates a
shelter for victims of domestic violence.
Polly’s Place is dedicated to providing financial support, consultation, education, resources, evaluation
and research in domestic violence, family violence, related abuse and teen pregnancy
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For Persons Returning From the Prison System
Prisoner Re-Entry Program assists those who are released from prison in re-acclimating to the community.
The individuals are closely case manage the released prisoners to include necessary counseling, substance
abuse treatment, job training and identifying housing opportunities. They will refer participants to the
program and provide case management.
The Salvation Army operates a men’s shelter in Benton Harbor. When a single male exits the prison
system, and does not have a place to go, the Salvation Army assists by housing the individual.

Specify the activities that the jurisdiction plans to undertake during the next year to address
the housing and supportive services needs identified in accordance with 91.215(e) with respect
to persons who are not homeless but have other special needs. Link to one-year goals.
91.315(e)
The City has identified the need for public services for special needs groups in Benton Harbor and has
created a goal:
4A Provide Public Services for LMI & Special Needs
In this goal, the City will work to increase the capacity of local service providers that offer vital services
that improve the quality of life for to low- and moderate income (LMI) households and special needs
groups in Benton Harbor. Public Services that are intended to help assist LMI residents include activities
such as a food pantry, after school tutoring, summer programs, youth services, health services and more.
Vital support services for special needs groups include the elderly, persons with a disability, the homeless
and victims of domestic violence.
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MA-40 Barriers to Affordable Housing – 91.210(e)
Describe any negative effects of public policies on affordable housing and residential
investment.
The City of Benton harbor has identified three barriers to affordable housing that are related to public
policies: Regulations, Finances, and Community Perceptions.
Regulations
Regulatory barriers are present at the local, state, and federal level. These policies include local land use
regulations, taxes and fees associated with development, environmental regulations, and the permitting
process. Each regulation acts as an additional step that can prevent or inhibit the development of
affordable housing, as well as increase the cost of unit production.
Finances
The available resources to support affordable housing has not kept up with the rising development costs.
Projects often have funding gaps resulting in fewer being funded. For potential home buyers, changing
regulations in the mortgage industry and few economic opportunities prevent purchasing the homes that
are available.
Community Perceptions
Affordable housing is often viewed negatively and those perceptions can have a direct influence on public
policy. While many people will advocate for affordable housing as a concept, they often push back when
the developments will occur in their neighborhoods. This “Not In My Backyard” (NIMBY) perspective can
halt affordable housing development before it begins.
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MA-45 Non-Housing Community Development Assets – 91.215 (f)
Introduction
This section provides insight into the economic development landscape of Benton Harbor. The table below
details the extent of business sector employment throughout the City. Unemployment, commuting times
and education are also analyzed in this section.

Economic Development Market Analysis
Business Activity
Business by Sector

Number of
Workers

Agriculture, Mining, Oil & Gas Extraction
Arts, Entertainment, Accommodations
Construction
Education and Health Care Services
Finance, Insurance, and Real Estate
Information
Manufacturing
Other Services
Professional, Scientific, Management
Services
Public Administration
Retail Trade
Transportation and Warehousing
Wholesale Trade
Total
Data
Source:
Data Source
Comments:

20
554
118
813
60
55
723
398
181
56
420
157
39
3,594

Number of
Jobs

0
206
40
466
69
37
322
229
277
80
91
10
128
1,955

Share of
Workers
%

Share of
Jobs
%

Jobs less
workers
%

1
15
3
23
2
2
20
11

0
11
2
24
4
2
16
12

-1
-4
-1
1
2
0
-4
1

5
2
12
4
1
--

14
4
5
1
7
--

9
2
-7
-3
6
--

Table 38 - Business Activity
2014-2018 ACS (Workers), 2018 Longitudinal Employer-Household Dynamics (Jobs)
The most recent LEHD data was from 2018. For comparison, 2014-2018 ACS data was used.

Share of Workers and Jobs
In the above table the prevalence of both workers and jobs by sector is presented. In the City, there are
approximately 1,500 more workers than jobs. For every four jobs there are seven workers in the
community. The Professional, Scientific, Management Services sector shows the largest discrepancy
between workers and jobs. This sector provides 14% of the jobs but only 5% of the city’s workers are in
this sector.
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Labor Force
Total Population in the Civilian Labor Force
Civilian Employed Population 16 years and over
Unemployment Rate
Unemployment Rate for Ages 16-24
Unemployment Rate for Ages 25-65
Data Source:

2015-2019 ACS

4,126
3,550
14.0
33.9
9.4

Table 39 - Labor Force

Unemployment
There are two primary sources used to analyze the unemployment rate in the City for this report. They
each have pros and cons, but when taken together they can provide a clearer view of unemployment in
the City.
The first source is the US Census Bureau’s American Community Survey 5-Estimates. In the ACS
unemployment data is only taken annually and the most recent data is from 2019. It is also an average of
the five years included, which does not necessarily provide an accurate view of recent employment trends.
However, the ACS data is available at a census tract level and can help identify any areas that have
disproportionately high unemployment.
The second source is the Bureau of Labor Statistics. This measurement of unemployment is updated
monthly and provides insight into any trends at the city level. It is not available at the census tract level
and therefore provides a look at employment as it relates to time, while the ACS looks at employment as
it relates to space. Due to the size of Benton Harbor, BLS data is unavailable.
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In the City, the unemployment rate is relatively uniform. The rate is higher in the south and lower in the
west, but throughout most of the City the unemployment rate is in the same range.
Source: 2015-2019 American Community Survey 5-Year Estimates
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Occupations by Sector

Number of People

Management, business and financial
Farming, fisheries and forestry occupations
Service
Sales and office
Construction, extraction, maintenance and repair
Production, transportation and material moving
Data Source:

2015-2019 ACS

713
14
1,056
724
152
891

Table 40 - Occupations by Sector

Occupations by Sector
In the above table the occupations by sector is analyzed. Instead of showing which sectors are most
common in the City, as the table at the beginning of this section did, this shows what type of jobs are
available in each sector. For example, this table would include a manger of a fast food restaurant and the
manager of a logging company in the same category (Management, Business, and Financial) while in the
earlier table they would be in separate categories.
Within the City, the most prominent sector is the Service sector. Over 1,000 people are in jobs classified
as Service. The second largest sector is Production, transportation, and material moving with nearly 900
people.

Travel Time
Travel Time
< 30 Minutes
30-59 Minutes
60 or More Minutes

Number
3019
295
75

Total
Data Source:

Percentage

3388
2015-2019 ACS

89
9
2
100

Table 41 - Travel Time

Commute Travel Time
All other things being equal, residents would rather live in the same city as their job. Relative to short
commutes, long commute times are associated with lower life satisfaction, increased stress, obesity,
anxiety, depression, and increased exposure to pollutants. This is particularly true when compared to
commuters who use bicycles or walk to work.
In the City, long commute times are not a significant issue. The vast majority of the population commutes
less than 30 minutes and only 75 people reported a commute of an hour or longer.
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Inflow and Outflow of Jobs, 2018

The City of Benton Harbor has a significant influx and outflux of workers. Only 7.3% of workers who live
in Benton Harbor also work in the City. Over 3,200 people leave the City for work and over 1,700 enter
the City for work.
Inflow and Outflow of Jobs Table, 2018
2018
In-Area Labor Force Efficiency (All Jobs)
Living in the Selection Area
Living and Employed in the Selection Area
Living in the Selection Area but Employed Outside
In-Area Employment Efficiency (All Jobs)
Employed in the Selection Area
Employed and Living in the Selection Area
Employed in the Selection Area but Living Outside
Data Source: 2018 LEHD OnTheMap
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Share
3,466
254
3,212

Count

100.0%
7.3%
92.7%
Share

1,955
254
1,701

100.0%
13.0%
87.0%
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Education:
Educational Attainment by Employment Status (Population 16 and Older)
Educational Attainment

In Labor Force
Civilian Employed
Unemployed

Less than high school graduate
High school graduate (includes
equivalency)
Some college or Associate's degree
Bachelor's degree or higher
Data Source:

465

224

Not in Labor
Force
695

992

193

643

1,012
290

112
11

469
19

Table 42 - Educational Attainment by Employment Status
2015-2019 ACS

Educational Attainment by Employment Status
Educational attainment is one of the best indicators of economic success, both in attaining a job and
receiving a higher wage. In the City, the unemployment rate for a person without a high school diploma
is 32.5% while the rate for a resident with a bachelor’s degree or higher is only 3.7%. The labor
participation rate is also higher for those with higher educational attainment. Approximately 49.8% of
residents without a high school diploma are in the workforce, which is lower than the workforce
participation rate of 94% for those with bachelor’s degrees.

Educational Attainment by Age

Less than 9th grade
9th to 12th grade, no diploma
High school graduate, GED, or
alternative
Some college, no degree
Associate's degree
Bachelor's degree
Graduate or professional degree
Data Source:

2015-2019 ACS

18–24 yrs
14
149

25–34 yrs
29
211

Age
35–44 yrs
27
293

405
304
129
23
0

524
274
160
61
45

280
328
77
19
33

45–65 yrs
241
460

65+ yrs
204
128

954
528
192
142
19

324
268
81
107
68

Table 43 - Educational Attainment by Age

Educational Attainment by Age
In Benton Harbor there are over 1,000 residents over the age of 45 that do not have a high school diploma.
As noted above, education is closely related to employment and without a high school diploma or
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equivalent these residents will struggle to find stable employment.

