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THE PROPOSED PHA ANNUAL PLAN, 5-YR PHA PLAN, AND 5-YR 
CAPITAL PLAN IS AVAILABLE ON THE DHC WEBSITE

https://www.dhcmi.org/resources 

https://www.dhcmi.org/resources


DHC 5-YEAR OBJECTIVES
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➢ Improve all components of PHAS scores to attain High Performer status.

➢ Continue to actively pursue the completion of modernization/rehab of existing public housing units.

➢ Continue to improve office management and operational efficiency.

➢ Continue to streamline the Housing Choice Voucher Program (HCV) to encourage more landlord participation.

➢ Continue to use its ability to project base vouchers to deconcentrate poverty. 

➢ Reduce or eliminate single audit findings in the DHC’s annual compliance audit of the LIPH Program. 

➢ Continue repositioning its portfolio to increase revenue, create greater financial stability and provide more sustainable affordable 
housing. 

❖ Increase the inventory of new affordable housing units.

❖ DHC shall under RAD, Section 18, and other repositioning programs, if applicable, consider all of DHC’s portfolio including Mixed 
Finance Developments for financial repositioning. 

➢ DHC will continue to expand the social services it offers to Public Housing residents and voucher holders through additional 
programming and/or expansion of its EnVision Center. 

❖ Expand the Family Self-Sufficiency Program and employment/training opportunities under Section 3. 

❖ Partner with other service providers, employers and union organizations to create pathways to increase educational and 
economic opportunities. 

❖ Broaden its partnership base to include federal and philanthropic organizations. 

❖ Continue to foster home ownership with the LIPH and HCV residents through its Home Ownership incubator program.

❖ Encourage the creation of resident councils at all the DHC developments.



2025:
Key Objectives
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CAPITAL & MODERNIZATION DEPARTMENT

The modernization and rehabilitation of existing public housing units 



2025:
Key Objectives

Continued work to redevelop Gardenview Estates, Villages at 
Parkside, and Smith Homes, as funding is made available. 

Implement a strategic land/unit acquisition plan to help preserve and 
create new affordable housing in Detroit.

Dispose of single-family inventory and low-unit count properties to 
more quickly address necessary capital repairs.

Identify the next potential redevelopment projects to continue 
advancing DHC’s repositioning strategy.  

Expanding the Development Department and creating more capacity 
through staffing and consultant contracts.

Collaborate with REM team to transition FSS eligible tenants to 
homeownership.
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REAL ESTATE DEVELOPMENT DEPARTMENT



2025:
Key Objectives

More apartment inspections (apartment and housekeeping)

Stricter lease enforcement

Improve and increase rent collection

Achieve and maintain a 90% or higher recertification score

Increase rent collection rate and occupancy rate
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REAL ESTATE MANAGEMENT DEPARTMENT

Increase number of families living in DHC housing through 
New Admission and Leveraging MOUs

Continue to leverage the Hybrid Management Plan to 
address work orders, recertifications, and occupancy

Improved relationship and communication between DHC 
and residents Partnerships with CCAs and Resident 
Councils Resident meetings and Pre-occupancy training

Inspect units multiple times per year (2+) 

No Delinquent recertifications



2025:
Key Objectives
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RENTAL ASSISTANCE DEPARTMENT
HOUSING CHOICE VOUCHER PROGRAM

Integrate Small Area Fair Market Rents replacing Standard Fair Market Rents 

Maintain full HCV program utilization, maximizing the program funding with 
the maximum number of vouchers. 

Work with owners and developers to improve awareness of housing quality 
requirements to reduce HAP abatement activity

Strengthen the HCV Homeownership program and increase the utilization by 
10 % annually 



2025:
Key Objectives HOMEOWNERSHIP & GENERATIONAL WEALTH BUILDING – Provide 

empowering programs leading to employment and homeownership 
Opportunities to all DHC residents.

ACADEMIC ACHIEVEMENT – Provide college admission testing preparation, 
and honor resident students attending and achieving high academic 
Detroit Public Schools – Elementary & Secondary.

HEALTH, NUTRITION & QUALITY OF LIFE – Provide food, exercise and healthy 
eating and living educational forums for DHC, elderly, adults and youth.

