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Executive Summary  

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

1. Introduction 

Over the past few years, the City and its partners undertook an extensive community planning and 

public engagement process to determine the redevelopment needs of its residents. These planning 

efforts include the We THRIVE - Elkhart 2040 (2021), the Complete Neighborhood Vision Report 

(February 2022), the Downtown Elkhart Master Plan (Adopted December 2023), and the Benham 

Neighborhood Plan (Adopted July 2024). 

 

These recent planning efforts spanned over two years and engaged hundreds of residents, business 

owners and stakeholders through focus groups, surveys, public meetings and individual stakeholder 

interviews. Through these robust community engagement efforts, the community has galvanized behind 

focusing redevelopment efforts in the Pierre Moran Tolson Neighborhood Opportunity Hub. 

To avoid “planning fatigue,” the community engagement process for developing this Consolidated Plan 

was built upon recent planning efforts and served as a catalyst to align future CDBG-related programs 

and projects with these recently adopted community-driven planning efforts. 

The community needs that were identified throughout the past processes and validated during the 

development of this plan can be classified into three focus areas: 

• Housing 

• People 

• Neighborhood Environment 

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

Overview 

Based on past community planning efforts, community input and data analysis, the following objectives 

and outcomes were identified: 

Housing 

The primary goal is to increase the quality and availability of housing within the targeted neighborhoods. 

The housing-related objectives over the plan period will be: 
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• Increase the capacity of non-profit agencies and increase the number of tools available to assist 

neighborhood redevelopment 

• Identify/acquire 10 lots for future redevelopment 

• Develop 25 new units for homeownership by low- and moderate-income families 

• Develop or renovate 12 new low- and moderate-income rental units 

• Renovate 25 owner-occupied units 

• Demolish up to 15 blighted residential structures that are not cost-effective to renovate. 

• Assist 25 new homeowners in purchasing a home within the NRSA 

• Create 60 lead-safe housing units 

People 

Within this focus area, two primary goals revolve around the human and social capital found in Elkhart’s 

neighborhoods: 

Goal #1: Increase household income. 

The key outcome is to increase the median household income of Elkhart’s residents through wealth-

building activities, including workforce development initiatives, job training, job creation, and public 

infrastructure improvements that support job creation. The household income-related outcomes will be: 

• Provide job training to at least 20 residents, of whom 10 live in the Neighborhood Revitalization 

Strategy Area (NRSA) 

• Create 25 living wage jobs within the NRSA 

• Enhance the appearance of three business districts within the NRSA 

Goal #2: Reduce individual and household insecurities (food, crime, shelter, transportation) 

The primary objective of this category is to focus on activities and services that address the needs of the 

homeless population or those residents at risk of homelessness. While the City of Elkhart does not 

provide direct services to this population, we will work with our established partners to address the 

needs. The outcomes of this strategy are to reduce the number of unsheltered individuals and assist up 

to 1,000 persons with needed counseling, training, and housing assistance. 

The second key outcome is to serve populations in the community that might have special needs, 

including seniors, mentally and physically disabled populations, HIV/AIDs persons and their families. 

People with special needs often require advocacy and individualized training and skill-building to help 

them achieve success. The outcomes for the strategy over the plan period will be public service activities 

to assist 500 Persons. 

Neighborhood Environment 

The primary goal is to improve the overall neighborhood conditions. This includes elements such as 

parks, streets, sidewalks (connections), and safety (lighting, code enforcement, public safety, and blight). 

The neighborhood environment-related outcomes will be: 
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• Upgrade the public infrastructure (including lights, sidewalks, and streets) in the targeted 

neighborhoods. 

• Improve neighborhood parks and recreational opportunities in the targeted neighborhoods. 

• Undertake targeted code enforcement activities to remove blighting influences. 

3. Evaluation of past performance 

The 2020 Consolidated Plan was developed during the beginning of the COVID-19 pandemic and 

executed during its height.  Over the past five years, the City and its partners were developed and 

implemented many programs and projects meant to improve the quality of Elkhart’s neighborhoods and 

assist its residents. Nine goals were identified through extensive public meetings and discussions with 

agencies serving the needs of low- and moderate-income clients: 

• Housing Supply.  Focuses on increasing the supply of quality, affordable housing within Elkhart.   

Performance: 40 rental units renovated and added to the housing supply 

• Housing Quality.  This goal focuses on improving the quality of the existing occupied housing 

stock through rehabilitation or targeted code enforcement efforts. 

Performance: 31 owner-occupied housing units renovated. 

• Home Ownership.  Focuses on increasing the rate of homeownership within Elkhart.  This goal 

can be accomplished through financial assistance to purchase a home or through homebuyer 

counseling services. 

Performance: 4 first-time homebuyers received assistance. 

• Increase Median Household Income.  This goal focuses on improving the economic lives of 

Elkhart residents through wealth-building activities such as workforce development initiatives, 

job training, and job creation. 

Performance: 16 residents received job training and job placement services. 

• Reduce Environmental Hazards.  This goal focuses on identifying and remedying environmental 

hazards, which may include lead-based paint, mold, asbestos, or brownfields.   

Performance: 5 blighted structures were demolished and 5 structures were removed from flood prone 

areas. 

• Homeless Prevention.  Homelessness Prevention focuses on activities and services within 

Elkhart that address the homeless population's needs and related sub-populations. . 
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Performance: Over the past five-years, nearly 2,000 people received services designed to prevent 

homelessness or serve existing homeless families. 

• Neighborhood Facilities Improvements.  This goal focuses on improving publicly owned 

infrastructure and facilities in targeted neighborhoods.   

Performance:  8 parks were renovated and improved, potentially benefitting over 35,000 residents. 

• Neighborhood Business Districts.  Neighborhood Business Districts focus on improving the 

appearance, buildings and infrastructure necessary to create an environment that encourages 

job creation, wealth building and provides the essential goods and services for Elkhart's 

neighborhoods. 

Performance: 2 businesses received assistance. 

• Non-Homeless Special Needs.  Non-Homeless Special Needs focuses on populations with special 

needs such as seniors, mentally and physically disabled populations, HIV/AIDs persons and their 

families.  Persons with special needs often require advocacy, individualized training, and skills-

building to help them succeed. 

Performance: Through non-profit partners, over 3,200 residents directly benefitted from various public 

service activities such as: fair housing outreach, senior transportation services, healthcare services, etc. 

4. Summary of citizen participation process and consultation process 

Over the past few years, the City and its partners undertook an extensive community planning and 

public engagement process to determine the redevelopment needs of its residents.  These planning 

efforts include the We THRIVE - Elkhart 2040 (2021), Complete Neighborhood Vision Report (February 

2022), Downtown Elkhart Master Plan (Adopted December 2023), and Benham Neighborhood Plan 

(Adopted July 2024). 

These recent planning efforts spanned over two years and engaged hundreds of residents, business 

owners and stakeholders through focus groups, surveys, public meetings and individual stakeholder 

interviews.  Through these robust community engagement efforts, the community has galvanized 

behind focusing redevelopment efforts in the Pierre Moran Tolson Neighborhood Opportunity Hub. 

To avoid “planning fatigue”, the community engagement process to develop this Consolidated Plan, 

built off these recent planning efforts and served as a catalyst to align future CDBG-related programs 

and projects to support these recently adopted community-driven planning efforts. 

The city’s Consolidated Plan engagement efforts began in mid-December 2024.  The City of Elkhart 

developed an online community needs and fair housing surveys in English and Spanish that was available 
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and distributed to the public between December 16, 2024 and May 10, 2025.  The surveys were 

advertised on the city’s Facebook page, and email distribution lists.  Additionally, the survey was 

advertised at every public meeting.  A total of 258 individuals participated in the surveys.  The survey 

allowed participants to identify additional needs through numerous comment boxes. 

Two initial public hearings were held on Thursday, January 30, 2025.  Both meetings were advertised in 

the Elkhart Truth, notices were sent via email to public agencies and stakeholders, and the City’s 

Facebook page was used. The goal of the planning meetings was to identify community needs in areas 

such as housing, neighborhood development, workforce development, and economic development, as 

well as any other topics residents wanted to discuss.  The facilitators reviewed past CDBG programs and 

goals, described eligible activities, and discussed the estimated CDBG resources that are anticipated to 

be available to address the identified needs. 

Two follow-up public meetings were held on February 13, 2025, and April 24, 2025.  Both meetings were 

advertised to the previous attendees through email, notices printed in the Elkhart Truth and the City’s 

Facebook page.  The purpose of these two meetings was to prioritize the needs identified during the 

previous two public meetings, as well as those identified through the community survey.  

The 30-day public comment period began on May 12, 2025.   Drafts of the Citizen Participation Plan, 

Neighborhood Revitalization Strategy Area Plan, Consolidated Plan, Annual Action were available for 

download on Elkhart’s website.  An email notification was sent through the community development 

email list, and a legal advertisement was placed in the Elkhart Truth. 

A public hearing was held during the regularly scheduled Redevelopment Commission meeting on June 

10, 2025.  No public comments were received during the hearing. 

The citizen participation process directly influenced the goals, outcomes and strategies of the 

Consolidated Plan, Neighborhood Revitalization Strategy Area Plan, and Annual Action Plan.  Residents, 

stakeholders, agency representatives, public officials, neighborhood leaders and community activists 

directly shaped the plans based on their knowledge of community needs, challenges, and opportunities. 

5. Summary of public comments 

Results from the community survey are attached in the appendix.  Those results were used to shape the 

goals and objectives of the plan.  No public comments were received during the 30-day public comment 

period. 

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

All comments and views were accepted. 

7. Summary 
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Over the past few years, the City and its partners undertook an extensive community planning and 

public engagement process to determine the redevelopment needs of its residents.  These planning 

efforts include the We THRIVE - Elkhart 2040 (2021), the Complete Neighborhood Vision Report 

(February 2022), the Downtown Elkhart Master Plan (Adopted December 2023), and the Benham 

Neighborhood Plan (Adopted July 2024). 

The community needs that were identified throughout the past processes and validated during the 

development of this plan can be classified into three focus areas: 

• Housing 

• People 

• Neighborhood Environment 
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The Process 

PR-05 Lead & Responsible Agencies 24 CFR 91.200(b) 

1. Describe agency/entity responsible for preparing the Consolidated Plan and those 

responsible for administration of each grant program and funding source 

The following are the agencies/entities responsible for preparing the Consolidated Plan and 

those responsible for administration of each grant program and funding source. 

Agency Role Name Department/Agency 

Lead  Agency ELKHART   

CDBG Administrator ELKHART Community Development 

Department 

HOPWA Administrator     

HOME Administrator     

HOPWA-C Administrator     

Table 1 – Responsible Agencies 

 
Narrative 

The City of Elkhart Community Development staff is dedicated to working with the residents of Elkhart 

and the Redevelopment Commission to help meet the evolving needs of the community. From daily 

interaction with community members to the five-year Consolidated Plan and its annual updates, the 

Community Development staff works with citizens to create a strong, vibrant Elkhart. Staff assist citizens 

with a variety of programs and services as detailed in the Consolidated Plan. 

Consolidated Plan Public Contact Information 

<div>Ms. Mary Kaczka</div><div>Assistant Director</div><div>Community 

Development</div><div>201 S. Second Street</div><div>Elkhart, IN 

46516</div><div>Mary.Kaczka@coei.org</div><div>www.elkhartindiana.org</div> 
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PR-10 Consultation – 91.100, 91.110, 91.200(b), 91.300(b), 91.215(I) and 

91.315(I) 

1. Introduction 

The City of Elkhart employed a comprehensive outreach campaign to offer opportunities for interested 

residents, stakeholders, elected officials, neighborhood and civic leaders, and community agencies to 

contribute to the development of the Consolidated Plan.  Those efforts included public meetings, 

individual interviews and online surveys. 

Efforts were made to publicize the meetings and events through social media, the city website, direct 

outreach to agency contacts, newspaper advertisements, and past program participants. 

Provide a concise summary of the jurisdiction’s activities to enhance coordination between 

public and assisted housing providers and private and governmental health, mental health 

and service agencies (91.215(I)). 

Coordination between the City of Elkhart and its housing, public and mental health, and social services 

providers will be undertaken by the Community Development Department. This department administers 

the Community Development Block Grant (CDBG) funds and is responsible for coordinating projects 

identified in the consolidated plan.  Within the City of Elkhart, numerous community partners 

collaborate to undertake work and activities that benefit low- and moderate-income residents.   

LaCasa, Inc. and the Elkhart Housing Authority are the two largest providers of affordable housing 

opportunities.  LaCasa provides homeownership counseling services, as well as developing and 

rehabilitating rental and for-sale housing.  The Elkhart Housing Authority is a local public Housing 

Authority and receives various sources of funds through HUD to operate their public housing portfolio. 

They are also the administrators of the Housing Choice Voucher program. The City of Elkhart 

coordinates with the Elkhart Housing Authority to ensure their residents have access to programs and 

services. 

Health Plus Indiana provides housing and supportive services for clients with HIV/AIDS and their families 

for St. Joseph and Elkhart Counties, and they have been long-term recipients of CDBG funds from the 

City of Elkhart. 

Oaklawn is the region’s primary provider of mental health services.  They work closely with many 

agencies on outreach to the community including participation in the Indiana Region 2 Homeless 

Coalition. 

Goodwill Industries is the main job training and workforce development agency.  Goodwill Industries 

offers a range of training opportunities in collaboration with other local agencies.  
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Describe coordination with the Continuum of Care and efforts to address the needs of 

homeless persons (particularly chronically homeless individuals and families, families with 

children, veterans, and unaccompanied youth) and persons at risk of homelessness 

While the City of Elkhart does not provide direct services for homeless prevention, it is an active 

member and participant in the Indiana Region 2 Homeless Coalition. City staff coordinate programs and 

activities with area agencies dedicated to helping reduce and eliminate homelessness within the City of 

Elkhart. The members of the Indiana Region 2 Homeless Coalition work tirelessly to meet the needs of 

homeless clients. In developing this Consolidated Plan, members of the Elkhart Homeless Coalition 

participated in public meetings and online surveys. The City of Elkhart will stay engaged with our 

homeless residents and with our homeless coalition partners to actively reduce homelessness within the 

City of Elkhart. 

Describe consultation with the Continuum(s) of Care that serves the jurisdiction's area in 

determining how to allocate ESG funds, develop performance standards and evaluate 

outcomes, and develop funding, policies and procedures for the administration of HMIS 

The City of Elkhart does not receive ESG funds. The Indiana Region 2 Homeless Coalition is a regional 

planning group for the continuum of care and works with the State of Indiana in areas of policies and 

procedures for the administration of HMIS. 

2. Describe Agencies, groups, organizations and others who participated in the process 

and describe the jurisdictions consultations with housing, social service agencies and other 

entities 
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Table 2 – Agencies, groups, organizations who participated 

1 Agency/Group/Organization LACASA, INC. 

Agency/Group/Organization Type Housing 

Services - Housing 

Services-Elderly Persons 

Services-Persons with Disabilities 

Service-Fair Housing 

What section of the Plan was addressed by 

Consultation? 

Housing Need Assessment 

Market Analysis 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency is on the e-mail and mail distribution list, 

participated in a housing needs interview, and 

attended the January 30, 2025 public planning 

meeting and January 30, 2025 sub-recipient 

meeting. 

2 Agency/Group/Organization Council on Aging of Elkhart County 

Agency/Group/Organization Type Services-Elderly Persons 

Services - Narrowing the Digital Divide 

Regional organization 

What section of the Plan was addressed by 

Consultation? 

Non-Homeless Special Needs 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency is on the e-mail and mail distribution list 

and attended the January 30, 2025 sub-recipient 

meeting. 

3 Agency/Group/Organization YWCA North Central Indiana 

Agency/Group/Organization Type Services - Housing 

Services-Children 

Services-Victims of Domestic Violence 

Services-homeless 

Service-Fair Housing 

Services - Victims 

Regional organization 

Civic Leaders 

What section of the Plan was addressed by 

Consultation? 

Housing Need Assessment 

Homeless Needs - Chronically homeless 

Homeless Needs - Families with children 

Homelessness Needs - Unaccompanied youth 

Anti-poverty Strategy 
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How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency is on the e-mail and mail distribution list 

and attended the January 30, 2025 sub-recipient 

meeting. 

4 Agency/Group/Organization Northern Indiana Workforce Board, Inc. WorkOne 

Agency/Group/Organization Type Services-Education 

Services-Employment 

Other government - State 

Business Leaders 

What section of the Plan was addressed by 

Consultation? 

Economic Development 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency is on the e-mail and mail distribution list 

and is a member of the CoC Region 2 homeless 

coalition. 

5 Agency/Group/Organization GOODWILL OF MICHIANA 

Agency/Group/Organization Type Services-Persons with Disabilities 

Services-Education 

Services-Employment 

Regional organization 

What section of the Plan was addressed by 

Consultation? 

Non-Homeless Special Needs 

Economic Development 

Anti-poverty Strategy 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency is on the e-mail and mail distribution list 

and attended the January 30, 2025 sub-recipient 

meeting. 

