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Executive Summary 
 

The Ferndale Community Affordability and Inclusive Housing Action Plan (CAIHAP) provides a 
roadmap for the City to facilitate a broader range of housing options for those who want to call 
Ferndale home. It provides actionable strategies to increase the supply of housing all along the 
price spectrum. It outlines ways the City can proactively preserve its existing housing stock and 
assist older residents and persons with disabilities of all ages to remain in the community over 
time through home renovation and modifications. It also lays out a blueprint of tools that the 
City can use to bring different types and sizes of housing to the City to meet the needs of 
Ferndale residents in all stages of life. 

Inclusive housing is an important issue for the Ferndale residents and business owners. 
Throughout the community engagement process, themes such as more housing options, and 
the need to preserve existing homes consistently emerged.  The strategies and 
recommendations within the CAIHAP reflect the goals and priorities of the Ferndale community, 
and are designed to position the City of to address current and future housing needs through a 
holistic and multi-faceted approach. There is no one, single initiative that can solve the inclusive 
housing challenges. Rather, the City will need to adopt a range of approaches—and make 
available the necessary resources—to have a comprehensive inclusive housing strategy.  

There are 8 recommended strategies that have been prioritized to have the biggest impact on 
the production, preservation, and availability of inclusive housing options in Ferndale. These 8 
strategies are also consistent with the principles and goals that were developed by the 
community during the planning process.   

Several of the recommended strategies must work in concert in order to be most effective. 
Therefore, these inclusive housing recommendations are designed to be adopted in their 
entirety to help ensure that the City’s efforts to expand and promote a variety of inclusive 
housing options are successful, sustainable, and cohesive. 

 
Overview of Inclusive Housing Strategies for Ferndale 
 
1. Leverage density for affordable housing through voluntary inclusionary zoning. Additional 

density is an important mechanism for closing the gap between the cost of delivering market-
rate and affordable housing, and for promoting mixed-income residential development. 
Increased density is not appropriate everywhere in the City, so the density bonus option 
should be used in areas of Ferndale that are near transit-corridors and commercial districts. 
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As such, the City should amend the existing Inclusive Housing Policy to offer a density bonus 
for properties in certain zoning districts that meet additional criteria (i.e., proximity to jobs, 
services and/or transportation) in exchange for the provision of affordable housing. 
 

2. Establish a local housing trust fund. Local funds are an important element of a 
comprehensive inclusive housing strategy for many reasons. First, local funds are critical for 
filling the gap between the cost of delivering market-rate housing and the cost of delivering 
housing at affordable prices and rents. Second, local funds are essential for leveraging other 
funding, including funding from the federal and state government. Third, when local funds 
are used to support affordable housing development, the City has more influence on this 
new housing stock; specifically ensuring it aligns with the housing priorities of the community. 
Without a local source of funding, other affordable housing initiatives (e.g., adaptive reuse, 
density bonus) will not be as successful as they could be. In addition, a local housing trust 
fund provides a lot of flexibility for the City on how funds can be used, whether it be for gap-
financing, home rehabilitation, down payment assistance, renter resources, etc. 

 
3. Make City-owned land available for mixed-income housing. The availability of free or 

reduced-price land is one of the most valuable strategies for facilitating the production of 
below-market-rate housing. Land is often one of the largest cost factors in a real estate 
development project. While there are certainly limitations and other priorities on how 
Ferndale can use City-owned property, the City should make some unrestricted and 
unprogrammed City-owned land available for the production of mixed-income housing. The 
City can set specific goals and objectives in partnership with a qualified developer (non-profit 
or for-profit) that takes advantage of lower-cost land to make affordable housing viable in a 
rising-cost market. 

 
4. Preserve existing affordability through home rehabilitation. About 77% of Ferndale’s existing 

housing stock is now 60 years or older. While many of these older homes have undergone 
renovations over the years, the number of homes that will need major rehab will continue to 
increase. Implementing preventative repairs on older homes can extend the life of the home 
and also reduce the need for larger/more expansive repairs in the future. The City should 
consider increasing funding of the Minor Home Repairs Program to expand the scope of 
services and home rehabilitation and preventative maintenance activities. Explore seeking 
local and state funding options to supplement the federal (CBDG and HOME) dollars that are 
received for the program. Focus rehab and repairs on low-income families who may not 
otherwise be able to afford major repairs to their homes, as well as Ferndale residents with 
disabilities that are in need modifications to their homes to make them fully accessible. 
Home rehabilitation efforts should also be allocated to senior households in Ferndale to 
promote aging-in-place. 
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5. Facilitate more housing stock diversity through zoning code changes. About 80% of Ferndale 
is zoned for single-family detached housing. These types of homes are critical to the City’s 
housing stock; however, a wider range of housing types could provide more affordable 
options for Ferndale households who are unable to purchase or rent a single-family home. 
The City should explore ways to facilitate production of other housing types such as, 
duplexes, triplexes, and other “missing middle” housing styles, that are at a compatible scale 
with existing single-family neighborhoods, but could offer a wider range or price points.  

 

6. Provide resources to first time homebuyers in the City. Local first-time homebuyer programs 
assist low- and moderate-income households with purchasing a home by providing financial 
assistance with down payment, principal reduction and/or closing costs associated with a 
home purchase. These types of programs can also help close the existing homeownership 
gap between white and minority households. The City of Ferndale can work with local 
nonprofits and dedicate public resources assist first-time homebuyers. Explore linking the 
program to the Local Housing Trust Fund once it is established and funded. 

 
7. Explore viability of adaptive reuse of commercial/industrial areas in the City for housing. 

Adaptive reuse is an important housing strategy because it makes use of existing structures 
and places in the City where there is existing development, often well-connected to jobs, 
services and transportation. The City should adopt a comprehensive policy that provides the 
right framework and incentives to encourage appropriate repurposing of commercial and 
light-industrial buildings as mixed-income housing. The focus of an adaptive reuse policy 
should be both on utilizing existing buildings, as well as incentivizing demolition and 
redevelopment. It is also imperative that ADA standards are met when converting old 
buildings to residential use so these units can be occupied by Ferndale residents regardless 
of age or physical and/or cognitive ability.  
 

8. Utilize payment-in-lieu of taxes (PILOT) to expand mixed-income housing options in the City. 
A payment in-lieu of taxes (PILOT) can often make production of below-market-rate housing 
more viable. This tax incentive allows the City to negotiate a lower tax payment over a set 
period of time in exchange for units of affordable housing. Often these below-market rate 
units are within projects that also have market-rate housing. This tax incentive is an effective 
strategy to help close some of the gap between the cost of building housing and the income 
generated by rents affordable to low-to-moderate income households. 
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Inclusive Housing - Definition 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Inclusiveness is a key part of Ferndale’s identity as a 
community. Inclusive housing in the City means housing 
options throughout the City for people from all backgrounds, 
and all income levels. This represents people of all ages, races, 
ethnicities, abilities, sexual orientations, and gender 
expressions. Inclusive housing options represent a wide range 
of housing types, sizes, and prices, that ensure equitable 
availability of housing for people who want to live in the 
Ferndale community.  

Inclusive Housing in Ferndale 
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Inclusive Housing Principles 

 Ferndale strives to be a community that is welcoming to everyone. This 
inclusiveness makes our community healthier, vibrant, and more resilient. 

 

  A wide range of quality housing options in Ferndale is essential for our 
community to be inclusive. If a person or household would like to be a part 
of the Ferndale community, we resolve that housing options can be available 
to them. 

 

  The City government will take a leadership role in facilitating inclusive 
housing options in Ferndale through policies and programs. Civic 
engagement will be a vital part of this effort.  

 

  Creating a range of inclusive housing options in Ferndale can include 
partnerships among public, private, and non-profit groups. 

 

  We are a community that values diversity, including people of all ages, 
races, ethnicities, abilities, sexual orientations, and gender expressions. The 
City of Ferndale will be proactive in advancing policies and programs that 
create inclusive housing options that encourage diversity in our City across 
the income spectrum. 
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Introduction 

The Ferndale Community Affordability and Inclusive Housing Action Plan reflects the 
community’s desire to have more housing options in the City. It is the culmination of housing 
policy advancements over the past few years, and a year-long community dialogue about 
housing in Ferndale; why it’s important to the quality of life here, what types of housing is needed 
the most, and what inclusive housing means to the residents of Ferndale. 

The plan is organized into several sections including; an overview of the planning process, a 
snapshot of the housing needs in Ferndale, highlights from the community engagement 
activities, the goals and focus areas that have been identified by the community, and the 
strategies and recommendations that Ferndale can use as a roadmap for implementation. 
Moving the needle on housing in a metropolitan community such as Ferndale can take many 
years and will require a broad network of collaborators and resources. While the CAIHAP 
provides a path forward for the community, the real engine in this journey is the support and 
desire of the Ferndale community to make their City an inclusive place for everyone. 

Inclusive housing Initiative – How We Got Here 

The origins of the Inclusive Housing Initiative in Ferndale date back several years. The City’s 
Master Plan, which was adopted in January 2017, identifies the need for affordable and inclusive 
housing in the City as the cost of housing in the Ferndale market continues to climb. In response 
to the Master Plan recommendations, the Ferndale City Council adopted the Inclusive Housing 
Policy in December of 2017 to begin the process of facilitating affordable housing production in 
the City. The CAIHAP is the culmination of these policy initiatives and the direct result of City 
leaders, elected officials, and the wider Ferndale community articulating that housing, and 
specifically housing for everyone, is a priority for the City. 

 

 

 

 

 

 

 

Inclusive 
Housing 

Policy 

Master Plan 
January 2017 

Inclusive Housing Policy 
December 2017 

CAIHAP 
August 2020 
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Key Terms 
 

Accessible Housing – A housing unit that is designed for functional use by persons with disabilities, both 
physical and/or cognitive. Elements of accessible home design are also used for seniors and aging populations. 

Adaptive Reuse – The process of reusing an existing building for a purpose other than which it was originally 
designed for. In the context of housing, this typically means converting commercial or industrial buildings for 
residential use or a mix of uses.   

Aging-in-Place – The ability for a person to live in a home and a community safely, independently, and 
comfortably, regardless of age, income, or ability level. Many home design elements that facilitate aging in place 
can also be applicable to persons with disabilities regardless of age. 

Area Median Income (AMI) – A statistic used by the U.S. Department of Housing and Urban Development (HUD) 
for purposes of determining eligibility of applicants for various federal housing programs. It is common for the 
AMI to be expressed in a percentage range. For example, 30% to 50% AMI, represents an annual household 
income that is 30% to 50% of the median annual household income for a specific geography. 

Bonus Density – An incentive-based tool that permits a developer to increase the maximum allowable 
development on a site in exchange for funds, housing units, or in-kind support for specified public policy goals, 
such as affordable housing. 

Community Development Block Grant (CDBG) – An annual federal grant program administered by the U.S. 
Department of Housing and Urban Development (HUD). HUD provides CDBG grants to states, cities, and 
counties to develop viable communities by providing decent housing and a suitable living environment, and by 
expanding economic opportunities, principally for low- and moderate-income individuals and families. 

Home Investment Partnerships Program (HOME) – A federal housing program administered by the U.S. 
Department of Housing and Urban Development (HUD). HUD provides HOME funds to states/counties/cities 
to expand affordable housing options. Eligible uses of HOME funds include tenant-based rental assistance, 
housing rehabilitation, homebuyer assistance, site acquisition, and new construction. There are matching 
requirements for HOME funds. The affordability period is typically 15-20 yrs. 

Household – A household includes all the persons who are current residents of a housing unit. The occupants 
may be a single family, one person living alone, two or more families living together, or any other group of 
related or unrelated persons who share living arrangements. 
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Key Terms 
 

Housing cost burdened – Households who pay more than 30 percent of their gross income for housing are 
considered by the US Department of Housing and Urban Development (HUD) to be cost burdened. 

Housing Trust Fund – A locally administered flexible source of funding that can be used to support a variety of 
housing activities. A housing trust fund is typically created and administered at the local level; therefore, the 
funds are not subject to the various regulations and restrictions of federal subsidy programs. This allows them 
to be designed specifically to address local priorities and housing needs that are unique to the community. 

Low-Income Housing Tax Credits (LIHTC) – A federal program that provides tax incentives for affordable 
housing. Each state receives an annual allocation of tax credits which are then administered to qualifying 
projects. The affordability period is 30 years. 

Missing Middle Housing – A housing type that is in the middle of the density spectrum between single-family 
detach homes and mid-rise and higher density buildings. Missing middle housing typically refers to 
townhomes, duplexes, triplexes, quadplexes, and small garden-style apartments.  

Multifamily housing – A structure that has three or more residential units, typically on multiple floors (a row of 
townhomes is not classified as multifamily under this definition). 

Payment in Lieu of Taxes (PILOT)– A payment that is made to compensate a government for all or a portion of 
property tax revenue that is foregone due to a tax-exempt or reduced tax arrangement on the property. In the 
context of housing, PILOT agreements are typically negotiated between a local government and a developer, 
such that the developer pays a lower amount of property tax than would otherwise by required in exchange 
for other community benefits, such as public realm improvements, dedicated affordable housing, utility and 
infrastructure improvements, among others. 

Severely housing cost burdened – Households who pay more than 50 percent of their gross income for 
housing are considered by HUD to be severely cost burdened. 

Supportive Housing – Permanent affordable housing with onsite services that help tenants live in dignity in the 
community. Supportive housing is often used to help homeless persons in a community but also serve persons 
with disabilities that need on-site services. 
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Planning Process 

 

The Ferndale CAIHAP is the product of a collaborative planning effort spanning over one year 
(July 2019 to August 2020). The plan was developed through a multi-phased approach; driven by 
community input and feedback on housing needs and priorities in the City, informed by local 
demographic trends and housing data, and incorporating best-practices from other 
communities in Michigan and around the country facing similar housing challenges. Community 
planning is an iterative and fluid endeavor, as such the major milestones during the planning 
process were reviewed with stakeholders and citizens at each stage. Adjustments and 
refinements were made throughout, and these feedback loops were vital to making the plan a 
reflection of the community’s vision of what inclusive housing represents in Ferndale. 
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Housing Analysis + Demographic Trends Study 

Analyze baseline 
trends 

Define inclusive 
housing 

Establish 
principles 

Identify goals and 
focus areas 

Tools and 
strategies 

Roadmap for 
implementation 

An in-depth analysis of the Ferndale housing market 
was performed to gain insights into the existing 
conditions and price points. Demographic trends 
were also examined to provide context on how the 
City is changing and how the changes are 
influencing the housing market. The job base in the 
City was also analyzed to help identify the income 
trends and the housing price ranges that are in 
highest demand in the Ferndale market.   