Educational Attainment – Median Earnings in the Past 12 Months
Educational Attainment
Less than high school graduate
High school graduate (includes equivalency)
Some college or Associate's degree
Bachelor's degree
Graduate or professional degree
Data Source:

2015-2019 ACS

Median Earnings in the Past 12 Months
20,196
17,173
20,929
34,643
71,250

Table 44 – Median Earnings in the Past 12 Months

Median Earnings by Educational Attainment
As mentioned before, educational attainment and earnings are closely linked. In the City, it appears to be
particularly important to get a bachelor’s degree. Residents with just some college or an associate degree
have median earnings similar to a high school graduate, but those with Bachelor’s degrees earn twice
what a resident with only a high school diploma earns.
The annual wage difference based on education can lead to substantial wealth differences over time. A
person who graduates high school and works from the age 18 to 65 will earn approximately $807,131. A
person with a bachelor’s degree who works from age 23 to 65 will earn $1,455,006. That added financial
benefit does not take into account that jobs that require tend to have benefits like health insurance and
the higher income can lead to investments, purchasing a home instead of renting, and other activities that
can increase wealth substantially.
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Based on the Business Activity table above, what are the major employment sectors within
your jurisdiction?
According to the Business Activity table, the Education and Health Care Services sector provides the
highest percentage of all jobs in the City with 42% of all jobs coming from the sector. This is followed by
the Retail Trade with 11% of the jobs.

Describe the workforce and infrastructure needs of the business community:
Benton Harbor participates with Berrien County as part of the Southwest Michigan Prosperity Region
(SWMPR) Initiative. In 2015, the region adopted an updated 5-Year Prosperity Plan, which outlined
workforce and infrastructure needs in the region. The regional Prosperity Plan is a shared vision for
regional prosperity created by regional collaboration of key stakeholders. Several goals were identified in
the Plan.
Infrastructure Goals
-

Advance the effective and efficient transportation of goods
Assist in cultivating a comprehensive telecommunication system
Advance the effective and efficient transportation of people
Explore and promote a sustainable and economically competitive approach to energy supply
Facilitate a collaborate approach to municipal infrastructure

Workforce Development and Education
-

Promote accessibility and opportunities to participate in education and skilled training programs
Encourage a lager number of internships and apprenticeships across the region and across the
continuum of learners
Encourage a culture of learning
Encourage infrastructure development and inter connectivity to better support education,
training, and employment
Support work of existing organizations

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.
To fund the SWMPR 5-Year Prosperity Plan, the collaborative has the Regional Prosperity Initiative (RPI),
which is a voluntary competitive grant process designed to encourage local private, public and non-profit
partners to create a vibrant regional economy. The RPI was signed into law as part of the state’s
budget. Existing State Designated Planning Regions and Metropolitan Planning Organizations are eligible
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to apply for grants from the RPI. Better coordination will help to eliminate gaps in services and reduce
redundancies and overlapping responsibilities among partners in the collaboration.

How do the skills and education of the current workforce correspond to employment
opportunities in the jurisdiction?
The gap between jobs requiring higher education and higher education attainment in the labor force in
Benton Harbor is sizable. As stated above, in Benton Harbor only 6% of the labor force ages 25 to 64 years
have a Bachelor’s degree or higher. SWMPR reports that 52% of job postings in the region (Southwest
Prosperity Region 8) that indicate education as a requirement ask for a Bachelor’s degree or higher. As
discussed above, jobs that are asking for workers with a Bachelor’s degree or higher also often come with
higher pay.

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.
Benton harbor is served by “Michigan Works!”, which provides a number of programs to help develop the
workforce in the community.
-

The Bridge Academy: Assists youth in the community earn their GED and connect with employers.
YouthBuild: Provides residents between the ages of 16 and 24 opportunities to earn their GED
while learning a skilled trade.
Adult Education: Develops individualized plans to help adults reach their education goals.

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.
The City of Benton Harbor participates in a Comprehensive Economic Development Strategy (CEDS)
through Berrien County, which in turn collaborates with two other neighboring counties, Cass and Van
Buren to form the Southwest Michigan Planning Commission (SWMPC). SWMPC is one of fourteen
regional planning and development organizations in the State of Michigan. It is the designated Economic
Development District (EDD) for southwest Michigan, which one of the functions for the EDD is to cultivate
economic development projects and act as a link between those projects as the Economic Development
Administration funding.
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The CEDS incorporates all regional plans including the Regional Prosperity Initiative and Employer
Internship Training Program.
Cooperative Regional Goals are:
-

Livability for Talent Attraction: Promote a diverse environment that creates an excellent quality
of life for talent.
Education and Training: Attract, retain, and develop a high-quality workforce.
Infrastructure: Create, improve, and maintain services and infrastructure.
Support Business: Support and meet the needs of the current, new, and emerging businesses.
Coordination: Promote better coordination among different economic development groups.
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MA-50 Needs and Market Analysis Discussion
Are there areas where households with multiple housing problems are concentrated? (include
a definition of "concentration")
HUD identifies four specific data points that constitute "housing problems": cost burden, overcrowding,
lack of complete plumbing facilities, and lack of complete kitchen facilities. Areas of concentration are
census tracts that have two or more housing problems that are substantially higher than the City average.
For this analysis, “substantially higher” is based on the HUD provided standards set in the Needs
Assessment. A tract with a housing problem rate of 10% higher than the City average is considered
substantially higher. To provide a more nuanced analysis, “cost burden” has been split into renter cost
burden and homeowner cost burden.
Citywide Rate
-

Overcrowding: 4.1%
Lack of Complete Plumbing Facilities: 4.6%
Lack of Complete Kitchen Facilities: 7.9%
Renter Cost Burden: 62.5%
Homeowner Cost Burden: 16%

Substantial Rate:
-

-

Overcrowding: 14.1%
o No Tracts
Lack of Complete Plumbing Facilities: 10.66%
o No Tracts
Lack of Complete Kitchen Facilities: 17.9%
o No Tracts
Renter Cost Burden: 72.5%
o Tract 26021000500 – 74.2%
o Tract 26021000300 – 75.3%
o Tract 26021002500 – 83.9%
Homeowner Cost Burden: 26%
o No Tracts

There are no areas with a concentration of multiple housing problems.
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Are there any areas in the jurisdiction where racial or ethnic minorities or low-income families
are concentrated? (include a definition of "concentration")
Race/Ethnicity
For the purposes of this analysis, a concentration is any census tract where the racial or ethnic minority
group makes up 10% more than the Citywide average.
Citywide Rate
-

Black, non-Hispanic: 83.6%
Multiracial, non-Hispanic: 1.5%
Hispanic, all races: 5.4%

Concentration Rate
-

Black, non-Hispanic: 93.6%
• No areas of concentration
Multiracial, non-Hispanic: 11.5%
• No areas of concentration
Hispanic, all races: 15.4%
• No areas of concentration

Due to the small size of other racial groups a comparison could not be conducted. Each group had a total
population of less than 1%.
Low-Income Families
A family is considered low-income if it earns less than 80% of the area median income. A tract has a
concentration of low-income families if the tract median household income is less than 80% of the county
median household income. The City median family income is $31,149 and relatively low-income is
$24,919. Using this definition, there is one tract with a concentration of low-income families, Tract
26021000400. In that tract the Median Family Income is $24,375.

What are the characteristics of the market in these areas/neighborhoods?
In Tract 26021000400, the median home value is higher and the median rent is lower than elsewhere in
the City. There is a large number of multifamily units, over 63% of all housing units are in a building with
three or more units. The housing stock in the tract is newer than in other tracts.