6 Agency/Group/Organization Health Plus Indiana 

Agency/Group/Organization Type Services - Housing 

Services-Persons with HIV/AIDS 

Services-homeless 

Services-Health 

Regional organization 

What section of the Plan was addressed by 

Consultation? 

Housing Need Assessment 

Homelessness Strategy 

Non-Homeless Special Needs 
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How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency is on the e-mail and mail distribution list 

and attended the January 30, 2025 sub-recipient 

meeting. 

8 Agency/Group/Organization HABITAT FOR HUMANITY OF ELKHART COUNTY 

Agency/Group/Organization Type Services - Housing 

Services-Education 

Service-Fair Housing 

Regional organization 

What section of the Plan was addressed by 

Consultation? 

Housing Need Assessment 

Anti-poverty Strategy 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency is on the e-mail and mail distribution list 

and attended the January 30, 2025 sub-recipient 

meeting.  Agency is a member of the CoC Region 2 

homeless coalition and participated in the 

housing needs focus group. 

9 Agency/Group/Organization REAL SERVICES, INC. 

Agency/Group/Organization Type Services-Elderly Persons 

Services-Persons with Disabilities 

Regional organization 

What section of the Plan was addressed by 

Consultation? 

Non-Homeless Special Needs 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency is on the e-mail and mail distribution list 

and is a member of the CoC Region 2 homeless 

coalition. 

10 Agency/Group/Organization Greater Elkhart Chamber of Commerce 

Agency/Group/Organization Type Business and Civic Leaders 

What section of the Plan was addressed by 

Consultation? 

Housing Need Assessment 

Economic Development 

Market Analysis 

Anti-poverty Strategy 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency is on the e-mail and mail distribution list, 

participated in the community planning meetings 

and sub-recipient meeting on January 30, 2025 
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12 Agency/Group/Organization Elkhart Community Schools 

Agency/Group/Organization Type Services-Education 

Other government - Local 

What section of the Plan was addressed by 

Consultation? 

Anti-poverty Strategy 

Education 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency is on the e-mail and mail distribution list.  

The Elkhart schools helped notify parents and 

families about the various public planning 

meetings in the community. 

13 Agency/Group/Organization The Faith Mission 

Agency/Group/Organization Type Services - Housing 

Services-homeless 

What section of the Plan was addressed by 

Consultation? 

Housing Need Assessment 

Homelessness Strategy 

Homeless Needs - Chronically homeless 

Homeless Needs - Families with children 

Homelessness Needs - Veterans 

Homelessness Needs - Unaccompanied youth 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency is on the e-mail and mail distribution list 

and is a member of the CoC Region 2 homeless 

coalition. 

14 Agency/Group/Organization Oaklawn Psychiatric Center 

Agency/Group/Organization Type Services-homeless 

Services-Health 

Health Agency 

Regional organization 

What section of the Plan was addressed by 

Consultation? 

Housing Need Assessment 

Homelessness Strategy 

Homeless Needs - Chronically homeless 

Homeless Needs - Families with children 

Homelessness Needs - Veterans 

Homelessness Needs - Unaccompanied youth 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency is on the e-mail and mail distribution list 

and is a member of the CoC Region 2 homeless 

coalition 
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15 Agency/Group/Organization CHURCH COMMUNITY SERVICES 

Agency/Group/Organization Type Services-homeless 

Services-Education 

Regional organization 

What section of the Plan was addressed by 

Consultation? 

Homelessness Strategy 

Anti-poverty Strategy 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency is on the e-mail and mail distribution list 

and is a member of the CoC Region 2 homeless 

coalition. 

16 Agency/Group/Organization City of Elkhart Planning and Zoning Department 

Agency/Group/Organization Type Services - Housing 

Service-Fair Housing 

Agency - Managing Flood Prone Areas 

Agency - Management of Public Land or Water 

Resources 

Agency - Emergency Management 

Other government - Local 

Civic Leaders 

Grantee Department 

What section of the Plan was addressed by 

Consultation? 

Housing Need Assessment 

Lead-based Paint Strategy 

Public Housing Needs 

Homelessness Strategy 

Homeless Needs - Chronically homeless 

Homeless Needs - Families with children 

Homelessness Needs - Veterans 

Homelessness Needs - Unaccompanied youth 

Non-Homeless Special Needs 

HOPWA Strategy 

Economic Development 

Market Analysis 

Anti-poverty Strategy 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Many divisions of the City of Elkhart were 

consulted including planning, human relations 

commission, economic development, etc. in 

developing this plan. Elected and appointed 

officials were asked for comments and input in 

the process. 
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17 Agency/Group/Organization Housing Authority of the City of Elkhart 

Agency/Group/Organization Type Housing 

PHA 

Services - Housing 

Other government - Local 

What section of the Plan was addressed by 

Consultation? 

Housing Need Assessment 

Lead-based Paint Strategy 

Public Housing Needs 

Homeless Needs - Chronically homeless 

Homelessness Needs - Veterans 

Anti-poverty Strategy 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Agency is on the e-mail and mail distribution list 

and is a member of the CoC Region 2 homeless 

coalition.  The housing authority also provided 

much information for this plan. 

18 Agency/Group/Organization BROADBANDNOW 

Agency/Group/Organization Type Services - Broadband Internet Service Providers 

Services - Narrowing the Digital Divide 

What section of the Plan was addressed by 

Consultation? 

Economic Development 

Anti-poverty Strategy 

How was the Agency/Group/Organization 

consulted and what are the anticipated 

outcomes of the consultation or areas for 

improved coordination? 

Broadbandnow was consulted to examine the 

range of high-speed internet providers available 

in Elkhart, cost and services available. 

 

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

Every effort was made to contact relevant agencies, and there were no agencies that were intentionally 

not consulted. 

 

Other local/regional/state/federal planning efforts considered when preparing the Plan 

Name of Plan Lead 
Organization 

How do the goals of your Strategic Plan overlap with the 
goals of each plan? 

Continuum of Care Indiana Region 2 

Homeless 

Coalition 

The same goals to reduce and end homelessness are shared 

by the Continuum and the City of Elkhart's Strategic Plan. 
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Name of Plan Lead 
Organization 

How do the goals of your Strategic Plan overlap with the 
goals of each plan? 

City of Elkhart 

Housing Strateg 

City of Elkhart / 

EnFocus 

The results and recommendations of this plan were used to 

shape the goals of the Strategic Plan to ensure coordinated 

strategies. 

Downtown Master 

Plan (December 

2023) 

City of Elkhart The results and recommendations of this plan were used to 

shape the goals of the Strategic Plan to ensure coordinated 

strategies. 

Benham 

Neighborhood Plan 

(July 2024) 

City of Elkhart The results and recommendations of this plan were used to 

shape the goals of the Strategic Plan to ensure coordinated 

strategies.  Benham is a a target neighborhood. 

We THRIVE - Elkhart 

2040 (2021) 

City of Elkhart The results and recommendations of this plan were used to 

shape the goals of the Strategic Plan to ensure coordinated 

strategies. 

City of Elkhart 

Housing Strategy 

City of Elkhart The results and recommendations of this plan were used to 

shape the goals of the Strategic Plan to ensure coordinated 

strategies. 

Complete 

Neighborhood Vision 

Report (Feb 2022) 

City of Elkhart The results and recommendations of this plan were used to 

shape the goals of the Strategic Plan to ensure coordinated 

strategies.  The neighborhoods outlined in this plan are 

target neighborhoods in the 2025 NRSA plan. 

Table 3 – Other local / regional / federal planning efforts 

Describe cooperation and coordination with other public entities, including the State and any 

adjacent units of general local government, in the implementation of the Consolidated Plan 

(91.215(l)) 

 

Narrative (optional): 

 



Demo 

  Consolidated Plan ELKHART     17 

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

PR-15 Citizen Participation – 91.105, 91.115, 91.200(c) and 91.300(c) 

1. Summary of citizen participation process/Efforts made to broaden citizen participation 
Summarize citizen participation process and how it impacted goal-setting 
 

Over the past few years, the City and its partners undertook an extensive community planning and public engagement process to determine the 

redevelopment needs of its residents.  These planning efforts include the We THRIVE - Elkhart 2040 (2021), Complete Neighborhood Vision 

Report (February 2022), Downtown Elkhart Master Plan (Adopted December 2023), and Benham Neighborhood Plan (Adopted July 2024). 

These recent planning efforts spanned over two years and engaged hundreds of residents, business owners and stakeholders through focus 

groups, surveys, public meetings and individual stakeholder interviews.  Through these robust community engagement efforts, the community 

has galvanized behind focusing redevelopment efforts in the Pierre Moran Tolson Neighborhood Opportunity Hub. 

To avoid “planning fatigue,” the community engagement process for developing this Consolidated Plan built upon recent planning efforts and 

served as a catalyst to align future CDBG-related programs and projects with these recently adopted community-driven planning efforts. 

The city’s Consolidated Plan engagement efforts began in mid-December 2024.  The City of Elkhart developed an online community needs and 

fair housing surveys in English and Spanish that was available and distributed to the public between December 16, 2024 and May 10, 2025.  The 

surveys were advertised on the city’s Facebook page, and email distribution lists.  In addition, the survey was advertised at each public 

meeting.  A total of 258 individuals participated in the surveys.  The survey allowed participants to identify additional needs through numerous 

comment boxes. 

Two initial public hearings were held on Thursday, January 30, 2025.  Both meetings were advertised in the Elkhart Truth, notices were sent via 

email to public agencies and stakeholders, and the City’s Facebook page was used. The goal of the planning meetings was to identify community 

needs in areas such as housing, neighborhood development, workforce and economic development, and any other topics residents wanted to 

discuss.  The facilitators reviewed past CDBG programs and goals, described eligible activities, and discussed the estimated CDBG resources that 

are anticipated to be available to address the identified needs. 
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Two follow-up public meetings were held on February 13, 2025 and April 24, 2025.  Both meetings were advertised to the previous attendees 

through email, notices printed in the Elkhart Truth and the City’s Facebook page.  The purpose of these two meetings was to prioritize the needs 

identified during the previous two public meetings, as well as those identified through the community survey.  

The 30-day public comment period began on May 12, 2025.   Drafts of the Citizen Participation Plan, Neighborhood Revitalization Strategy Area 

Plan, Consolidated Plan, Annual Action were available for download on Elkhart’s website.  An email notification was sent through the community 

development email list, and a legal advertisement was placed in the Elkhart Truth. 

A public hearing was held during the Redevelopment Commission’s June 10, 2025 meeting.  The ConPlan, Action Plan and NRSA were 

presented.  No public comments were received during the meeting. 

The citizen participation process directly influenced the goals, outcomes and strategies of the Consolidated Plan, Neighborhood Revitalization 

Strategy Area Plan, and Annual Action Plan.  Residents, stakeholders, agency representatives, public officials, neighborhood leaders and 

community activists directly shaped the plans based on their knowledge of community needs, challenges, and opportunities.  All comments and 

suggestions received through the planning process were incorporated.  
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Citizen Participation Outreach 

Sort Or
der 

Mode of Outr
each 

Target of Outr
each 

Summary of  
response/atten

dance 

Summary of  
comments rec

eived 

Summary of com
ments not 
accepted 

and reasons 

URL (If applicable) 

1 Internet 

Outreach 

Non-English 

Speaking - 

Specify other 

language: 

Spanish 

  

Non-

targeted/broa

d community 

An online survey 

of community 

needs, and 

priorities was 

published on 

December 16, 

2024 in both 

English and 

Spanish. 258 

responses were 

receive 

The comments 

are 

summarized in 

the Executive 

Summary and 

Needs 

Assessment 

sections 

All comments 

were accepted 

https://es.surveymonkey.com/r/Elkhart

_ES_FH2025 

3 Newspaper 

Ad 

Non-

targeted/broa

d community 

A newspaper ad 

was placed in 

the Elkhart Truth 

on January 24th, 

25th and 28th to 

advertise the 

January 30th 

public meetings 

and the 

February 13th 

subrecipient 

meeting. 

N/A N/A   
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Sort Or
der 

Mode of Outr
each 

Target of Outr
each 

Summary of  
response/atten

dance 

Summary of  
comments rec

eived 

Summary of com
ments not 
accepted 

and reasons 

URL (If applicable) 

4 Public 

Meeting 

Minorities 

  

Non-

targeted/broa

d community 

A public meeting 

was held 

January 30, 2025 

- 9:30am at the 

Tolson Center. 

The comments 

are 

summarized in 

the Executive 

Summary and 

Needs 

Assessment 

sections 

All comments 

were accepted 

  

5 Public 

Meeting 

Minorities 

  

Non-

targeted/broa

d community 

A public meeting 

was held 

January 30, 2025 

- 6:30pm at the 

Tolson 

Community 

Center. This 

meeting was 

attended by 

approximately 

20 

neighborhood 

residents and 

community 

stakeholders. 

The comments 

are 

summarized in 

the Executive 

Summary and 

Needs 

Assessment 

sections 

All comments 

were accepted 
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Sort Or
der 

Mode of Outr
each 

Target of Outr
each 

Summary of  
response/atten

dance 

Summary of  
comments rec

eived 

Summary of com
ments not 
accepted 

and reasons 

URL (If applicable) 

6 Public 

Meeting 

Neighborhood 

associations 

and public 

agencies 

A public meeting 

and information 

session with 

potential 

subrecipients 

and interested 

agencies was 

held on February 

13, 2025 at 

9:30am at the 

Elkhart Public 

Library. This 

meeting was 

also streamed 

via Teams. 

N/A N/A   

7 Public 

Meeting 

Minorities 

  

Non-

targeted/broa

d community 

  

Targeted 

neighborhood 

residents 

A public meeting 

was held on 

February 13, 

2025 at 6:30pm 

at the Tolson 

Center. 

The comments 

are 

summarized in 

the Executive 

Summary and 

Needs 

Assessment 

sections 

All comments 

were accepted 
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Sort Or
der 

Mode of Outr
each 

Target of Outr
each 

Summary of  
response/atten

dance 

Summary of  
comments rec

eived 

Summary of com
ments not 
accepted 

and reasons 

URL (If applicable) 

12 Public 

Meeting 

Non-

targeted/broa

d community 

A public meeting 

was held on 

April 24, 2025 at 

6:30pm at the 

Tolson Center. 

The comments 

are 

summarized in 

the Executive 

Summary and 

Needs 

Assessment 

sections 

All comments 

were accepted 

  

13 Newspaper 

Ad 

Non-

targeted/broa

d community 

A notice of the 

30-day comment 

period and 

public hearings 

was placed in 

the Elkhart Truth 

on May 17, 

2025.  The 30-

day comment 

period ran from 

May 19th to 

June 18th. 

N/A N/A   
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Sort Or
der 

Mode of Outr
each 

Target of Outr
each 

Summary of  
response/atten

dance 

Summary of  
comments rec

eived 

Summary of com
ments not 
accepted 

and reasons 

URL (If applicable) 

14 Public Hearing Non-

targeted/broa

d community 

A public hearing 

was held June 

10, 2025 at 

4:00pm during 

the 

Redevelopment 

Commission 

regularly 

scheduled 

meeting. 

No comments 

were received 

N/A   

16 Public 

Meeting 

Non-

targeted/broa

d community 

The final 

Consolidated 

Pland and Action 

Plan was 

presented to 

City Council on 

Monday July 7, 

2025 during 

their regularly 

scheduled 

meeting.  The 

plan was 

adopted that 

evening. 

No comments 

were received. 

N/A   

Table 4 – Citizen Participation Outreach 
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Needs Assessment 

NA-05 Overview 

Needs Assessment Overview 

The identified needs were the result of extensive public engagement efforts over the past few years to 

develop the We Thrive Plan and related neighborhood plan, as well as surveys, and public meetings.  
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NA-10 Housing Needs Assessment - 24 CFR 91.205 (a,b,c) 

Summary of Housing Needs 

The City of Elkhart has an estimated 21,693 households, of which 52.7% (11,432 households) are 

homeowners and 47.3% (10,261 households) are renters.  The availability of quality, affordable housing 

was the single biggest issue identified during the public engagement process.  The 2017 – 2021 

Comprehensive Housing Affordability Strategy (CHAS) data largely confirms the community concerns 

regarding housing affordability and quality in the City of Elkhart. 

Of the low- and moderate-income renter households, 3,870 (58.4%) are paying more than 30% of their 

income toward housing costs, and 2,040 (30.7%) are paying over 50% of their income toward housing 

costs.  Within these groups, the majority are earning less than half of the Area Median Income (AMI).  As 

table 6 and 7 indicate, these households are mostly small related (2-person families, non-elderly), 

“other”, which is likely single individuals, or unrelated households. This is likely a result of lower wage 

employment, coupled with high housing costs in Elkhart.  

Of the low- and moderate homeowner households, 1,680 (35.3%) are paying more than 30% of their 

income toward housing costs, and 740 (15.6%) are paying more than 50%.  Within these groups, small 

related and elderly households comprise the majority of the cost burdened homeowners.  