Community Input 
+ Feedback + Refinement 

Focus Groups 
Advisory Group 
 

Community Survey 
Advisory Group 
 

Community Survey 
Advisory Group 
 

Community Survey 
Advisory Group 
Community Meeting 

 
Advisory Group 
Community Meeting 
 

 
Advisory Group 
 

Planning Process Approach 

Definition of Inclusive Housing in Ferndale                  
A key early step in the planning process was to 
define what Inclusive Housing means in the Ferndale 
context. The definition provides the foundation for 
the plan and articulates the community’s intent for 
the plan. It is a reflection of how Ferndale values 
inclusiveness, diversity, and extending its sense of 
community to all who want to live here. 

Ferndale’s Inclusive Housing Principles                             
The principles set the vision and tone for the 
Inclusive Housing Plan and describe the values and 
expectations of the Ferndale community as it relates 
to inclusive housing in the City. 

Community Goals and Focus Areas                                 
The Inclusive Housing Goals reflect the focus areas 
and priorities of the Ferndale community. The goals 
guide the plan, and inform the types of tools, 
strategies, and approaches that are included. 

Tools and Strategies                                                       
A custom set of recommendations that are designed 
to meet the goals and vision of the Ferndale 
community as it relates to inclusive housing. The 
tools and strategies are intended to be used in 
tandem and leverage best practices from other 
communities facing similar housing challenges. 

Roadmap for Implementation                                        
The tools and strategies are broken down into 
specific incremental steps that provide a roadmap 
for implementation. The sequencing is designed to 
position the City to achieve near-term successes 
while also building longer-term capacity for 
inclusive housing. 
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Snapshot of Housing Needs  

 

A wide range of housing is needed in Ferndale. This is reflected in the wide scope of the 
community’s goals and priorities that have been identified through the public engagement 
activities of the planning process. There are several areas of highest need that emerged from 
the data analysis, focus group discussions, and advisory group and community feedback. From 
seniors aging in place in need of home repairs, to people with disabilities in need of accessibility 
modifications and renovations. From renters struggling to find an affordable unit in Ferndale, to 
young couples looking for larger homes for their growing families, or renters who would like to 
buy a home but can’t find options in their price range in the City. These scenarios are becoming 
more common in Ferndale as home prices and rents have been climbing over the years, and the 
availability of housing options that are affordable is becoming scarce. 

By the numbers 

About 1 out of every 4 Ferndale households are considered to be housing cost burdened; that 
is paying in excess of 30% of their gross income on housing related expenses. 

 

 

 

The composition of resident employment can provide a useful lens on the price ranges of 
housing that are needed for working residents who choose to live in Ferndale to do so at an 
affordable cost. For example, nearly a quarter (22%) of Ferndale residents who work are 
employed in the hospitality/food services, and retail trade sectors. The median wage in these 
sectors is on the lower end of the spectrum. An affordable rent level for households working in 
these sectors is at or below $750 per month, and an affordable price for homeownership is at 
or below $200,000. The housing stock at these price levels has been declining in the City. 
Housing units renting at or below $750 have decreased 22% over the last five years, and the 
number of homes valued at $200,000 or lower declined 4%. Retaining and expanding housing 
options all along the income spectrum is important to promoting an inclusive community. 

 

 

 

 22% of resident jobs are 
in food/hospitality & retail 

Max housing costs that are affordable 
for wages levels of these jobs 

$750/mo 
Renter Owner 

$200K sales price 

Change in the number of 
units at these price points 

26%  Of Ferndale households are 
housing cost burdened 

-22% -4% 

$750/mo 
rental 

$200K 
sales price 

Source: U.S Census Bureau, 5-yr American Community Survey, 2017, zillow.com 
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Low to moderate income families in Ferndale have the greatest need for affordable housing 
options. There is a large increase in the cost burdened data at the $50,000 annual household 
income threshold. Many of these low to moderate income households are renters. The number 
of rental housing options affordable to households with incomes less than $50,000 is shrinking, 
particularly the affordable options that are available for income levels below $35,000. 

Cost Burdened Households by Annual Household Income, 2017, Ferndale MI  
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Less than 
$20,000 
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$35,000 to 
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1,102 859 399 
# of cost burdened households 

Monthly housing costs affordable for these income ranges 

Less than 
$20,000 

$20,000 to 
34,999 

$35,000 to 
49,999 

<$500 $500-$875 $875-$1,250 

The rental housing stock in these rent ranges is shrinking in Ferndale 

-9% (between 2012 and 2017) 

Source: U.S Census Bureau, 5-yr American Community Survey, 2017 
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Community Engagement 
 

 

 

 

 

 

 

 

 

 

 
 

 

 

 

 

 

 

 

 

 

Community Engagement 
Over the past year, a robust and candid dialogue about housing in Ferndale has guided the development of the 
CAIHAP. From the definition and principles of inclusive housing, to the goals and priorities of the community, the 
engagement channels and activities have been vital to the design the plan. It became clear early on that Ferndale is 
a community that values inclusivity in all forms, and housing is no exception. Feedback about housing in the City has 
been abundant and informative. A multi-layered community engagement effort was rolled from the onset of the 
planning process and included focus groups, a community survey, a community meeting about housing, and a 
stakeholder advisory group. Highlights from engagement activities are summarized in the section below. 

Community 
Survey 

Focus 
Groups 

Advisory 
Group 

Community 
Meeting 
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Advisory Group 

A group of community stakeholders were assembled into an Advisory Group in the beginning 
phases of the project. The Advisory Group met six times through the course of the planning 
process. The Advisory Group had several important roles; as a key source of input on the content 
of the plan, as a liaison between the project team and Ferndale residents, and as a 
communicator of events and outreach opportunities related to the plan. The Advisory Group 
was comprised volunteer citizens representing a broad spectrum of community interests, from 
housing and economic development, to public health, social services, and the business 
community. 

Community Survey 

A 10-question survey was circulated in the Fall of 2019 to gather feedback on the definition of 
inclusive housing in Ferndale, and the inclusive housing principals. Survey respondents also 
provided feedback on priorities and goals related to housing in Ferndale. There were 219 
responses during the 2-month survey window, 95% of which indicated they were current 
residents of Ferndale. 

Community Meeting 

A Community Meeting was held in February 2020 to engage in a broad dialogue about housing 
in Ferndale. The event was well attended by the community, and a wide range of housing topics 
were discussed. Following a brief presentation on highlights from the market study and results 
from the community survey, attendees participated in a feedback exercise on the goals and 
priorities of the plan, identifying which are critical, which are needed, or if any of the specific 
goals were not as important or not applicable in the context of Ferndale. Following the feedback 
exercise, participants then broke out into small groups and had a discussion on the types of 
tools and strategies that could be effective in Ferndale based on their on-the ground knowledge 
of the community and the priorities expressed through the goals of the plan. Valuable feedback 
on the direction of the plan, specifically the tools and strategies that could work effectively in 
Ferndale, as well as a refinement of the goals and priorities were key takeaways from this event. 

Focus Groups 

A series of stakeholder focus groups were held in July 2019 to gain insights into the housing 
situation in Ferndale from multiple perspectives. Five focus groups were conducted covering a 
wide range of stakeholders including the small business community, housing developers and 
lenders, housing advocates and tenants’ rights organizations, and Ferndale residents. 
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Do you think Ferndale has 
sufficient housing options 
for individuals & families of 
all economic backgrounds? 

Which of these housing policy approaches do you support in Ferndale? 
(select all that apply) 

Increase the supply of 
lower-cost housing 

Expand financial assistance 
to individuals and families 

Real estate market alone 
should determine available 
supply & prices of housing 

Increase the 
overall supply of 
housing 

Inclusive Housing Community Survey 
Snapshot of responses 
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How important do you think the following goals are for Ferndale? 

Help seniors age-in-place Incentivize affordable housing for local workers 

Provide housing assistance to  
low-income persons w/ disabilities 

Provide assistance to moderate-
income first-time home buyers 

Increase housing options for renters Make housing more affordable for 
families with children 

20 



 

21 
 

         Community Affordability & Inclusive Housing Action Plan 

 

Community Meeting 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

“Work with NGOs that focus on affordable housing…” 

“We need to consider renters equal to homeowners…” 

“Need proactive intervention to 
preserve homes, code enforcement 
has historically been reactive…” 

“Focus efforts to 
compete for Low 

Income Housing Tax 
Credits in Ferndale…” 

“Let’s cultivate partnerships with 
philanthropic organizations…” 

“Identify the barriers to homeownership…” 

Inclusive Housing Community Meeting 
A conversation about housing goals, priorities, tools, & strategies for Ferndale 

“Expand awareness of 
existing resources…” 

“More single-level housing 
for aging in place…” 

“Work with NGOs that focus on affordable housing…” 

“City funding should be used to help vulnerable residents…” 

“Available land is limited, so preservation of existing homes is critical…” 
21 
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Goals and Focus Areas 
 

The following goals and focus areas for the CAIHAP have been identified by the Ferndale 
community through the planning process. There were several iterations of these goals and focus 
areas, and each version reflected refinement and prioritization as expressed by the community. 
The goals and focus areas were critical to the planning process because they shaped and guided 
the content of the plan, and specifically the types of tools and strategies that are included to 
best achieve the community’s goals. 

 

Seniors 
Goal 1: Provide seniors in Ferndale options to remain in the community as they age. 

Goal 1A: Encourage affordable senior housing development projects in Ferndale to 
increase the supply of housing options specifically available to seniors in the community. 

Goal 1B: Establish a City-sponsored program for home repairs/modifications that is 
available to seniors in Ferndale to make existing homes accessible and to facilitate aging 
in place. These accessibility modifications should also be available to persons with 
disabilities of all ages. 

Goal 1C: Encourage accessory apartments in Ferndale neighborhoods. 

 

Economically Vulnerable 
Goal 2: Increase the supply of housing units in Ferndale that are affordable and available to 
households that are severely housing cost-burdened (paying in excess of 50% of income on 
housing related costs). 

Goal 2A: Pursue partnerships between the City and local non-profit developers to 
increase the supply of affordable housing units specifically for households with income 
levels around 60% AMI or below, including some permanent supportive housing units for 
extremely low-income (at or below 30% AMI). 
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Goal 2B: Invest public resources in local and regional non-profits that provide critical 
supportive services to low-income families in Ferndale.  

Goal 2C: Promote collaboration between the City and the Alliance for Housing to identify 
opportunity areas in which the Ferndale community can help reduce homelessness in 
Oakland County. 

 

Environmental Sustainability 
Goal 3: Ensure that inclusive housing programs and policies in Ferndale are coordinated with 
the City’s ongoing environmental sustainability initiatives, programs, and goals. 

Goal 3A: Increase participation in the home energy audit programs offered by DTE Energy 
and Consumers Gas to lower utility costs for Ferndale households. 

Goal 3B: Leverage the City’s Minor Home Repairs Program to identify and implement 
energy and water efficiencies to lower utility costs for low-income households in 
Ferndale. 

Goal 3C: Increase the pervious surface area in Ferndale through storm-water 
management strategies. 

 

Diversity of Housing Stock 
Goal 4: Expand the diversity of the housing stock in Ferndale. Ensure a wide range of housing 
types at varying sizes and price levels are available within the City’s housing market.  

Goal 4A: Utilize the City’s zoning ordinance to encourage a wider range of housing types 
and sizes in Ferndale, particularly missing middle housing that provide smaller units at a 
scale that is compatible with the existing neighborhoods. Ensure new units that are 
added to the housing stock are accessible to persons with disabilities. 

Goal 4B:  Encourage innovative design and construction techniques that can create 
housing at varying sizes and price points.  

Goal 4C: Intentionally plan for diverse housing types in neighborhoods throughout 
Ferndale, with a focus on areas near job centers and transportation infrastructure. 

Goal 4D: Maintain and expand the number of housing options that are affordable to the 
workforce employed at local businesses. 
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Homeownership 
Goal 5: Promote and develop programs aimed at increasing the level of homeownership in 
Ferndale. 

Goal 5A: Reduce the gap in the homeownership rate by race in Ferndale by promoting 
homeownership among Black, Hispanic, Asian, and other minority households. 

Goal 5B: Fund and promote a down payment assistance program and home buyer 
education resources to increase homeownership opportunities, education, and 
investment in the community. 

Goal 5C: Facilitate financial training opportunities and provide home buyer education to 
community members. 

 

Renters 

Goal 6: Ensure that quality housing options are available to Ferndale renters that are 
affordable to a wide range of income levels. 

Goal 6A: Expand the supply of moderately priced rental housing units in Ferndale. 

Goal 6B: Retain and preserve the existing supply of moderately priced rental housing 
units in Ferndale through repair/maintenance programs, rental subsidy programs, and 
landlord/tenant outreach. 

Goal 6C: Ensure the rental housing stock in Ferndale is safe and high-quality through the 
City’s code inspection and enforcement processes, and that accessible rental units meet 
ADA regulations and are functional for Ferndale residents with disabilities. 

Goal 6D: Fund and promote a financial assistance program to help cover expenses 
related to securing rental housing in Ferndale (security deposit, first/last months rent, 
etc.).  

 

 

 

 



 

25 
 

         Community Affordability & Inclusive Housing Action Plan 

 

 

Strategy Recommendations: Implementation 
 

The City of Ferndale will aim to take action on a series implementation steps to achieve its 
inclusive housing goals.  These recommendations are consistent with the City’s 2017 Master Plan 
and several are updated versions (as described in Housing & Neighborhood Goals 1-4).  

