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The following summarizes data about the root causes getting in the way of safe and affordable housing in Muskegon. 
The data comes from local conversations with 316 individuals, including 174 residents, 78 providers of public health, 
education, and social services, and 44 members of the local business community as well as national and local 
datasets/reports (e.g., U.S. Census, CHNA, THRIVE report). 
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“There's not enough 
safe, affordable 

housing.” 
- Local Resident

“For me, it should say SAFE 
affordable housing.  If the 

neighborhood is unsafe and you stay 
locked inside, it doesn’t matter how 

affordable it is.” 
- Local Resident

“When I finally found a safe 
housing place for me and my kids, it 

was too far from my job and the 
store.  Most housing I can afford is 

not in a safe place.” 
- Local Resident

“Rents continue to rise but wages 
stay the same.” 

- Non Profit

“Investors have zero interest 
to work in blighted areas of 

Muskegon." 
- Non Profit 

“Gentrified communities push 
back because they associate 

affordable housing with crime 
rates.”

- Non Profit

Community Condition: Housing & Utilities  
Affordable, safe, and healthy living environments are accessible to all.   
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Root Cause: Limited supply of affordable housing for low to moderate income 
residents 
What People in Muskegon County Are Saying: 

• We need more affordable housing stock in Muskegon County. (Local Resident) 
• There is not enough affordable housing for non-seniors. (Local Resident) 
• Lots of houses for sale, but not within the reach of 50%+ of our residents. (Health Care) 
• Not enough decent housing stock for people on a fixed income. (Non Profit) 
• We try to move families out of homelessness into safe and affordable housing, but greater Muskegon 

does not have the housing inventory to meet the demand. (Non Profit) 
• Few rental properties outside of City of Muskegon, Muskegon Heights. (Non Profit) 

Root Cause: Lack of affordable housing located in safe neighborhoods 
What People in Muskegon County Are Saying: 

• For me, it should say SAFE affordable housing.  If the neighborhood is unsafe and you stay locked inside, 
it doesn’t matter how affordable it is. (Local Resident) 

• There is a definite lack of SAFE neighborhoods with affordable housing. (Health Care) 
• If you are low income, you have very limited choices for safe housing, (Non Profit)   
• When I finally found a safe housing place for me and my kids, it was too far from my job and the store.  

Most housing I can afford is not in a safe place. (Local Resident) 

Root Cause: Housing costs increasing faster than wages/income 
What People in Muskegon County Are Saying: 

• Wages are not matching housing cost increases. (Non Profit) 
• Housing costs are rapidly exceeding the income constraints of many seniors and vulnerable adults on 

fixed incomes. (Non Profit) 
• I make a good wage, but cannot find a home to purchase a price I can afford. (Local Resident) 
• Lack of a livable wage means no way to get into safe and affordable housing. (Educator) 
• Decent housing isn’t affordable because wages are not a livable wage. (Non Profit) 
• Percent of a family’s income spent on housing is unsustainable. (Non Profit) 

Root Cause: Long waiting lists for assisted housing 
 

Assisted Housing: by the numbers 
• 2514 subsidized units available 

• 4307 people total in assisted housing 

• 93% of subsidized units occupied 

• 18 month average time on waiting list 

• 78 month average length of stay 
See appendix for more information on characteristics of Assisted Living Households and the housing cost burden on 
renters 

Average time on the waiting list for 
assisted housing is 18 months. 
 

Once in housing, the average 
household stays for 6.5 years 
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Root Cause: Affordable, subsidized housing is unevenly distributed across the 
county 
What People in Muskegon County Are Saying: 

• Segregation, resistance to bringing "those people" into their neighborhood.  (Health Care) 
• There is a stigma for those in subsidized housing. (Non Profit) 
• Gentrified communities push back because they associate affordable housing with crime rates. (Non 

Profit) 
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Root Cause: Some housing & rental policies/practices disadvantage residents 
with temp jobs, eviction histories, limited financial capital, or other perceived 
“risk factors” 
What People in Muskegon County Are Saying: 

• Because I am a temp worker, even though I earn pretty good money, landlords don’t count it as a real 
job and won't rent to me. (Local Resident) 

• If you have an eviction on your record/credit, it is then difficult to find housing (Local Resident) 
• First, Last month's rent plus deposit makes it hard to become a renter, especially for ALICE population. 

(Non Profit) 
• The upfront costs for housing are unattainable for most families. (Non Profit) 

See appendix for more details on eviction rates in Muskegon. 
 
 
Nearly 2/3 of Families Report that Housing Discrimination is an Issue  
The following chart shows the percentage of survey participants that believed that housing discrimination was 
an issue in Muskegon. Based on Muskegon Survey administered online with around 200 participants – covered 
Muskegon, Muskegon Heights, and Norton Shores. 