Demographics Base Year:  2020 Most Recent Year:  2023 % Change 

Population 53,923 53,726 -0% 

Households 20,562 21,693 6% 

Median Income $40,101.00 $47,885.00 19% 

Table 5 - Housing Needs Assessment Demographics 

 
Alternate Data Source Name: 
2023 ACS 
Data Source Comments:  

 

Number of Households Table 

 0-30% 
HAMFI 

>30-50% 
HAMFI 

>50-80% 
HAMFI 

>80-100% 
HAMFI 

>100% 
HAMFI 

Total Households 0 0 0 0   

Small Family Households 0 0 0 0   

Large Family Households 0 0 0 0   

Household contains at least one 

person 62-74 years of age 0 0 0 0   

Household contains at least one 

person age 75 or older 0 0 0 0   



Demo 

  Consolidated Plan ELKHART     27 

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

 0-30% 
HAMFI 

>30-50% 
HAMFI 

>50-80% 
HAMFI 

>80-100% 
HAMFI 

>100% 
HAMFI 

Households with one or more 

children 6 years old or younger 0 0 0 0   

Table 6 - Total Households Table 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source Comments: Data in graphic 

 

 
Table 6 Number of Households 
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Housing Needs Summary Tables 

1. Housing Problems (Households with one of the listed needs) 

 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Substandard 

Housing - 

Lacking 

complete 

plumbing or 

kitchen facilities 0 155 50 35 240 10 10 55 4 79 

Severely 

Overcrowded - 

With >1.51 

people per 

room (and 

complete 

kitchen and 

plumbing) 105 15 4 10 134 0 15 0 0 15 

Overcrowded - 

With 1.01-1.5 

people per 

room (and none 

of the above 

problems) 155 45 40 20 260 0 0 10 0 10 

Housing cost 

burden greater 

than 50% of 

income (and 

none of the 

above 

problems) 1,285 435 40 0 1,760 380 250 95 0 725 

Housing cost 

burden greater 

than 30% of 

income (and 

none of the 

above 

problems) 175 860 620 75 1,730 140 325 460 205 1,130 
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 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

Zero/negative 

Income (and 

none of the 

above 

problems) 695 0 0 0 695 105 0 0 0 105 

Table 7 – Housing Problems Table 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source 
Comments:  

 

2. Housing Problems 2 (Households with one or more Severe Housing Problems: Lacks kitchen 

or complete plumbing, severe overcrowding, severe cost burden) 

 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-
30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Having 1 or more of 

four housing 

problems 1,510 650 130 65 2,355 375 280 154 4 813 

Having none of four 

housing problems 1,214 1,155 1,760 810 4,939 304 885 2,639 1,460 5,288 

Household has 

negative income, 

but none of the 

other housing 

problems 705 0 0 0 705 105 0 0 0 105 

Table 8 – Housing Problems 2 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source 
Comments:  
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3. Cost Burden > 30% 

 Renter Owner 

0-30% 
AMI 

>30-50% 
AMI 

>50-
80% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Small Related 750 515 200 1,465 205 165 245 615 

Large Related 90 30 15 135 15 0 0 15 

Elderly 275 515 155 945 234 335 170 739 

Other 595 395 340 1,330 60 105 135 300 

Total need by 

income 

1,710 1,455 710 3,875 514 605 550 1,669 

Table 9 – Cost Burden > 30% 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source 
Comments:  

 

4. Cost Burden > 50% 

 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Small Related 625 115 0 740 205 65 30 300 

Large Related 40 0 0 40 15 0 0 15 

Elderly 210 265 30 505 135 120 65 320 

Other 510 205 40 755 25 80 0 105 

Total need by 

income 

1,385 585 70 2,040 380 265 95 740 

Table 10 – Cost Burden > 50% 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source 
Comments:  
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5. Crowding (More than one person per room) 

 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

>80-
100% 
AMI 

Total 

NUMBER OF HOUSEHOLDS 

Single family 

households 260 60 44 10 374 0 15 10 0 25 

Multiple, unrelated 

family households 0 0 0 10 10 0 0 10 0 10 

Other, non-family 

households 0 0 0 10 10 0 0 0 0 0 

Total need by 

income 

260 60 44 30 394 0 15 20 0 35 

Table 11 – Crowding Information – 1/2 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source 
Comments:  

 

 Renter Owner 

0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 0-30% 
AMI 

>30-
50% 
AMI 

>50-
80% 
AMI 

Total 

Households with 

Children Present 695 290 415 1,400 84 70 725 879 

Table 12 – Crowding Information – 2/2 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source 
Comments:  

 

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

Within Elkhart there are 5,849 single-person households, which is 30.7% of the total households.  Within 

those single-person households, 2,094 (11%) are 65 or older.  The majority of elderly persons living 

alone are female (1,388 females vs. 706 males).   As the population continues to age, those individuals 

may have difficulty maintaining their properties and/or living alone.  

Estimate the number and type of families in need of housing assistance who are disabled or 

victims of domestic violence, dating violence, sexual assault and stalking. 
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According to the housing authority, there are 88 families with disabilities on the public housing waiting 

list, and 141 families with disabilities on the Housing Choice Voucher waiting list.  The majority of those 

families earn less than 30% AMI. 

 

What are the most common housing problems? 

The most common housing problem is cost burden, as evidenced by the Census data and feedback from 

the community.  

 

 

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

Small related and elderly homeowners are more likely to be cost burdened than other populations.  This 

is likely because within these households there is only one source of income including wages, 

retirement, social security, and disability payments.  Those populations are at risk because many are 

likely living on month-to-month income payments and have limited savings or security net in times of 

crisis. 

Describe the characteristics and needs of Low-income individuals and families with children 

(especially extremely low-income) who are currently housed but are at imminent risk of 

either residing in shelters or becoming unsheltered 91.205(c)/91.305(c)). Also discuss the 

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

assistance and are nearing the termination of that assistance 

Based on input from agencies serving low/mod individuals and families, at-risk populations, including 

low-income individuals and families who are currently housed but are at risk of becoming unsheltered 

and formerly homeless families and individuals receiving assistance, are generally characterized by low 

education, lack of jobs, low paying jobs, large families, lack of financial management skills, substance 

abuse, lack of opportunities, lack of awareness of available resources, poor credit, criminal background, 

domestic violence, PTSD, and skills gaps to manage applications for assistance. These individuals and 

families need education, training, better paying jobs, financial management training, substance abuse 

treatment, access to crisis services, case management and advocacy to provide stability/prevent 

homelessness, and counseling. 

Short-term housing assistance without supportive services is unlikely to address the needs of these 

individuals and families. Housing stability requires wraparound supportive services to ensure these 

individuals and families are positioned for success. 
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If a jurisdiction provides estimates of the at-risk population(s), it should also include a 

description of the operational definition of the at-risk group and the methodology used to 

generate the estimates: 

N/A 

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

increased risk of homelessness 

The City of Elkhart has a severe shortage of rental housing that is affordable for households with very 

low incomes.  Specific housing characteristics that can lead to housing instability and homelessness 

include but are not limited to: escalating rent and utility costs, severe cost burden, predatory lending 

and predatory landlords, and poor housing conditions. 

Discussion 

The wide affordability gap for those households earning less than 30% AMI is distressing and is a priority 

need in the City of Elkhart.  Addressing this need is especially important since Elkhart’s economy is tied 

to the Recreation Vehicle industry, which is extremely susceptible to economic turbulence.  However, 

solving this housing mismatch will require creative financing solutions that will involve, federal, state 

and local resources.  The City of Elkhart must balance its housing market and develop units across the 

income spectrum. 
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NA-15 Disproportionately Greater Need: Housing Problems – 91.205 (b)(2) 

Assess the need of any racial or ethnic group that has disproportionately greater need in comparison to 

the needs of that category of need as a whole. 

Introduction 

Elkhart’s racial composition is 62.5% white, 12.3% black, 0.6% Asian, 0.2% American Indian, 9.1% Two or 

more races, and 15.3% other.  Hispanics comprise 27.45% of Elkhart’s population. 

0%-30% of Area Median Income 

Housing Problems Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 2,180 1,228 0 

White 1,020 695 0 

Black / African American 660 225 0 

Asian 0 20 0 

American Indian, Alaska Native 0 4 0 

Pacific Islander 0 0 0 

Hispanic 500 284 0 

0 0 0 0 

Table 13 - Disproportionally Greater Need 0 - 30% AMI 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source Comments:  

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

30%-50% of Area Median Income 

Housing Problems Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 2,035 935 0 

White 1,180 795 0 

Black / African American 490 75 0 

Asian 0 0 0 
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Housing Problems Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 365 65 0 

0 0 0 0 

Table 14 - Disproportionally Greater Need 30 - 50% AMI 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source Comments:  

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

50%-80% of Area Median Income 

Housing Problems Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 1,314 3,374 0 

White 870 2,310 0 

Black / African American 259 320 0 

Asian 0 24 0 

American Indian, Alaska Native 0 15 0 

Pacific Islander 0 0 0 

Hispanic 185 705 0 

0 0 0 0 

Table 15 - Disproportionally Greater Need 50 - 80% AMI 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source Comments:  

 
*The four housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per 

room, 4.Cost Burden greater than 30% 
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80%-100% of Area Median Income 

Housing Problems Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 335 2,005 0 

White 235 1,235 0 

Black / African American 15 285 0 

Asian 0 15 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 85 470 0 

0 0 0 0 

Table 16 - Disproportionally Greater Need 80 - 100% AMI 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source Comments:  

 
*The four housing problems are:  
1. Lacks complete kitchen facilities, 2. Lacks complete plumbing facilities, 3. More than one person per 

room, 4.Cost Burden greater than 30% 

Discussion 

24 CFR 91.205(b)(2) defines disproportionately greater need as when the percentage of persons in a 

category of need who are members of a particular racial or ethnic group is at least 10 percentage points 

higher than the percentage of persons in the category as a whole.  

According to this definition, very low income and low-income Black households have a disproportional 

need. 
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NA-20 Disproportionately Greater Need: Severe Housing Problems – 91.205 

(b)(2) 

Assess the need of any racial or ethnic group that has disproportionately greater need in comparison to 

the needs of that category of need as a whole. 

Introduction 

Elkhart’s racial composition is 62.5% white, 12.3% black, 0.6% Asian, 0.2% American Indian, 9.1% Two or 

more races, and 15.3% other.  Hispanics comprise 27.45% of Elkhart’s population. 

0%-30% of Area Median Income 

Severe Housing Problems* Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 1,885 1,518 0 

White 785 930 0 

Black / African American 600 280 0 

Asian 0 20 0 

American Indian, Alaska Native 0 4 0 

Pacific Islander 0 0 0 

Hispanic 500 284 0 

0 0 0 0 

Table 17 – Severe Housing Problems 0 - 30% AMI 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source Comments:  

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

30%-50% of Area Median Income 

Severe Housing Problems* Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 930 2,040 0 

White 590 1,385 0 

Black / African American 255 310 0 
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Severe Housing Problems* Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Asian 0 0 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 85 345 0 

Other 0 0 0 

Table 18 – Severe Housing Problems 30 - 50% AMI 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source Comments:  

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

50%-80% of Area Median Income 

Severe Housing Problems* Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 284 4,399 0 

White 205 2,970 0 

Black / African American 44 535 0 

Asian 0 24 0 

American Indian, Alaska Native 0 15 0 

Pacific Islander 0 0 0 

Hispanic 35 855 0 

Other 0 0 0 

Table 19 – Severe Housing Problems 50 - 80% AMI 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source Comments:  

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

Severe Housing Problems* Has one or more of 
four housing 

problems 

Has none of the 
four housing 

problems 

Household has 
no/negative 

income, but none 
of the other 

housing problems 

Jurisdiction as a whole 69 2,270 0 

White 55 1,415 0 

Black / African American 0 300 0 

Asian 0 15 0 

American Indian, Alaska Native 0 0 0 

Pacific Islander 0 0 0 

Hispanic 14 540 0 

Other 0 0 0 

Table 20 – Severe Housing Problems 80 - 100% AMI 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source Comments:  

 

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

24 CFR 91.205(b)(2) defines disproportionately greater need as when the percentage of persons in a 

category of need who are members of a particular racial or ethnic group is at least 10 percentage points 

higher than the percentage of persons in the category as a whole.  

Based on this definition, very low-income Black households have severe housing problems at 

disproportionately greater need. 
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NA-25 Disproportionately Greater Need: Housing Cost Burdens – 91.205 (b)(2) 

Assess the need of any racial or ethnic group that has disproportionately greater need in comparison to 

the needs of that category of need as a whole. 

Introduction:  

Elkhart’s racial composition is 62.5% white, 12.3% black, 0.6% Asian, 0.2% American Indian, 9.1% Two or 

more races, and 15.3% other.  Hispanics comprise 27.45% of Elkhart’s population. 

Housing Cost Burden 

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

Jurisdiction as a whole 14,499 3,075 2,830 814 

White 10,350 1,715 1,475 385 

Black / African American 1,420 555 840 125 

Asian 120 0 0 20 

American Indian, Alaska 

Native 19 0 0 0 

Pacific Islander 15 0 0 0 

Hispanic 2,370 630 465 284 

Other 0 175 50 0 

Table 21 – Greater Need: Housing Cost Burdens AMI 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source Comments:  

 

Discussion:  

24 CFR 91.205(b)(2) defines disproportionately greater need as when the percentage of persons in a 

category of need who are members of a particular racial or ethnic group is at least 10 percentage points 

higher than the percentage of persons in the category as a whole.  

There is a high percentage of Black / African American households with a cost burden greater than 50%, 

compared to the overall percentage of Black / African American households. 
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NA-30 Disproportionately Greater Need: Discussion – 91.205(b)(2) 

Are there any Income categories in which a racial or ethnic group has disproportionately 

greater need than the needs of that income category as a whole? 

While not technically within the definition disproportionately greater need, there is a high percentage of 

Black / African American households with a cost burden greater than 50%, compared to the overall 

percentage of Black / African American households. 

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

While there are few instances of disproportionately greater need, cost burden is an issue for many 

Elkhart households regardless of race and ethnicity.  

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

community? 

Areas of racial concentration are found in the southern areas, with the highest concentration in the 

neighborhoods immediately south of Downtown Elkhart.  Those neighborhoods are target investment 

areas over the 5-year period of this plan.  
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NA-35 Public Housing – 91.205(b) 

Introduction 

The Elkhart Housing Authority is a high-performing public housing agency that owns and manages 672 housing units and administers 727 

Housing Choice Vouchers.  Many of their housing units serve households with the greatest need in Elkhart, and additional units for very low-

income renters are needed.  The housing authority currently partners with Elkhart’s community-based organizations to provide services for their 

residents, and should continue and expand those partnerships.  

 Totals in Use 

Program Type 

 Certificate Mod-
Rehab 

Public 
Housing 

Vouchers 

Total Project -
based 

Tenant -
based 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Disabled 
* 

# of units vouchers in use 0 0 635 758 0 750 3 0 0 

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

 
Data Source: PIC (PIH Information Center) 
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 Characteristics of Residents 

 

Program Type 

 Certificate Mod-
Rehab 

Public 
Housing 

Vouchers 

Total Project -
based 

Tenant -
based 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Average Annual Income 0 0 8,878 10,874 0 10,855 7,890 0 

Average length of stay 0 0 4 3 0 3 0 0 

Average Household size 0 0 2 2 0 2 1 0 

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

# of Elderly Program Participants 

(>62) 0 0 150 69 0 67 1 0 

# of Disabled Families 0 0 156 206 0 203 1 0 

# of Families requesting accessibility 

features 0 0 635 758 0 750 3 0 

# of HIV/AIDS program participants 0 0 0 0 0 0 0 0 

# of DV victims 0 0 0 0 0 0 0 0 

Table 23 – Characteristics of Public Housing Residents by Program Type  

 

Data Source: PIC (PIH Information Center) 
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 Race of Residents 

Program Type 

Race Certificate Mod-
Rehab 

Public 
Housing 

Vouchers 

Total Project -
based 

Tenant -
based 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Disabled 
* 

White 0 0 355 334 0 328 2 0 0 

Black/African American 0 0 259 417 0 415 1 0 0 

Asian 0 0 1 3 0 3 0 0 0 

American Indian/Alaska 

Native 0 0 1 1 0 1 0 0 0 

Pacific Islander 0 0 19 3 0 3 0 0 0 

Other 0 0 0 0 0 0 0 0 0 

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

Table 24 – Race of Public Housing Residents by Program Type 
Data Source: PIC (PIH Information Center) 

 

Ethnicity of Residents 

Program Type 

Ethnicity Certificate Mod-
Rehab 

Public 
Housing 

Vouchers 

Total Project -
based 

Tenant -
based 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Disabled 
* 

Hispanic 0 0 30 18 0 18 0 0 0 

Not Hispanic 0 0 605 740 0 732 3 0 0 

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

Table 25 – Ethnicity of Public Housing Residents by Program Type 
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Data Source: PIC (PIH Information Center) 
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Section 504 Needs Assessment: Describe the needs of public housing tenants and applicants 

on the waiting list for accessible units: 

According to the Housing Authority’s most recent annual plan, there are currently 533 families on the 

waitlist for public housing, 88 of those families are disabled, and 22 need accessible units.  The Elkhart 

Housing Authority understands there is a need for additional accessible units within its portfolio.    