Each of the 8 inclusive housing strategy recommendations include a series of specific steps the 
City of Ferndale and its network of partners and stakeholders can pursue to implement the 
inclusive housing goals and vision of the community. This implementation sequencing provides 
a roadmap for moving forward with inclusive housing plan. Many of these strategies are complex 
and market-driven and could take several years to implement. While many others can be quick-
wins and provide a foundation and momentum for moving forward with the plan. The 
implementation of the plan will require broad collaboration between Ferndale’s network of 
partners and stakeholders. Each strategy identifies the partners and collaborators that will be 
important to engage with as the strategy implementation moves forward.  

The 8 recommended CAIHAP strategies are aimed at both preserving and expanding home 
affordability.  These strategies will only be effective if Ferndale is intentional and acts to ensure 
that the strategies are accessible to all its residents as well as those who want to live here 
(through one or more of the housing programs / strategies). 

Accessible means that information and processes to obtain inclusive and affordable homes shall 
accommodate persons of all needs, including persons with disabilities. As each recommendation 
is implemented, it will be critical for the City to describe how persons with disabilities will access 
and process the related information.  This ranges from how CAIHAP information about the 
various programs are obtained – via in person, by phone, website, or other means.  Reasonable 
accommodation will be made for the full spectrum of persons with disabilities as they access 
and receive both information, services and ultimately, the improvement of homes they may 
already occupy or the homes they will occupy. This policy of reasonable accommodation for all 
persons with disabilities will be updated as new information is obtained and conditions change. 

The strategy implementation steps below include those that should be taken in the near-term 
(within 2 years), in the mid-term (within 2 to 4 years) and in the longer- term (within 4 to 6+ years).  
A biennial monitoring & implementation report, to be completed by staff every two fiscal years, 
will cover both progress made implementing the plan, and outline specific steps Ferndale will 
take in the following years to move towards achieving the community’s inclusive housing goals. 
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  BLD Building Services 

  CA City Attorney 

  CC City Council 

  CE Code Enforcement 

  COC Ferndale Area Chamber of Commerce 

  DDA Downtown Development Authority 

  DTE DTE Energy 

  FC Ferndale community 

  FI Financial institutions (banks, lenders) 

  FIN Finance Department 

  FPD For-profit developers 

  FPS Ferndale Public Schools 

  HC Housing Commission 

  LNP Local/regional non-profits 

  MSHDA Michigan State Housing Development Authority 

  NPD Non-profit developers 

  OCEDC Oakland County Economic Development Corporation 

  OCHHS Michigan Department of Health & Human Services - Oakland County 

  OCP Oakland County Planning 

  PC Planning Commission 

  PZ Planning & Zoning 

  ULI ULI-Michigan 

      
 

 

Partners/Collaborators Reference Table 
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Capacity Building – Staffing & Stakeholders 
 

The City of Ferndale has an ambitious set of Inclusive Housing goals and objectives.  It 
needs additional staff capacity, including a dedicated staff team, and continuous 
stakeholder participation to be successful. 

 

1. Implementing the strategies recommendations below will take staff time from 
the City of Ferndale, as well as other resources.  City should allocate all or a part 
of a current staff person’s time, 1 FTE total, to start.  This could be an existing 
position or a portion of 2 or more existing positions.  The City could also 
consider hiring a housing planner with a background in affordable housing 
programs, including both finance and planning/land use tools.  
 

2. Implementing the recommendations will also benefit from a dedicated staff 
team, from Ferndale and its main Inclusive Housing partners.  This would 
include a core team of City of Ferndale staff with representation across the 
Community & Economic Development Department, the Finance Department, 
staff from the Ferndale Housing Commission, and the DDA.  Other team 
members could include housing and community and economic development 
staff from Oakland County, as well as non-profit partners like the Community 
Housing Network, Venture, Inc., and Habitat for Humanity. 
 

3. Finally, the community’s energy, enthusiasm and feedback that helped create 
Ferndale’s Inclusive Housing Plan will also be needed for continued success and 
evolution.  Therefore, the City should build-in a continuous 
resident/stakeholder feedback framework.  That framework should start with a 
City Council appointed Inclusive Housing Steering Committee of the main 
stakeholder groups that have participated in this process.  The steering 
committee would work with the Ferndale staff team in the roles of education, 
outreach, and feedback.  It will be this Steering Committee that serves as the 
Council’s representative body to help staff as they and other partners 
implement the Inclusive Housing Plan recommendations. 
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Capacity Building – Funding & Financing 
 

Ferndale should continue use the valuable financial resources and tools that are 
currently available to the City to leverage other local, state, federal and private sector 
funds. The City of Ferndale has access to different sources of funding from the federal 
government, as well as through the State and Oakland County. Often these resources 
have different criteria for the types of activities they can be used for.  Some examples 
include: 

1. In 2019-2020, the City of Ferndale was allocated about $80,000 in CDBG funds 
from Oakland County. Funds are generally used for code enforcement and for 
the City’s Minor Home Repair Program. 

2. The federally codified, state-administered Low-Income Housing Tax Credit 
(LIHTC) program provides equity to developers of affordable rental apartments. 
Projects nearby, such as the 60-unit Jefferson Oaks affordable housing 
development, have made use of the state-administered Low-Income Housing 
Tax Credit (LIHTC) program. 

3. Projects in the City have also received funding from other state sources, 
including the Michigan Strategic Fund and the Michigan Economic Development 
Corporation (MEDC). 
 

4. City of Ferndale Brownfield Redevelopment Authority also has the capacity to 
leverage funding for redevelopment projects through the MEDC. 

 
The City should consistently ensure that it is accessing all non-local resources available 
and that it is using those resources to work towards meeting the goals laid out in the 
inclusive housing plan. In addition, because public resources are limited, it is valuable to 
explore ways to leverage other private- and nonprofit-sector funding to boost the 
effectiveness of public dollars (local businesses and manufacturers, lenders, and 
foundations). As implementation steps begin to move forward, it will be important to 
expand this network of funding partners through public-private, and public-
philanthropic approaches to expand capacity and bring additional funding options to 
the inclusive housing activities. 
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Strategy 1: Voluntary Inclusionary Zoning 
 

 

Voluntary Inclusionary zoning policies are often used in states that do not have statutory options 
for mandatory inclusionary zoning in municipal zoning codes. These voluntary IZ approaches 
leverage a wide range of incentives to facilitate the production of market-rate housing that also 
includes a sub-set of units that are affordable to low- and moderate-income households as part 
of the development.  The main incentives used are increased development rights - 
density/number of units allowed, reduced parking requirements, and other ways to both allow 
more units and lower the cost of development, above and beyond what could be achieved 
through by-right zoning.  Typically, the development receiving the additional density includes a 
portion of the total number of units as affordable (typically between 10% to 20% of total units) 
for a set period of time (a range of 30 to 99 years is a current standard practice). 

Adopted in 2017, Ferndale’s current inclusive housing policy is designed to encourage new 
housing development to incorporate units that are affordable to a variety of income levels. The 
scope of the current policy has the following triggers: it must be a residential development with 
25 or more units, and be located on city-owned land, and/or be utilizing various tax incentives 
and programs. If the criteria are met, the development must provide 25% of all units in the 
project at an affordable level. The affordability mix of the designated units is set at the following 
levels based on household income: 10% of the units at or below 80% AMI, 10% of units at or 
below 60% AMI, and 5% of the units at or below 50% of AMI. There is also a payment in-lieu 
option that is calculated from the average cost per square foot of the market rate housing and 
multiplied by the size of the inclusive units that would have otherwise been located on-site. For 
the on-site option there are several performance criteria that must be met prior to receiving 
certificates of occupancy. The affordability period for the on-site units under the current inclusive 
housing policy is 30 years.  

 

  

 

 

 

Partners/Collaborators: PZ, DDA, CA, CC, PC, HC, FC, NPD, FPD, ULI 

Case Studies: Ann Arbor MI, Alexandria VA 
[APPENDIX 2] 

Community Goals: 1A (seniors), 2A (economically vulnerable), 6A (renters) 
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1 Voluntary Inclusionary Zoning (IZ) 
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STRATEGY 1 RECOMMENDATIONS 

 

 

1.1 - Modify and expand the existing Inclusive Housing Policy. City staff will bring 
together a core team of stakeholders from City agencies, local/regional housing developers, and 
housing advocates to conduct a formal review of the current IZ policy, its successes and lessons 
learned.  Following the policy review and evaluation, staff will draft preliminary recommendations 
for expanding the current IZ policy to cover the following topics: 

Bonus Density: “Bonus Density” is the primary IZ tool or mechanism that is used in communities 
throughout the country, but it is not the sole incentive and should only be an option in 
appropriate zoning districts that are near transit options and commercial corridors that would 
be appropriate for additional density.  Properties eligible for a density bonus must be located in 
one of the zoning districts listed below and must meet additional criteria described below. The 
IZ/Bonus Density program should include the following provisions: 

 Applicable residential development: 4+ units 
 

 Bonus Density: up to 25% of the total development – Gross Floor Area (GFA) or units  
 

 Height increase: not to exceed maximum height allowed plus up to 20 feet of additional 
height in an allowed district (to accommodate IZ/Bonus height). 
 

 Other incentives or ways to reduce the development cost, including reduced parking 
requirements, waiving of certain permit & development fees. 
 

 Affordable housing provision:  between 10% and 20% percent of units must be affordable 
housing units (determine the exact % requirement in consultation with stakeholders and 
local developers based on local real estate market conditions). 
 

 Affordability: Units should be affordable to households at the 50% AMI to 80% AMI level. 
The affordability mix should be determined individually for each project at the time of 
project development application, taking into account possible AMI range requirements 
of any subsidy programs that are being leveraged. 
 

NEAR-TERM (within 2 YEARS) 
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 Affordability period: 40 years 
 

 A fee in-lieu option should be available as it exists in the current inclusive housing policy. 
Funds received from the fee in-lieu option should go into the local housing trust fund 
(when/if it is established, see Strategy 2). 
 

 Monitoring and compliance procedures should be put into place to ensure both long-
term affordability and that the additional density received meets Ferndale’s Inclusive 
Housing goals and objectives. 

Applicable Zones: Expand the current IZ policy to include properties located in the following 
zoning districts: 

Zoning District Name 

R-3 & R-4 Commercial District 

C-2 & C-3 Commercial District 

CBD  Central Business District 

MXD-1 & MXD-2 Mixed Use District 

M-1 & M-2  Limited & General Industrial District 

  

AMI Ranges: Continue the existing policy of serving a wide range of Ferndale residents (up to 
80% of the AMI), but allow for more flexibility on the mix of AMI targets so they can align with the 
various funding sources that are often leveraged in mixed-income housing developments (i.e. 
the LIHTC incomes and rents are targeted to households earning up to 60% of the AMI, while 
federal HOME funds may help households earning up to 80% of the AMI).  

Financial Incentives: Despite the fact that density can be an important tool for incentivizing 
housing, it is often not sufficient to close the gap between delivering housing at market-rate 
rents/prices and housing at affordable rents/prices.  As with Detroit’s IZ Program, offer financial 
incentives, such trust fund loans to support affordable housing developments.  Other financial 
incentives, such as full or partial tax exemptions, TIF and fee waivers could also be considered 
as part of the IZ development package.  The City should make available other financial incentives 
(e.g., no- or low-cost loans, no- or low-cost land or long-term ground leases, and property 
tax/impact fee rebates) to make affordable housing and mixed-income projects financially 
feasible. 
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Additional Criteria: The property proposing to use IZ must be located within a quarter mile of a 
transit corridor, bus stop or a commercial/retail center / industrial area (to be defined by City 
and DDA staff); should also include a sustainability plan designed to mitigate environmental, 
traffic and other community impacts. 

 

 

 

 

 

1.2 – Monitor and report results from the IZ program.: Monitor and report out on 
the IZ/Bonus Density program results and seek feedback from the development community.  
This reporting will maintain transparency with the community and will help the City modify the 
program, as necessary, with input from local/regional developers, businesses in Ferndale, 
residents, and surrounding jurisdictions. The reporting period could be bi-annual to start and 
should communicate how the IZ program is operating. Explore modifications to the IZ/Bonus 
density program based on the feedback received.  After a two to three-year period of 
implementation, it may be advisable to modify the program including changes to density and 
height provisions, affordable housing requirements, and mix of financial incentives depending 
on local real estate market conditions. 

 

 

 

 

 

 

 

 

 

 

 

 

MID-TERM (2 – 4 YEARS) 
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Strategy 2: Local Housing Trust Fund 
 

 

 

Housing trust funds are distinct funds established by a city, county or state government that 
generally receive ongoing dedicated sources of public funding to support the preservation and 
production of housing affordable to lower-income households.  Revenue for local housing trust 
funds is generated from a variety of sources, including general funds, federal funds that come 
to a local jurisdiction (HOME or CDBG), real estate transfer taxes or recordation fees, litigation 
settlements, inclusionary in-lieu fees, and appropriations from a municipality’s general revenue.  

There is wide variation in the amounts local jurisdictions commit to housing trust funds, and the 
amounts can vary from year to year. Trust fund dollars can also be combined with other local 
funding to support affordable and workforce housing programs and services. While there may 
be limits on uses of local trust fund dollars imposed by the state, generally there is a lot of 
flexibility in how these resources may be used.  Trust fund dollars can be used to fund a wide 
variety of housing production, and preservation activities, depending on the goals of the 
community. Funds can be allocated as grants or as loans for predevelopment activities, 
construction, rehabilitation, or resident services. Loan repayments ideally account for a 
measurable share of the trust fund revenue in a revolving fund model. 

While Ferndale potentially can use state and federal resources for affordable housing, having its 
own source of funding—and the capacity to deploy and monitor that funding—allows it more 
control and is a critical component for meeting the goals of the Inclusive Housing Plan.  Perhaps 
the most important reason for considering local funds as a trust fund source is leverage; local 
funds leverage other sources of funding, often 3-4-5 or more times as much funding (i.e. for 
every $1 of local funds, typically $3, $4, $5 or more dollars come from other sources in any given 
affordable housing development). Depending on community needs, capacity and resources, 
developing a successful, sustainable trust fund could take several years past the tasks and 
timelines described below.  