EVICTION PREVENTION SERVICES – Provide rent, food, utility, clothing, and 
furniture assistance. Mental/Health Service Provision, Resident 
Counseling/Advocacy, and housekeeping services for DHC residents.
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RESIDENT SERVICES DEPARTMENT
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Comments and Questions

THE PROPOSED PHA ANNUAL PLAN, 5-YR PHA PLAN, AND 
5-YR CAPITAL PLAN IS AVAILABLE ON THE DHC WEBSITE

https://www.dhcmi.org/resources 

Submit your comments Via email to 

PC@DHCMI.ORG

https://www.dhcmi.org/resources


DHC DEPARTMENTS



CAPITAL & MODERNIZATION

DEPARTMENT
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REAL ESTATE DEVELOPMENT 
DEPARTMENT



Real Estate Development

The Real Estate Development 
Department is working to create a 
long-term self-development plan that 
is focused on repositioning its assets 
and improving the tenant experience.

• Redeveloping/repositioning existing assets

• Building new affordable units to extend affordability to 
more Detroiters

• Selling and acquiring new affordable housing assets

We achieve this by:
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1. DHC’s Asset Repositioning Plan was approved by 
the Board. 

2. The Parkside Redevelopment secured its CHAP 
and 4% LIHTC award. Phase I is expected to 
begin construction in 2025.  

3. DHC selected a seasoned local developer (MHT) 
for the Gardenview Estates.

Gardenview Aerial

2024: 
Key Wins
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PORTFOLIO REPOSITIONING / 

RAD CONVERSION
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What is 
Repositioning?

• A strategy to facilitate the preservation, 
rehabilitation, or demolition and new 
construction of units by increasing 
access to financing to address capital 
needs.

• A strategy to reserve the availability of 
affordable housing assistance, either 
through a physical unit or voucher.

• Helps address large and growing 
backlog of capital needs in public 
housing, creating more revenue for 
DHC, allowing the agency to better 
address capital needs and operating 
expenses in the future.

Source: HUD.gov
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What
Does Repositioning Mean for Residents?

• More units that are in better physical condition

• More long-term availability of affordable housing 

and rental assistance in Detroit

• Creates additional flexibility to move to better 

housing and/or places of opportunity

• Residents are not displaced as part of the 

repositioning process

Source: HUD.gov
Brewster Existing
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Repositioning Example
RAD Conversion

Source: HUD.gov
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Villages at Parkside

Parkside Aerial

Parkside Proposed Site Plan

• The Villages at Parkside is a 29-acre site abutting 
the Chandler Park neighborhood, just a 5-minute 
drive to Stellantis, a major job center.

• The DHC has selected Ginosko Development 
Company, a 51% MBE and 49% WBE was 
selected as co-developer for the entire Parkside 
project. 

• A component of the Parkside plan calls for the 
demolition of obsolete units through a Section 
18 demolition application with a request for 
Tenant Protection Vouchers.

• The units will be redeveloped to provide housing 
to families of different income levels but focusing 
on families at or below 30% AMI.

• All families currently at Parkside will be eligible 
to move into the new units in Phase 1A and 1B. 

Parkside Existing
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• The Gardenview  community will have a K-12 academic 

campus, health center, early childhood learning center 

and a Boys and Girls Club all situated on the site within 

walking distance for any Gardenview resident.

• DHC sold 15 acres of land to KIPP schools, to develop a 

public charter school. 

• DHC will transform the remaining eight vacant acres into 

a community of residential homes of varying types and 

varying income levels, insuring that low-income and 

affordable units are prioritized.  

• Future phases to include a homeownership 

component

• DHC selected MHT as its co-developer  

Gardenview 200
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Brewster Homes

Redevelopment Opportunities
Brewster Homes, Forest Park, Smith Homes

• Community engagement
• Predevelopment planning

Forest Park Smith Homes



DEMOLITION & 

DISPOSITION
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DHC plans to dispose of its scattered sites, occupied single family 
homes and vacant lots. 

Approved in the 2023 Annual Plan,  DHC listed about 28 vacant lots 
intended to be disposed. That number is now 37 and may exceed that 
amount. 

Vacant lot upkeep is costly, without return on investment.  DHC will 
undertake disposal of all scattered sites and vacant lots that do not 
add value to DHC’s low-income housing plan.

The money saved from not having to cut grass, remove snow and 
account for water drainage will go toward quality new units for low-
income families up to 80% AMI income ranges.  