Are there any community assets in these areas/neighborhoods?
This neighborhood is located on the western part of the City, near highway 63. The highway provides
traffic from outside the city and transportation options. This is also home to the Senior PGA Championship
at Harbor Shores Golf Club, which is a major source of tourism for the City.
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Are there other strategic opportunities in any of these areas?
The development of small businesses and infrastructure to utilize the highway and nearby Lake Michigan
is a strategic opportunity in the area. There are also opportunities to develop the housing in order to
provide affordable housing to residents of the area.
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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.
Internet is an essential communications and information platform that allows users to take advantage of
the increased interconnectedness of business, education, commerce, and day to day utility. Reliable
access to the internet is becoming a necessity to thrive in the modern economic environment.
Communities that lack broadband access struggle to keep pace with the country. Locations without
broadband access impedes its population’s ability to take advantage of the educational and
entrepreneurial opportunities available online. This is particularly problematic for LMI areas where
economic opportunities are already often lacking. Studies suggest a strong correlation between increased
high-speed internet access and increased education and employment opportunities, especially in small
cities and rural areas.
The residential areas of Benton Harbor do not have significant gaps in broadband coverage. Most of the
city has multiple options of internet providers, to include LMI areas. The average Benton Harbor
household has two (2) options for broadband-quality Internet service; only an estimated 800 locals still
do not have access to more than one provider and may have to rely on low-grade wireless.
The following map shows broadband access throughout the City. Broadband access is defined as
advertised internet speeds of 768 kilobits per second or higher. FCC data shows five (5) major
infrastructure options within Benton Harbor: cable, DSL, IPBB, Fixed Wireless, and Fiber.
See map: Broadband Access

Describe the need for increased competition by having more than one broadband Internet
service provider serve the jurisdiction.
Once broadband access has been obtained, it is important to ensure there is competition among service
providers. Any resource that has a de facto monopoly on an area may not be incentivized to provide
standard and consistent services. According to BroadbandNow.com, Benton Harbor has a total of eleven
(11) Internet providers offering residential service. AT&T (IPBB) and Xfinity are the strongest providers in
Benton Harbor so far as coverage that provide speeds higher than 25mpbs. The average Benton Harbor
household has two (2) options for broadband-quality Internet service. These providers frequently overlap
around the city:
AT&T Internet (IPBB and Fiber)
Xfinity (Cable)
ACD.net (DSL and Fiber)
Supernet Communications (Cable and Fixed)
I-2000 (Fixed)
King Street Wireless (Fixed)
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Viasat Internet (formerly Exede) (Satellite)
HughesNet (Satellite)
The following map shows the number of broadband service providers by census tract. Most of the city has
at least two (2) options of high-speed internet with competitive providers, though there are some tracts
with lower populations that only have access to one provider.
See map: Highspeed Internet Providers

Broadband Access
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Highspeed Internet Providers
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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.
Benton Harbor has historically been prone to various natural hazard events including tornadoes, flooding,
hail, thunderstorm winds, extreme cold, winter storms, snow, and others. The potential impacts of climate
change—including an increase in prolonged periods of excessively high temperatures, more heavy
precipitation, more severe storms, or droughts—are often most significant for vulnerable communities.
The City is on the coast of Lake Michigan and is vulnerable to its impacts. According to the
Intergovernmental Panel on Climate Change (IPCC), by the middle of the century the average summer
temperature is expected to rise four degrees. This rise in temperature could lead to altered weather and
precipitation patterns, a rise in severe storms, an increased risk of catastrophic floods, increased
electricity costs, and ruined crops. If these impacts affect the area it may eventually lead people inland,
away from coastal areas. However, these populations have historically continued to see an increase in
population from year to year. An increase of people may drive up housing costs, reduce the availability
of jobs, and tax resources, while a decrease in population could cause labor shortages, decrease in
competition for services, driving up costs and reducing quality, and reduced resources for locals. Areas
with a coast must continue to address their geographic challenges by anticipating, planning, and adapting
to risks from flooding, sea level rise, and storm surge.

Describe the vulnerability to these risks of housing occupied by low- and moderate-income
households based on an analysis of data, findings, and methods.
Low- and moderate-income residents are at particular risk due to having less available resources to
combat the impacts of natural disasters. A dramatic rise in electricity or housing costs could put them at
imminent risk of homelessness or living in substandard conditions. Residents in rural communities will
have less access to public support in case of emergencies and will have fewer resources to repair or
prevent damage to their homes.
The City of Benton Harbor strives to inform and prepare the general public for multi-hazard mitigation
There are online venues (including the Berrien County Emergency Management and Homeland Security
Division website, Berrien County Health Department website, and the Michigan State Emergency
Management and Homeland Security website) that disseminate numerous informational guidebooks,
videos, and emergency resources to build disaster resiliency in the community.
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Strategic Plan
SP-05 Overview
Strategic Plan Overview
The Strategic Plan outlines the City of Benton Harbor’s overall planning and vision for housing and
community development over the next 5 years of the Consolidated Plan period. The goals outlined in the
Strategic Plan is the City’s response to priority needs identified by City residents and local stakeholder
organizations, and through the analysis and assessment of the Needs Assessment and Market Analysis.
The Plan specifically addresses how the City intends to use CDBG funds toward furthering HUD’s statutory
goals of providing for suitable living environments and providing safe, decent and affordable housing
especially for low- to moderate-income households and the special needs population in the City of Benton
Harbor. The Strategic Plan also identifies target low/mod block group tracts that have a majority low- to
moderate-income household population to be assisted with projects.
Below are the priority needs and associated goals identified in this Strategic Plan.
Priority Need: Expand & Improve Public Infrastructure/Facilities
1A Expand & Improve Public Infrastructure
1B Improve Access to Public Facilities
Priority Need: Affordable Housing Development & Preservation
2A Housing Rehabilitation
2B Code Enforcement
Priority Need: Removal of Slum & Blight
3A Clearance and Demolition
Priority Need: Public Services & Quality of Life Improvements
4A Provide Public Services for LMI & Special Needs
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SP-10 Geographic Priorities – 91.215 (a)(1)
Geographic Area
General Allocation Priorities
Describe the basis for allocating investments geographically within the jurisdiction.
The City of Benton Harbor does not allocate funding based solely on geographic requirements. When the
project or planned activities are intended to serve individuals or households directly, beneficiaries must
meet income and residency requirements in order to receive assistance. CDBG program funds will be
utilized to develop programs and activities that will provide assistance to low- and moderate-income
residents and benefit the City as a whole in improving the quality of life for the residents.
The City has also identified public facility and infrastructure improvement activities as a need in Benton
Harbor. These planned activities have an “area-wide” benefit. Per HUD requirements, these areas must
be within an eligible Census Block Group Tract, as defined by HUD-CDBG regulations, whereby the
majority of the residents are low- to moderate-income (51%). There is only one tract this is not Low/Mod
in Benton Harbor (0006003) and all other tracts are Low/Mod.
To determine these tracts the City utilizes HUD’s CDBG Low Mod Income Summary Data (LMISD) from the
HUD Exchange website, which has defined the eligible block group tracts within the jurisdiction. The tracts
can be at: https://www.hudexchange.info/programs/acs-low-mod-summary-data/
Low/Mod Block Group Tracts: 0003001, 0003002, 0004001, 0004002, 0005001, 0006001, 0006002,
0022002, 0023002, and 0025002
Source: HUD LMISD 2021
See map below for Low/Mod Block Group Tracts in Benton Harbor.
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HUD 2021 Low Mod Block Group Tracts
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SP-25 Priority Needs - 91.215(a)(2)
Priority Needs
Table 45 – Priority Needs Summary

1 Priority Need Name

Expand & Improve Public Infrastructure/Facilities

Priority Level

High

Population

Extremely Low
Low
Moderate
Non-Housing Community Development

Geographic Areas Affected
Associated Goals

1A Expand & Improve Public Infrastructure
1B Improve Access to Public Facilities

Description

Improve access to public facilities and expand and improve public
infrastructure in low- and moderate-income (LMI) neighborhoods.
Improvements for public facilities include neighborhood facilities,
community centers and parks and recreational
facilities. Improvements to infrastructure include streets,
sidewalks, ADA improvements, and storm water and water systems
in LMI neighborhoods.

Basis for Relative Priority

During the development of the Consolidated Plan, community
residents and city staff identified the need for broad improvements
to public facilities and infrastructure and in particular in low- and
moderate-income areas.

2 Priority Need Name

Affordable Housing Development & Preservation

Priority Level

High

Population

Extremely Low
Low
Moderate

Geographic Areas Affected
Associated Goals
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Description

The preservation of existing affordable housing units remains one
of the highest priorities for the City. According to data analysis in
the MA-20 the housing structures in the City are very old.
Approximately 79% of owner-occupied and 67% of renter-occupied
housing was built before 1980. Older housing are more likely to
have maintenance and repair issues as well high risk for lead-based
paint hazards.

Basis for Relative Priority

During the development of the Consolidated Plan, community
residents and city staff identified the need for affordable housing
development and preservation. Housing in the City is aging and
without assistance for LMI residents, housing may fall into
unsuitable living conditions and put individuals and families at-risk
of homelessness.

3 Priority Need Name

Removal of Slum & Blight

Priority Level

High

Population

Extremely Low
Low
Moderate
Non-Housing Community Development

Geographic Areas Affected
Associated Goals

3A Clearance and Demolition

Description

The removal of slum and blight is a high priority in the City.
Housing structures are very old in Benton Harbor. Activities that
reduce slum and blight will help to control environmental hazards,
remove dilapidated buildings and overgrown lots.

Basis for Relative Priority

During the development of the Consolidated Plan, community
residents and city staff identified the need to reduce slum and
blight in LMI residential areas in the CIty to improve safety and
improve the living situation.

4 Priority Need Name

Public Services & Quality of Life Improvements

Priority Level

High

Population

Extremely Low
Low
Moderate
Non-Housing Community Development
Families with Children
Elderly
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Geographic Areas Affected
Associated Goals

4A Provide Public Services for LMI & Special Needs

Description

Provide supportive services for LMI households and also the special
needs populations in the City. Public service activities will include
services to address homelessness, the elderly, youth services and
persons with a disability and improve their quality of life.