Local housing trust funds are a vital tool in a comprehensive housing strategy, such that without 
a local source of funding, other inclusive housing initiatives will not be as successful as they could 
be.  For example, while a density bonus provides incentives for affordable housing development, 
some projects may still require varying levels of gap funding to be financially viable; a local trust 
fund can be a pivotal source in these scenarios. In addition, projects that utilize a source of local 
funding such as housing trust fund tend to be more competitive for Low-Income Housing Tax 
credits. 
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2 Local Housing Trust Fund 
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STRATEGY 2 RECOMMENDATIONS 

 

 

2.1 - Identify the appropriate organization to administer the housing trust 
fund. The local trust fund can be administered by the City or by an independent organization. 
The decision on the administering agency should be made by the City Council and staff, and will 
depend on the capacity of City staff and local nonprofit organizations that might be in a position 
to administer the fund (DDA or Ferndale Housing Commission).   

2.2 – Establish the housing trust fund. After the fund administrator has been selected, 
adopt an ordinance to establish a Ferndale Housing Trust Fund. If the fund is determined to be 
City-administered, incorporate and structure the fund to allow for private contributions in 
addition to public allocations. Specific legal guidance should be sought before establishment of 
the fund (see Michigan examples such as Washtenaw’s Office of Community & Economic 
Development administration of Ann Arbor’s Affordable Housing Fund). If a nonprofit organization 
is identified to administer the fund, the fund can be set up as a 501(c)3 to allow for contributions 
from the private sector  

 

 

NEAR-TERM (within 2 YEARS) 

Partners/Collaborators: PZ, FIN, CA, CC, PC, HC, FC, MSHDA, OCHHS, OCEDC, LNP, 
COC, FI 

Case Studies: Ann Arbor MI, Greenville SC 
[APPENDIX 2] 

Community Goals: 1A 1B (seniors), 2A (economically vulnerable), 4D (diversity of 
housing stock), 5A 5B (homeownership), 6A 6B 6D (renters) 
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2.3 – Establish a Community Advisory Board. The primary role of the Community 
Advisory Board is to oversee the funding activities and to provide feedback based on the 
Inclusive Housing Plan and community goals and priorities. 

2.4 – Establish goals and priorities for the housing trust fund. The housing trust 
fund should be set up to support projects and programs that explicitly lead to the increased 
production of affordable housing, preservation of affordable housing, or accessibility related 
renovations/modifications to affordable housing in Ferndale.  Foremost, the trust fund should 
give priority to projects that leverage other funding (e.g., LIHTC, federal and foundation grants, 
employer funds, and other revenue sources) and/or projects that are deemed to meet an urgent 
need (e.g., acquisition of an existing market rate affordable building at risk of redevelopment).  

All funding from the trust fund should be made in the form of no- or low-interest loans repaid 
to the fund.  Specific funding mechanisms can be made jointly by the City and the housing trust 
fund advisory board.  However, the funding approach should be set up so that the fund acts as 
a revolving loan fund (funds are loaned out, loan repayments are put back into the fund and 
loaned out again to another borrower).  

2.5 – Allocate local public resources to the fund in FY2022. Once the fund is 
established and the regulatory and advisory framework is in place, the City should commit a first-
year funding amount of $250,000 to seed the trust fund, to allow an example project or projects 
to be funded and to demonstrate Ferndale’s commitment to inclusive housing.  Initial funding 
support from the local housing trust fund should support housing projects that take advantage 
of other policies and tools established as part of this Inclusive Housing plan. 

 

 

 

 

 

2.6 – Establish commitments from other public (non-Ferndale) and private 
sector resources to the fund by FY2023. These can be from County, State, Regional, 
and Federal programs, as well as private-sector entities such as major employers or developers 
in the Ferndale community. In total, these commitments should be at least 3 times the amount 
of the City’s initial investment in FY2022. It is important to partner with other public and private-
sector funding sources available to Ferndale affordable housing developments to stretch the 

MID-TERM (2 – 4 YEARS) 
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trust fund further. The City should work with the DDA and the Ferndale Chamber of Commerce 
to encourage local private-sector employers to contribute to the fund. In the first couple years, 
resources from the private sector will be made as a voluntary contribution until a more formal 
process can be established. 

2.7 – Allocate trust fund resources. Provide funding from the housing trust to at least 
one project or program within the first 3 years that are included in the Inclusive Housing Plan. 
By the 4th year, aim to have the trust fund make an allocation to at least one affordable housing 
development project.  

 

 

 

2.8 – Identify a dedicated source of local public funding. Continuity of funding is 
critical for a housing trust fund to be effective. Identify a funding source outside of the annual 
budget allocation process. Potential sources of a dedicated public funding source could include: 

 Percentage of business licenses and fees 
 

 Percentage of local real estate transfer tax 
 

 Percentage of property tax rate, or other local tax rate* 
 

 Payments from PILOT** 
 

 Short-term rental (i.e., Air BnB) fee/tax** 

*Need for county/state authorization 

**If City implements this program 

2.9 – Monitor, report, publicize. As the fund grows and projects start to be completed, 
monitor and report out on affordable housing developments, projects, and programs supported 
with trust fund resources. The City should publicize their success that would be attributable to 
the trust fund to build a coalition of resource partners and expand community support for 
inclusive housing in Ferndale. 

 

LONGER-TERM (4 – 6+ YEARS) 
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Strategy 3: Public Land 
 

 

 

Public land policies make government-owned land available at reduced or no cost to non-profit 
and/or for-profit developers to build housing affordable to lower-income individuals and 
families. Public land could include land owned by the local government, school district, parks 
authority, or even a public utility agency, and can include both vacant and underutilized parcels. 
Because land is a substantial portion of the cost of development, reducing (or eliminating) land 
costs reduces overall development costs and can allow the City to require that developers build 
homes that are available to individuals and families at below-market rates. 

In a public land program, land can be sold below market value to developers (either nonprofit 
or for-profit) in exchange for affordable units. Alternatively, a local municipality may set up a 99-
year ground lease making the land virtually free to the developer. It is common for localities to 
issue a Request for Proposals (RFP) to identify a builder/developer who will use the publicly 
owned land to achieve the community’s goals. 

Co-locating new affordable housing with new or renovated community facilities (e.g. libraries, fire 
stations, community centers) can also be a good way to increase housing options. In addition to 
potential capital cost savings, co-locating complimentary uses can also produce operating 
efficiencies.    

 

 

  

 

 

 

 

 

 

 

Partners/Collaborators: PZ, BLDG, CC, PC, HC, FC, OCP, FPS 

Case Studies: Eastpointe MI, Charlotte NC 
[APPENDIX 2] 

Community Goals: 1A (seniors), 2A (economically vulnerable), 4C 4D (diversity of 
housing stock) 6A (renters) 
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STRATEGY 3 RECOMMENDATIONS  

 

 

3.1 – Establish a Public Land for Inclusive Housing Policy. Staff will work with its 
inter-agency partners over a 2-year period to develop and begin implementing a ‘Public Land for 
Inclusive Housing’ policy.  The effectiveness of a public land policy depends on availability of 
publicly owned sites. The City of Ferndale should work with Oakland County government, the 
City’s public school system and other public agencies to identify all vacant and underutilized 
parcels and to evaluate the viability of using public land for affordable housing as part of the 
public community infrastructure planning process. 

3.2 – Identify and evaluate viability of current public land sites for housing. 
After all publicly owned land has been inventoried and evaluated, those identified as potentially 
viable for housing should be presented in an inventory report. The report should also include a 
set of recommended criteria for prioritizing sites based on relative feasibility for inclusive 
housing citing – size, land use and zoning, location to transportation, employment and other 
amenities. This report will serve as a tool for the site selection process in subsequent years. 

 

 

 

 

3.3 – Convene a working group of community stakeholders to oversee site 
selection/recommendation process. Housing/Planning staff convenes a working group 
of stakeholders to review tasks, deliverables and timeframe for the Public Land for Inclusive 
Housing policy and the site selection/recommendation process which will ultimately be 
evaluated by Council for action. 

3.4 – Prioritize sites. Housing staff prepares a ‘public land feasibility’ report that prioritizes 
the top 3-5 sites based on criteria approved by the working group of internal and external 
stakeholders. 

 

NEAR-TERM (within 2 YEARS) 

MID-TERM (2 – 4 YEARS) 
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3.5 – Community review and engagement. The working Group reviews staff 
recommendation and provides feedback; staff returns with revised recommendation. 
Community engagement activities should also occur during this phase to gather feedback on 
the priority sites. 

3.6 – City Council review. Staff prepares report and recommendations of the potential 
sites, including implementation steps, for consideration by Ferndale City Council. 

 

 

3.7 – Issue RFP(s) for the selected site(s). If the site recommendations are approved 
by City Council, develop an RFP for at least 1 of the selected sites within a year of the approval. 
Within the RFP, the City should develop specific criteria and goals for the site that align with the 
goals and priorities of the Inclusive Housing Plan. While the specific priorities of the RFP will 
largely depend on the site characteristics, it is recommended that the RFP include some of the 
following elements: 

 The City will consider rezoning the land to implement a bonus density provision for 
affordable housing 
 

 At least 50% of units in the project should be affordable housing units 
 

 The City will provide property tax and/or impact fee rebates 
 

 Projects that include the following will be rated more highly in the proposal review: 
o Largest proportion of affordable units provided at the 50% AMI level 
o Some of the affordable units include 3-bedroom options for families 
o Permanent (or 99 year) affordability term 

The RFP should be circulated to local and regional developers, as well as more broadly through 
ULI and other networks in Michigan and throughout the Midwest.  

3.8 – Solicit feedback from the developer community on the RFP process. 
The City should ask for formal feedback from the development community on the RFP process. 
This feedback should come both from the successful applicant, as well as other developers that 
either submitted unsuccessful applications or chose not to submit. This feedback can then be 
used to refine criteria and goals for subsequent public site RFPs. 

LONGER-TERM (4 – 6+ YEARS) 
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3.9 – Incorporate public-private housing development options in the 
broader CIP process. Ferndale could consider amending the City's Capital Improvement 
Process (CIP), which allocates resources for building or redeveloping public facilities, to ensure 
that opportunities for creating housing options (through public-private-nonprofit partnerships) 
are considered during the process. 

3.10 – Consider longer-term strategic site acquisition for mixed-income 
housing. Identify land or parcels that would be suitable for purchase by the City and made 
available for the public-private partnerships to development mixed-income inclusive housing. 
The sites could either be made available after acquisition to qualified private or non-profit 
developers through an RFP, or could be held by the City for future use depending on the real 
estate market at that time. Funding for land purchases could come from an expanded local 
housing trust fund, or through bond-issuance. 
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Strategy 4: Home Rehabilitation 

 

 

 

Improving the existing supply of homes through publicly supported repair and rehabilitation 
programs can be a cost-effective strategy for Ferndale to support its Inclusive Housing Plan.  
Rehabilitation programs provide assistance to homeowners so they can fix health and safety 
issues, increase energy conservation, and undertake preventive home maintenance.   

Home rehabilitation assistance is usually provided as no and low-interest loans, though some 
local jurisdictions have grant programs that assist homeowners without a repayment 
requirement. Funding for single-family rehabilitation programs comes from several sources, 
including the federal CDBG and HOME programs, administered by Oakland County that can loan 
as much as $18,000.  The state’s Housing Development Authority (MSHDA) repair program also 
provides loans of up to $25,000.  If resources allow, local governments run their own repair 
programs or use non-profit corporations to implement them (such as the Community Housing 
Network and Venture, Inc. in Oakland County).  DTE Energy offers several programs that should 
be integrated into Ferndale’s housing rehabilitation program.  These include the Home Energy 
Consultation, the Home Energy Efficiency Kits and the Home Energy Assessments. 

Most home repair programs, based on their use of federal funds, typically benefit households 
earning up to 80% of the AMI.  Based on current needs, Ferndale resources should be prioritized 
for elderly, persons with disabilities, and lower income households (earning up to 60% of the 
AMI).  

 

 

  

 

 

 

 

 

Partners/Collaborators: BLDG, CE, PZ, CC, HC, FC, LNP, NPD, DTE, OCHHS, MSHDA, FI 

Case Studies: Kalamazoo MI 
[APPENDIX 2] 

Community Goals: 1B (seniors), 2A (economically vulnerable), 3A 3B (environmental 
sustainability) 
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STRATEGY 4 RECOMMENDATIONS  

 

 

4.1 – Evaluate current program capacity and effectiveness. Assess the resources 
and results of current home rehabilitation and repair programs that are used in Ferndale, 
including identifying gaps or shortages in resources.  

4.2 – Gauge interest and feedback in the programs and project future 
capacity needs. Determine future potential capacity needs based on housing conditions, 
homeowner interest obtained through in-person and on-line feedback and evaluate if expansion 
is desired. 

4.3 – Communicate available resources and track program interest/usage 
in the City. Create ‘Home Repair’ page on Ferndale’s website that provides basic program and 
eligibility information and links to each of the home repair resources that are utilized in the City.  
Include tracker and feedback function that allows staff to view Ferndale resident usage. 

4.4 – Rehab Blitz. Plan a “Rehab Blitz” day (or weekend) modeled after Habitat’s for 
Humanity’s “Home Builder Blitz” program. Target rehab activities in a specific neighborhood, or 
block with several homes that are occupied by low-income seniors, persons with disabilities, or  
families that are in need of minor renovations or alterations. Leverage existing partnerships with 
Habitat and other local/area nonprofits and philanthropic organizations to facilitate logistics, 
funding, and labor. If initial seed funding in the local housing trust fund is available, consider 
using some of those funds for the event and market accordingly. 

 

 

 

 

NEAR-TERM (within 2 YEARS) 
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4.5 – Convene a stakeholder group to review resident feedback and explore 
local funding options to supplement County and State programs. Convene 
stakeholder group to review early feedback and results of website referral tracking and program 
usage. Consider the need to use Ferndale resources, including potential loan funds to 
supplement existing Oakland County, State, and DTE resources. If the local housing trust fund is 
up and running by this time, consider allocating portions of the funds to Ferndale’s minor home 
repairs program to expand the capacity and reach of the program beyond the CBDG/HOME 
funding level. If trust fund dollars are used, consider focusing efforts on renovations and 
alterations that promote aging in place and accessibility for persons with disabilities of all ages. 