Demolition & 
Disposition

Scattered Sites
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• The Real Estate Development Department’s long-term 

self-development plan calls to infuse more low-income 

and affordable living spaces into the community by way of 

strategic disposition and acquisition.

• DHC partnered with the City’s Housing and Revitalization 

Department (HRD) to release an RFP from qualified 

developers and/or contractors to rehab the vacant 

building into deeply affordable housing.

Demolition & 
Disposition
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• There are also approximately 207 vacant Scattered Sites homes that DHC 

would like to use the following disposition strategies on:

• Rent to own 

• Cluster and sell

•  DHC will request to dispose of these structures via sale or transfer to a DHC 

non-profit entity if the cost to renovate is found to be unreasonable. The 

total number of houses will be determined upon completion of a cost 

analysis.  

• DHC will apply to HUD (SAC) for the disposition of the vacant lots and the  

single-family homes, once confirmed.   If approved, the proceeds from the 

sale of these properties will be used to further low income and affordable 

housing for families at or below 80% AMI in the City of Detroit. The method 

of sale will be determined with consultation from HUD SAC.
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Demolition &
Disposition



Things to 
Remember

• DHC is repositioning its portfolio to 
improve tenant’s public housing 
experience.

• Residents will not be permanently 
displaced, and all temporary relocation 
will be in alignment with HUD 
requirements.

• DHC will remain in frequent 
communication with residents on any 
upcoming plans in their community.
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REAL ESTATE MANAGEMENT 
DEPARTMENT



1. Admitted 163 families into the public housing program (92 in 2023)

2. Increased the recertification rate from 56.21% in June 2022 when the 
initiative began to 89.34% as of December 2024

3. Increased responsiveness to resident requests for maintenance 
service

4. Reduced Delinquent Work Orders from >5,000 to less than 700

2024: 
Key Wins
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Woodbridge Senior Village
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PROPOSED ACOP POLICY CHANGES

ACOP:  Admissions and Continued Occupancy Policy

• The ACOP contains the policies used to administer the Low-Income Public Housing Program

• Contains policies that speak to what HUD says must occur (mandatory policies) as well as policies for 
which it is DHC’s option to elect how to proceed (discretionary policies)

• Generally, reviewed and updated (if applicable) at least annually

• Some updates to ACOP will require an update to the lease

• ACOP is part of DHC’s Annual PHA Plan and the public will get to submit comments to proposed changes 
to both the ACOP and lease

• Changes to the ACOP require approval by DHC’s Board of Commissioners

• Most proposed updates to the ACOP would be effective 7/1/2025.  Some HOTMA-related ACOP policy 
revisions were scheduled for no later than 1/1/2025, but due to HUD changes DHC is awaiting a new 
implementation date.
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PROPOSED ACOP POLICY CHANGES

HOTMA:  Housing Opportunities Through Modernization Act of 2016

• Act provides many changes to how DHC must do business

• HOTMA impacts DHC in many areas, including the following:

• Definition of Annual Income

• Recertifications

• Income verifications

• Income exclusions

• Income limits for public housing families

• Assets

• Medical threshold increase from 3% to 10% of annual income



RENTAL ASSISTANCE 
DEPARTMENT
HOUSING CHOICE VOUCHER PROGRAM
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*DHC continues to accept applications for 
participation in its Project Based Voucher 

Program. The Project Based Waiting List will 
remain open until further notice. From time to 
time there are additions and deletions to DHC’s 
inventory of developments that participate in 

the Project-Based Voucher program so please be 
sure to monitor our website at www. dhcmi.org. 

The Housing Choice Voucher Program Waiting 
list is currently closed. Notifications of future 

wait list openings will always be posted on our 
website.

DHC services 5 counties Macomb, Oakland, 
Wayne, Lapeer and St. Clair counties our 

families can use their voucher in any of these 
covered jurisdictions
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What is the HCV Program;

The housing choice voucher program is a 
federally assisted program for assisting 
very low-income families, the elderly, 

and the disabled to afford decent, safe, 
and sanitary housing in the private 
market. Since housing assistance is 
provided on behalf of the family or 

individual, participants can find their own 
housing, including single-family homes, 

townhouses, and apartments.
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Special Programs

 In addition to the Housing Choice Voucher Program the Rental Assistance 

Department also administers the Project Based Voucher, Moderate Rehab Vouchers, 

Family Unification Program (FUP) EHV as well as our Family Self Sufficiency 

Program and Home Ownership.