Basis for Relative Priority

Through community participation and consultation of local
stakeholder organizations the need for public services for LMI and
special needs groups was identified. Public Services offered by the
City and partner non-profit organizations provide for vital and
essential services for LMI households and families throughout the
jurisdiction. Public services will also help to enhance the quality of
life of LMI individuals and households in the jurisdiction.
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SP-30 Influence of Market Conditions – 91.215 (b)
Influence of Market Conditions
Affordable Housing Type
Tenant Based Rental
Assistance (TBRA)
TBRA for Non-Homeless
Special Needs
New Unit Production

Rehabilitation

Acquisition, including
preservation

Market Characteristics that will influence
the use of funds available for housing type
Not applicable. CDBG funds will not be used for Tenant Based Rental
Assistance (TBRA).
Not applicable. CDBG funds will not be used for Tenant Based Rental
Assistance (TBRA).
There is a need for new affordable housing in the City, especially for
renting households. According to the most recent 2015-2019 ACS,
60.1% of renters are cost burdened, paying 30% or more of their
income towards housing. Homeowners do not experience as much cost
burden, but there are still 14.4% with a mortgage and 18.4% without a
mortgage that are cost burdened. Housing structures are also very old
in the City. Approximately 79% of owner-occupied and 67% of renteroccupied housing was built before 1980.
The is a need for rehab of housing in Benton Harbor. According to data
analysis in the MA-20 the housing structures in the City are very old.
Approximately 79% of owner-occupied and 67% of renter-occupied
housing was built before 1980. Older housing units are more likely to
have deferred maintenance issues and may be in need of repair. As
well, homes built before 1978 pose higher risks for lead-based paint
hazards.
See above. According to data analysis in the MA-20 the housing
structures in the City are very old. Approximately 79% of owneroccupied and 67% of renter-occupied housing was built before 1980.
Older housing is more likely to have deferred maintenance issues and
may be in need of repair. As well, homes built before 1978 pose higher
risks for lead-based paint hazards.

Table 46 – Influence of Market Conditions

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

BENTON HARBOR

113

SP-35 Anticipated Resources - 91.215(a)(4), 91.220(c)(1,2)
Introduction
The City of Benton Harbor’s Community & Economic Development Department administers CDBG funds within the jurisdiction. Based on HUD
allocation notices, the City anticipates receiving $416,503 in CDBG funding during the 2021 program year. The annual allocation is also the revised
FY 2021 CDBG amount noticed by HUD on May 13, 2021.

Anticipated Resources
Program

CDBG

Source of
Funds

public federal

Uses of Funds

Acquisition
Admin and Planning
Economic Development
Housing
Public Improvements
Public Services

Expected Amount Available Year 1
Annual
Program
Prior Year
Total:
Allocation: Income: $ Resources:
$
$
$

416,503

0

0

416,403

Expected
Amount
Available
Remainder
of ConPlan
$

Narrative Description

The expected amount
available is 4x more years of
the annual allocation. The
annual allocation is also the
revised amount noticed by
1,666,012 HUD on May 13, 2021.

Table 47 - Anticipated Resources
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Explain how federal funds will leverage those additional resources (private, state and local funds), including a description of how
matching requirements will be satisfied
There is a need for additional resources to help assist LMI households in Benton Harbor. The City will work to identify and leverage these additional
resources with CDBG funds. The City will use CDBG funds to leverage funding from the City of Benton Harbor's newly enacted City Income Tax, to
provide infrastructure improvements in the community.
The City works with the Southwest Michigan Community Action Agency (SMCAA) as a subrecipient in administering housing rehab programs to
eligible LMI single-family homeowner occupied housing in the City.

If appropriate, describe publicly owned land or property located within the jurisdiction that may be used to address the needs
identified in the plan
The City has a priority to improve infrastructure in LMI areas of the City. The City has identified sidewalk replacement and improvements do LMI
individuals and families can have accessible, clean and safe pathways.
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SP-40 Institutional Delivery Structure – 91.215(k)
Explain the institutional structure through which the jurisdiction will carry out its consolidated plan
including private industry, non-profit organizations, and public institutions.
Responsible Entity
Berrien County Health
Department
Southwest Michigan
Community Action
Agency
Southwest Michigan
Planning Commission
Benton Harbor Housing
Commission
Habitat of Humanity
Emergency Shelter
Services Inc.
Michigan Homeless
Assistance Advisory
Board (MHAAB)

Responsible Entity
Type
Departments and
agencies
Departments and
agencies
Regional organization
PHA
Non-profit
organizations
Non-profit
organizations
Continuum of care

Role
Non-homeless special
needs
public services
Homelessness

Geographic Area
Served
Region

Region

Economic
Development
Public Housing

Region

Ownership

Jurisdiction

Homelessness

Jurisdiction

Homelessness

Region

Jurisdiction

Table 48 - Institutional Delivery Structure

Assess of Strengths and Gaps in the Institutional Delivery System
The City of Benton Harbor has a strong connection with area nonprofits, City departments and other local
and county government agencies in serving LMI residents through public services affordable housing in
the region. The Southwest Michigan Community Action Agency provides for affordable housing activities
in Benton Harbor. The benefits from local regional homeless initiatives and efforts through the Michigan
Homeless Assistance Advisory Board and the Continuum are Care service providers. The Benton Harbor
Housing Commission address the public housing needs in the City and is also the lead agency providing
affordable housing for residents in Benton Harbor. Together, these organizations and service providers
work to fill the needs of the LMI population in Benton Harbor.
Unfortunately, with limited funds there are several gaps in service delivery. While there are many notable
public service programs serving LMI residents, the City is not able to support all of them with direct
funding.
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Availability of services targeted to homeless persons and persons with HIV and mainstream
services
Homelessness Prevention
Services

Available in the
Targeted to
Community
Homeless
Homelessness Prevention Services
Counseling/Advocacy
X
Legal Assistance
X
Mortgage Assistance
X
Rental Assistance
X
X
Utilities Assistance
X
X
Street Outreach Services
Law Enforcement
X
Mobile Clinics
X
Other Street Outreach Services
X
X
Supportive Services
Alcohol & Drug Abuse
X
X
Child Care
X
X
Education
X
X
Employment and Employment
Training
X
X
Healthcare
X
X
HIV/AIDS
X
X
Life Skills
X
X
Mental Health Counseling
X
X
Transportation
X
X
Other
X
X

Targeted to People
with HIV
X
X
X
X

X
X
X
X
X
X
X
X
X
X
X

Table 49 - Homeless Prevention Services Summary

Describe how the service delivery system including, but not limited to, the services listed above
meet the needs of homeless persons (particularly chronically homeless individuals and
families, families with children, veterans and their families, and unaccompanied youth)
Due to the lack of resources and capacity to compile data, the City of Benton Harbor partners with area
agencies to meet the needs of its homeless population and sub-populations. There is a referral system in
place to assure this population of adequate services.
There are a number of agencies working to address homeless needs in Berrien County and in Benton
Harbor specifically. Some of these organizations include: Help for Southwest Michigan, Emergency Shelter
Services, Inc., The Connection, Safe Shelter and the Salvation Army.
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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
A strength is that the City recently adopted the Benton Harbor Master Plan, Benton Harbor Downtown
Strategic Plan and the approval of the NSP2 Plan for Neighborhoods, developing a clear and coordinated
vision as well as some of the resources to help implement them. There are also a number of agencies
working to address homeless needs in Benton Harbor and the greater county area including Southwest
Michigan Community Action Agency, Emergency Shelter Services, Inc., The Connection, Safe Shelter and
the Salvation Army.
Limited resources and the current neighborhood structure continue to be an issue. According to data
analysis in the MA-20 the housing structures in the City are very old. The most recent 2015-2019 ACS
reports that 79% of owner-occupied and 67% of renter-occupied housing was built before 1980. That is
almost 3,000 total housing units. Older housing units are more likely to have deferred maintenance issues
and may be in need of repair. As well, homes built before 1978 pose higher risks for lead-based paint
hazards.