4.6 – Develop a pattern book to guide accessibility renovations for persons 
with disabilities and aging-in-place home alterations. Develop a pattern book to 
guide housing development, maintenance and rehabilitation that could include sections on 
home accessibility modifications and aging in place design best-practices, as well as information 
on accessory dwelling units (ADUs). In addition, accessibility modifications to help persons with 
disabilities in the Ferndale community should be included in the pattern book. The pattern book 
can be used to simplify the complexity of home alteration planning, budgeting, and 
implementation. 

 

 

 

 

 

 

 

 

 

 

 

MID-TERM (2 – 4 YEARS) 
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Strategy 5: Modifications to Single‐Family Zones 
 

 

 

The majority of the City of Ferndale’s land, approximately 80%, is zoned for single-family homes 
exclusively. Single-family zoning districts have a long history in the City and have fostered high-
quality, sought after neighborhoods. However, single-family zoning also limits the types of 
housing available in the community, creates obstacles to building new housing near existing 
amenities and infrastructure and keeps homes at prices that are out of reach for many low- and 
moderate-income individuals and families. 

Ferndale could explore the possibility of modifying existing single-family zoning districts (or 
portions of zones through overlays) to allow for in-fill development of duplexes, triplexes, or 
fourplexes as by-right in the district. Impacts on roads, schools and other infrastructure should 
be evaluated as part of this process.  

This type of housing is often referred to as “missing middle” housing in that it lies in the middle 
of the density spectrum between single-family detach homes and mid-rise and higher density 
buildings. Production of this type of housing stock in much of the US became rare by the mid-
1940s as single-family home development dominated the built form. Missing middle housing is 
a vital piece of the housing stock in neighborhoods because it provides smaller units, that are 
often more affordable, but are at a scale that is compatible to single-family detached homes. 

 

 

  

 

 

 

 

 

 

 

Partners/Collaborators: PZ, BLDG, CC, PC, FC, NPD, FPD 

Case Studies: Grand Rapids MI, Holland MI, Minneapolis MN 
[APPENDIX 2] 

Community Goals: 4A 4C 4D (diversity of housing stock) 
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STRATEGY 5 RECOMMENDATIONS  

 

5.1 – Evaluate zones to determine capacity. Inventory the number of lots in R-1 and 
R-2 zones and confirm maximum development rights (buildable square footage given existing 
coverage ratio and setbacks).   

5.2 – Examine viability of in-fill development scenarios. In consultation with local 
homebuilders determine construction feasibility of developing duplex, triplex or quadplex 
options under existing conditions and identify barriers under each scenario as case studies. 

5.3 – Community outreach on missing-middle housing concepts. Conduct 
outreach activities in neighborhoods to test desirability of the concept of allowing additional 
development rights R-1/R-2 zones to increase the missing-middle housing stock in Ferndale. 

 

 

 

 

5.4 – Prepare initial draft of potential zoning changes. Draft preliminary guidelines 
for developing duplexes, triplexes and quadplexes in R-1 and R-2 zones and/or through an 
overlay district in sub-areas of those zones. 

5.5 – Community outreach on in-fill scenarios in context of neighborhood 
character. Conduct community outreach events to demonstrate with visualizations how each 
in-fill scenario would look in the context of the existing neighborhoods. Enlist local 
architects/designers to provide renderings of hypothetical in-fill housing at a compatible scale.  

5.6 – Draft zoning ordinance language for public hearings. Develop ordinance 
language changes that community and staff support for additional development options 
(duplexes, triplexes and/or quadplexes). Present the ordinance language to the Planning 
Commission and City Council. Consider adding a design-guideline supplement to the ordinance. 

 

NEAR-TERM (within 2 YEARS) 

MID-TERM (2 – 4 YEARS) 
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Strategy 6: First Time Homebuyer Program 
 

 

 

First-time homebuyer programs assist low- and moderate-income households with purchasing 
a home by providing financial assistance to cover a portion of the down payment and closing 
costs, to reduce the principal or 1st trust loan and other costs associated with a home purchase. 
Potential homebuyers apply for assistance to a government agency or non-profit organization 
and often times have to meet certain requirements and qualifications, such as being a first-time 
homebuyer, and currently living or working in the community.  Homebuyers often must qualify 
for a mortgage from an approved lender and undergo homeownership counseling.  Typical 
funding sources for first-time homebuyer programs come from CDBG and HOME funding, as 
well as from local funding sources.  Many of these funds have income standards; federal funds 
for example must benefit first time homebuyers earning less than 80% of the AMI. 

Ferndale is fortunate to have an existing range of both funding sources and service providers to 
help its potential first-time homebuyer population.  This network of government (Oakland 
County and the State) and non-profit organizations (CHN, Venture, Inc. and Habitat for Humanity) 
can help increase the overall rate of homeownership as well as reduce the gap in 
homeownership rates between white and non-white Ferndale households.  As with the home 
rehabilitation recommendation described above, Ferndale’s First Time Home Buyer Program 
would benefit from being linked to DTE Energy’s 3 main energy conservation/efficiency 
programs.  Participating in these DTE programs will help ensure that first time homebuyers and 
Ferndale are both successful in their investments. 

Staff should focus its efforts on successfully linking residents interested in purchasing a home in 
Ferndale with the network of Oakland County, the State, and non-profit organizations that 
provide funding and services, and add other internal and external stakeholders as needed. 

 

  

 

 

 

 

Partners/Collaborators: PZ, FIN, OCHHS, MSHDA, FI, LNP, FC 

Case Studies: Grand Rapids MI, Wilmington NC 
[APPENDIX 2] 

Community Goals: 5A 5B 5C (homeownership) 
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STRATEGY 6 RECOMMENDATIONS 

 

6.1 – Evaluate existing resources and capacity. Assess the resources and results of 
existing first-time homebuyer funds that have been used in Ferndale from all sources and 
services (local, County, regional), including identifying gaps or shortages in resources. 

6.2 – Estimate funding level needs Determine potential future need, based the needs 
and interests of the current renter population, with a focus on underrepresented populations 
as identified in market conditions report, and staff/institutional capacity. 

6.3 – Communicate available resources and track program usage in the City. 
Create ‘First Time Homebuyer’ page on Ferndale’s website that provides basic program and 
eligibility information and links to the Oakland/Livingston Human Services Agency, non-profit 
agencies that assist first time homebuyers, and the MSHDA.  Include tracker and feedback 
function that allows staff to view Ferndale resident usage.  

 

 

 

 

6.4 – Convene a stakeholder group to review resident feedback and explore 
local funding options to supplement County and State programs. Convene 
stakeholder group to review feedback and results of website referral tracking and program 
usage. Consider the need to use Ferndale resources, including potential loan funds to 
supplement existing Oakland County, State, and non-profit programs. If the local housing trust 
fund is up and running by this time, consider allocating portions of the funds to create a Ferndale 
First-Time homebuyers’ program to supplement the existing County and State programs. 

 

 

 

NEAR-TERM (within 2 YEARS) 

MID-TERM (2 – 4 YEARS) 
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Strategy 7: Adaptive Reuse 
 

 

 

Adaptive reuse projects can create new housing in existing buildings once used for commercial, 
industrial or public purposes. Adaptive reuse provides an option for expanding housing options 
in an environmentally sustainable way, while also preserving existing structures.  In some cases, 
it can be a relatively cost-effective way to expand housing options, which can be an effective 
strategy in a challenging economic climate. However not all commercial properties provide 
efficient reuse options. Sometimes, it is more financially efficient to tear down and rebuild, rather 
than trying to repurpose an existing commercial structure as a residential building. 

Despite the many advantages, there are also challenges to successfully repurpose and convert 
an old building. Zoning regulations are often restrictive by use, and re-zoning processes can 
often be cost prohibitive for these types of projects 

Ferndale has a wide range of commercial and industrial properties that could serve as potential 
sites for reuse.  Its 2017 Master Plan included a residential market study suggesting the capacity 
and demand for approximately 1,000 residential units from both commercial and industrial 
areas.  The ideal sites would be along the main transportation corridors as well (such as along 
or near 9-Mile Road and Woodward Avenue). 

In addition, an effective adaptive reuse policy will facilitate new residential opportunities in the 
City that must adhere to the Fair Housing Act and Section 504 of the Rehabilitation Act as it 
relates to accessible design for persons with disabilities. All projects that move forward through 
an adaptive reuse program in Ferndale should be ADA accessible and build on the accessibility 
framework established by these federal regulations to ensure inclusion of all residents. 

 

  

 

 

 

 

Partners/Collaborators: PZ, BLDG, CE, NPD, FPD, FC, CC, PC, HC, DDA, COC, OCEDC 

Case Studies: Oak Park MI, Williamsburg VA 
[APPENDIX 2] 

Community Goals: 1C (seniors) 4A 4D (diversity of housing stock), 6A (renters) 
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STRATEGY 7 RECOMMENDATIONS  

 

7.1 – Identify potential sites that could be good candidates for adaptive 
reuse. Staff will take an inventory of potential sites and determine initial level of feasibility – 
vacancy, ownership type, size/configuration of property, location relative to amenities and 
compatible land uses, cost, and other relevant criteria. 

7.2 – Engage with owners of potential sites to gauge interest in adaptive 
reuse options. Reach out to owners of properties that are good candidates for adaptive 
reuse. Facilitate connections among property owners, developers and resources.   

7.3 – Form a stakeholder group to further evaluate viability of sites where 
there is owner interest Staff will convene a stakeholder group that includes property 
owners and other potential development partners - Ferndale Downtown Development 
Authority/Main Street and the Oakland County Economic Development Authority.  If desirable, 
the stakeholder group could also include representatives of the State of MI (Michigan Economic 
Development Corporation (MEDC), the Michigan State Housing Development Authority (MSHDA), 
lenders, and the Urban Land Institute - Michigan (ULI). This group will provide Ferndale staff with 
feedback on which of the potential properties/buildings could be appropriate and viable for 
redevelopment/reuse as housing.  This initial review will also consider existing zoning and other 
regulations to identify potential obstacles to developing into to residential/mixed uses. 

 

 

 

 

7.4 – Create a streamlined process (w/ incentives) for adaptive reuse 
projects that generate affordable housing:  Staff will develop implementation plan 
for one or more of the properties identified in the above process.  This implementation plan 
would involve streamlining the entitlement process, offering other incentives such as parking 
reductions and fee waivers or tax-abatements. Part of this process would also include linking 
developers with building conversion experience with interested property owners of the adaptive 

NEAR-TERM (within 2 YEARS) 

MID-TERM (2 – 4 YEARS) 
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reuse sites. Providing accessible units for people with disabilities should be one of the 
requirements of the streamlined adaptive reuse program. 

 

 

7.5 – Adaptive reuse overlay district: Explore creating an overlay district to allow and 
incentivize residential uses in non- residential zones. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

LONGER-TERM (4 – 6+ YEARS) 
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Strategy 8: Payment In‐lieu of Taxes (PILOT) 
 

 

 

Payment in Lieu of Taxes (PILOT) is a tool used by many Michigan cities and counties to 
incentivize affordable housing development. The PILOT allows the owner of an affordable 
housing development to pay a fee instead of its assessed property taxes, typically over an agreed 
upon timeframe. Most PILOTs range from 4% or 10%, which means the development pays a fee 
that is equivalent to 4%-10% of the annual net (shelter) rents minus utility payments.  This fee 
approximates a net payment that is estimated to be about 50% of what the tax bill would have 
been without the PILOT.  For example, if an affordable housing development would have a 
$10,000 tax bill, a PILOT would reduce it to $5,000.  If the duration of the development’s PILOT 
is tied to MSHDA’s extended use agreement for 30 years, the PILOT would be worth $150,000 
(spread out over the 30-year period).   

In Ferndale’s situation it would agree to accept a lesser amount of property tax revenue in 
exchange for production of affordable housing units that are leveraging Federal programs and 
funding sources. The City would also receive other economic benefits that come from the new 
development. In the case of housing development, these benefits include direct municipal 
revenues from things such as building permits, water and sewer, property licensing and 
inspection fees, and additional property tax revenues from increased property values in the area 
surrounding the new development. There is also indirect benefit to the community from new 
residents who contribute to the local economy. 

A PILOT can often make it possible for developers to invest in communities and neighborhoods 
where it would be difficult to develop if the property was subject to taxation on the assessed 
value of the property.  To incentivize new residential construction to include affordable housing, 
the City could consider providing a PILOT to developments that meet a defined set of housing 
affordability criteria, including the use of other resources. 

 

  

 

 

 

Partners/Collaborators: PZ, FIN, CA, CC, PC, HC, NPD, FPD, FC 

Case Studies: Grand Rapids MI, Ann Arbor MI 
[APPENDIX 2] 

Community Goals: 1A (seniors) 2A (economically vulnerable), 4D (diversity of housing 
stock), 6A (renters) 
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STRATEGY 8 RECOMMENDATIONS  

 

 

 

8.1 – Review structure of PILOTs in peer communities in Michigan for similar 
use in Ferndale: Complete a review/assessment of existing affordable housing 
developments/best practices that have benefitted from PILOT’s from other Michigan 
municipalities. Determine what structure could work best in Ferndale that can also align with the 
goals of the Inclusive Housing Plan. 

8.2 – Identify PILOT ordinance that is best suited for Ferndale: Review model 
PILOT ordinances issued by the Michigan State Housing Development Authority for use in 
Ferndale. These include: 1 - Area Wide Development, 2 - Development Specific, and 3 - Low 
Income Housing Tax Credit (LIHTC).  

8.3 – Draft a PILOT ordinance for Ferndale, solicit community and 
stakeholder feedback: Prepare draft PILOT ordinance recommendation and obtain 
feedback, in-person and on-line, from the community and stakeholders such as housing 
developers. 

8.4 – Incorporate feedback and present ordinance recommendations to 
City Council. Synthesize feedback results and bring the revised draft ordinance 
recommendation(s) to City Council for consideration 

 

 

 

 

 

 

 

 

MID-TERM (2 – 4 YEARS) 
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Appendix 1: Strategy Matrix 
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Near-Term Mid-Term Longer-Term
within 2 yr. 2 - 4 yr. 4 - 6+ yr.