Does housing discrimination exist [in this community]?  
 

 

 

 

 
 
 
Many Discriminatory Practices are Not Reported 
When asked if they had reported discriminatory encounters and/or filed a complaint, 85% of respondents had 
not reported.   

 
 
 
 
 
 

Source: Community Development Block Grant, Regional Five Year Consolidated Plan 2016, reported in the Regional 
Consolidated Plan and Muskegon Annual Action Plan, 2016.  
  

Survey respondents had 
experienced 
discrimination based on:  

• Race: 35% 
• Disability: 14%  
• Gender: 10%   
• Family Status: 5% 

15% 85%

Yes                                                       No 40% of those who didn’t report said they 

didn’t because they “didn’t think 
there would be follow 
up/results”. 

64% 36%

Yes                                                       No 

http://www.muskegon-mi.gov/cresources/regionalactionplan.pdf
http://www.muskegon-mi.gov/cresources/regionalactionplan.pdf


 
 
 
 

5 
 

Root Cause:  Limited incentive for housing developers to work in blighted areas 
or build affordable housing  
 
What People in Muskegon County Are Saying: 

• There are no incentives for developers in blighted areas. (Non Profit) 
• Investors have zero interest to work in blighted areas of Muskegon. (Non Profit) 
• Current new housing stock/being built is still too expensive for a working family of 2-4.  We still have 

40% of Muskegon County families struggling to meet basic survival needs. (Non Profit) 
• The new housing being built in Muskegon is still priced out of the reach of many families. (Non Profit) 

See appendix for information on current development incentives. 

 

Root Cause:  Not all landlords not held accountable for maintaining quality 
standards 
 
What People in Muskegon County Are Saying: 

• Landlords are not kept accountable for keeping housing up to livable standards. (Non Profit) 
• Landlords are not held to standards already on the books. (Local Resident) 
• Absent landlords make our community look bad and they don’t care because they don’t live here. 

(Local Resident) 
• Absent landlords. Old housing stock in poor repair.  (Health Care) 
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Appendix 
 
Assisted Housing: Heads of Household are Likely to be Female and/or Disabled 
 

Assisted Living Households:  Key Characteristics 
• $11,270  average annual 

household income 
• 90% with annual 

household income less 
than $20,000 

• 76% female head of household  
• 45% disability among Head, 

Spouse, Co-head of household 
aged 61 years or less 

• 52% Black non-Hispanic 
• 3% Hispanic  

Source: HUD 2018 data based on 2010 Census.  
 
Housing Cost Burden Impacts Renters Most 
The percentage of the households where housing costs exceed 30% of total household income. 

 Total 
Households 

Cost 
Burdened 

Households 

Percentage of 
Cost 

Burdened 
Households 

All Household types 65,216 17,534 26.89% 

Rental 
Households  16,750 8,548 51.03% 

Owner Occupied 
Households (With 
Mortgage) 

28,615 6,515 22.77% 

Owner Occupied 
Households (No 
Mortgage) 

9,851 2,471 12.45% 

Source: US Census Bureau, American Community Survey, reported in Engagement Network, 2013-17.   See 
maps in appendix for more details. 
 
 
 
 
  

76% of households in 
assisted housing are 
female headed 

County-wide, 26% of 
households are renter 
occupied.  
 

More than half of renter 

occupied households are cost 
burdened. 

https://www.huduser.gov/portal/datasets/assthsg.html
https://engagementnetwork.org/assessment/
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More than 1/4 of County Residents have Subprime Credit Scores 
A subprime credit score can make it more difficult to qualify for a credit card or loan. Subprime borrowers 
typically end up paying a higher interest rate for a credit card or loan. 
 

 
 
Eviction Rates in Muskegon are Higher than Michigan Statewide 
The following chart shows Eviction rates for 2016. 

Eviction Statistics Muskegon County Michigan 
Number of Evictions per day 4.84  
Eviction Rate 10.10% 3.28% 
Evictions in a year 1,772  
Eviction Filing Rate 19.23% 13.31% 
Eviction Filings 3,374  

Source: The Eviction Lab at Princeton University, 2016. 
 
 
  

 
29% of county residents 
have subprime (<650) 
credit scores.  

 
Five Muskegon County Communities 
are in Michigan’s top 250 towns for 
high credit scores.  They are:  

o Fruitport (rank 95) 
o Whitehall (rank 123) 
o Montague (rank 127) 
o Ravenna (rank 201) 
o Twin Lake (rank 248) 

https://evictionlab.org/map/#/2016?geography=states&bounds=-139.317,0.07,-57.842,65.249&locations=26,-87.449,45.693
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Map: Cost-Burdened Housing 

 



 
 
 
 

9 
 

Map: Severely Cost-Burdened Housing 
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Map: Eviction Rates and Renter-Occupied Housing 
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Map: Assisted Housing in Muskegon/Muskegon Heights 
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Business and Development Incentives Related to Blight/Vacancy/Rehabilitation  
City of Muskegon 
Commercial 
Rehabilitation  

Incentive to rehabilitate commercial buildings.  Property taxes will be frozen at 
the pre-rehabilitated rate for up to 10 years.  Available for commercial buildings 
more than 15 years old. 