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
To address the needs of the homeless, Benton Harbor works closely with local and regional partners. The
strategy of working with partners help to overcome any gaps in the service delivery system.
The City works closely with Southwest Michigan Community Action Agency which brings together local,
state and federal resources as well as a statewide network of service providers. Services provided by
Southwest Michigan include an emergency shelter, supportive housing, emergency food assistance
services, a food pantry, eviction prevention, and emergency rental assistance.
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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

1

1A Expand &
Improve Public
Infrastructure

2021 2025 Non-Housing
Community
Development

Expand & Improve
Public
Infrastructure/Facilities

2

1B Improve Access
to Public Facilities

2021 2025 Non-Housing
Community
Development

Expand & Improve
Public
Infrastructure/Facilities

3

2A Housing
Rehabilitation

2021 2025 Affordable
Housing

Affordable Housing
Development &
Preservation

4

2B Code
Enforcement

2021 2025 Affordable
Housing

Affordable Housing
Development &
Preservation

5

3A Clearance and
Demolition

Removal of Slum &
Blight

6

4A Provide Public
Services for LMI &
Special Needs

2021 2025 Non-Housing
Community
Development
2021 2025 Non-Housing
Community
Development

Public Services &
Quality of Life
Improvements

Funding

Goal Outcome Indicator

CDBG: Public Facility or Infrastructure
$193,121 Activities for Low/Moderate
Income Housing Benefit: 5000
Persons Assisted
CDBG: Public Facility or Infrastructure
$193,121 Activities for Low/Moderate
Income Housing Benefit: 5000
Persons Assisted
CDBG: Homeowner Housing
$832,091 Rehabilitated: 75 Household
Housing Unit
CDBG: Housing Code
$200,000 Enforcement/Foreclosed
Property Care: 4000 Household
Housing Unit
CDBG: Buildings Demolished: 15
$457,091 Buildings
CDBG: Public service activities other
$207,091 than Low/Moderate Income
Housing Benefit:
1500 Persons Assisted

Table 50 – Goals Summary
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Goal Descriptions
1 Goal Name
Goal
Description
2 Goal Name
Goal
Description
3 Goal Name
Goal
Description
4 Goal Name
Goal
Description
5 Goal Name
Goal
Description

1A Expand & Improve Public Infrastructure
The City will work to expand and improve public infrastructure in Benton Harbor. These activities include improvements to
infrastructure such as streets, sidewalks, ADA improvements, and storm water and water systems in low- and moderateincome neighborhoods.
1B Improve Access to Public Facilities
The City will work to improve access to public facilities in Benton Harbor. These activities include improvements for
neighborhood facilities, community centers and park and recreational facilities in low- and moderate-income
neighborhoods.
2A Housing Rehabilitation
The City of Benton Harbor will continue to provide for housing rehabilitation through its minor rehabilitation and
emergency repairs programs. Through housing rehab activities, the City will continue to provide for improving the safety
and accessibility of homes throughout the community.
2B Code Enforcement
The City of Benton Harbor will continue to provide for code enforcement activities. Inspections will occur at residential
properties throughout the City of Benton Harbor.
3A Clearance and Demolition
The City of Benton Harbor will utilize CDBG funds to reduce residential and commercial vacancy and blight throughout the
community. This will be supported through the City's Code Enforcement efforts and removal of dilapidated structures.
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6 Goal Name
Goal
Description

4A Provide Public Services for LMI & Special Needs
The City will work to increase the capacity of local service providers that offer vital services that improve the quality of life
for to low- and moderate income (LMI) households and special needs groups in Benton Harbor. Public Services that are
intended to help assist LMI residents include activities such as a food pantry, after school tutoring, summer programs,
youth services, health services and more. Vital support services for special needs groups include the elderly, persons with
a disability, the homeless and victims of domestic violence.

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)
In the 5-Year Consolidated Plan period, the City estimates it will assist with affordable housing activities:
Homeowner Housing Rehabilitated: 75 Household Housing Unit
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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)
It is the goal of the Benton Harbor Housing Commission (BHHC) to increase the number of affordable units
in the City by applying for additional HVC should they become available. As well, the BHHC strives to
adequately offer housing accessibility for persons with a disability. The BHHC has written into its most
recent Administrative Plan that housing must comply with accessibility requirements as well as ensure
that the percentage of units complies with the requirements of Section 504.

Activities to Increase Resident Involvements
The Benton Harbor Housing Commission encourages public housing residents to participate in activities
and planning of programs for residents. For this purpose, the BHHC works with residents in the Resident
Advisory Board (RAB). The RAB acts as an intermediary between residents and building management. The
BHHC coordinates programs for its residents and connects them to organizations that focus on selfsufficiency.

Is the public housing agency designated as troubled under 24 CFR part 902?
No. In 2013, the BHHC was removed from the troubled housing agency list with HUD.

Plan to remove the ‘troubled’ designation
Not applicable. The PHA is not designated as “troubled.”
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SP-55 Barriers to affordable housing – 91.215(h)
Barriers to Affordable Housing
The City of Benton harbor has identified three barriers to affordable housing that are related to public
policies: Regulations, Finances, and Community Perceptions.
Regulations
Regulatory barriers are present at the local, state, and federal level. These policies include local land use
regulations, taxes and fees associated with development, environmental regulations, and the permitting
process. Each regulation acts as an additional step that can prevent or inhibit the development of
affordable housing, as well as increase the cost of unit production.
Finances
The available resources to support affordable housing has not kept up with the rising development costs.
Projects often have funding gaps resulting in fewer being funded. For potential home buyers, changing
regulations in the mortgage industry and few economic opportunities prevent purchasing the homes that
are available.
Community Perceptions
Affordable housing is often viewed negatively and those perceptions can have a direct influence on public
policy. While many people will advocate for affordable housing as a concept, they often push back when
the developments will occur in their neighborhoods. This “Not In My Backyard” (NIMBY) perspective can
halt affordable housing development before it begins.

Strategy to Remove or Ameliorate the Barriers to Affordable Housing
Benton Harbor is committed to the elimination of barriers to affordable housing and commits to
affirmatively furthering fair housing in the City. As the City's Community & Economic Development
Department becomes more stable in terms of employees, the City is now better equipped to focus on
meeting the requirement of affirmatively furthering fair housing. The City will continue to reserve funds
in its yearly allocation to address the forthcoming findings from the updated AI, as well as to better
prepare itself to comply with the new Affirmatively Furthering Fair Housing (AFFH) rule, once it becomes
active. The City will continue to partner with the Fair Housing Center of Southwest Michigan, the
predominate provider of fair housing information and resources in the area.
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SP-60 Homelessness Strategy – 91.215(d)
Reaching out to homeless persons (especially unsheltered persons) and assessing their
individual needs
The City of Benton Harbor does not provide homelessness services. Instead, the City maintains
relationships with the Housing Resource Network and its member agencies that service this population.
The Housing Resource Network is a community group made up of representatives from local non-profits,
which actively works to prevent and end homelessness and poverty by developing and maintaining a
system to coordinate the community’s resources and services for people experiencing homelessness and
those that are precariously housed. The Benton County Housing Resource Network is a primary resource
for homeless needs in the City and County.
The City maintains relationships with several shelters for the homeless in Benton Harbor, which are
Emergency Shelter Services, the Salvation Army and Child & the Family Services of Southwestern Michigan
Safe Shelter for Domestic Violence.

Addressing the emergency and transitional housing needs of homeless persons
The City of Benton Harbor does not provide emergency shelter or transitional housing for homeless
persons. Instead the City maintains relationships with the HRN and its membership agencies that service
this population, including:
1. Emergency Shelter Services: ESS provides street outreach, a homeless shelter facility,
homelessness prevention and rapid rehousing services to individuals and families that are no
income, low income, homeless and at risk of becoming homeless.
2. Child & Family Services of Southwestern Michigan, Inc. - Safe Shelter for Domestic Violence: The
Safe Shelter for Domestic Violence provides a secure, violence free environment for survivors of
intimate partner domestic violence and sexual assault along with their dependent children.
Support services offered include shelter, counseling and support groups, assistance with basic
needs, a crisis hotline, and access to other resources needed to develop safe, healthy and
meaningful lives for victims of domestic violence and their children.
3. The Benton Harbor Salvation Army provides an emergency shelter, addiction assistance,
ministerial services, disaster relief, and family and youth services to the community.

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.
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The City of Benton Harbor does not directly assist homeless persons but instead, maintains a relationship
with the HRN and its member agencies that assist homeless individuals make the transition to permanent
housing and independent living.
Initiatives through the regional and statewide Continuum of Care benefit homeless persons in the area
seeking permanent housing. One of these programs is the CoC Permanent Supportive Housing
(PSH)program.
The CoC offers supportive housing as a combination of housing and services intended as a cost-effective
way to help people live more stable, productive lives.
Supportive housing is widely believed to work well for those who face the most complex challenges –
individuals and families with extremely low incomes, and who either meet the HUD definition of homeless
or who have special needs.
Supportive housing can be coupled with such social services as job training, life skills training, alcohol and
drug abuse programs and case management to populations in need of assistance. Supportive housing
helps people recover and succeed while reducing the overall cost of care, and services are flexible and
primarily focused on the outcome of housing stability.
Throughout the state there are over 2,500 housing units targeted for supportive housing tenants. The
eligibility for supportive housing is determined by a local lead service agency and the management
company for each property. These apartments and homes have been provided with a federal or state
subsidy to make the unit affordable to residents with incomes at or below the 30 percent area median
income for that county. Benton Harbor is located in region 8, which is the Southwest Michigan service
area.

Help low-income individuals and families avoid becoming homeless, especially extremely lowincome individuals and families who are likely to become homeless after being discharged from
a publicly funded institution or system of care, or who are receiving assistance from public and
private agencies that address housing, health, social services, employment, education or youth
needs
The statewide Michigan Interagency Council on Homelessness Continuum of Care will help coordinate
effectively with mainstream service providers for families at risk of becoming homeless or from returning
to homelessness after they have been discharged from previous care. The CoC has a Campaign to End
Homelessness website online where information could be passed, and referrals to resources such as
health, housing and employment services could be made. The website can be found
at: https://www.michigan.gov/mcteh
At this time the City does not work directly with homeless persons, and refers this group to services
providers within the City that are connected to the CoC.
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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
The City recently reestablished its home rehabilitation loan program. The majority of homes located in
Benton Harbor were built before 1978. Through the program, the City will test and address lead-based
paint hazards found in participating homes. The City's policy on addressing lead-based paint is focused on
abatement, as opposed to using temporary measures. The City will continue to reserve CDBG funds for its
home rehabilitation loan program during the program year.