Strategy 5: Modifications to Single-Family Zones

      5.1 - Evaluate zones to determine capacity

      5.2 – Examine viability of in-fill development scenarios

      5.3 – Community outreach on missing-middle housing concepts

      5.4 – Prepare initial draft of potential zoning changes

      5.5 – Community outreach on in-fill scenarios in context of neighborhood character

      5.6 – Draft zoning ordinance language for public hearings

Strategy 6: First Time Homebuyer Program

      6.1 - Evaluate existing resources and capacity

      6.2 – Estimate funding level needs 

      6.3 – Communicate available resources and track program usage in the City

      6.4 – Convene stakeholder group to review feedback & explore local funding options

Strategy 7: Adaptive Reuse

      7.1 - Identify potential sites that could be good candidates for adaptive reuse

      7.2 – Engage with owners of potential sites to gauge interest in adaptive reuse options

      7.3 – Form a stakeholder group to further evaluate viability sites with owner interest

      7.4 – Create streamlined process (w/ incentives) for adaptive reuse w/ affordable housing

      7.5 – Adaptive reuse overlay district

Strategy 8: Payment In-lieu of Taxes (PILOT)

      8.1 - Review structure of PILOTs in peer communities in MI for similar use in Ferndale

      8.2 – Identify PILOT ordinance options for applicability in Ferndale:  

      8.3 – Draft a PILOT ordinance for Ferndale, solicit community and stakeholder feedback

      8.4 – Incorporate feedback and present ordinance recommendations to City Council
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1. Voluntary Inclusionary Zoning
Downtown Density Premium, Ann Arbor MI

The Zoning Ordinance currently offers premium floor area, or additional square footage beyond 
the normal maximum allowed for each zoning district, when certain uses or features are 
provided.  Residential use, affordable housing, green building, historic preservation, pedestrian 
amenity, and public parking premiums are currently offered.  

Premiums, more commonly known as ‘bonus density’, are used by many communities including 
Ann Arbor as an incentive to encourage uses and features that the real estate market is not 
generally providing. Since both the real estate market and a community's goals and priorities 
change over time, it is appropriate to periodically review the premium options.  Sometimes 
demand for a use (example, residential units) becomes strong enough that incentives are no 
longer needed.  Other times, a community decides its priorities have changed so new features 
should be encouraged (example, quality design).   

Ann Arbor’s bonus premium, or floor area, is awarded for developments with at least 25% 
residential use and at least 10% of the residential use is designated as affordable to workforce 
households earning between 30 and 60% of area median income. Developers may either 
provide the workforce housing units within the development or may contribute to the Affordable 
Housing Fund consistent with the in-lieu fee formula established by City Council. The in-lieu fee 
option may not be used to replace the residential units themselves, only to offset the affordability 
provision. 

The Downtown Zoning Premium Evaluation seeks to determine whether the residential use and 
affordable housing premiums are achieving their intended purposes, and whether other types 
of premiums should be offered.  Increasing the pre-requisites for using any premium option, 
revising the residential use, affordable housing and green building premiums, and adding a 
quality design premium option will all be considered.  

Additional Information available here. 

Bonus Density and Height Program, Alexandria VA

The City of Alexandria Virginia’s Bonus Density and Height Program (Section 7-700 of the Zoning 
Ordinance) incentivizes the production of affordable housing by providing bonus density of up 
to 20 percent and bonus height of up to 25 feet (in zones with height restrictions exceeding 50 
feet) in exchange for affordable rental or for-sale units or an equivalent monetary contribution 

https://www.a2gov.org/departments/planning/Pages/Downtown-Zoning-Amendments2014.aspx


58 

Community Affordability & Inclusive Housing Action Plan 

to the city’s Housing Trust Fund. Rental units created through this program are affordable at 60 
percent of AMI, while for-sale units are affordable at between HUD’s 80 percent AMI and 100 
percent of AMI. The term of affordability of the units has been extended in recent years and is 
now typically 40 years.   

Additional Information available here 

2. Housing Trust Fund
Affordable Housing Fund, Ann Arbor, MI
(administered by Washtenaw County Community & Economic Development Department) 

Ann Arbor’s Affordable Housing Fund is used in combination with other sources to preserve or 
develop affordable housing.  The Fund uses revenues specifically dedicated to it by the City 
Council, as well as donations from other public and private sources, and any federal, state or 
other funds (i.e. federal HOME funds).  The City set up the funds in perpetuity for the purposes 
set out above.  It is also supported from any loan repayments, proceeds from grant repayments, 
forfeitures, reimbursements, and all other income from Fund activities.  Funds repaid to the City 
from any of the above sources shall be administered subject to applicable federal, state and city 
requirements. All funds in the account earn interest at least at the same rate as the City's pooled 
investments managed by the City Treasurer. All interest earnings from the account are 
reinvested and dedicated to the account. All appropriated funds in the Affordable Housing Fund 
are available for eligible program expenditures. 

The Downtown Development Authority (DDA) sets also aside funding each grant year specifically 
to support affordable housing in the DDA.  This a separate fund from the PUD/fee in lieu funds 
($200,000 is most recent amount). 

Funds in the Affordable Housing Fund are used to meet the housing needs of individuals and 
families with incomes less than 60% of the City's median income (there is a preference for units 
up to 30% AMI, but they can up to 60% of the AMI). Projects to be funded may include pre- 
development feasibility analysis, rental assistance, technical assistance to nonprofit housing 
providers, administration of affordable housing programs, new construction, rehabilitation, 
conversion of housing for use by lower income residents, or acquisition of land or property for 
use as low income housing. 

It is the City's intent that the terms of its loans and grants be established so that the deepest 
City subsidies go to housing targeted to the lowest income households. 

https://library.municode.com/va/alexandria/codes/zoning?nodeId=ARTVIISUZORE_S7-700ALINFLARRADEHEREREOREPAINPRLODCOHO
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All distributions of principal, interest and other assets of the Affordable Housing Fund are made 
in furtherance of the purposes set out above, including disbursements from interest earnings 
necessary to support the Affordable Housing Fund's operations.  

Project applications are available from the Washtenaw County Office of Community & Economic 
Development (OCED) and may be submitted at any time during the program year. OCED will 
review and approve these proposals as an administrative function and will follow the City’s 
procurement guidelines. Developers interested in Ann Arbor Affordable Housing Fund loans 
apply to OCED.  OCED also issues a Request for Proposals for Ann Arbor Affordable Housing 
funds and other housing funds as they become available.  

Avalon Housing’s Hickory Way Apartments, which is currently under construction, is an example 
of how Ann Arbor’s affordable housing loan fund has been used.  To be completed in 2 phases, 
the 1st phase will contain 34 apartment homes with rents at set at 50% AMI (for 21 units) and 
60% AMI (for 13 of the units).  The units will also be supported by 17 rental assistance vouchers 
– 6 for formerly homeless Veterans (VASH) from the Ann Arbor Housing Commission and 11
from MSHDA; all project based (meaning the vouchers remain with the apartments even if the
tenants move away).  These 17 rental assistance vouchers will enable the development to serve
persons earning less than 30% of the AMI.  All the units will be accessible and 6 will be fully
barrier-free.  The development will also include a community center

The City made an AAHF loan of $130,004 that included $690,963 of Washtenaw County HOME 
funds and four other financing sources as well as almost $8.3 million in 9% tax credits from 
MSHDA.  Ann Arbor’s PILOT was also used (see Strategy 8).  The rendering below shows what 
Hickory Way will look like when both phases are completed: 

Additional Information available here 

Source: Washtenaw County MI CEDD 

https://www.a2gov.org/departments/Housing/Documents/AAAHF%20Policy_10-20-2014_v2.pdf#search=Ann%20Arbor%20Affordable%20Housing%20Fund


60 

Community Affordability & Inclusive Housing Action Plan 

Greenville Housing Fund, Greenville SC

In 2017, the City Council of Greenville authorized the establishment of an independent Housing 
Trust Fund, creating a financial mechanism to support affordable housing development within 
the City. The Greenville Housing Trust Fund receives and disburses money to support the 
production and preservation of affordable and workforce housing units, investing in projects 
that can provide affordable housing for households with annual incomes between $15,000 and 
$55,000. The fund also has the ability to move beyond these limits as project and market 
conditions may allow.  

The Housing Trust Fund in Greenville has three main goals: 

• Serve as an advocate and champion for affordable housing in Greenville,
• Invest in affordable housing development, and
• Purchase land for affordable housing development.

The Housing Trust Fund is administered by CommunityWorks, which is a non-profit financial 
organization that had already been active in affordable housing issues in Greenville. 
CommunityWorks administers an application process for developers seeking funding for 
projects. The first set of funding is providing acquisition, gap predevelopment, and/or 
construction financing for affordable and workforce housing. New construction and preservation 
projects are both eligible to apply for funding.  

Funds are provided in the form of a low-interest loan. The maximum loan is $500,000 per 
project. A use restriction is placed on all units built with trust fund dollars ensuring that homes 
will remain affordable to the specified income groups for 20 years. 

In 2018, 11 projects submitted requests for funding that included 828 affordable housing units. 
The Greenville Housing Fund has awarded a total of $863,000 to three developers (Habitat for 
Humanity, Homes of Hope, and Bywater Development) to build new affordable housing and 
preserve existing affordable housing in the city of Greenville. Habitat for Humanity will build six 
homes and develop seven rental homes in the Sterling community, Homes of Hope will develop 
nine rental homes on scattered sites throughout the city and Bywater Development will renovate 
Stratham Place Apartments, upgrading and preserving 88 affordable rental homes.    

The Greenville Housing Trust Fund has been funded from allocations from the City’s general 
fund (in the amount of $2 million for 2018). 

Additional Information available here 

https://greenvillehousingfund.com/
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3. Public Land

Grafton Townhomes, Eastpointe MI 

Grafton Townhomes is a community of 48-unit high-quality, rental residential homes built and 
maintained to affordable for families and individuals. The community is located on 9 Mile Road 
in Eastpointe Michigan and was developed by Community Housing Network (CHN). Occupancy 
began in late 2015. All of the units are for households at or below 60% of the Area Median 
Income (AMI). The community features 24 two-bedroom units and 24 three-bedroom units. 
Twelve units are set aside for residents in need of supportive services, and five units are fully 
accessible. The City of Eastpointe provided the land to CHN for the project.  

Grafton Townhomes is located within a short, walkable and accessible distance from modes of 
public transportation. Public transit to the site is supplied by the Suburban Mobility Authority for 
Regional Transportation (SMART) via their Fixed Routes and Groesbeck Flex Route. The 
community includes the following on-site amenities for residents: 

• A community space/meeting location
• Tot lot
• Located near many community amenities such as grocery stores, places of worship,

recreational spaces and health care facilities.
• On-site support staff.

Additional Information available here 

Public Land Program, Charlotte NC

In 2017, the City of Charlotte’s Housing and Neighborhood Services and Engineering and 
Property Management Departments developed a process and a set of criteria for using City-
owned property for the development of affordable housing. City-owned parcels were 
inventoried and evaluated for their appropriateness for the development of housing, generally, 
and affordable housing specifically. The City makes City-owned land available through an RFP 
process at below market value to developers.    

In exchange for the ability to purchase City-owned land at below market value for residential 
development, developers are required to set aside at least 10 percent of new units affordable 

https://communityhousingnetwork.org/housing-developments/grafton-townhomes/
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to households with incomes at or below 80 percent of area median income. All approved public 
land projects have deed restrictions that keep prices affordable for 15 years. 

The City of Charlotte’s public land program is relatively new. However, there has been significant 
activity recently. The Charlotte City Council approved three projects in October 2018 that take 
advantage of the City’s public land program.  

Projects approved in October 2018: 

• 1.4 acres for the development of 59 townhomes, 10 percent of which must be
affordable.

• One-quarter acre where one of five new townhomes will be affordable. (The land was
sold to the developer for $140,000 while the market value of the land was $209,300.)

• One-third of an acre, where one of three new single-family homes would be affordable.
In addition to these land sales, the City of Charlotte has also donated nine acres of City-owned 
land to Habitat for Humanity for 47 affordable single-family homes. 

Additional Information available here 

4. Home Rehabilitation

Kalamazoo Neighborhood Housing Services, Kalamazoo MI 

Since 1976, the goal of the Kalamazoo Neighborhood Housing Services (KNHS) rehab and repair 
loan has been to provide funding for the maintenance of homes to ensure safe and livable 
conditions for low-income and underserved homeowners in the Kalamazoo community. The 
program allows homeowners to finance home repairs at an affordable rate. In terms of 
construction management, its team evaluates homeowner needs and provide solutions for 
critical repairs, including its access to financing home repairs.  Services provided include: 

• Property inspections
• Written assessments of needed repairs
• Management of the bidding process
• Referrals to qualified licensed and bonded contractors.
• Monitoring the project from beginning to end
• Eligible Repairs
• Each applicant’s individual home repair project is reviewed and approved on a case-by-

case basis.

https://charlottenc.gov/CityClerk/ActionReviewPresentations/Sept%2024%202018%20Publicly%20Owned%20Land.pptx
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Most recent repairs have been on roof replacements, but other examples of common repairs 
include: 

• Roof replacement
• Plumbing, heating, cooling, and electrical systems (energy efficiency)
• Accessibility updates
• Siding and windows (also to improve energy efficiency)
• Eliminate health or safety hazards

Eligible homeowners can make up to 80% of the AMI.  KNHS’ rehab services are supported by 
City of Kalamazoo funding (federal CDBG and HOME funds), philanthropic and Federal Home 
Loan Bank funding.   KNHS averages about 10-15 home repair loans/year and average about $8-
$10,000/loan. 

Additional Information available here 

5. Modifications to Single Family Zones

Housing NOW, Grand Rapids MI 

Housing NOW, Grand Rapids’ comprehensive effort to preserve and expand housing 
affordability included several planning and zoning strategies.  These were to both create more 
units as well increase the type of units produced or incentivized.  Grand Rapids was interested 
in a wider range options in its lower density, single family areas.  Over a two-year period, they 
accomplished the following changes through amendments to the City’s zoning ordinance:  

• Reduced the minimum lot width and minimum lot area from 50% to 30% above that
required for a single-family home to encourage affordable and accessible dwelling
multiple-family dwelling units

• Removed the 12-month occupancy requirement for Accessory Dwelling Units
• Allowed micro-units, and reduced parking requirements for affordable housing and

micro-units
• Moved attached single-family requirements into the Special Land Use section so that

the Planning Commission could extend greater flexibility in evaluating requests.