Obsolete Property 
Rehabilitation  

Incentive to rehabilitate obsolete buildings.  Property taxes will be frozen at the 
pre-rehabilitated rate for up to 12 years.  Available for commercial properties 
that are contaminated, blighted, or functionally obsolete. 

Brownfield Tax 
Credits  
 

A financial incentive for economic development projects within the City of 
Muskegon where environmental contamination, blight, or functional 
obsolescence create an impediment to redevelopment of property. Inclusion of a 
project in the Muskegon Brownfield Plan can result in certain eligible activities 
being financed through tax increment financing, or through providing the 
developer/business (owner and/or lessee) with an opportunity to earn a Michigan 
Business Tax credit based on the investment in the property. 

Muskegon County  
Obsolete Property 
Rehabilitation Act 
(OPRA) (PA 146) 
 

The Obsolete Property Rehabilitation Act provides for a tax incentive to 
encourage the redevelopment of obsolete buildings. The tax incentive is designed 
to assist in the redevelopment of older buildings in which a facility is 
contaminated, blighted or functionally obsolete. The goal is to rehabilitate older 
buildings into vibrant commercial and mixed-use projects. 

Commercial 
Redevelopment Act 
(PA 255) 

PA 255 encourages the replacement, restoration, and new construction of 
commercial property in a city or village. Property taxes generated from new 
investment are abated for a period up to 12 years. Land and personal property 
are not eligible. 

Commercial 
Rehabilitation Act 
(PA 210) 

PA 210 encourages rehabilitation of commercial property in a city, village, or 
township. Property taxes generated from new investment are abated for a period 
up to 10 years. 

Obsolete Property 
Rehabilitation 
Act (OPRA) (PA 146) 

Tax incentives are available to encourage redevelopment of contaminated, 
blighted, and functionally obsolete buildings in eligible core communities. OPRA 
helps spur private development in urban areas and centers of commerce, by 
temporarily freezing local taxes up to 12 years. 

 
Residential Incentives related to Blight/Vacancy/Rehabilitation   

Neighborhood Enterprise Zone 
(NEZ) (PA 147) 

PA 147 provides a tax incentive to develop or 
rehabilitate residential housing located in certain 
distressed communities. NEZs are available to core 
communities. 

Links: 
• https://www.muskegon-mi.gov/departments/planning/muskegon-incentives/ 

• https://www.co.muskegon.mi.us/558/Incentives-Resources 

https://www.michiganbusiness.org/49c81e/globalassets/documents/reports/fact-sheets/obsoletepropertyrehabilitationact.pdf
https://www.michiganbusiness.org/49c81e/globalassets/documents/reports/fact-sheets/obsoletepropertyrehabilitationact.pdf
https://www.michiganbusiness.org/49c81e/globalassets/documents/reports/fact-sheets/obsoletepropertyrehabilitationact.pdf
https://www.miplace.org/globalassets/media-documents/placemaking/community-development-guide/commercial-redevelopment-act-pa-255.pdf
https://www.miplace.org/globalassets/media-documents/placemaking/community-development-guide/commercial-redevelopment-act-pa-255.pdf
https://www.miplace.org/globalassets/media-documents/placemaking/community-development-guide/commercial-redevelopment-act-pa-255.pdf
https://www.michiganbusiness.org/cm/Files/Fact-Sheets/CommercialRehabilitatiionAct.pdf
https://www.michiganbusiness.org/cm/Files/Fact-Sheets/CommercialRehabilitatiionAct.pdf
https://www.michiganbusiness.org/cm/Files/Fact-Sheets/CommercialRehabilitatiionAct.pdf
https://www.miplace.org/globalassets/media-documents/placemaking/community-development-guide/obsolete-property-rehabilitation-act-pa-146.pdf
https://www.miplace.org/globalassets/media-documents/placemaking/community-development-guide/obsolete-property-rehabilitation-act-pa-146.pdf
https://www.miplace.org/globalassets/media-documents/placemaking/community-development-guide/obsolete-property-rehabilitation-act-pa-146.pdf
http://www.michiganbusiness.org/cm/files/fact-sheets/neighborhoodenterprisezone.pdf
http://www.michiganbusiness.org/cm/files/fact-sheets/neighborhoodenterprisezone.pdf
https://www.muskegon-mi.gov/departments/planning/muskegon-incentives/
https://www.co.muskegon.mi.us/558/Incentives-Resources
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