 All these additional vouchers require you apply via a waiting list or community 

partner referrals only.
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Rental Assistance 2025  Waiting List Updates

The HCV Waiting list continues to be closed.

Updates will be provided on our website when it re-opens.

PROJECT BASED WAITING LIST

The Project Based waiting list are currently open. 

Anyone interested should go to www.dhcmi.org go under the Section 8 

tab/click on Project Based Vouchers

You can then apply electronically to any open available waiting list that meets 

your household needs.

With Project Based the Voucher remains with the unit not the family.

http://www.dhcmi.org/
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Small Area Fair Market Rents:

Effective January 1, 2025 HUD mandated DHC to go to small area fmr’s

This means your payment standards will go by zip codes and not geographical area.

We have a zip code calculator on our website at www.dhcmi.org 

This will help you determine as you search for housing what your payment standard will be.

http://www.dhcmi.org/
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HUD HOTMA Program Updates DHC will notify when these changes will go into effect.

HUD has new program guidance coming out under HOTMA that will outline some changes 
to some program rules. There is a fact sheet available for families who live in public 
housing or have Housing Choice Vouchers from Section 8 (HCV). There are new rules on the 
way income is counted because of a federal law, the Housing Opportunity Through 
Modernization Act of 2016 (HOTMA). Your local public housing agency (PHA) will start using 
these rules by January 1, 2025. Your PHA will tell you before the changes begin. This fact 
sheet is not official or required by HUD or your PHA. Rules from HUD explain what counts 
towards your yearly income which is used to figure out your rent. New rules change what 
money should be included and not included as part of your income. Once the PHA 
determines your income, they adjust it by taking out the deductions your family qualifies 
for. These changes might affect how much rent you pay, but your rent, or subsidy amount 
(HCV), will still be based on 30% of your monthly adjusted income. Adjusted income is 
what’s left after the PHA takes out certain income and costs from your yearly family 
income. In the HCV program, you may pay more than 30% of your monthly adjusted 
income if the gross rent is higher than the PHA’s payment standard. 
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A family which receives a housing voucher can select a unit with a rent that is below or 

above the payment standard. The housing voucher family must pay 30% of its monthly 

adjusted gross income for rent and utilities, and if the unit rent is greater than the payment 

standard the family is required to pay the additional amount. By law, whenever a family 

moves to a new unit where the rent exceeds the payment standard, the family may not pay 

more than 40 percent of its adjusted monthly income for rent.



41

Landlord's Obligations: The role of the landlord in the voucher program is to 

provide decent, safe, and sanitary housing to a tenant at a reasonable rent. The 

dwelling unit must pass the program's housing quality standards and be 

maintained up to those standards long as the owner receives housing assistance 

payments. In addition, the landlord is expected to provide the services agreed to 

as part of the lease signed with the tenant and the contract signed with the DHC. 

The landlord and participant cannot enter into side deals not approved by DHC.
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Tenant's Obligations: When a family selects a housing 
unit, and DHC approves the unit and lease, the family 
signs a lease with the landlord for at least one year. 
The tenant may be required to pay a security deposit 
to the landlord. After the first year the landlord may 
initiate a new lease or allow the family to remain in 
the unit on a month-to-month lease.

When the family is settled in a new home, the family 
is expected to comply with the lease and the program 
requirements, pay its share of rent on time, maintain 
the unit in good condition and notify the PHA of any 
changes in income or family composition.
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The Housing Choice Voucher Program is a great resource for 
families to ensure they can have access to affordable housing 
options in areas that would otherwise not be affordable to 
them. While affordable housing is critical, we are restricted to 
how many vouchers HUD has allocated to us and what we can 
utilize. We encourage those that need affordable housing 
assistance to visit our website at www.dhcmi.org and apply to 
any available waiting list they may qualify for. They should also 
check with other local housing authorities and community 
partners that may be able to provide resources.

http://www.dhcmi.org/


RESIDENT SERVICES 
DEPARTMENT
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RESIDENT SERVICES 

DEPARTMENT OVERVIEW
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Comments and Questions

THE PROPOSED PHA ANNUAL PLAN, 5-YR PHA PLAN, AND 
5-YR CAPITAL PLAN IS AVAILABLE ON THE DHC WEBSITE

https://www.dhcmi.org/resources 

Submit your comments Via email to 

PC@DHCMI.ORG

https://www.dhcmi.org/resources
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