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

During the focus group interviews with the Housing Authority staff, one of the most pressing needs for 

its clients is short-term or emergency rental assistance for clients who get behind in rent and face 

eviction.  Many clients are very low income and have little room in their monthly budgets for 

emergencies and may get behind in rent from time to time.  With Elkhart’s tight rental housing market, 

there may be little incentive for landlords to work with those clients to avoid eviction. 

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

The housing needs of the PHA clients closely mirror Elkhart’s overall population needs.  The percentage 

of disabled families on the waiting list (17%) is close to Elkhart’s disability rate.   Additionally, the need 

for emergency rental assistance, or eviction prevention efforts, was discussed in many focus groups and 

community meetings. 

Discussion 

The Elkhart Housing Authority is a high-performing public housing agency that owns and manages 672 

housing units and administers 727 Housing Choice Vouchers.  The agency also administers a Section 8 

Homeownership Program, which currently has eight (8) participants in the program. The Family Self-

Sufficiency program has currently 76 participants. Of that number, 63 % are employed, twelve clients 

have obtained employment, and fourteen clients have received wage increases or promotions. Almost a 

third of the 76 clients are earning escrow funds at this time.   

The agency seeks to expand affordable housing opportunities within Elkhart by partnering with other 

non-profit agencies.   Many of their housing units serve households with the greatest need in Elkhart, 

and additional units for very low-income renters are needed. 
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NA-40 Homeless Needs Assessment – 91.205(c) 

Introduction: 

The City of Elkhart is a member of the Indiana Region 2 Homeless Coalition and part of the Region 2 area for the Statewide Homeless programs 

through the State of Indiana. The City does not provide services directly to homeless persons but works with local agencies to serve our 

homeless residents. Because Elkhart is a small city it does not have agencies that work exclusively within its borders but rather on a county-wide 

basis. The members of the Indiana Region 2 Homeless Coalition work cooperatively across agencies and jurisdictional borders to best meet the 

needs of our local homeless clients. 

Data from the 1/24/2024 point in time count is provided by county for Elkhart, Kosciusko and Marshall Counties as participants in Region 2 

CofC.  The Sheltered and Unsheltered data below are the combined numbers for the Region 2 counties.  The numbers in parentheses under the 

population column show the number of homeless in Elkhart County alone. The sheltered and unsheltered homeless are reported only as totals 

for Region 2 in the 2024 PIT data, so this breakdown is not available for Elkhart County, though the vast majority of homeless reside in Elkhart 

County. 

Homeless Needs Assessment  

Population Estimate the # of persons 
experiencing homelessness 

on a given night 

Estimate the # 
experiencing 

homelessness 
each year 

Estimate the # 
becoming 
homeless 
each year 

Estimate the # 
exiting 

homelessness 
each year 

Estimate the # 
of days persons 

experience 
homelessness 

 Sheltered Unsheltered     

Persons in Households with Adult(s) 

and Child(ren) 7 7 0 0 0 0 

Persons in Households with Only 

Children 0 0 0 0 0 0 

Persons in Households with Only 

Adults 125 18 0 0 0 0 

Chronically Homeless Individuals 15 0 0 0 0 0 

Chronically Homeless Families 0 0 0 0 0 0 
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Population Estimate the # of persons 
experiencing homelessness 

on a given night 

Estimate the # 
experiencing 

homelessness 
each year 

Estimate the # 
becoming 
homeless 
each year 

Estimate the # 
exiting 

homelessness 
each year 

Estimate the # 
of days persons 

experience 
homelessness 

 Sheltered Unsheltered     

Veterans 0 2 0 0 0 0 

Unaccompanied Child 7 2 0 0 0 0 

Persons with HIV 2 1 0 0 0 0 

Table 26 - Homeless Needs Assessment  
Alternate Data Source Name:  
2024 Region 2 Point in Time Count 
Data Source Comments:    

 

Indicate if the homeless population is: Has No Rural Homeless 

 

 

 

If data is not available for the categories "number of persons becoming and exiting homelessness each year," and "number of 

days that persons experience homelessness," describe these categories for each homeless population type (including chronically 

homeless individuals and families, families with children, veterans and their families, and unaccompanied youth): 
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Nature and Extent of Homelessness: (Optional) 

Race: Sheltered: Unsheltered (optional) 

White 83 12 

Black or African American 28 3 

Asian 0 1 

American Indian or Alaska 

Native 1 1 

Pacific Islander 0 0 

Ethnicity: Sheltered: Unsheltered (optional) 

Hispanic 14 0 

Not Hispanic 119 0 
Alternate Data Source Name: 
2024 Region 2 Point in Time Count 
Data Source 
Comments:  

 

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

children and the families of veterans. 

The results of the 2024 Point-In-Time count indicated that there were 14 homeless persons in families, 

including seven unsheltered persons. 

There were two unsheltered veterans. 

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

The number of homeless individuals identified during this planning process (157 persons), is greater 

than the number identified during the previous Consolidated Plan planning process (145 individuals).  Of 

the currently homeless population, 95 (70%) are white, 31 (23%) are black or African American, one (1%) 

is Asian and seven (5%) classify themselves as multiple races. 

Black or African American are overrepresented within the homeless population compared to the general 

Region 2 population.  However, homeless Hispanics are underrepresented within the homeless 

population. 

Describe the Nature and Extent of Unsheltered and Sheltered Homelessness. 

The sheltered and unsheltered homeless are reported only as totals for Region 2 in the 2024 PIT data, so 

this breakdown is not available for Elkhart County, though the vast majority of the homeless population 

resides in Elkhart County. 
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It is important to note that the number of sheltered and unsheltered homeless has declined across all 

races and ethnicities since the last Consolidated Plan.  However, there is still work to be done. 

• Of the 139 sheltered homeless, 18 have serious mental illness, 12 have substance abuse 

disorder, and 12 are victims of domestic violence.  

• Of the 18 unsheltered homeless, 7 have serious mental illness, and 7 have substance abuse 

disorder. 

The number of unsheltered homeless has declined, but Elkhart will continue to collaborate with its 

social service partners to end homelessness in Elkhart County. 

Discussion: 

Strides have been made over the past five years to reduce homelessness in Elkhart County, and the data 

reflect these efforts.  The City of Elkhart will continue to work with its local, regional and state partners 

to continue to reduce the number of Elkhart residents in unsheltered or sheltered conditions, with the 

goal of moving individuals and families into permanent housing. 
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NA-45 Non-Homeless Special Needs Assessment - 91.205 (b,d) 

Introduction:  

This section discusses the needs of homeless and non-homeless special needs populations including 

elderly, frail elderly, victims of domestic violence, cognitive and physical disabilities, persons with 

HIV/AIDS, substance abuse and addiction issues, mental illness and other special needs. 

 

 

Describe the characteristics of special needs populations in your community: 

The non-homeless special needs population includes elderly, frail elderly, victims of domestic violence, 

persons with disabilities (mental, physical, developmental), persons with alcohol/drug addictions, and 

persons with HIV/AIDS. Individuals being released from jail/prison and individuals with felonies also 

have special needs, as employment, housing and services may be difficult to obtain. Based on input from 

service providers, special needs populations are generally in need of housing assistance combined with 

supportive services. 

Access to employment, housing and health care are crucial for the special needs populations, and job 

training, mentoring and skill development programs are essential. Many in the special needs population 

have been homeless or may be at risk of becoming homeless, and long-term supportive services, 

combined with housing assistance, may be required to provide stability and increase self-sufficiency. 

Individuals with a combination of needs are the most difficult to serve, as their cases are complex and 

may require services from a number of agencies. 

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

needs determined?    

Survey comments and past focus groups expressed the following: 

• The need for additional resources for special populations, especially as funding has significantly 

decreased over the years. 

• Mental health services are the largest unmet need in Elkhart.  

• There is a need for more landlords to be willing to take vouchers.   The attendees felt that due 

to Elkhart’s tight housing market, landlords are able to charge more than FMR allowed for 

vouchers.  This pushes many special needs residents into less desirable housing situations. 

Discuss the size and characteristics of the population with HIV/AIDS and their families within 

the Eligible Metropolitan Statistical Area:  
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Indiana Health Plus routinely serves over 125 clients, excluding affected partners, from the Elkhart 

office.  These clients comprise individuals from diverse ethnic backgrounds, family statuses, and 

socioeconomic levels, and reside in Elkhart County.  However, most of these clients have more than one 

thing in common: 80% of those who are diagnosed with HIV/AIDS are at or below poverty.  Many of 

these clients live on approximately $750 per month from disability assistance.  With a monthly income 

of $750, clients are responsible for purchasing food for themselves and their children, as well as 

covering the costs of expensive medications, housing, and other essential life necessities.  

As the cost of living continues to rise, clients living on a small fixed income often cannot afford to pay for 

all of these basic expenses, and maintaining housing becomes a central issue.  AIDS Ministries continued 

to see this last year, with many clients encountering higher rent and utility costs as the economy 

continues to grow and the client’s income remain the same. Not only does this leave the client, 

tragically, with a strained income, but it can also create a financial domino affect leading to loss of 

health insurance coverage and being unable to pay for basic necessities such as utilities, food, rent, etc.  

If the PJ will establish a preference for a HOME TBRA activity for persons with a specific 
category of disabilities (e.g., persons with HIV/AIDS or chronic mental illness), describe their 
unmet need for housing and services needed to narrow the gap in benefits and services 
received by such persons. (See 24 CFR 92.209(c)(2) (ii)) 

Elkhart is not a PJ. 

Discussion: 

Access to stable and affordable housing, employment, healthcare and transportation are key needs for 

non-homeless special needs populations.  Many special needs individuals are on the cusp of 

homelessness if their safety net fails, or they encounter additional financial or housing-related 

hardships.  The City of Elkhart’s community partners are committed to addressing these needs, and the 

City of Elkhart will continue to support them. 
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NA-50 Non-Housing Community Development Needs – 91.215 (f) 

Describe the jurisdiction’s need for Public Facilities: 

During the public engagement process the following needs were identified: 

• Improve sidewalks 

• Connect neighborhoods 

• Improve transit / public transportation – link to employment centers 

• Improve parks and playgrounds 

• Improve lighting within the neighborhoods 

How were these needs determined? 

The needs were determined through the public engagement process outlined under the Citizen 

Participation Section of this plan.  Needs were determined through surveys and the results of recent 

community planning efforts.  

 

Describe the jurisdiction’s need for Public Improvements: 

Identified public improvement needs included street and alley lighting, sidewalks, and general public 

infrastructure (streets, sewer, water, broadband) upgrades to support economic development 

activities.  

How were these needs determined? 

The needs were determined through an extensive public engagement process outlined under the Citizen 

Participation Section of this plan.  

 

Describe the jurisdiction’s need for Public Services: 

Identified public service needs include services for ex-offenders, elderly and disabled residents, 

veterans, and residents with mental illnesses.  Workforce development needs were identified such as 

soft-skills counseling and vocational training to facilitate economic diversification.   Improvements in the 

public transportation system to better connect residents to job centers is also a clear need.  

How were these needs determined? 
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The needs were determined through an extensive public engagement process outlined under the Citizen 

Participation Section of this plan. 
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Housing Market Analysis 

MA-05 Overview 

Housing Market Analysis Overview: 

The City of Elkhart has a challenging housing market due to the relatively high housing costs versus 

recently stagnating wages.  Median contract rent has increased 25% between 2020 and 2023 and has far 

outpaced earnings growth in the City of Elkhart.  This further contributes to the mismatch in housing 

supply versus demand for the lowest income cohorts. There is a 1,570-unit deficit for rental households 

earning less than 30% AMI.  Since the last Consolidated Plan, the number of rental units available for 

that income cohort declined from 645 units to only 465 available units.  This segment of the population 

has the most housing insecurity and limited abilities to manage through financial hardships. 

The current rental vacancy rate is 17.2%, compared to 8.6% in 2020. Based on community 

conversations, the rental market will tighten since few, new subsidized units are being placed in 

service.  Efforts should be made to increase the number of subsidized units to address this glaring 

shortfall.   

Throughout the community engagement process, concerns were raised about the quality and condition 

of Elkhart’s housing stock.  As the numbers in Table 32 indicate, almost half of the renter-occupied 

housing and a quarter of the owner-occupied housing has at least one condition issue.  Improving 

housing conditions either through renovation, code enforcement efforts, or replacement of obsolete 

structures is a high priority for Elkhart’s residents.  
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MA-10 Number of Housing Units – 91.210(a)&(b)(2) 

Introduction 

Elkhart has an estimated 25,263 housing units and 21,693 of those units are occupied.  Just slightly over 

half of the housing units are detached single-family homes, which indicates the housing supply is more 

balanced than many similar communities.  This balance allows households to have choices beyond the 

traditional single-family house.  

Elkhart also has a number of subsidized housing developments that provide affordable housing 

opportunities for low- and moderate-income households.  There are approximately 1,661 units within 

14 privately-owned developments that are subsidized in one form, either through FHA mortgage 

insurance, Section 8 rental contracts, or were constructed through the Low Income Housing Tax Credit 

(LIHTC) program.  1,444 of these units are income restricted for low- and moderate-income households. 

All residential properties by number of units 

Property Type Number % 

1-unit detached structure 13,390 53% 

1-unit, attached structure 456 2% 

2-4 units 2,630 10% 

5-19 units 4,016 16% 

20 or more units 2,309 9% 

Mobile Home, boat, RV, van, etc 2,462 10% 
Total 25,263 100% 

Table 27 – Residential Properties by Unit Number 
Alternate Data Source Name: 
2023 ACS 
Data Source Comments:  

 

Unit Size by Tenure 

 Owners Renters 

Number % Number % 

No bedroom 31 0% 410 4% 

1 bedroom 77 1% 2,609 25% 

2 bedrooms 2,792 24% 4,393 43% 

3 or more bedrooms 8,532 75% 2,849 28% 
Total 11,432 100% 10,261 100% 

Table 28 – Unit Size by Tenure 
Alternate Data Source Name: 
2023 ACS 
Data Source Comments:  
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Describe the number and targeting (income level/type of family served) of units assisted with 

federal, state, and local programs. 

There is the potential for affordable housing units to be lost from the inventory.  Oaklawn Apartments 

contract expires in 2028 and Town & Country Apartments contract exprires in 2029.   River Run 

Apartments has a low REAC score.  Developments with low REAC inspection scores can lose their HUD 

subsidy if the deficiencies are not addressed in a timely manner.   Affordable housing advocates should 

monitor the condition of River Run Apartments to make sure repairs are completed in a timely manner 

and the affordable units stay in the inventory. 

Provide an assessment of units expected to be lost from the affordable housing inventory for 

any reason, such as expiration of Section 8 contracts. 

Additional subsidized units should be developed that target households earning below 30% AMI.  There 

are 2,305 renter households and only 465 affordable units in this income cohort.  In addition, LIHTC 

developments can provide long-term housing stability due their 15-year compliance periods.  

Does the availability of housing units meet the needs of the population? 

As mentioned above, there is a need for housing that is affordable to households earning less than 30% 

AMI.  The market also needs additional one- and two-bedroom apartments. 

Describe the need for specific types of housing: 

Over the next five-years new housing opportunities should be developed for low-income renter 

households.  The rental market should focus on 1- and 2-bedroom units.  

Discussion 

Over the next five-years new housing opportunities should be developed for low-income renter 

households.  The rental market should focus on 1- and 2-bedroom units.  
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MA-15 Housing Market Analysis: Cost of Housing - 91.210(a) 

Introduction 

F 

For many years, the cost of housing, particularly rental housing, has outpaced wage earnings in 

Elkhart.  As the table below indicates, median rent has increased 25% since 2020, far outpacing 

inflation.  This further contributes to the mismatch in housing supply versus demand for the lowest-

income cohorts.  The current rental vacancy rate is 5.4%, compared to 13.4% in 2010, and continues to 

tighten.  Based on community conversations, the rental market will continue to tighten since few, new 

subsidized units are being placed in service.  

The 2023 ACS median home value of $126,900 does not reflect the current sales market in 

Elkhart.  According to Zillow Research, the median home sale value has steadily been increasing the past 

five years from $147,114 in May 2020, to $216,908 in May 2025.  This price escalation may put 

homeownership further out of reach for low- and moderate-income households who desire to purchase 

a home.  As the chart below indicates, the for-sale vacancy rate declined as the housing market tightens 

in Elkhart. 