How are the actions listed above related to the extent of lead poisoning and hazards?
According to data analysis in the MA-20 the housing structures in the City are very old. Approximately
79% of owner-occupied and 67% of renter-occupied housing was built before 1980. Older housing units
are more likely to have deferred maintenance issues and may be in need of repair. As well, homes built
before 1978 pose higher risks for lead-based paint hazards.

How are the actions listed above integrated into housing policies and procedures?
Housing rehab activities through the CDBG program will undergo an assessment for lead-paint hazards. If
a need for abatement has been determined, the City will address this issue in accordance with HUD
regulations and approved procedures.
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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
The Community & Economic Development Department addresses the problem of poverty through its
strategic goals identified in this plan. Through a holistic approach that combines safe, decent affordable
housing for low to moderate income families with social services, education, access to health and
employment, the City strives to reduce the poverty rate. The City, as lead agency in the implementation
of the Consolidated Plan, will coordinate with local organizations to ensure that goals are met.

How are the Jurisdiction poverty reducing goals, programs, and policies coordinated with this
affordable housing plan
The Consolidated Plan will help provide the basis of goals and programs moving forward in the City as it
relates with anti-poverty. Several of the established goals and activities in the plan coordinate to directly
reduce poverty in the City and these include; housing rehabilitation activities which will maintain or
improve conditions of housing for LMI households and help them avoid homelessness; the removal of
slum and blight to improve safety and the living situation in LMI areas; and provide supportive services
for LMI households and the special needs populations to improve their quality of life in Benton Harbor.
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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's CED Department will monitor subrecipients per the guidelines set forth in the subrecipient
agreement and in accord with federal regulations. The City will also continue to use procurement practices
that are approved by the federal government. The City's finance department will continue to use
acceptable accounting methods for the CDBG program.
The City will continue to work with local businesses and economic development organizations to attract
and retain businesses, in particular woman-owned and other minority-owned businesses.
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Expected Resources
AP-15 Expected Resources – 91.220(c)(1,2)
Introduction
The City of Benton Harbor’s Community & Economic Development Department administers CDBG funds within the jurisdiction. Based on HUD
allocation notices, the City anticipates receiving $416,503 in CDBG funding during the 2021 program year. The annual allocation is also the revised
FY 2021 CDBG amount noticed by HUD on May 13, 2021.

Anticipated Resources
Program

Source
of Funds

Uses of Funds

CDBG

public federal

Acquisition
Admin and Planning
Economic Development
Housing
Public Improvements
Public Services

Expected Amount Available Year 1
Annual
Program Prior Year
Total:
Allocation: Income: Resources:
$
$
$
$

Expected
Amount
Available
Remainder
of ConPlan
$

Narrative Description

The expected amount available is 4x
more years of the annual allocation.
The annual allocation is also the revised
amount noticed by HUD on May 13,
2021.
416,503

0

0

416,403

1,666,012

Table 51 - Expected Resources – Priority Table
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Explain how federal funds will leverage those additional resources (private, state and local funds), including a description of how
matching requirements will be satisfied
There is a need for additional resources to help assist LMI households in Benton Harbor. The City will work to identify and leverage these additional
resources with CDBG funds. The City will use CDBG funds to leverage funding from the City of Benton Harbor's newly enacted City Income Tax, to
provide infrastructure improvements in the community.
The City works with the Southwest Michigan Community Action Agency (SMCAA) as a subrecipient in administering housing rehab programs to
eligible LMI single-family homeowner occupied housing in the City.

If appropriate, describe publicly owned land or property located within the jurisdiction that may be used to address the needs
identified in the plan
The City has a priority to improve infrastructure in LMI areas of the City. The City has identified sidewalk replacement and improvements do LMI
individuals and families can have accessible, clean and safe pathways.
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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

1A Expand &
Improve Public
Infrastructure

2021 2025 Non-Housing
Community
Development

Expand & Improve Public
Infrastructure/Facilities

CDBG: Public Facility or Infrastructure
$38,624 Activities for Low/Moderate
Income Housing Benefit: 1000
Persons Assisted
CDBG: Public Facility or Infrastructure
$38,624 Activities for Low/Moderate
Income Housing Benefit: 1000
Persons Assisted
CDBG: Homeowner Housing
$206,418 Rehabilitated: 15 Household
Housing Unit

2

1B Improve
Access to Public
Facilities

2021 2025 Non-Housing
Community
Development

Expand & Improve Public
Infrastructure/Facilities

3

2A Housing
Rehabilitation

2021 2025 Affordable
Housing

Affordable Housing
Development &
Preservation

5

3A Clearance and
Demolition

Removal of Slum & Blight

CDBG: Buildings Demolished: 3
$91,418 Buildings

6

4A Provide Public
Services for LMI &
Special Needs

2021 2025 Non-Housing
Community
Development
2021 2025 Non-Housing
Community
Development

Public Services & Quality
of Life Improvements

CDBG: Public service activities other
$41,418 than Low/Moderate Income
Housing Benefit:
250 Persons Assisted

Table 52 – Goals Summary
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Goal Descriptions
1 Goal Name
Goal
Description
2 Goal Name
Goal
Description
3 Goal Name
Goal
Description
5 Goal Name
Goal
Description
6 Goal Name
Goal
Description

1A Expand & Improve Public Infrastructure
The City will work to expand and improve public infrastructure in Benton Harbor. These activities include improvements to
infrastructure such as streets, sidewalks, ADA improvements, and storm water and water systems in low- and moderateincome neighborhoods.
1B Improve Access to Public Facilities
The City will work to improve access to public facilities in Benton Harbor. These activities include improvements for
neighborhood facilities, community centers and park and recreational facilities in low- and moderate-income
neighborhoods.
2A Housing Rehabilitation
The City of Benton Harbor will continue to provide for housing rehabilitation through its minor rehabilitation and
emergency repairs programs. Through housing rehab activities, the City will continue to provide for improving the safety
and accessibility of homes throughout the community.
3A Clearance and Demolition
The City of Benton Harbor will utilize CDBG funds to reduce residential and commercial vacancy and blight throughout the
community. This will be supported through the City's Code Enforcement efforts and removal of dilapidated structures.
4A Provide Public Services for LMI & Special Needs
The City will work to increase the capacity of local service providers that offer vital services that improve the quality of life
for to low- and moderate income (LMI) households and special needs groups in Benton Harbor. Public Services that are
intended to help assist LMI residents include activities such as a food pantry, after school tutoring, summer programs,
youth services, health services and more. Vital support services for special needs groups include the elderly, persons with
a disability, the homeless and victims of domestic violence.
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Projects
AP-35 Projects – 91.220(d)
Introduction
The City of Benton Harbor’s CDBG program provides funding for projects within the City limits. During the
2021 Program Year, the City will focus its CDBG funding efforts on decent and safe affordable housing
preservation, clearance and demolition activities, sidewalk infrastructure improvements, and public
services.
Projects
#
1
2
3
4
5

Project Name
CDBG: Program Administration (2021)
CDBG: Public Improvements (2021)
CDBG: Housing Programs (2021)
CDBG: Demolition (2021)
CDBG: Public Services (2021)

Table 53 – Project Information

Describe the reasons for allocation priorities and any obstacles to addressing underserved
needs
The City of Benton Harbor responds to the needs expressed by citizens who state that revitalizing
neighborhoods and preserving the existing housing stock are critical.
To improve the quality of life of all citizens in Benton Harbor, the Community Development Department
will address the need for affordable housing preservation for LMI residents.
According to the NA-10 assessment, lower income households are more heavily burdened with housing
costs. As LMI households in Benton Harbor are more heavily cost burdened, they are much less likely to
afford housing rehab and prevent housing conditions that mean lead to homelessness.
The City will continue to engage community partners to provide public services that improve the quality
of life for LMI and special needs residents, code enforcement that will demolish blighted commercial
properties and sidewalk and street improvement projects in targeted Low/Mod areas that will provide
safety and community improvement to neighborhoods.
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AP-38 Project Summary
Project Summary Information
1 Project Name

CDBG: Program Administration (2021)

Target Area
Goals Supported

1A Expand & Improve Public Infrastructure
1B Improve Access to Public Facilities
2A Housing Rehabilitation
3A Clearance and Demolition
4A Provide Public Services for LMI & Special Needs

Needs Addressed

Expand & Improve Public Infrastructure/Facilities
Affordable Housing Development & Preservation
Removal of Slum & Blight
Public Services & Quality of Life Improvements

Funding

CDBG: $82,091

Description

Program administration of the CDBG program not to exceed 20% of
allocation funds.