Additional Information available here 

http://knhs.org/fix-your-home/
https://www.grandrapidsmi.gov/Government/Programs-and-Initiatives/Housing-NOW


64 

Community Affordability & Inclusive Housing Action Plan 

Traditional Residential Neighborhood District, Holland MI 

The City of Holland MI adopted a Traditional Residential Neighborhood (R-TRN) zoning district to 
facilitate a wider range of housing types.  The district is in an older, more established part of the 
City where a house can be subdivided into up to 4 units. A minimum width of 60 ft is required 
for these lots and the following are minimum lot sizes depending on the number of units: 

 Lot Size minimums are 4800 sq. ft. of lot area per dwelling unit. 

• 2 units = 9600 sq. ft. lot
• 3 units = 14,400 sq. ft. lot
• 4 units = 19,200 sq. ft. lot

  Examples of multi-unit homes achieved under the R-TRN district: 

Duplexes/2-units 

Source: City of Holland MI 
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Triplex/3-units (on left), Fourplex/4-units (on right) 

 (Note: both of these projects approved as non-conforming due to below minimum lot size) 

Multiple detached units on a single lot can be done as a Planned Unit Development (PUD).  The 
City of Holland has a PUD zone district that requires a rezoning, site plan, and PUD agreement.  
Generally, these would be considered site condominiums. The Central Commons project is an 
example of a small house condo PUD development that was built within the R-TRN zone district 
under these regulations.  Each unit in the project is about 500 square feet in size. 

PUD/multiple detached units 

Additional Information on Holland’s R-TRN zone district available here 

Additional Information on the Central Commons project available here

Source: City of Holland MI 

Source: City of Holland MI 

https://ecode360.com/27628368
https://midwestbuilt.com/project/central-commons/
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Missing Middle Housing Up-Zone, Minneapolis MN 

In December 2018, the Minneapolis City Council (on a 12 to 1 vote) up zoned the entire city to 
allow duplexes and triplexes on what had been zoned as single-family lots. The move to eliminate 
single-family zoning in Minneapolis was a multi-year effort. Local officials laid the groundwork for 
reform by legalizing “in-law flats” in 2014. When fears about such a change did not materialize, 
legalizing duplexes and triplexes were less of a leap. 

Minneapolis voters elected new, younger leaders who were passionate about fighting 
exclusionary zoning in order to make housing more affordable, reduce segregation, and lower 
greenhouse gas emissions. Leaders were supported by an impressive coalition of racial justice 
advocates, labor unions, environmentalists, and an umbrella organization operating under the 
name— “Neighbors for More Neighbors.” 

The city made public input easier by going to street fairs and festivals so that vulnerable voices 
often left out of zoning decisions were heard. 

Although Minneapolis is a very liberal city, small government conservatives have embraced the 
Minneapolis model, suggesting reform may be possible elsewhere. 

Additional Information available here 

6. First Time Homebuyer Program

Homebuyer Assistance Program, Grand Rapids MI 

The Homebuyer Assistance Fund (HAF) loan program provides up to $7,500 of down payment 
and closing cost assistance to eligible moderate-income homebuyers in the City. Households 
with incomes at or below 80% of the area median income are eligible.  Homes can be purchased 
anywhere within the City with the program. To facilitate affordable housing, the City of Grand 
Rapids provides incentives for homeownership. The outcomes they seek to achieve are as 
follows: 

• Increased home ownership rates and housing choice
• Increased personal wealth over time
• Reduced number of vacant homes in neighborhoods

https://www.politico.com/magazine/story/2019/07/11/housing-crisis-single-family-homes-policy-227265
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The following changes have also been made to the policy recently: 

• Clarification of the residential zoning requirement to include mixed-use structures
• Clarification of the occupancy status to allow an existing tenant to purchase the home
• Removal of the term ‘first-time homebuyer’ to describe eligible applicants more

accurately as anyone who hasn't owned a home within the last three years
• Increased household assets from $5,000 to $10,000
• Removed places where the policy references federal program requirements so other

funding sources, such as the Affordable Housing Fund, can be used for the HAF program.

Additional Information available here. 

Homeowners Ownership Pool, Wilmington NC 

Wilmington’s Homeowners Ownership Pool (HOP) is a mortgage program with local banks, 
where the bank holds the first mortgage and the city holds the second mortgage, and the second 
mortgage is interest-free. This makes the full mortgage loan more affordable for low-income 
homebuyers who have a targeted income below 80 percent AMI. The program has a maximum 
loan size of $225,000. The City provides loan guarantees that enable local banks to make loans 
to low-income residents who would not be able to get a mortgage loan or rehabilitation loan 
otherwise. This has been an effective way to increase low-income residents’ access to the 
housing market in Wilmington. 

The City-led HOP program for first-time home buyers has been a successful strategy to increase 
loan accessibility to low-income residents. Funding for the program has come from CDBG and 
HOME grants.  

Additional Information available here 

7. Adaptive Reuse

Jefferson Oaks, Oak Park MI 

Jefferson Oaks, completed by the non-profit Community Housing Network (CHN), is an adaptive 
reuse of the vacant Thomas Jefferson School in the city of Oak Park.  It was begun in 2016 and 

https://www.grandrapidsmi.gov/Government/Programs-and-Initiatives/Homebuyer-Assistance-Fund
https://www.youtube.com/watch?v=rakrnOLW8mI&feature=youtu.be
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completed in 2018.  CHN converted the existing school building into 20 1- and 2-bedroom 
apartment homes.   They also built 40 new 3- and 4-bedroom townhouses on land surrounding 
the school building.   The 60-unit development on the 6.8-acre parcel cost $17.8 million and was 
financed with a combination of private debt, Low Income Housing Tax Credits (LIHTC), grants 
from Oakland County, and the Federal Home Loan Bank of Indianapolis.  CHN also deferred a 
portion of its developer fee and loaned it to the project.  Jefferson Oaks rents are affordable to 
households earning up to 30% and 60% of the AMI.  This translates to an annual income of 
$21,250 and $42,540 (for a 4-person household). 

Additional Information available here 

Adaptive Reuse Ordinance, Williamsburg VA 

The City of Williamsburg, Virginia is a small community in eastern Virginia that attracts hundreds 
of thousands of tourists to a myriad of historical, recreational and cultural attractions. The City 
had a population of 15,052 as of 2016. Williamsburg is also a popular retirement community.  

Facing a lack of housing affordable to its workforce, particularly workers in the tourism-related 
sectors, the City of Williamsburg worked with an owner of older motels and created a special use 
permit that incentivizes the repurposing of outdated motels into affordable rental housing. The 
adaptive reuse special use permit was introduced in 2014. Since then, the city set a cap of 150 
adaptive reuse housing units that can be created from the special use permit. The new 
ordinance is included in the City’s zoning code under the section Planned Development Housing 
District (PDH). 

“The PDH district is established to encourage adaptive housing by 
allowing conversion of a limited number of existing hotel/motel 
rooms located in the B-2 zoning district into affordable housing 
for individuals and families, and thereby fulfilling a housing need 
not addressed by the city's existing housing inventory.”  

The City has defined "adaptive housing" as primarily efficiency and one-bedroom units with 
adequate cooking facilities created from all or part of an existing hotel/motel, and used for the 
purpose of providing non-permanent, affordable and flexible-term housing for individuals and 
families who may not have access to traditional housing alternatives existing in the City of 
Williamsburg but who are not visitors. More than 100 motel rooms have been converted into 
housing units of varying sizes (studios, one bedroom and two bedroom) through this ordinance. 

Additional Information available here 

https://communityhousingnetwork.org/housing-developments/jefferson-oaks/
https://library.municode.com/va/williamsburg/codes/code_of_ordinances?nodeId=PTIITHCO_CH21ZO_ARTIIIDIRE_DIV15PLDEDIPDPDPD_S21-483.1PLDEHODIPD
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8. Tax Exemptions – Payment in Lieu of Tax (PILOT)

Housing NOW (Tax Incentives/PILOT), Grand Rapids MI 

Grand Rapid’s Housing NOW strategy aims to improve its existing tax policy.  Currently, Grand 
Rapids’ PILOT is structured so property owners pay a standard annual 4% service charge for the 
life of their mortgage.  In 2017, it proposed and in 2018 approved an ordinance to add a lower 
cost option - to pay a 1% annual service charge. If a property owner chooses this option, they 
would also be required to pay the equivalent of a 2% service charge annually. The money 
collected from this would go to the Grand Rapid's Affordable Housing Fund. This change lowers 
costs for eligible property costs while putting funds back into affordable housing incentives and 
initiatives.  Staff also recommended clarifying the ordinance about net shelter rent calculations. 
Only rent restricted units within a development that is actually occupied by low-income tenants 
should calculate net shelter rent.  

Additional Information available here 

PILOT, Ann Arbor MI 

Ann Arbor’s PILOT ordinance currently has two options for affordable housing developments, a 
4% PILOT or an option that allows a payment of $1/affordable unit/year.  These are negotiated 
on a deal by deal basis. Avalon Housing’s Hickory Way development will benefit by the more 
generous of Ann Arbor’s PILOT options, the $1/unit/year.  In this case the 34-unit Phase I will pay 
only $34/year rather than the standard tax that would have been paid were it a market rate deal. 

Ann Arbor’s Code of Ordinances describing the PILOT options is available here 

Templates for 3 local model PILOT ordinances for Michigan jurisdictions that may be used as a 
starting place for Ferndale are available here 

https://www.grandrapidsmi.gov/files/assets/public/initatives/housing-now/recommendations/housing-advisory-committee-recommendation-1.pdf
http://a2gov.legistar.com/LegislationDetail.aspx?ID=1447674&GUID=7B18FB27-5CAB-4DF2-928B-81D978EEA67C&Options=&Search=
https://www.michigan.gov/documents/mshda/mshda_li_ca_10_tab_a_model_tax_abatement_ordinances_442699_7.pdf
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Appendix 3: Metrics and Monitoring Plan 
 APPENDIX 3 – MONITORING PLAN

[TEMPLATE] 



[TEMPLATE] 
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[insert summary message from Director about activities over 

the past 2 years related to the plan; noting wins, adjustments, 

and what is on the horizon] 
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Source: U.S Census Bureau, American Community Survey 75



Source: U.S Census Bureau, American Community Survey 
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Source: U.S Census Bureau, American Community Survey 
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Appendix 4: Baseline Assessment and SWOT 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

APPENDIX 4 – BASELINE ASSESSMENT  
                                    & SWOT ANALYSIS 



 

87 
 

         Community Affordability & Inclusive Housing Action Plan 

Baseline Assessment 

The following information provides a baseline snapshot on key trends in the Ferndale housing 
market. Tracking these data variables over time will provide a mechanism to evaluate the 
progress and outcomes from the CAIHAP implementation. All data is publicly available from the 
U.S. Census Bureau’s American Community Survey, which is released annually. 

Goal Focus 
Area(s) 

Data Variable Description 
5-yr Current 
Trend Range 

5-yr Target 
Trend Range 

Assessment 

Seniors Aging in Place 
 
Target Trend: 
Rising 
 
 

Proportion of 
Ferndale 
residents age 
65 and older 
that are living 
in the same 
house as the 
previous year. 

High: 99.4% 
Low: 95.8% 

High: 99.6% 
Low: 97.7% 
 
 

Seniors in Ferndale are largely 
remaining in their homes. As 
baby boomers continue to 
age into this 65+ cohort, and 
given the existing housing 
stock in the City (82.6% single-
family detached), home 
alterations, and renovations 
that facilitate aging in place 
will become increasingly 
important for the City to keep 
this data variable trending up. 

Renters 
 
Economically 
Vulnerable  
 

Renter Cost 
Burdened 
Households 
 
Target Trend: 
Declining 
 

Proportion of 
renter 
households in 
Ferndale that 
are paying 30% 
or more of 
income on 
housing 
related 
expenses 

High: 49.6% 
Low: 39.8% 

High: 38.1% 
Low: 35.9% 

Many renters in Ferndale are 
in an unaffordable housing 
situation, nearly 4 out of 10 
renter households were 
considered cost burdened in 
2018. Cost burdened is 
defined as paying 30% or 
more of gross income on 
housing related expenses. 
While the number of cost 
burdened renters has been 
trending downward in recent 
year, the number of severe 
cost burdened renters, those 
paying in excess of 50% of 
income on housing, has been 
trending up. Over time, 
effective affordable housing 
tools and policies related to 
rental housing can help to 
bring these numbers down. 

Renters 
 
Economically 
Vulnerable  
 

Renter Severe 
Cost Burdened 
Households 
 
 
Target Trend: 
Declining 
 

Proportion of 
renter 
households in 
Ferndale that 
are paying 50% 
or more of 
income on 
housing 
related 
expenses 

High: 22.2% 
Low: 17.6% 

High: 21.9% 
Low: 15.5% 

Source: U.S. Census Bureau, American Community Survey 
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Goal Focus 
Area(s) 

Data Variable Description 
5-yr Current 
Trend Range 

5-yr Target 
Trend Range 

Assessment 

Housing Stock 
Diversity 
 
Seniors 
 
Homeowners 
 
Renters  
 
Environmental 
Sustainability 

Housing Types 
 
Target Trend: 
Rising 
(multifamily, 
townhomes and 
duplex) 
 

Proportion of 
the Ferndale 
housing stock 
by property 
type (single-
family 
detached, 
multifamily, 
townhome and 
duplex 

Single-family 
detached 
High: 82.6% 
Low: 79.4% 
 
Multifamily 
and other 
High: 11.2% 
Low: 8.9% 
 
Townhome 
and duplex 
High: 9.8% 
Low: 8.5% 

Single-family 
detached 
High: 81.7% 
Low: 78.1% 
 
Multifamily 
and other 
High: 11.7% 
Low: 9.4% 
 
Townhome 
and duplex 
High: 10.1% 
Low: 8.8% 

A wide mix of housing types 
can create options for people 
all along the income spectrum 
and in many different stages 
of life to reside in Ferndale if 
they would like to. Smaller 
units, such as apartments, 
townhomes, and duplexes 
often facilitate these housing 
options, however these units 
represent less than 20% of 
Ferndale’s housing stock. 
Zoning changes can help 
increase the diversity of the 
housing stock over time. 