Cost of Housing 

 Base Year:  2020 Most Recent Year:  2023 % Change 

Median Home Value 96,500 126,900 32% 

Median Contract Rent 787 981 25% 

Table 29 – Cost of Housing 

 
Alternate Data Source Name: 
2023 ACS 
Data Source Comments:  

 

 
Rent Paid Number % 

Less than $500 934 20.3% 

$500-999 4,248 75.4% 

$1,000-1,499 4,023 1.8% 

$1,500-1,999 537 0.7% 

$2,000 or more 252 1.8% 
Total 9,994 100.0% 

Table 30 - Rent Paid 
Alternate Data Source Name: 
2023 ACS 
Data Source Comments:  
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Housing Affordability 

Number of Units affordable to 
Households earning  

Renter Owner 

30% HAMFI 1,370 No Data 

50% HAMFI 3,084 6,790 

80% HAMFI 5,190 3,055 

100% HAMFI No Data 425 
Total 9,644 10,270 

Table 31 – Housing Affordability 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source Comments:  

 

 
Monthly Rent  

Monthly Rent ($) Efficiency (no 
bedroom) 

1 Bedroom 2 Bedroom 3 Bedroom 4 Bedroom 

Fair Market Rent 853 869 1,055 1,374 1,399 

High HOME Rent 853 869 1,055 1,374 1,399 

Low HOME Rent 782 838 1,007 1,163 1,298 

Table 32 – Monthly Rent 
Data Source Comments: 2025 HUD FMR and HOME Rents 

 
 

Is there sufficient housing for households at all income levels? 

No.  Data shows that there is a 1,570-unit deficit for rental households earning less than 30% AMI.  Since 

the last Consolidated Plan, the number of rental units available for that income cohort declined from 

645 units to only 465 available units.  However, the number of rental households in Elkhart held 

relatively steady (2,345 in 2011 compared with 2,305 in 2016).   This segment of the population has the 

most housing insecurity and limited abilities to manage through financial hardships.  Efforts should be 

made to increase the number of subsidized units to address this glaring shortfall. 

Though the greatest need is for rental households earning less than 30% AMI, housing supply for other 

income and tenure cohorts is also somewhat limited in availability and quality. 

How is affordability of housing likely to change considering changes to home values and/or 

rents? 

Rents have increased 25% since the base year of the Consolidated Plan and have far outpaced earnings 

growth in the City of Elkhart.  This further contributes to the mismatch in housing supply versus demand 

for the lowest-income cohorts.  The current rental vacancy rate is estimated to be 17.2%, compared to 
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8.6% in 2020 (see chart below).  Based on community conversations, the rental market will tighten since 

few, new subsidized units are being placed in service.  

The 2023 ACS median home value of $126,900 does not reflect the current sales market in 

Elkhart.  According to Zillow Research, the median home sale value has steadily been increasing the past 

five years from $147,114 in May 2020, to $216,908 in May 2025.  This price escalation may put 

homeownership further out of reach for low- and moderate-income households who desire to purchase 

a home.  As the chart below indicates, the for-sale vacancy rate declined as the housing market tightens 

in Elkhart. 

How do HOME rents / Fair Market Rent compare to Area Median Rent? How might this 

impact your strategy to produce or preserve affordable housing? 

The HOME rents and Fair Market Rents (FMR) are largely aligned in Elkhart, which has not historically 

been the case.  Since HOME and FMR rents are better aligned, landlords and housing developers may be 

more inclined to develop subsidized units with restricted rents, since the difference between the two is 

not as great.  Developers will not “lose” money by having income restricted units. 

Discussion 

The wide affordability gap for those households earning less than 30% AMI is distressing and is a priority 

need in the City of Elkhart.  Addressing this need is especially important since Elkhart’s economy is tied 

to the Recreation Vehicle industry, which is extremely susceptible to economic turbulence.  However, 

solving this housing mismatch will require creative financing solutions that involve, federal, state and 

local resources.  The City of Elkhart must balance its housing market and develop units across the 

income spectrum. 
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MA-20 Housing Market Analysis: Condition of Housing – 91.210(a) 

Introduction 

Throughout the community engagement process, concerns were raised about the quality and condition 

of Elkhart’s housing stock.  As the numbers in Table 31 indicate, almost half of the renter-occupied 

housing and a quarter of the owner-occupied housing has at least one housing condition 

issue.  Improving housing conditions either through renovation, code enforcement efforts, or 

replacement of obsolete structures is a high priority for Elkhart’s residents.  

Describe the jurisdiction's definition of "standard condition" and "substandard condition but 

suitable for rehabilitation": 

The City of Elkhart does not have a standard definition of "substandard condition or substandard 

condition but suitable for rehabilitation."  The City of Elkhart does not maintain a property condition 

database.  Absent a housing condition survey, units that the Census indicates are “Vacant: For Rent” or 

“Vacant: For Sale” are assumed to be suitable for rehabilitation.  The units the Census has classified as 

“Vacant: Other” are assumed to be abandoned and not suitable for rehabilitation.   

Condition of Units 

Condition of Units Owner-Occupied Renter-Occupied 

Number % Number % 

With one selected Condition 2,288 0% 4,761 0% 

With two selected Conditions 11 0% 242 0% 

With three selected Conditions 0 0% 0 0% 

With four selected Conditions 0 0% 0 0% 

No selected Conditions 9,133 0% 5,258 0% 
Total 11,432 0% 10,261 0% 

Table 33 - Condition of Units 
Alternate Data Source Name: 
2023 ACS 
Data Source Comments:  

 
 

Year Unit Built 

Year Unit Built Owner-Occupied Renter-Occupied 

Number % Number % 

2000 or later 0 0% 0 0% 

1980-1999 0 0% 0 0% 

1950-1979 0 0% 0 0% 

Before 1950 0 0% 0 0% 
Total 0 0% 0 0% 

Table 34 – Year Unit Built 
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Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source Comments: See graphic 

 

 
Table 36 - Year Unit Built 
 

Risk of Lead-Based Paint Hazard 
Risk of Lead-Based Paint Hazard Owner-Occupied Renter-Occupied 

Number % Number % 

Total Number of Units Built Before 1980 0 0% 0 0% 

Housing Units build before 1980 with children present 0 0% 0 0% 

Table 35 – Risk of Lead-Based Paint 
Alternate Data Source Name: 
2017-2021 CHAS Data 
Data Source Comments: See Graphic 

 

 
Table 37 - Risk of Lead-Based Paint 
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Vacant Units 

 Suitable for 
Rehabilitation 

Not Suitable for 
Rehabilitation 

Total 

Vacant Units 4,758 0 4,758 

Abandoned Vacant Units 0 2,706 2,706 

REO Properties 107 0 107 

Abandoned REO Properties 0 0 0 

Table 36 - Vacant Units 
Alternate Data Source Name: 
2023 ACS 
Data Source Comments: Realtytrac.com - there were 75 Pre-Foreclosure properties, 7 bank-owned properties and 25 residential 

properties being auctioned in Elkhart.   Note:  Abandoned Vacant Units are those classified as 

Ã¿Â¿Ã¿Â¢Ã¿Â¿Ã¿Â¿Ã¿Â¿Ã¿Â¿vacant Ã¿Â¿Ã¿Â¢Ã¿Â¿Ã¿Â¿Ã¿Â¿Ã¿Â¿ otherÃ¿Â¿Ã¿Â¢Ã¿Â¿Ã¿Â¿Ã¿Â¿Ã¿Â• by the 

Census. 

 
 

Need for Owner and Rental Rehabilitation 

<TYPE=[text] REPORT_GUID=[F8DC4D3147433947165558A235C46686] 

PLAN_SECTION_ID=[1313801000]> 

Estimated Number of Housing Units Occupied by Low or Moderate Income Families with LBP 

Hazards 

Lead-based paint hazards are an issue within the City of Elkhart and Elkhart County.  According to the 

Elkhart County Health Department, since 2000, an estimated 360 children have been documented with 

elevated blood lead levels.   As the data above in table 34 illustrates, there are 2,349 pre-1980 housing 

units occupied with children.  This represents about 8% of Elkhart’s total occupied housing units. 

Discussion 
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MA-25 Public and Assisted Housing – 91.210(b) 

Introduction 

The Elkhart Housing Authority (EHA) manages 672 housing units in five developments that are rented to low-income families and seniors.  The 

Housing Authority’s inventory ranges from scattered site single-family homes to high-rise apartments.  Households living in these units only pay 

30% of their income toward rent and utilities.  As discussed previously, there is a need for housing that serves households earning below 30% 

AMI, and the Housing Authority helps fill that gap, though the need is still great. 

In addition to the public housing developments, there are 14 privately owned housing developments in the City of Elkhart that are currently 

subsidized or were constructed using the Low-Income Housing Tax Credit (LIHTC) program.  These developments contain 1,661 units and 1,444 

(87%) of those are income restricted for low-income households.  

Totals Number of Units 

Program Type 

 Certificate Mod-Rehab Public 
Housing 

Vouchers 

Total Project -based Tenant -based 
 

Special Purpose Voucher 

Veterans 
Affairs 

Supportive 
Housing 

Family 
Unification 

Program 

Disabled 
* 

# of units vouchers 

available     672 687     0 0 0 

# of accessible units     1             

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

Table 37 – Total Number of Units by Program Type 
Data Source: PIC (PIH Information Center) 

 

Describe the supply of public housing developments:  

Describe the number and physical condition of public housing units in the jurisdiction, including those that are participating in an 

approved Public Housing Agency Plan: 
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The Elkhart Housing Authority manages five developments containing 672 housing units.  There is still a need for additional public housing units 

as evidenced by the 533 families on the waiting list for public housing.   The greatest demand is for 1- and 2-bedroom units.  65% of the wait list 

families are seeking 1-bedroom units, and 23% are seeking 2-bedroom units.  



 

  Consolidated Plan ELKHART     66 

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

Public Housing Condition 

Public Housing Development Average Inspection Score 

  
Table 38 - Public Housing Condition 

 

 
Table 40 - Public Housing Units 

Describe the restoration and revitalization needs of public housing units in the jurisdiction: 

The Elkhart Housing Authority will need to continually invest in its asset portfolio to remain competitive 

with other private market subsidized developments and continue to be housing of choice.  This includes 

providing amenities such as air conditioning, quality open space and recreation areas, resident gathering 

areas, and broadband access. 

Describe the public housing agency's strategy for improving the living environment of low- and 

moderate-income families residing in public housing: 

The Elkhart Housing Authority constantly strives to make its units more appealing, comfortable and safe 

for tenants. Staff meets on a regular basis with the resident councils to discuss upcoming projects and 

needs for a better environment for our residents. Residents are involved in development of the 

Authority's annual plan that covers work items and goals for the agency. 

Describe the public housing agency's strategy for improving the living environment of low- 

and moderate-income families residing in public housing: 

The Elkhart Housing Authority constantly strives to make its units more appealing, comfortable and safe 

for tenants. Staff meets on a regular basis with the resident councils to discuss upcoming projects and 

needs for a better environment for our residents. Residents are involved in development of the 

Authority's annual plan that covers work items and goals for the agency. 

Discussion: 
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There is great need for additional subsidized units in the City of Elkhart to meet the needs of its most 

financially vulnerable residents.  The costs to construct these units far exceeds the locally available 

resources, particularly CDBG.  The City and its housing partners must aggressively seek state and federal 

resources to address these housing needs.   
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MA-30 Homeless Facilities and Services – 91.210(c) 

Introduction 

Emergency shelter in Elkhart County is provided by Faith Mission, primarily serving homeless individuals; Goshen Interfaith, serving homeless 

families with children; and by the Elkhart County Women's Shelter, serving victims of domestic violence. Transitional housing is provided by 

Emerge Ministries, YWCA of Northern Indiana, and SPA ministries. Permanent supportive housing is provided by AIDS Ministries and Oaklawn 

Mental Health Center. 

Facilities and Housing Targeted to Homeless Households 

 Emergency Shelter Beds Transitional 
Housing Beds 

Permanent Supportive Housing 
Beds 

Year Round Beds 
(Current & New) 

Voucher / 
Seasonal / 

Overflow Beds 

Current & New Current & New Under 
Development 

Households with Adult(s) and 

Child(ren) 79 0 25 22 0 

Households with Only Adults 86 0 0 29 11 

Chronically Homeless Households 0 0 0 0 0 

Veterans 0 0 0 0 0 

Unaccompanied Youth 0 0 0 0 0 

Table 39 - Facilities and Housing Targeted to Homeless Households 
Data Source Comments: Homeless Facility Inventory 
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Describe mainstream services, such as health, mental health, and employment services to the 
extent those services are use to complement services targeted to homeless persons 

Agencies within Elkhart County offer a variety of health, mental health, and employment services to 

persons who are homeless. They are often referred to these services by an emergency shelter provider. 

It is a core mission of the Indiana Region 2 Homeless Coalition CofC providers and member agencies to 

ensure effective use of mainstream services for homeless individuals and families. 

This network assists in placing clients with the right services. As the County is a relatively small 

community, it is important that homeless individuals and service providers take advantage of the 

mainstream services and agencies as these services are not necessarily offered by agencies providing the 

direct services to homeless clients. CofC participating agency members include the local health clinic, 

the region’s main mental health agency, employment service agencies, as well as the Veteran’s 

Administration and local school corporations. 

List and describe services and facilities that meet the needs of homeless persons, particularly 
chronically homeless individuals and families, families with children, veterans and their 
families, and unaccompanied youth. If the services and facilities are listed on screen SP-40 
Institutional Delivery Structure or screen MA-35 Special Needs Facilities and Services, 
describe how these facilities and services specifically address the needs of these populations. 

Emergency shelter in Elkhart County is provided by Faith Mission, primarily serving homeless individuals, 

Goshen Interfaith, serving homeless families with children, and by the YWCA serving victims of domestic 

violence. Permanent supportive housing is provided by AIDS Ministries and Oaklawn Mental Health 

Center. 

Permanent supportive housing (PSH) targeted to chronically homeless individuals has been developed 

through a variety of partnerships.  The current PSH projects in Elkhart County include: 

• Oaklawn Chapman West Plains- 37 beds 

• Oaklawn PSH1- 18 beds 

• VASH Elkhart - 4 beds 

• Benham Ave in Elkhart- 11 one-bedroom apartments 

Advocacy, education and coordination of housing and homeless programs in Indiana are managed by 

the Indiana Housing & Community Development Authority (IHCDA), through the regional Continuum of 

Care (CofC) network. Elkhart is part of Region 2 CofC, and actively participates with the Indiana Region 2 

Homeless Coalition, which meets bi-monthly.  Elkhart will use CDBG funds over the next five years to 

address homeless needs and to prevent homelessness. 
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MA-35 Special Needs Facilities and Services – 91.210(d) 

Introduction 

This sections discusses the needs of homeless and non-homeless special needs populations including 

elderly, frail elderly, victims of domestic violence, cognitive and physical disabilities, persons with 

HIV/AIDS, substance abuse and addiction issues, mental illness and other special needs. 

 

Including the elderly, frail elderly, persons with disabilities (mental, physical, developmental), 
persons with alcohol or other drug addictions, persons with HIV/AIDS and their families, 
public housing residents and any other categories the jurisdiction may specify, and describe 
their supportive housing needs 

The special needs population includes elderly, frail elderly, victims of domestic violence, persons with 

disabilities (mental, physical, developmental), persons with alcohol/drug addictions, and persons with 

HIV/AIDS. Individuals being released from jail/prison and individuals with felonies also have special 

needs, as employment, housing and services may be difficult to obtain. Based on input from service 

providers, special needs populations are generally in need of housing assistance combined with 

supportive services. 

Access to employment, housing and health care are crucial for the special needs populations, and job 

training, mentoring and skill development programs are essential. Many in the special needs population 

have been homeless or may be at risk of becoming homeless, and long-term supportive services, 

combined with housing assistance, may be required to provide stability and increase self-sufficiency. 

Individuals with a combination of needs are the most difficult to serve, as their cases are complex and 

may require services from a number of agencies. 

Describe programs for ensuring that persons returning from mental and physical health 

institutions receive appropriate supportive housing 

<TYPE=[text] REPORT_GUID=[F8DC4D3147433947165558A235C46686] 

PLAN_SECTION_ID=[1350402000]> 

Specify the activities that the jurisdiction plans to undertake during the next year to address 

the housing and supportive services needs identified in accordance with 91.215(e) with 

respect to persons who are not homeless but have other special needs. Link to one-year 

goals. 91.315(e) 

Over the next year, the City plans to assist the following agencies: 

• The City will aid the Council on Aging to provide transportation. 
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• The City will provide assistance to Health Plus Indiana to serve persons with HIV/AIDS and their 

families. 

A portion of these populations, such as elderly and physically disabled homeowners, will be assisted 

through the City’s CDBG funded owner-occupied housing rehabilitation program. 

For entitlement/consortia grantees: Specify the activities that the jurisdiction plans to 
undertake during the next year to address the housing and supportive services needs 
identified in accordance with 91.215(e) with respect to persons who are not homeless but 
have other special needs. Link to one-year goals. (91.220(2)) 

Over the next year, the City plans to assist the following agencies: 

• The City will aid the Council on Aging to provide transportation services. 

• The City will provide assistance to Health Plus Indianat to serve persons with HIV/AIDS and their 

families. 