Target Date

9/30/2022

Estimate the number and
type of families that will
benefit from the
proposed activities

N/A.

Location Description

Citywide

Planned Activities

CDBG Administration activities (21A).

2 Project Name

CDBG: Public Improvements (2021)

Target Area
Goals Supported

1A Expand & Improve Public Infrastructure
1B Improve Access to Public Facilities

Needs Addressed

Expand & Improve Public Infrastructure/Facilities

Funding

CDBG: $44,412

Description

The City will provide for public improvements to infrastructure
through sidewalk replacement and improvements. These
improvements are intended to benefit residents in LMI areas.

Target Date

9/30/2022
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Estimate the number and
type of families that will
benefit from the
proposed activities

Public Facility or Infrastructure Activities for Low/Moderate Income
Housing Benefit: 2000 Persons Assisted

Location Description

Citywide in LMI areas.

Planned Activities

Planned public improvements to infrastructure include:
Sidewalk Replacement (03L): $44,412

3 Project Name

CDBG: Housing Programs (2021)

Target Area
Goals Supported

2A Housing Rehabilitation

Needs Addressed

Affordable Housing Development & Preservation

Funding

CDBG: $190,000

Description

Housing activities from the City will include the Home Rehabilitation
Loan Program and repairs to eligible single-family, homeowner
occupied houses. The City will provide up to $25,000 to eligible
single-family homeowners to make eligible repairs to their homes.

Target Date

9/30/2022

Estimate the number and
type of families that will
benefit from the
proposed activities

Homeowner Housing Rehabilitated: 15 Household Housing Unit

Location Description

Citywide

Planned Activities

Planned housing activities include:
Home Rehab Loans (14A): $90,000
Housing Rehabilitation (14A): $100,000

4 Project Name

CDBG: Demolition (2021)

Target Area
Goals Supported

3A Clearance and Demolition

Needs Addressed

Removal of Slum & Blight

Funding

CDBG: $75,000

Description

The City will provide demolition activities to reduce slum and blight in
LMI residential areas to improve safety and improve the living
situation.
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Target Date

9/30/2022

Estimate the number and
type of families that will
benefit from the
proposed activities

Buildings Demolished: 3 Buildings

Location Description

Citywide in LMI areas.

Planned Activities

Planned activities include:
Demolition (04): $75,000

5 Project Name

CDBG: Public Services (2021)

Target Area
Goals Supported

4A Provide Public Services for LMI & Special Needs

Needs Addressed

Public Services & Quality of Life Improvements

Funding

CDBG: $25,000

Description

CDBG funds will be utilized for public services. Public service
activities include cameras to prevent illegal bumping in LMI areas.

Target Date

9/30/2022

Estimate the number and
type of families that will
benefit from the
proposed activities

Public service activities other than Low/Moderate Income Housing
Benefit:
250 Persons Assisted

Location Description

Citywide in LMI areas.

Planned Activities

Planned public services include:
Prevention Dumping Cameras (05I): $25,000
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AP-50 Geographic Distribution – 91.220(f)
Description of the geographic areas of the entitlement (including areas of low-income and
minority concentration) where assistance will be directed
The City of Benton Harbor does not allocate funding based solely on geographic requirements. Individuals
or households must meet income qualifications in order to receive direct assistance from activities and
services in the CDBG program. For eligible public facilities & infrastructure improvement activities the City
will be targeting Low/Mod Block Group Tracts. Benton Harbor has identified all but one Census Block
Group Tracts are Low/Mod as defined by HUD. See below on how the City will determine these tracts.

Geographic Distribution
Target Area Percentage of Funds
N/A
N/A
Table 54 - Geographic Distribution

Rationale for the priorities for allocating investments geographically
The City of Benton Harbor does not allocate funding based solely on geographic requirements. When the
project or planned activities are intended to serve individuals or households directly, beneficiaries must
meet income and residency requirements in order to receive assistance. CDBG program funds will be
utilized to develop programs and activities that will provide assistance to low- and moderate-income
residents and benefit the City as a whole in improving the quality of life for the residents.
The City has also identified public facility and infrastructure improvement activities as a need in Benton
Harbor. These planned activities have an “area-wide” benefit. Per HUD requirements, these areas must
be within an eligible Census Block Group Tract, as defined by HUD-CDBG regulations, whereby the
majority of the residents are low- to moderate-income (51%). There is only one tract this is not Low/Mod
in Benton Harbor (0006003) and all other tracts are Low/Mod.
To determine these tracts the City utilizes HUD’s CDBG Low Mod Income Summary Data (LMISD) from the
HUD Exchange website, which has defined the eligible block group tracts within the jurisdiction. The tracts
can be at: https://www.hudexchange.info/programs/acs-low-mod-summary-data/
Low/Mod Block Group Tracts: 0003001, 0003002, 0004001, 0004002, 0005001, 0006001, 0006002,
0022002, 0023002, and 0025002
Source: HUD LMISD 2020
See a map of Low/Mod Block Group Tracts in the SP-10.
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Affordable Housing
AP-55 Affordable Housing – 91.220(g)
Introduction
The City of Benton Harbor does not receive for use CDBG funds directly for the development of new
affordable housing. The City however will use CDBG funds for emergency rehabilitation of existing housing
for eligible LMI owner occupied households. The City provides forgivable loan assistance of over $5,000
and up to $25,000 to make such repairs/replacement of doors and windows, roofs, siding, plumbing,
electrical or mechanical needs, etc.
One Year Goals for the Number of Households to be Supported
Homeless
0
Non-Homeless
15
Special-Needs
0
Total
15
Table 55 - 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
15
Acquisition of Existing Units
0
Total
15
Table 56 - One Year Goals for Affordable Housing by Support Type

Discussion
Homeowner Housing Rehabilitated: 15 Household Housing Unit
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AP-60 Public Housing – 91.220(h)
Introduction
The City of Benton Harbor’s public housing needs is served by the Benton Harbor Housing Commission
(BHHC). BHHC works to provide safe, decent, and sanitary housing to low and very low income families,
in an environment that fosters self-sufficiency and community pride. Its mission is to provide quality
management of publicly assisted residential housing in a manner that will ensure optimum success of
each resident and the property in which they live; and ever-improving work environment for their
employees; and a model of excellence in the community in which the BHHC works. The BHHC administers
the Housing Choice Voucher/Section 8 program and the Public Housing rental program. The BHHC owns
and operates 370 Public Housing (PH) units and administers over 200 Housing Choice Vouchers (HCVs).

Actions planned during the next year to address the needs to public housing
The BHHC will continue to administer the Housing Choice Voucher/Section 8 program and the Public
Housing rental program. The BHHC owns and operates 370 Public Housing (PH) units and administers over
200 Housing Choice Vouchers (HCVs).
Planned actions include ongoing repair and maintenance of existing units as well as
provision/maintenance of necessary neighborhood infrastructure necessary for new construction
continues to be of high priority (also as it pertains to requirements by Section 504 Compliance
Agreement).

Actions to encourage public housing residents to become more involved in management and
participate in homeownership
The Benton Harbor Housing Commission encourages public housing residents to participate in activities
and planning of programs for residents. For this purpose, the BHHC works with residents in the Resident
Advisory Board (RAB). The RAB acts as an intermediary between residents and building management. The
BHHC coordinates programs for its residents and connects them to organizations that focus on selfsufficiency.

If the PHA is designated as troubled, describe the manner in which financial assistance will be
provided or other assistance
In 2013 the BHHC was removed from the troubled Housing List with the U.S. Department of Housing and
Urban Development. BHHC participates in the consolidated and annual action planning process. The BHHC
has been successful in accessing federal and state dollars in meeting its mission of providing safe, decent,
sanitary and in good repair housing for low to very low income families as well as to promote personal,
economic and social upward mobility as a means to make the transition from subsidized to non-subsidized
housing.
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AP-65 Homeless and Other Special Needs Activities – 91.220(i)
Introduction
The City of Benton Harbor’s homeless individuals and families are served by the Southwest Region 8
Balance of State Continuum of Care. While the CoC doesn’t list shelters that primarily serves the City,
homeless persons in the City have access any of the nearby local shelter or shelters in the County. These
shelters are Emergency Shelter Services (ESS), Southwest Michigan Community Action Agency, Safe
Shelter, The Salvation Army, and the Department of Community Health Berrien.
For Other Special Needs, there are three primary groups with non-homeless special needs in the Benton
Harbor. They are the elderly and frail elderly, those with HIV/AIDS and their families, and the mentally or
physically disabled. This section will explain who they are, what their needs are, and how the city is
accommodating or should accommodate these needs.

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
The City of Benton Harbor does not directly provide homelessness services. Instead, the City maintains
relationships with the Housing Resource Network and its member agencies that service this population.
The Housing Resource Network is a community group made up of representatives from local non-profits,
which actively works to prevent and end homelessness and poverty by developing and maintaining a
system to coordinate the community’s resources and services for people experiencing homelessness and
those that are precariously housed. The Benton County Housing Resource Network is a primary resource
for homeless needs in the City and County.
The City maintains relationships with several shelters for the homeless in Benton Harbor, which are
Emergency Shelter Services, the Salvation Army and Child & the Family Services of Southwestern Michigan
Safe Shelter for Domestic Violence.