Homeownership Overall 
Homeownership 
Rate 
 
Target Trend: 
Rising 

Proportion of 
all Ferndale 
households 
that own their 
home 

High: 65.3% 
Low: 59.7% 

High: 68.0% 
Low: 62.5% 

After declining sharply 
following the Great Recession 
in 2009, Ferndale’s overall 
homeownership rate has 
climbed over the past few 
years. Despite the upward 
trend overall, homeownership 
for racial minorities in the City 
remains low and the trend is 
fairly stagnant. This is 
particularly true for Black 
households in Ferndale, 
which at 24.6%, has a much 
lower homeownership rate 
than any other racial group in 
the City. First-time homebuyer 
programs can be a powerful 
tool to creating opportunities 
for homeownership in the 
community. These programs 
can also help to reduce the 
racial wealth gap if funds are 
prioritized for minority 
families. 

Homeownership Minority 
Homeownership 
Rate 
 
Target Trend: 
Rising 
 

Proportion 
racial minority 
Ferndale 
households 
that own their 
home 

Asian 
High: 100% 
Low: 45.6% 
 
Black 
High: 24.6% 
Low: 16.5% 
 
Hispanic or 
Latino 
High: 59.9% 
Low: 39.6% 
 
Other/Two+ 
races 
High: 49.2% 
Low: 35.6% 

Asian 
High: 65.0% 
Low: 49.6% 
 
Black 
High: 65.0% 
Low: 35.0% 
 
Hispanic or 
Latino 
High: 65.0% 
Low: 59.9% 
 
Other/Two+ 
races 
High: 65.0% 
Low: 49.2% 

 Source: U.S. Census Bureau, American Community Survey 
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SWOT Analysis 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

o Desirable community in Detroit metro region  
 

o Inclusive housing supported by residents 
 

o Talented elected & staff leadership committed 
to superior customer service 

 

 

 

o City-owned land 
 

o Underutilized commercial/retail & industrial 
areas (land & buildings) 

 
o Location – transportation assets & metro 

area access 
 

o Increased market demand 
 

o Network of talented partners 
 

o Limited local financial resources for housing 
 

o Underdeveloped affordable housing 
infrastructure/lack of affordable homes 

 
o Vulnerability of older housing stock 
 

o Economic growth & COVID – 19 
 

o Scarcity of sites for development of inclusive 
housing 
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Desirability of Ferndale.  Ferndale is stable and growing at a sustainable pace. The reputation of 
Ferndale as an inclusive oasis in the metro Detroit will continue to attract residents and 
businesses that share Ferndale’s inclusive and welcoming values.  It is close to employment 
opportunities in Detroit and the region.  Access to downtown and elsewhere in the region is 
easy. This is good for Ferndale as it attracts employees and their families if applicable.  This 
growth in population and businesses means more tax revenue, and a growing local economy. A 
growing economic base leads to more investment from the private sector. As the inclusive 
housing plan and its 8 strategies are implemented, Ferndale will become an even more desirable 
place to live and work.  

Ferndale community supports inclusive housing.  A consistent theme throughout the community 
engagement and planning effort has been the support and participation from all parts of the 
community – residents, advocates, business owners, and employers – for more inclusive, 
affordable housing.  The willingness of all sectors of the community to address the lack of 
affordable, inclusive housing and develop comprehensive solutions is a strength.  It will be critical 
for the City staff and elected and appointed leadership to continue engagement as it implements 
the CAIHAP. 

As with any a topic that creates change, there are different views on housing inclusivity and 
affordability. During the community engagement process, most residents and other community 
stakeholders have expressed agreement that inclusive affordable housing is an important 
element that needs to be expanded in Ferndale.  Encouraging residents to be engaged during 
Plan implementation will help ensure its success. 

Ferndale has talented leadership and an energetic staff.  Ferndale is a well-run City with a diverse 
local economy.  Its planning, economic development, building and housing staff are 
knowledgeable of local practices as well as those of their neighbors.  They understand the 
housing strategies being recommended and are capable of implementing them given the time 
and financial resources.  Leadership at Council and Commission levels reflect an understanding 
of the housing challenges facing Ferndale, as well as their relationship to related matters – 
employment, economic development, land use planning, and human services.  Together, they 
represent a formidable team to work with residents, other stakeholders and organizational 
partners – all needed to implement Ferndale’s CAIHAP.  
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Limited financial resources.  Ferndale’s ability to preserve existing affordable homes and develop 
new affordable homes with financing sources is limited to outside entities.  These include 
Oakland County, the State and financial resources non-profit organizations bring to support the 
preservation, purchase or development of affordable homes. For example, Oakland County 
received over $8.1 million in federal CDBG and HOME funds in federal fiscal year of 2019. 
However, there are 53 jurisdictions in Oakland County that are eligible to access Oakland 
County’s CDBG funds ($5.3 Mil) and 57 communities to access its HOME funds ($2.8 mil).  For 
2019, Ferndale was one of 27 Cities or Townships to receive CDBG funds.  It received 
approximately $79,000 for its Minor Home Repair Program or Code Enforcement Program.  
Oakland County allocates HOME funds to several non-profit organizations to help affordable 
home purchase and repair.  But these organizations to serve people throughout Oakland 
County, leaving potentially relatively few financial resources for Ferndale.  Given that the housing 
needs of low- and moderate-income families across Oakland County exceed the available 
resources, its system of allocating funds to the various cities and townships is unlikely to change.  
This situation also means that affordable home needs of low- and moderate-income Ferndale 
residents will exceed available resources.   

Fragmented affordable housing network.  There are a number of government agencies and 
organizations at county, state and federal levels that control a piece of Ferndale’s affordable 
home puzzle.   They are not organized into a cohesive network that can repair or deliver a 
sufficient number of homes and support resources to meet the needs of Ferndale’s low and 
moderate wage and special needs families.  Ferndale is fortunate to have its Housing 
Commission as a provider of public housing units and manager of federal Housing Choice 
Vouchers (HCV).  As with Public Housing Authority’s across the country, the federal government 
has historically underfunded these agencies – almost non-existent funds for the development 
of new public housing units; limited funds for repairs and capital improvements; and few 
opportunities to increase the number of Housing Choice Vouchers available to the Ferndale 
Housing Commission.  Oakland County controls the largest amount of federal resources and 
Ferndale residents have to access them through the County.  Three non-profits, Community 
Housing Network (CHN), Venture, Inc., and Habitat for Humanity, receive Oakland County federal 
funds and also serve low- and moderate-income residents of the entire County.  Each of the 
three organizations has its own intake portal.  The Oakland-Livingston Human Services Agency 
(OLHSA) provides a range of housing services, including those to persons with disabilities, and 
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links residents to homes, first time homebuyer resources and home repair programs.  Venture, 
Inc. is also a subsidiary of OLHSA.  Ferndale residents also have access to State housing resource 
– mainly assistance for purchasing a first home or repairing an existing one.  Ferndale residents 
can apply to the State for those resources (MSHDA) or go through one of the intermediaries. 

Vulnerability of older, single-family homes.  About 80% of all land in Ferndale is occupied by 
single family homes. While providing significant stability for many of their occupants, their values 
are rising beyond the ability of low- and moderate-income families to purchase.  They may also 
become a financial burden to existing owners on fixed and/or low incomes and cannot afford 
the upkeep – in both taxes and if needed repairs.  Also, this is the part of Ferndale’s supply that 
is increasing relative to other, more affordable home types.  Townhomes, as well as small and 
large apartment homes all decreased in number (a reported net loss of almost 300 homes 
between 2012 and 2017). 

This trend of home supply coupled with competition for housing between households with lower 
versus higher incomes also puts pressure on both the remaining non single-family stock as well 
as land that could be a location for its development.  It creates a situation where land costs rise 
due to limited supply, and therefore the financing gap required to make below market-rate units 
financially feasible becomes a larger barrier. As a land locked city, this makes Ferndale’s land use 
policies to incentivize affordable homes even more critical.  It also puts market pressure on land 
owned by the City and private owners (commercial/retail and industrial areas).  That said, 
Ferndale should preserve existing single-family homes occupied by low- and moderate-income 
owners or renters by rehabilitation programs (described elsewhere in this report).  
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Land – public.  Developable land is scarce in Ferndale.  However, there are opportunities for the 
development of several City owned sites into mixed use communities, including affordable 
housing.  These sites are also located close to transportation corridors and other amenities, 
such as employment, shopping and services.  They offer opportunities by being cost effective 
locations for housing and affordable homes.  City owned land can help narrow the financial gap 
that needs to be filled to make mixed-income or all affordable home development financially 
feasible. This is where city-owned land comes in and can serve as a vital piece to the inclusive 
housing puzzle. Strategic use of city-owned land for affordable homes through public private 
partnerships is an opportunity for Ferndale to directly influence production and regulate the 
types of units, including fully accessible units, and the price-points made available to the 
community. Removing (or lowering) land cost in a housing development can often be pivotal in 
allowing lower-price units to pencil-out financially. In addition, the City’s role as the land provider 
enables the City to require affordable homes at prescribed price ranges in perpetuity.  The 
inventory of City-owned land should be carefully evaluated as the inclusive housing plan moves 
into the implementation phases. 

Land – Private -Vacant, underutilized in commercial and industrial areas.  There is both vacant 
and/or underutilized commercial, retail and industrial properties in Ferndale.  These properties 
are privately owned and ideally located along or near transportation corridors and other 
amenities such shopping, employment and services (existing infrastructure).  While many of the 
retail/commercial and industrial buildings are older and may need upgrading or demolition to 
accommodate housing, the land below these buildings is a valuable asset that could be used for 
affordable home development.  Adaptive reuse and zoning policies to incentivize affordable 
housing could help facilitate this opportunity.  Ferndale’s access to Brownfield resources could 
also help. 

Location - transportation assets & Detroit metro area access.  Both features can be used to 
leverage resources for inclusive affordable housing. Residential development and transportation 
are inextricably linked, and coordination between the two is critical for affordable home 
opportunities to be realized. Ferndale has a direct link to Detroit and the rest of the metro area 
and its employment opportunities.  These include the direct link to downtown Detroit via 
Woodward Avenue for auto, bus and bike options. Interstates 75 and 696 also offer auto access 
to both Detroit and the rest of the region.  Ferndale continues to explore non-auto options along 
Woodward Avenue and these options also benefit affordable home development and the 
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families who would occupy the units.  Housing with access to multiple transportation options 
mean people, including those with special needs and/or needing accessible units, can rely less 
on, or even without an automobile. 

Increased market demand.   If the right tools are place, like voluntary inclusionary zoning, 
amended zoning to incentivize missing middle housing and a housing trust fund, Ferndale can 
use market forces to increase the number of affordable homes created.  Ferndale’s 
attractiveness to businesses and households seeking a progressive and livable location close to 
Detroit can create resources for affordable homes to families with low and moderate incomes.  
These homes, created through inclusionary zoning, affordable home development, missing 
middle housing, could help stem the loss of households earning less than $60,000/year.  As new 
homes across the income band are created, pressure is reduced on the existing housing stock 
and thus making it relatively easier for families with fewer financial resources to remain.  As 
Ferndale is successful obtaining resources – in housing repair funds, in better access to rental 
assistance and other services – more of its vulnerable residents will be able to remain in place. 
As Ferndale continues to grow at a manageable pace, this opportunity will strengthen. Market 
demand is growing in Ferndale, the opportunity lies in leveraging some of this demand to 
generate affordable housing.   
Network of talented partners.  Ferndale has access to a wide range of housing and development 
related partners.  These run the gamut from local organizations such as the Downtown 
Development Authority (DDA) and the Ferndale Housing Commission (FHC).  Both have access 
to resources that could support affordable home preservation and development.  They also 
include government partners like Oakland County and agencies within the State (MSHDA).  
Oakland County and the State have valuable resources for the preservation and development 
of affordable homes (mainly federal Community Development Block Grant (CDBG) and HOME 
funds and the Low-Income Housing Tax Credit (LIHTC).  Finally, mission-driven affordable and 
supportive housing non-profit like Community Housing Network (CHN) and Venture, Inc, also 
have affordable home and support services expertise that Ferndale can tap into as it implements 
its inclusive housing strategies. 
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Economy and COVID - 19. Ferndale has a significant segment of its employment growth in the 
arts, entertainment, food service, recreation, and accommodation sectors (an increase of nearly 
700 new jobs between 2012 and 2017.  The median wage of these job sectors is $23,679.  The 
fact that this sector in the economy is growing while proportion of people moving into the City 
have higher incomes also puts pressure on housing prices.  This growing employment sector in 
Ferndale is also vulnerable during economic downturns, like this one brought about by COVID-
19.  Not only are jobs threatened, but also revenues to Ferndale – taxes and other fees.  If 
Ferndale’s tax revenues are reduced, it has less capacity to commence new programs, like 
funding for inclusive housing initiatives.  This threat affects both current low- and moderate-
wage residents whose jobs are at risk of being lost as well as Ferndale’s ability to provide services 
that could help them with new inclusive housing programs. 

Scarcity of sites for housing. The relative scarcity of sites in Ferndale available for any form of 
redevelopment puts pressure on inclusive housing.  There are competing private and potentially 
public interests, including affordable homes that will compete for a handful sites.  This could 
mean more resources, financial and other, may be needed to make affordable home 
development feasible.  Ferndale’s 2017 Master Plan identified several individual sites and areas 
that could include mixed use/mixed income housing.  Several are controlled by Ferndale and 
several by multiple owners.  Inclusive/affordable home development on one or more of these 
sites is possible, but not guaranteed.  Sites with the best location for inclusive-affordable homes 
are also attractive to other uses – retail, commercial and market rate housing.  If Ferndale does 
not have sufficient tools in place, other uses may preclude the inclusion of inclusive-affordable 
homes. 
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