A portion of these populations, such as elderly and physically disabled homeowners, will be assisted 

through the City’s CDBG funded owner-occupied housing rehabilitation program. 
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MA-40 Barriers to Affordable Housing – 91.210(e) 

Negative Effects of Public Policies on Affordable Housing and Residential Investment 
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MA-45 Non-Housing Community Development Assets – 91.215 (f) 

Introduction 

The executive summary of the City of Elkhart’s Economic Diversification Study readily captures the issues surrounding Elkhart’s economy. 

“The City of Elkhart has historically been a manufacturing hub, contributing significantly to the regional and state economies. Elkhart is known as 

the “RV Capital of The World”, and employment in Elkhart is highly concentrated within RV manufacturing and related, or supplier industries. 

While these base industries are currently providing a strong backbone to Elkhart’s economy, overreliance on manufacturing, especially when 

concentrated in a handful of industry groups that produce discretionary goods, can lead to severe economic and job stress from recessions, 

factory closings, technological disruptions, and workforce shortages. Economic diversification, programs to address workforce and quality-of-life 

issues, and investment in aging real estate infrastructure are needed to ensure Elkhart’s resiliency.”  

Economic Development Market Analysis 

Business Activity 

Business by Sector Number of 
Workers 

Number of Jobs Share of Workers 
% 

Share of Jobs 
% 

Jobs less workers 
% 

Agriculture, Mining, Oil & Gas Extraction 0 0 100 100 0 

Arts, Entertainment, Accommodations 0 0 0 0 0 

Construction 0 0 0 0 0 

Education and Health Care Services 0 0 0 0 0 

Finance, Insurance, and Real Estate 0 0 0 0 0 

Information 0 0 0 0 0 

Manufacturing 0 0 0 0 0 

Other Services 0 0 0 0 0 

Professional, Scientific, Management Services 0 0 0 0 0 

Public Administration 0 0 0 0 0 

Retail Trade 0 0 0 0 0 

Transportation and Warehousing 0 0 0 0 0 
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Business by Sector Number of 
Workers 

Number of Jobs Share of Workers 
% 

Share of Jobs 
% 

Jobs less workers 
% 

Wholesale Trade 0 0 0 0 0 

Total 0 0 -- -- -- 

Table 40 - Business Activity 
Data Source Comments: See Graphic 

 

 
Table 43 - Business Activity 
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Labor Force 

Total Population in the Civilian Labor Force 25,730 

Civilian Employed Population 16 years and over 24,820 

Unemployment Rate 3.50 

Unemployment Rate for Ages 16-24 6.60 

Unemployment Rate for Ages 25-65 4.20 

Table 41 - Labor Force 
Alternate Data Source Name: 
2023 ACS 
Data Source Comments:  

 

Occupations by Sector Number of People 

Management, business and financial 5,769 

Farming, fisheries and forestry occupations 77 

Service 4,543 

Sales and office 4,219 

Construction, extraction, maintenance and 

repair 1,925 

Production, transportation and material moving 8,287 

Table 42 – Occupations by Sector 
Data Source Comments: 2023 ACS 

 

Travel Time 

Travel Time Number Percentage 

< 30 Minutes 18,984 80% 

30-59 Minutes 4,194 18% 

60 or More Minutes 469 2% 
Total 23,647 100% 

Table 43 - Travel Time 
Data Source Comments: 2023 ACS 

 

Education: 

Educational Attainment by Employment Status (Population 16 and Older) 

Educational Attainment In Labor Force  

Civilian Employed Unemployed Not in Labor Force 

Less than high school graduate 3,140 565 1,855 

High school graduate (includes 

equivalency) 6,770 685 2,815 
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Educational Attainment In Labor Force  

Civilian Employed Unemployed Not in Labor Force 

Some college or Associate's degree 5,495 365 1,365 

Bachelor's degree or higher 2,605 105 685 

Table 44 - Educational Attainment by Employment Status 
Data Source Comments: 2023 ACS 

 

Educational Attainment by Age 

 Age 

18–24 yrs 25–34 yrs 35–44 yrs 45–65 yrs 65+ yrs 

Less than 9th grade 0 670 690 809 704 

9th to 12th grade, no diploma 848 1,135 765 1,490 985 

High school graduate, GED, or 

alternative 2,259 2,815 2,235 5,215 2,135 

Some college, no degree 1,518 335 390 640 170 

Associate's degree 0 335 390 640 170 

Bachelor's degree 366 1,034 545 880 505 

Graduate or professional degree 0 115 288 545 400 

Table 45 - Educational Attainment by Age 
Alternate Data Source Name: 
2023 ACS 
Data Source Comments:  

 

Educational Attainment – Median Earnings in the Past 12 Months 

Educational Attainment Median Earnings in the Past 12 Months 

Less than high school graduate 29,263 

High school graduate (includes equivalency) 40,418 

Some college or Associate's degree 38,768 

Bachelor's degree 45,133 

Graduate or professional degree 61,984 

Table 46 – Median Earnings in the Past 12 Months 
Alternate Data Source Name: 
2023 ACS 
Data Source Comments:  

 

 

Based on the Business Activity table above, what are the major employment sectors within 

your jurisdiction? 

As stated in the introduction, manufacturing is the largest employment sector in Elkhart, accounting for 

56% of the community’s nearly 58,000 jobs.  Such a reliance on jobs in a single sector results in a 
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community whose economy is more susceptible to the economic swings, especially when the key sector 

is almost wholly dependent on discretionary spending around the country and world.  When the 

national economy begins to slow down, consumers begin to spend less on discretionary or recreation 

items, especially those that tend to be expensive like recreational vehicles. 

While the Labor Force Table above indicates an unemployment rate of 3.5%, according to the Bureau of 

Labor Statistics, the March 2025 unemployment rate in Elkhart County was only 3.6%. The graph below 

illustrates the swings in unemployment the past 20 years. 

The second largest share of employment is entertainment and accommodation with 8.5% of the 

community’s jobs.  The third largest share is education and healthcare, comprising 8.4% of the 

community’s jobs.   

The graph below illustrates the average hourly earnings of all employees in private jobs in the Elkhart-

Goshen MSA.  The graph shows that wages slowly climbing before the 2020 recession with wages 

averaging $24.32.  The graph also indicates that wages began accelerating post-Covid and peaking 

around $31.00 in 2023. 

Describe the workforce and infrastructure needs of the business community: 

The Economic Diversification Study stated that many jobs in Elkhart are difficult to fill due to the low 

unemployment rate, the relatively small number of employees with post-secondary degrees, and the 

fact that there are not enough individuals looking for work.  Many participants of the public planning 

meetings stated that workforce training and living wage jobs are a need.  As the educational data above 

indicate, residents with less than a high school equivalency are significantly more likely to be 

unemployed, and if employed, they are likely to earn a lower wage than those with a high school degree 

or equivalency.  The ongoing evolution of manufacturing jobs that require technical skills knowledge, 

such as CNC and precision welding, will require a more educated workforce in the very near future.   

The Economic Diversification Study also cited inadequate and failing infrastructure as an impediment to 

economic diversification.  Specifically, the study cites the needs to improve roads (capacity and 

condition), along with needed upgrades and expansion to the water, sewer, electric and broadband 

infrastructure. 

The study also highlighted the lack of public transportation to the industrial centers examined.  The 

study notes employer interviews indicated that a significant number of workforce households are 

transportation challenged.  During the planning meetings, a number of residents mentioned the lack of 

public transportation serving employment centers; providing transit access to employment centers for 

residents in low-income neighborhoods was a need.  

Describe any major changes that may have an economic impact, such as planned local or 

regional public or private sector investments or initiatives that have affected or may affect 
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job and business growth opportunities during the planning period. Describe any needs for 

workforce development, business support or infrastructure these changes may create. 

Since the last Consolidated Plan period, Elkhart and its community and regional partners have made 

great strides in laying the foundation for economic growth and diversification.  The region regularly 

cooperates on economic development projects and policies.  The Economic Diversification study was a 

step forward in identifying the economic issues within the community, and developing a series of 

recommendations to move toward a more balanced community economy. 

The study outlined a series of recommendations for workforce development, business support and 

infrastructure, including, but not limited to: 

• Encourage entrepreneurship, innovation, tech adoption and start-up activity 

• Target underutilized industrial land and building inventory for revitalization and business 

investment 

• Evaluate low-income neighborhoods to determine needs and workforce capacity 

• Develop a partnership of neighborhood-centered organizations to connect with under and 

unemployed individuals and provide them with skill development and job search services 

• Identify sub-standard housing and establish methods to replace or improve 

• Create diverse housing development zones with location-specific investment strategies 

• Define employer roles in supporting affordable housing for employees 

• Establish a comprehensive infrastructure improvement strategy 

How do the skills and education of the current workforce correspond to employment 

opportunities in the jurisdiction? 

As discussed above, the lower educational attainment of Elkhart’s workforce impacts economic 

development and diversification.  The skills of today’s workforce are diverging with the needs of today’s 

employers. 

Describe any current workforce training initiatives, including those supported by Workforce 

Investment Boards, community colleges and other organizations. Describe how these efforts 

will support the jurisdiction's Consolidated Plan. 

The City of Elkhart has supported a number of workforce training initiatives through its subrecipients 

and community partners, such as Goodwill Industries, and will continue to do so.  The City will also 

coordinate workforce development initiatives with civic and business leadership organizations such as 

the Elkhart Chamber, WorkOne, Vibrant Communities, and the Community Foundation of Elkhart 

County. 
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Does your jurisdiction participate in a Comprehensive Economic Development Strategy 

(CEDS)? 

Yes 

If so, what economic development initiatives are you undertaking that may be coordinated 

with the Consolidated Plan? If not, describe other local/regional plans or initiatives that 

impact economic growth. 

<TYPE=[text] REPORT_GUID=[F8DC4D3147433947165558A235C46686] 

PLAN_SECTION_ID=[1370705000]> 

Discussion 

The City of Elkhart has a rich industrial history and proud workforce.  The community understands the 

economic need to diversify and evolve to stay economically viable and vibrant.  To do undertake this 

evolution, programs and activities will need to be strategic and coordinated at all levels, from grassroots 

neighborhood associations to regional economic development partners.  In the end, the vision, 

strategies and implementation activities will result in an Elkhart that has a vibrant and equitable 

economy, and thriving diverse neighborhoods. 

 

 
Figure 2: 20-year Unemployment Trends 
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Figure 3: Average Hourly Wage 
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MA-50 Needs and Market Analysis Discussion  

Are there areas where households with multiple housing problems are concentrated? 

(include a definition of "concentration") 

Given the age of the structures, we anticipate most of the housing stock with problems is concentrated 

within the Neighborhood Revitalization Strategy Area (NRSA). 

Are there any areas in the jurisdiction where racial or ethnic minorities or low-income 

families are concentrated? (include a definition of "concentration") 

The map on the following page illustrates areas with a higher concentration of Black / African American 

population.  These areas are largely downtown and south of Downtown Elkhart, within the NRSA.  For 

this analysis, two definitions of racially concentrated were used: 

• Slightly Concentrated – areas where the percentage of minority populations were between 

100% and 200% greater than the overall city-wide percentage 

• Significantly Concentrated - areas where the percentage of minority populations were over 

200% greater than the overall city-wide percentage 

What are the characteristics of the market in these areas/neighborhoods? 

The characteristics of the area vary widely, from Downtown Elkhart to the southern 

neighborhoods.  Downtown Elkhart has a higher commercial density and is an employment 

center.  Housing stock in downtown is typically smaller rental units.  Areas to the south are more 

traditional neighborhoods with a mix of single-family homes and low-rise apartments.  

Are there any community assets in these areas/neighborhoods? 

These areas have many community assets including schools, recreation facilities, parks and playgrounds, 

churches and neighborhood-based retail establishments. 

Are there other strategic opportunities in any of these areas? 

There is significant housing redevelopment and infill housing opportunities in these areas.  In addition, 

they are in close proximately to community assets, public transportation and recreational amenities that 

residents desire. 
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Figure 4: Racial Concentration 
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MA-60 Broadband Needs of Housing occupied by Low- and Moderate-Income 

Households - 91.210(a)(4), 91.310(a)(2) 

 

Describe the need for broadband wiring and connections for households, including low- and 

moderate-income households and neighborhoods. 

Access to high-speed internet is a growing need, and lack of high-speed internet disproportionally 

impacts low- and moderate-income households and neighborhoods.  The vast majority of homes in 

Elkhart were built prior to 1980, when the only telecommunication connection was the typical two-wire 

home phone and coaxial cable TV lines.  The in-home wiring was often limited to one or two wall 

boxes.  Those two systems are limited in the amount of data capacity they can carry.   Today, high-speed 

internet is delivered via fiber-optic, updated cable TV lines, DSL through existing phone lines, or fixed 

wireless receivers installed on exterior of the housing unit. 

In lower-income neighborhoods with older housing stock, it is likely the internet or cable infrastructure 

has not been upgraded either at the poles, or within the homes.  Most upgrades are completed when 

the cable companies see a demand for the service in a particular area, or when they are doing system-

wide updates.  In lower-income neighborhoods, the demand maybe perceived to be lower, because 

broadband subscriptions are expensive (see Internet Access Map on the following page). 

Describe the need for increased competition by having more than one broadband Internet 

service provider serve the jurisdiction. 

Currently, Elkhart has five providers that offer residential broadband services.  There are two cable or 

DSL high-speed internet providers that provide residential service. Frontier Communications provides 

DSL and fiber service with download speeds up to 2 Gbps, and XFINITY (Comcast) provides cable internet 

access with download speeds up to 2 Gbps.   There are two cellular internet providers, T-Mobile and 

Verizon, both speeds up to 300 Mbps. 

According to broadbandnow.com, 96% of the city is covered by fiber, which is a significant increase since 

the last Consolidated Plan. Increasing the number of internet providers within Elkhart may lower the 

monthly cost of high-speed internet.  
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Figure 5: Internet Connectivity 
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MA-65 Hazard Mitigation - 91.210(a)(5), 91.310(a)(3) 

 

Describe the jurisdiction’s increased natural hazard risks associated with climate change. 

Like many cities, Elkhart’s risk of loss of life or property may increase due to climate change patterns. 

The greatest natural hazard risks facing Elkhart are the risks of life and property loss due to increased 

flooding events and increased intensity. In 2018, many River Vista residents had to be evacuated by 

emergency crews when their neighborhood along the St. Joseph River quickly rose to flood stage and 

overtook the neighborhood. Flooding events like these are likely to increase in frequency and intensity 

due to climate change, which may have a profound impact on Elkhart’s neighborhoods, businesses, and 

residents. 

Describe the vulnerability to these risks of housing occupied by low- and moderate-income 

households based on an analysis of data, findings, and methods. 

A large concentration of low- and moderate-income residents live near or along Elkhart’s two main 

rivers.  The map on the next page illustrates the concentration of moderate-income residents compared 

to the 100-Year Floodplain.  There is a high likelihood that many of the residents in these areas, 

particularly renter households, do not have flood insurance to repair or replace their real and/or 

personal property when the next flooding event occurs. 
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Figure 6: Environmental Hazards 
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Strategic Plan 

SP-05 Overview 

Strategic Plan Overview 

The City of Elkhart receives Community Development Block Grant (CDBG) entitlement funds from the 

U.S. Department of Housing and Urban Development.  Those funds are used to improve housing, 

neighborhood, and employment conditions within the City, and more specifically, improving the lives of 

Elkhart’s low-and moderate-income residents.  

Over the past few years, the City and its partners undertook an extensive community planning and 

public engagement process to determine the redevelopment needs of its residents.  These planning 

efforts include the We THRIVE - Elkhart 2040 (2021),  Complete Neighborhood Vision Report (February 

2022), Downtown Elkhart Master Plan (Adopted December 2023), and Benham Neighborhood Plan 

(Adopted July 2024). 

These recent planning efforts spanned over two years and engaged hundreds of residents, business 

owners and stakeholders through focus groups, surveys, public meetings and individual stakeholder 

interviews.  Through these robust community engagement efforts, the community has galvanized 

behind focusing redevelopment efforts in the Pierre Moran Tolson Neighborhood Opportunity Hub. 

To avoid “planning fatigue,” the community engagement process for developing this Consolidated Plan 

built upon recent planning efforts and served as a catalyst to align future CDBG-related programs and 

projects with these recently adopted community-driven planning efforts. 

The community needs that were identified throughout the past processes and validated during the 

development of this plan can be classified into three focus areas: 

• Housing 

• People 

• Neighborhood Environment 

Based on past community planning efforts, community input and data analysis, the following objectives 

and outcomes were identified: 

Housing 

The primary goal is to increase the quality and availability of housing within the targeted 

neighborhoods.  The housing related objectives over the plan period will be: 
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• Increase the capacity of non-profit agencies and increase the number tools available to assist 

neighborhood redevelopment 

• Identify/acquire 10 lots for future redevelopment 

• Develop 25 new units for homeownership by low- and moderate-income families 

• Develop or renovate 12 new low- and moderate-income rental units 

• Renovate 25 owner occupied units 

• Demolish up to 15 blighted residential structures that are not cost-effective to renovate. 