Addressing the emergency shelter and transitional housing needs of homeless persons
The City of Benton Harbor does not provide emergency shelter or transitional housing for homeless
persons. Instead the City maintains relationships with the HRN and its membership agencies that service
this population, including:
1. Emergency Shelter Services: ESS provides street outreach, a homeless shelter facility,
homelessness prevention and rapid rehousing services to individuals and families that are no
income, low income, homeless and at risk of becoming homeless.
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2. Child & Family Services of Southwestern Michigan, Inc. - Safe Shelter for Domestic Violence: The
Safe Shelter for Domestic Violence provides a secure, violence free environment for survivors of
intimate partner domestic violence and sexual assault along with their dependent children.
Support services offered include shelter, counseling and support groups, assistance with basic
needs, a crisis hotline, and access to other resources needed to develop safe, healthy and
meaningful lives for victims of domestic violence and their children.
3. The Benton Harbor Salvation Army provides an emergency shelter, addiction assistance,
ministerial services, disaster relief, and family and youth services to the community.

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 of Benton Harbor does not directly assist homeless persons but instead, maintains a relationship
with the HRN and its member agencies that assist homeless individuals make the transition to permanent
housing and independent living.
Initiatives through the regional and statewide Continuum of Care benefit homeless persons in the area
seeking permanent housing. One of these programs is the CoC Permanent Supportive Housing
(PSH)program.
The CoC offers supportive housing as a combination of housing and services intended as a cost-effective
way to help people live more stable, productive lives.
Supportive housing is widely believed to work well for those who face the most complex challenges –
individuals and families with extremely low incomes, and who either meet the HUD definition of homeless
or who have special needs.
Supportive housing can be coupled with such social services as job training, life skills training, alcohol and
drug abuse programs and case management to populations in need of assistance. Supportive housing
helps people recover and succeed while reducing the overall cost of care, and services are flexible and
primarily focused on the outcome of housing stability.
Throughout the state there are over 2,500 housing units targeted for supportive housing tenants. The
eligibility for supportive housing is determined by a local lead service agency and the management
company for each property. These apartments and homes have been provided with a federal or state
subsidy to make the unit affordable to residents with incomes at or below the 30 percent area median
income for that county. Benton Harbor is located in region 8, which is the Southwest Michigan service
area.
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Helping low-income individuals and families avoid becoming homeless, especially extremely
low-income individuals and families and those who are: being discharged from publicly funded
institutions and systems of care (such as health care facilities, mental health facilities, foster
care and other youth facilities, and corrections programs and institutions); or, receiving
assistance from public or private agencies that address housing, health, social services,
employment, education, or youth needs
The statewide Michigan Interagency Council on Homelessness Continuum of Care will help coordinate
effectively with mainstream service providers for families at risk of becoming homeless or from returning
to homelessness after they have been discharged from previous care. The CoC has a Campaign to End
Homelessness website online where information could be passed, and referrals to resources such as
health, housing and employment services could be made. The website can be found
at: https://www.michigan.gov/mcteh
At this time the City does not work directly with homeless persons, and refers this group to services
providers within the City that are connected to the CoC.
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AP-75 Barriers to affordable housing – 91.220(j)
Introduction:
The City of Benton harbor has identified three barriers to affordable housing that are related to public
policies: Regulations, Finances, and Community Perceptions.
Regulations
Regulatory barriers are present at the local, state, and federal level. These policies include local land use
regulations, taxes and fees associated with development, environmental regulations, and the permitting
process. Each regulation acts as an additional step that can prevent or inhibit the development of
affordable housing, as well as increase the cost of unit production.
Finances
The available resources to support affordable housing has not kept up with the rising development costs.
Projects often have funding gaps resulting in fewer being funded. For potential home buyers, changing
regulations in the mortgage industry and few economic opportunities prevent purchasing the homes that
are available.
Community Perceptions
Affordable housing is often viewed negatively and those perceptions can have a direct influence on public
policy. While many people will advocate for affordable housing as a concept, they often push back when
the developments will occur in their neighborhoods. This “Not In My Backyard” (NIMBY) perspective can
halt affordable housing development before it begins.

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
Benton Harbor is committed to the elimination of barriers to affordable housing and commits to
affirmatively furthering fair housing in the City. As the City's Community & Economic Development
Department becomes more stable in terms of employees, the City is now better equipped to focus on
meeting the requirement of affirmatively furthering fair housing. The City will continue to reserve funds
in its yearly allocation to address the forthcoming findings from the updated AI, as well as to better
prepare itself to comply with the new Affirmatively Furthering Fair Housing (AFFH) rule, once it becomes
active. The City will continue to partner with the Fair Housing Center of Southwest Michigan, the
predominate provider of fair housing information and resources in the area.
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AP-85 Other Actions – 91.220(k)
Introduction:
Through the housing programs of the Community & Economic Development Department, the Benton
Harbor seeks to meet the needs of the underserved. Specific actions and programs are described in the
following questions.

Actions planned to address obstacles to meeting underserved needs
During PY 2021, the City will continue to focus on strengthening relationships with area public services
providers. This will include such actions as city staff attendance at monthly Housing Resource Network
meetings, enhancing the participation of local public service agencies in the CDBG Annual Plan process by
notifying agencies directly about public meetings and sending out a survey during the planning process to
assess what the underserved needs are and recommended ways to address them, and consider reserving
CDBG funds to fund public service agencies.

Actions planned to foster and maintain affordable housing
The City of Benton Harbor will continue to use CDBG funds to maintain its affordable housing stock by
providing income-eligible homeowners with the funds needed to make needed repairs to their homes.
These funds will help to ensure that the City's housing stock is safe, decent, and an asset to the
neighborhoods in which they are located. The Southwest Michigan Community Action Agency (SMCAA)
operates a weatherization program to help homeowners make energy-efficient repairs to their homes.
The City leverages these funds through its home rehabilitation loan program.

Actions planned to reduce lead-based paint hazards
The Community & Economic Development Department seeks to address lead based paint (LBP) hazards
through all related housing activity especially the housing rehab program. The City will test and address
lead-based paint hazards found in participating homes. The City's policy on addressing lead-based paint is
focused on abatement, as opposed to using temporary measures.
Households that have been identified to be exposed to LBP hazards are referred to the Berrien County
Health Department (BCHD) and the Childhood Lead Poisoning Prevention program. BCHD has a webpage
dedicated to information on LBP hazards and how to prevent lead poisoning. Professionals that can help
identify and remove LBP hazards can be contacted at the Lead and Healthy Homes Section at phone
number: (866) 691-LEAD.

Actions planned to reduce the number of poverty-level families
The activities identified in this plan will work directly to reduce poverty in Benton Harbor. These activities
include; housing rehabilitation activities which will maintain or improve conditions of housing for LMI
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households and help them avoid homelessness; the removal of slum and blight to improve safety and the
living situation in LMI areas; and provide supportive services for LMI households and the special needs
populations to improve their quality of life in Benton Harbor.

Actions planned to develop institutional structure
The City of Benton Harbor's Community & Economic Development Department (CEDD), which administers
the City's CDBG program, has experienced significant staff turnover over the past 5 years. Other City
departments have also experienced a high rate of turnover and position vacancies. The high rate of
turnover severely stunted the operations and growth of the CDBG program and as well its plans to develop
a successful working relationship with other City departments.
The City is working to stabilize its institutional structure by seeking out and hiring qualified, experienced
individuals who are passionate about working for the City. The CEDD department has established a
working relationship with the City's HUD field representative and financial analyst in ongoing efforts to
address the problems created by past CDBG program inactivity. The department has ongoing
communication with the HUD field representative and has reached out to other grantee municipalities
throughout Southwest Michigan and beyond, to establish a network of assistance. These actions will
continue into PY 2021.

Actions planned to enhance coordination between public and private housing and social
service agencies
The City is committed to focusing efforts to ensure the coordination of stakeholders and continual
improvements to the programmatic delivery system. The City will continue to look for ways to enhance
coordination in the implementation of the Consolidated Plan through its established partnership with
Southwest Michigan Community Action Agency (SMCAA) and relationships with the Benton Harbor
Housing Commission, the Berrien County Health Department, the Michigan Department of Health and
Human Services (MDHHS) and other local nonprofit stakeholders. The City will continue to work with the
Continuum of Care for Region 8 through the Housing Resource Network, to promote a communitywide
commitment to the goal of ending homelessness; to seek out funding for efforts that seek to address
homelessness in Region 8; and to support methods to assist in the re-housing of homeless individuals.
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Program Specific Requirements
AP-90 Program Specific Requirements – 91.220(l)(1,2,4)
Introduction:
This section describes the program specific requirements of the CDBG program. In PY 2021, there is no
additional program income and 70% is the minimum overall benefit of CDBG funds to be used to benefit
persons of low and moderate income.

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
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.
3. The amount of surplus funds from urban renewal settlements
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
5. The amount of income from float-funded activities
Total Program Income:

0
0
0
0
0
0

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.
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