• Assist 25 new homeowners in purchasing a home within the NRSA 

• Create 60 lead-safe housing units 

 

People Goals and Objectives 

People 

Within this focus area, two primary goals revolve around the human and social capital found in Elkhart’s 

neighborhoods: 

Goal #1: Increase household income. 

The key outcome is to increase the median household income of Elkhart’s residents through wealth-

building activities such as workforce development initiatives, job training, job creation and public 

infrastructure improvements to support job creation.  The household income-related outcomes will be: 

• Provide job training to at least 20 residents, of which 10 live in the Neighborhood Revitalization 

Strategy Area (NRSA) 

• Create 25 living wage jobs within the NRSA 

• Enhance the appearance of three business districts within the NRSA 

Goal #2: Reduce individual and household insecurities (food, crime, shelter, transportation) 

The first key outcome of this category is to focus on the activities and services that address the needs of 

the homeless population, or those residents at risk of being homeless.  While the City of Elkhart does 

not provide direct services to this population, we will work with our established partners to address the 

needs.  The outcomes of this strategy are to reduce the number of unsheltered individuals and assist up 

to 500 persons with needed counseling, training, and housing assistance. 

The second key outcome is to serve populations in the community that might have special needs 

including seniors, mentally and physically disabled populations, HIV/AIDs persons and their families. 

Persons with special needs often need advocacy and individualized training and skills building to help 
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them be successful. The outcomes for the strategy over the plan period will be public service activities to 

assist 150 Persons. 

Neighborhood Environment Goals 

Neighborhood Environment 

The primary goal is to improve the overall neighborhood conditions.  This includes elements such as 

parks, streets and sidewalks (connections), and safety (lighting, code enforcement, public safety, blight). 

The neighborhood environment-related outcomes will be: 

• Upgrade the public infrastructure (including lights, sidewalks, and streets) in the targeted 

neighborhoods. 

• Improve neighborhood parks and recreational opportunities in the targeted neighborhoods. 

• Undertake targeted code enforcement activities to remove blighting influences. 
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SP-10 Geographic Priorities – 91.215 (a)(1) 

Geographic Area 

Table 47 - Geographic Priority Areas 

1 Area Name: CITY-WIDE 

Area Type: Strategy area 

Other Target Area Description:   

HUD Approval Date: 2/5/2002 

% of Low/ Mod:   

Revital Type:  Comprehensive 

Other Revital Description:   

Identify the neighborhood boundaries 

for this target area. 

  

Include specific housing and 

commercial characteristics of this 

target area. 

  

How did your consultation and citizen 

participation process help you to 

identify this neighborhood as a target 

area? 

  

Identify the needs in this target area.   

What are the opportunities for 

improvement in this target area?     

  

Are there barriers to improvement in 

this target area? 

  

2 Area Name: 2025 Neighborhood Revitalization Strategy Area 

Area Type: Strategy area 

Other Target Area Description:   

HUD Approval Date: 7/18/2025 

% of Low/ Mod:   

Revital Type:    

Other Revital Description:   



 

  Consolidated Plan ELKHART     91 

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

Identify the neighborhood boundaries 

for this target area. 

The City of Elkhart’s Neighborhood Revitalization Strategy 

Area is comprised of the following twenty-two (22) block 

groups. The major roads encompassing the NRSA 

boundary include W. Mishawaka and E. Hively to the 

south; Sterling Avenue, Goshen Avenue and Johnson 

Street to the east; St. Joseph river to the north, and S. 

Nappanee Street to the west. 

NRSA LMI upper quartile percentage: 73% 
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Include specific housing and 

commercial characteristics of this 

target area. 

The NRSA boundary area is approximately 5.6 square 

miles and is centrally located within Elkhart.  The area is 

largely residential, contains pockets of neighborhood 

commercial areas and Downtown Elkhart. Approximately 

76% of the land is residential within the NRSA.   An 

estimated 21,481 residents live within the NRSA, 

compared to 55,424 (2024 estimate) for the entire City of 

Elkhart. The anticipated population growth within the 

NRSA is comparable to the anticipated population growth 

of the City of Elkhart overall. 

 

 

 

 

The median household income within the NRSA is 

approximately 70% of the overall city. Economic 

prosperity and wealth development are key needs within 

the neighborhood. Additionally, median income, per 

capita income, and average household income are all 

lower in the NRSA than citywide. Racially, the NRSA area is 

more diverse than the City as a whole; however, there are 

areas of racial concentration. Within Elkhart, the non-

white population is approximately 46.3% compared to 

63.8% within the NRSA. The largest non-white racial group 

with the NRSA is the Black/African American population 

with approximately 4,540 residents. 

The economic conditions within the NRSA are challenging 

and likely impacted by the COVID-19 pandemic.  Between 

2018 and 2022 the area lost 250 jobs for a total of 6,702 

jobs in 2022.  These job losses were largely concentrated 

in the manufacturing, accommodation and food service, 

and retail trade sectors.  

Despite the job losses, the number of workers earning 

more money increased during that same time period. In 

2018, approximately 40% of the employees within the 

NRSA earned more than $3,333 per month. By 2022, that 

percentage increased to 54.8%. 
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How did your consultation and citizen 

participation process help you to 

identify this neighborhood as a target 

area? 

The NRSA strategy areas were developed through 

outreach and collaboration of City staff, elected officials, 

community and civic leaders, residents and local agencies 

while developing the 2025 – 2029 Consolidated Plan. Over 

the past few years, the City and its partners undertook an 

extensive community planning and public engagement 

process to determine the redevelopment needs of its 

residents.  These planning efforts include the We THRIVE - 

Elkhart 2040 (2021), Complete Neighborhood Vision 

Report (February 2022), Downtown Elkhart Master Plan 

(Adopted December 2023), and Benham Neighborhood 

Plan (Adopted July 2024). 

These recent planning efforts spanned over two years and 

engaged hundreds of residents, business owners and 

stakeholders through focus groups, surveys, public 

meetings and individual stakeholder interviews.  Through 

these robust community engagement efforts, the 

community has galvanized behind focusing 

redevelopment efforts in the Pierre Moran Tolson 

Neighborhood Opportunity Hub.  
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Identify the needs in this target area. Housing Challenges 

Developing high-quality affordable housing is the key 

challenge facing the neighborhood.  Housing values within 

the neighborhood are generally lower, and the age of the 

housing structures are older than the balance of the 

city.  Those two factors make it difficult to finance 

rehabilitation projects because the equity may not exist in 

the home and significant repairs or upgrades are 

necessary due to the age of the structure.  

Adding to this complication is resident incomes are less 

than the City overall. NRSA residents’ ability to pay limit 

the amount of rent that can be charged, or the mortgage 

amount for homeownership units. This creates a gap 

between the cost to develop or rehabilitate affordable 

housing, versus what can be financed in the private 

marketplace. Solving this development gap is the single 

largest barrier to crating affordable housing in the 

neighborhood. 

Economic Challenges Facing NRSA Residents 

NRSA residents face a number of challenges accessing job 

opportunities. Though it was previously noted that the 

NRSA is well served by the existing public transportation 

network, the existing public transportation network does 

not connect, and does not have convenient headways to 

key manufacturing centers.  Therefore, transportation is a 

key barrier for NRSA residents. 

The overall use of public transportation to commute to 

work in Elkhart is very low. According to the 2018 – 2022 

ACS, less than 90 workers used the bus or trolley system 

to commute to work. However, NRSA residents comprise 

54% of the workers that took public transportation to 

work, and they comprise 40% of the workers who walked 

to work. Improving the public transit linkages between 

manufacturing centers and low- and moderate-income 

neighborhoods will improve access to jobs. 

Educational attainment is another challenge. In 2022, 25% 

of the NRSA resident workforce had less than a high 

school education. As the nature of the workplace shifts to 

become more reliant on computers and technology, 

residents who do not have the technical skills or training 

may be left behind. Workforce development initiatives are 

needed address this issue. 
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What are the opportunities for 

improvement in this target area?     

Future Housing Opportunities 

Elkhart and its redevelopment partners will focus its 

housing redevelopment efforts to create diverse, 

sustainable and mixed-income neighborhoods. Based on 

stakeholder input and development of the Consolidated 

Plan, Elkhart will focus its housing efforts in the follow 

areas: 

• Assist existing homeowners to rehabilitate or 

update their home 

• Provide homeownership assistance to encourage 

homeownership 

• Create rental and homeownership housing 

opportunities through the purchase and 

renovation of existing vacant structures 

• Create new rental and homeownership housing 

opportunities through new construction on vacant 

land, or through the acquisition and demolition of 

blighted structures. 

• Develop or improve public infrastructure within 

the NRSA area, such as improved street lighting, 

sidewalks, streets and alleys, and water/sewer 

improvements. 

The City, working closely with its redevelopment partners, 

will continue to aggressively seek additional capital to 

leverage its CDBG funds. These sources may include Low 

Income Housing Tax Credits (LIHTC), TIF funds for public 

infrastructure, state housing funds, and other federal or 

state funding sources that may develop over the five-year 

span of the NRSA strategy. 

Future Economic Opportunities 

Based on stakeholder input and development of the 

Consolidated Plan, living wage job creation and workforce 

development initiatives were key economic development 

needs. Additionally, improving neighborhood commercial 

nodes and increasing economic sector diversity are long-

term strategies that will improve neighborhoods within 

the NRSA and help create wealth among its residents. To 

that end, Elkhart will focus its economic development 

efforts on: 

• Creating or attracting living wage jobs within the 

NRSA 

• Developing or expanding workforce development 

efforts that not only address today’s labor 
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Are there barriers to improvement in 

this target area? 

The single largest barrier to improvement in this target 

area is lack of available resources and capital.  CDBG funds 

will be used to leverage additional public, private and 

philanthropic funds.     

 

General Allocation Priorities 

Describe the basis for allocating investments geographically within the jurisdiction (or within the EMSA 

for HOPWA) 

Since 1995, the City Elkhart has focused limited resources within its central neighborhoods through the 

adoption of a Neighborhood Revitalization Strategy Area (NRSA) Plan. A NRSA is a locally designated 

target area for revitalization in which the community utilizes a coordinated approach through 

comprehensive place-based efforts. The NRSA boundaries were determined through consultation with 

community stakeholders, elected officials, and through public planning meetings.  During each five-year 

Consolidated Planning period, the NRSA boundaries are reexamined for relevance and community 

impact.  During this planning period, it was determined by the community that the boundaries should be 

reduced to focus redevelopment and investment into neighborhoods to the south.  

As federal funding as decreases, the need to concentrate resources increases so that impacts of various 

community development programs and activities are transformative and lasting. This concentrated 

community support allows the City to realize an increased benefit over any of the individual programs 

by working in coordination in the same area. These area-wide benefits are multiplied by the direct 

benefits received by hundreds of individual NRSA residents that participate in the activities of other 

strategies. In support of this approach, additional funding sources such as TIF are also focused in the 

NRSA to meet local needs and build on the success of these efforts. In addition, the NRSA provides 

additional flexibility within the Community Development Block Grant (CDBG) program to undertake the 

programs and activities that will continue to strengthen the neighborhood. 
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SP-25 Priority Needs - 91.215(a)(2) 

Priority Needs 

Table 48 – Priority Needs Summary 

1 Priority Need 

Name 

Housing 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Geographic 

Areas 

Affected 

CITY-WIDE 

2025 Neighborhood Revitalization Strategy Area 

Associated 

Goals 

Housing Quality 

Housing Supply 

Description Increasing the supply of quality, affordable housing is a key need and strategic 

outcome of the NRSA plan.  As described throughout this plan, lack of quality 

affordable housing is a significant community concern.  

Basis for 

Relative 

Priority 

Census estimates indicate there is a need for additional housing units for 

households earning less than 30% AMI.  In addition, throughout the community 

engagement process, housing quality and affordability were noted as top 

priorities. The improvement in the quality of Elkhart’s housing stock was a 

significant need expressed during the community engagement 

process.  Stakeholders expressed the desire to see the existing owner-occupied 

rehabilitation program continue, as well as the need to rehabilitate existing vacant 

structures in Elkhart’s neighborhoods. 

2 Priority Need 

Name 

Increase Homeownership Rate 

Priority Level High 

Population Low 

Moderate 

Large Families 

Families with Children 

Public Housing Residents 
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Geographic 

Areas 

Affected 

CITY-WIDE 

2025 Neighborhood Revitalization Strategy Area 

Associated 

Goals 

Housing Supply 

Description Increase household wealth through homeownership  

Basis for 

Relative 

Priority 

Historically, homeownership has been a vehicle to increase household wealth 

generationally.  Assisting households who desire to purchase a home in Elkhart can 

stabilize neighborhoods and increase household wealth. 

3 Priority Need 

Name 

Increase Median Household Income 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Geographic 

Areas 

Affected 

CITY-WIDE 

2025 Neighborhood Revitalization Strategy Area 

Associated 

Goals 

Increase median household income 

Description Increase household wealth through programs and activities such as workforce 

development and job training, business assistance to create jobs, and the 

development of mixed-income neighborhoods. 

Basis for 

Relative 

Priority 

It was widely recognized through the public engagement process that household 

incomes in Elkhart need to increase.  It was suggested this effort be undertaken 

through a variety of means including job training and skills development, job 

creation, and developing mixed income neighborhoods. 

4 Priority Need 

Name 

Reduce Lead  / Environmental Hazards 

Priority Level Low 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 
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Geographic 

Areas 

Affected 

CITY-WIDE 

2025 Neighborhood Revitalization Strategy Area 

Associated 

Goals 

Reduce environmental hazards 

Description Increase the number of housing units that are lead-safe, or free from other hazards 

such as asbestos and mold.  In addition, educate the community on lead-based 

paint hazards, and how to minimize the impacts in households with young children.  

Basis for 

Relative 

Priority 

The improvement in the quality of Elkhart’s housing stock was a significant need 

expressed during the community engagement process.  Elkhart’s housing stock is 

older and many older homes contain lead-based paint, asbestos, or mold.   

5 Priority Need 

Name 

Neighborhood Environment 

Priority Level Low 

Population Extremely Low 

Low 

Moderate 

Geographic 

Areas 

Affected 

2025 Neighborhood Revitalization Strategy Area 

Associated 

Goals 

Improve Neighborhood Conditions 

Reduce environmental hazards 

Description Reduce the number of abandoned structures through code enforcement efforts or 

strategic blight elimination  

Basis for 

Relative 

Priority 

The improvement in the quality of Elkhart’s housing stock was a significant need 

expressed during the community engagement process.  Efforts must be made to 

address those units that are currently abandoned either through code enforcement 

or blight remediation.  

6 Priority Need 

Name 

Neighborhood Appearance - Business Districts 

Priority Level High 

Population Extremely Low 

Low 

Moderate 
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Geographic 

Areas 

Affected 

2025 Neighborhood Revitalization Strategy Area 

Associated 

Goals 

Increase median household income 

Improve Neighborhood Conditions 

Description Improve the appearance of neighborhood business districts by investing in building 

façade improvements or commercial building rehabilitation.  Improve the 

appearance of neighborhood business districts through upgraded signage and 

public infrastructure such as sidewalks, lighting, street trees, and pedestrian 

amenities.   

Basis for 

Relative 

Priority 

The improvement in the quality of Elkhart’s commercial corridors and business 

districts was cited as a need during the community engagement process.  Healthy 

neighborhood commercial areas are critical for healthy residential neighborhoods.  

7 Priority Need 

Name 

Reduce Insecurity - Homeless Needs 

Priority Level High 

Population Chronic Homelessness 

Individuals 

Families with Children 

Mentally Ill 

Chronic Substance Abuse 

veterans 

Persons with HIV/AIDS 

Victims of Domestic Violence 

Unaccompanied Youth 

Geographic 

Areas 

Affected 

CITY-WIDE 

2025 Neighborhood Revitalization Strategy Area 

Associated 

Goals 

Reduce Insecurities - Homelessness Prevention 

Description These are efforts to reduce unsheltered homelessness within the community, 

provide transitional and permanent supportive housing options, provide counseling 

to individuals who experience homelessness or are at risk of becoming 

homeless.  These efforts can include housing development or rehabilitation, 

outreach efforts, job training and counseling, or other public services that are 

intended to address homelessness within the Elkhart community. 
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Basis for 

Relative 

Priority 

These needs were identified through past focus groups, online surveys and recent 

PIT survey.  

8 Priority Need 

Name 

Reduce Insecurity - Special Needs Populations 

Priority Level High 

Population Extremely Low 

Low 

Moderate 

Large Families 

Families with Children 

Elderly 

Public Housing Residents 

Elderly 

Frail Elderly 

Persons with Mental Disabilities 

Persons with Physical Disabilities 

Persons with Developmental Disabilities 

Persons with Alcohol or Other Addictions 

Persons with HIV/AIDS and their Families 

Victims of Domestic Violence 

Non-housing Community Development 

Geographic 

Areas 

Affected 

CITY-WIDE 

2025 Neighborhood Revitalization Strategy Area 

Associated 

Goals 

Reduce Insecurities - Special Needs Populations 

Description These are efforts to assist residents and their families within the community that 

have special needs such as frail elderly, cognitive and physically impaired, 

HIV/AIDS.  Needs are met through counseling, assistance, advocacy and skill 

building. 

Basis for 

Relative 

Priority 

These needs were identified through past focus groups, public meetings, and online 

surveys.    
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Narrative (Optional) 

The following tables outline the priority needs, its corresponding priority level and ties those needs to 

the appropriate goal and target population. 
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SP-30 Influence of Market Conditions – 91.215 (b) 

Influence of Market Conditions 

Affordable Housing 
Type 

Market Characteristics that will influence  
the use of funds available for housing type 

Tenant Based 

Rental Assistance 

(TBRA) 

The City of Elkhart does not receive HOME funds and does not operate a TBRA 

program. 

TBRA for Non-

Homeless Special 

Needs 

The City of Elkhart does not receive HOME funds and does not operate a TBRA 

program.   

New Unit 

Production 

The City of Elkhart intends to designate a qualified non-profit organization as a 

Community-Based Development Organization (CBDO) through which CDBG 

funds can be used for new unit production activities.  Infill housing development 

is a strategy to stabilize neighborhoods within the NRSA. 

Rehabilitation The City of Elkhart will continue to partner with non-profit housing developers to 

rehabilitate vacant units within the NRSA.  The City will also continue its owner-

occupied repair program to assist existing homeowners with necessary repairs 

and upgrades to their homes.  

Acquisition, 

including 

preservation 

The City will continue to strategically acquire vacant units with the goal of 

stabilizing neighborhoods either by preserving key historic structures, or through 

the elimination of blight. 

Table 49 – Influence of Market Conditions 
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SP-35 Anticipated Resources - 91.215(a)(4), 91.220(c)(1,2) 

Introduction  

The City of Elkhart anticipates receiving approximately $712,246 in CBDG entitlement funds in PY 2025.  Annually, the City anticipates receiving 

approximately $700,000 through PY 2029.  In addition, the City will work with its partners to secure additional local, state, and federal resources 

to undertake the activities to achieve the goals and outcomes outlined in the Strategic Plan and Annual Action Plan. Those resources may include 

TIF revenue, State HOME funds, Low Income Housing Tax Credits, HUD insured financing, and various public grants. 

Anticipated Resources 

Program Source of 
Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 
Available 

Remainder 
of ConPlan  

$ 

Narrative Description 
Annual 

Allocation: 
$ 

Program 
Income: 

$ 

Prior Year 
Resources: 

$ 

Total: 
$ 

CDBG public - 

federal 

Acquisition 

Admin and 

Planning 

Economic 

Development 

Housing 

Public 

Improvements 

Public Services 712,246 24,000 0 736,246 2,800,000 

The City of Elkhart anticipates 

receiving approximately $700,000 

annually over the remaining 4 years 

Table 50 - Anticipated Resources 

 

Explain how federal funds will leverage those additional resources (private, state and local funds), including a description of how 

matching requirements will be satisfied 
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The City and its partners will be aggressive in seeking additional resources as leverage against the CDBG funds for the programs and activities 

outlined in this plan.  The City and its partners have a long history of successfully competing for housing development funds at the state level. 

Match requirements will be satisfied by requiring subrecipient agencies receiving CDBG funds from the City of Elkhart to provide at least a 20% 

cash or in-kind match for their program. 

If appropriate, describe publically owned land or property located within the jurisdiction that may be used to address the needs 

identified in the plan 

Historically, Elkhart has utilized surplus city-owned property for housing and community development activities undertaken by our non-profit 

partners.  The City will continue to assist its community development partners to stabilize and improve Elkhart’s neighborhoods.  This may 

include utilizing city-owned surplus property for housing, economic development or public facilities. 

Discussion 
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SP-40 Institutional Delivery Structure – 91.215(k) 

Explain the institutional structure through which the jurisdiction will carry out its consolidated plan 

including private industry, non-profit organizations, and public institutions. 

Responsible Entity Responsible Entity 
Type 

Role Geographic Area Served 

LACASA, INC. Subrecipient Homelessness 

Ownership 

Rental 

Region 

Health Plus Indiana Subrecipient Homelessness 

Non-homeless special 

needs 

public services 

Region 

YWCA OF NORTH 

CENTRAL INDIANA 

Subrecipient Homelessness 

Non-homeless special 

needs 

public services 

Region 

The Faith Mission Non-profit 

organizations 

Homelessness Region 

Council on Aging of 

Elkhart County 

Subrecipient Non-homeless special 

needs 

public services 

Other 

GOODWILL OF 

MICHIANA 

Subrecipient Economic 

Development 

Non-homeless special 

needs 

public services 

Region 

Northern Indiana 

Workforce Board, Inc. 

WorkOne 

Government Economic 

Development 

Non-homeless special 

needs 

State 

BOYS & GIRLS CLUB Subrecipient Non-homeless special 

needs 

public services 

Jurisdiction 

Oaklawn Psychiatric 

Center 

Non-profit 

organizations 

Homelessness 

Non-homeless special 

needs 

Rental 

public services 

Region 
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Responsible Entity Responsible Entity 
Type 

Role Geographic Area Served 

HABITAT FOR 

HUMANITY OF ELKHART 

COUNTY 

Subrecipient Ownership Region 

Table 51 - Institutional Delivery Structure 

Assess of Strengths and Gaps in the Institutional Delivery System 

The Community Development Department (Department) is charged with planning, administering, and 

completion of the CDBG funded projects. The Development Services Department Head is appointed by 

the Mayor.  The Assistant Director of Community Development reports to the Department Head and is 

responsible for management of the CDBG program. Contracts for services and programs funded with 

CDBG funds are approved by the Redevelopment Commission of the City of Elkhart. This board of 

volunteer members is appointed by the Mayor and Common Council.  The Department works very 

closely with local partner agencies to undertake the many projects and priorities of our community. The 

City could not complete these tasks alone and relies on community support to meet the goals and 

objectives of the Consolidated Plan and the CDBG program. 

Formal relationships exist with subrecipient agencies. These local not-for-profit organizations carry out 

projects that are defined in the Consolidated Plan and funded through the annual CDBG allocation. Less 

formal relationships exist between city staff and local agencies, neighborhood associations, and 

community groups. These “informal” relationships occur as city staff participate in planning events, 

advisory groups, task forces, coalitions, etc., in our community. The participation in these groups provide 

the City with valuable information regarding community needs and builds the necessary connections 

with other local groups. It would be impossible for the City staff to undertake the CDBG program alone. 

We are fortunate in Elkhart that there are many qualified local agencies and concerned citizens that 

want to make our city better and meet the variety of community needs. 

The strength of the current structure for meeting community needs is the collaborative efforts this 

system requires. By working in cooperation with agencies and community members, the task of meeting 

the needs of the City's residents is made more efficient and effective. 

Monitoring and resolving issues that arise in management of CDBG funds takes time and effort that 

could be utilized working to solve a need directly. The City will work with subrecipients to improve 

management by holding a pre-award meeting and training with all grant recipients as well as continuing 

to monitor the agencies on an annual basis. Less formal meetings also provide opportunities for the City 

to work with agencies, both subrecipients and other organizations that will lead to improved 

institutional structure. 

The lack of knowledge regarding available programs, funding opportunities and opportunities for 

sharing resources cause gaps in this delivery system. The City and its partners continue to work on ways 

to increase communication and disseminate information into the community. 
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Availability of services targeted to homeless persons and persons with HIV and mainstream 

services 

Homelessness Prevention 
Services 

Available in the 
Community 

Targeted to 
Homeless 

Targeted to People 
with HIV 

Homelessness Prevention Services 

Counseling/Advocacy X X X 

Legal Assistance X     

Mortgage Assistance X   X 

Rental Assistance X X X 

Utilities Assistance X X X 

Street Outreach Services 

Law Enforcement X X     

Mobile Clinics X       

Other Street Outreach Services X X X 

Supportive Services 

Alcohol & Drug Abuse X X X 

Child Care X       

Education X X    

Employment and Employment 

Training X       

Healthcare X       

HIV/AIDS X X X 

Life Skills X X    

Mental Health Counseling X X X 

Transportation X       

Other 

        

Table 52 - Homeless Prevention Services Summary 

Describe how the service delivery system including, but not limited to, the services listed 

above meet the needs of homeless persons (particularly chronically homeless individuals and 

families, families with children, veterans and their families, and unaccompanied youth) 

Emergency shelter in Elkhart County is provided by Faith Mission, primarily serving homeless individuals, 

Goshen Interfaith, serving homeless families with children, and by the Elkhart County Women's Shelter, 

serving victims of domestic violence. Transitional housing is provided by YWCA of Northern Indiana. 

Permanent supportive housing is provided by Health Plus Indian and Oaklawn Mental Health 

Center.  One method of coordination occurs through the Indiana Region 2. 

The Homeless Coalition (the local Continuum of Care) meets bi-monthly to coordinate and discuss 

services to address and prevent homelessness in Elkhart County and Region 2. 
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Describe the strengths and gaps of the service delivery system for special needs population 

and persons experiencing homelessness, including, but not limited to, the services listed 

above 

Unlike the homeless population, there is no one group that meets regularly to discuss and work on non-

homeless needs. This might be attributed in part to the fact that special needs is such a diverse group. 

Services for special needs clients vary based on the needs of the client. Many agencies in our community 

do a wonderful job of meeting the needs of their clients such as ADEC, Health Plus Indiana, Church 

Community Services, Council on Aging, Elkhart County Clubhouse, Goodwill Industries, Elkhart Housing 

Authority, LaCasa, Oaklawn Mental Health Center, REAL Services, and YWCA of Northern Indiana. These 

populations are currently well served, but lack of resources is always an issue as needs outweigh the 

capacity of the agencies and funds available to serve clients. 

Gaps include lack of sheltered housing and/or shelter for sex offenders; there are limited landlords that 

will allow sex offenders, and difficulty reaching certain populations about availability of services. 

Provide a summary of the strategy for overcoming gaps in the institutional structure and 

service delivery system for carrying out a strategy to address priority needs 

A strong partnership exists between public, private, non-profit and institutional groups in Elkhart County 

through the Indiana Region 2 Homeless Coalition (CofC). These relationships are facilitated through 

regular contact, shared vision and goals, and a desire to improve the lives of Elkhart’s homeless are key 

factors in the success of this coalition. The existing relationship and cooperative working environments 

ensure consistent implementation of the five-year and annual plans and help address the gaps in the 

service delivery system. This coalition is critical in identifying not only the needs but the programs and 

plan for meeting those needs in our community. Many service providers are also on the CDBG contact 

list and receive regular updates about the CDBG program. 
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SP-45 Goals Summary – 91.215(a)(4) 

Goals Summary Information  

Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic Area Needs Addressed Funding Goal Outcome Indicator 

1 Housing Supply 2025 2029 Affordable 

Housing 

CITY-WIDE 

2025 

Neighborhood 

Revitalization 

Strategy Area 

Increase 

Homeownership 

Rate 

Housing 

CDBG: 

$1,000,000 

Rental units constructed: 

6 Household Housing Unit 

  

Rental units rehabilitated: 

6 Household Housing Unit 

  

Homeowner Housing Added: 

25 Household Housing Unit 

  

Direct Financial Assistance to 

Homebuyers: 

25 Households Assisted 

  

Other: 

10 Other 

2 Housing Quality 2025 2029 Affordable 

Housing 

CITY-WIDE 

2025 

Neighborhood 

Revitalization 

Strategy Area 

Housing CDBG: 

$836,246 

Homeowner Housing 

Rehabilitated: 

25 Household Housing Unit 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic Area Needs Addressed Funding Goal Outcome Indicator 

3 Increase median 

household 

income 

2025 2029 Non-Housing 

Community 

Development 

CITY-WIDE 

2025 

Neighborhood 

Revitalization 

Strategy Area 

Neighborhood 

Appearance - 

Business Districts 

Increase Median 

Household Income 

CDBG: 

$250,000 

Public service activities other 

than Low/Moderate Income 

Housing Benefit: 

10 Persons Assisted 

  

Jobs created/retained: 

25 Jobs 

4 Reduce 

environmental 

hazards 

2025 2029 Affordable 

Housing 

CITY-WIDE 

2025 

Neighborhood 

Revitalization 

Strategy Area 

Reduce Lead  / 

Environmental 

Hazards 

Neighborhood 

Environment 

CDBG: 

$250,000 

Other: 

60 Other 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic Area Needs Addressed Funding Goal Outcome Indicator 

5 Improve 

Neighborhood 

Conditions 

2025 2029 Non-Housing 

Community 

Development 

CITY-WIDE 

2025 

Neighborhood 

Revitalization 

Strategy Area 

Neighborhood 

Appearance - 

Business Districts 

Neighborhood 

Environment 

CDBG: 

$1,000,000 

Public Facility or Infrastructure 

Activities other than 

Low/Moderate Income Housing 

Benefit: 

1000 Persons Assisted 

  

Facade treatment/business 

building rehabilitation: 

5 Business 

  

Buildings Demolished: 

10 Buildings 

  

Housing Code 

Enforcement/Foreclosed 

Property Care: 

100 Household Housing Unit 

6 Reduce 

Insecurities - 

Homelessness 

Prevention 

2025 2029 Homeless CITY-WIDE 

2025 

Neighborhood 

Revitalization 

Strategy Area 

Reduce Insecurity - 

Homeless Needs 

CDBG: 

$100,000 

Homelessness Prevention: 

1000 Persons Assisted 

7 Reduce 

Insecurities - 

Special Needs 

Populations 

2025 2029 Non-Homeless 

Special Needs 

CITY-WIDE 

2025 

Neighborhood 

Revitalization 

Strategy Area 

Reduce Insecurity - 

Special Needs 

Populations 

CDBG: 

$100,000 

Public service activities other 

than Low/Moderate Income 

Housing Benefit: 

500 Persons Assisted 

Table 53 – Goals Summary 
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Goal Descriptions 

 

1 Goal Name Housing Supply 

Goal 

Description 

Housing Supply focuses on increasing the supply of quality, affordable housing within Elkhart.  Increasing the supply of 

quality affordable housing can be accomplished through the acquisition and renovation of vacant units or new 

construction.  This goal also includes financial assistance to purchase a home.  

Goal Outcome Indicator: 

• Rental units constructed or rehabilitated – 12 

• Homebuyer assistance within the NRSA - 25 

• Homeowner housing added – 25 

• Other – 10 (land assembly) 

2 Goal Name Housing Quality 

Goal 

Description 

Increase the overall housing quality in Elkhart through the renovation of existing structures that are occupied and need 

improvements, or vacant and need complete rehabilitation. 

Goal Outcome Indicator: 

• Renovate 25 owner occupied units 
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3 Goal Name Increase median household income 

Goal 

Description 

These are strategic efforts to diversify the Elkhart economy and increase the earnings potential of Elkhart residents.  These 

goals can be accomplished through workforce development initiatives, job creation, or public infrastructure improvements 

consistent with the Economic Diversification Study recently completed.  

Goal Outcome Indicator: 

• Living wage jobs created within the NRSA - 25 

• Job training - 10 residents 

4 Goal Name Reduce environmental hazards 

Goal 

Description 

Increase the number of housing units that are lead-safe, or free from other hazards such as asbestos and mold.  In addition, 

educate the community on lead-based paint hazards, and how to minimize the impacts in households with young children.  

Goal Outcome Indicator: 

• Create 60 lead-safe units 

5 Goal Name Improve Neighborhood Conditions 

Goal 

Description 

Goal Outcome Indicators: 

• Blighted structures or blighting influenced removed - 10 

• Upgrade public infrastructure (lights, sidewalks, streets) in targeted neighborhoods - 1,000 persons 

• Improve a combination of three neighborhood parks or community centers  

• Commercial building facade improvements - 5 

• Targeted code enforcement / foreclosed lot management - 100 properties 
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6 Goal Name Reduce Insecurities - Homelessness Prevention 

Goal 

Description 

These are efforts to reduce unsheltered homelessness within the community, provide transitional and permanent supportive 

housing options, provide counseling to individuals who experience homelessness or are at risk of becoming homeless.  These 

efforts can include housing development or rehabilitation, outreach efforts, job training and counseling, or other public 

services that are intended to address homelessness within the Elkhart community. 

Goal Outcome Indicator 

• Assist 1,000 individuals through emergency shelter services, street outreach, counseling and other public services 

7 Goal Name Reduce Insecurities - Special Needs Populations 

Goal 

Description 

These are efforts to assist residents and their families within the community that have special needs such as frail elderly, 

cognitive and physically impaired, HIV/AIDS.  Needs are met through counseling, assistance, advocacy and skill building. 

Goal Outcome Indicator 

• Assist 500 individuals through counseling and outreach activities 

Estimate the number of extremely low-income, low-income, and moderate-income families to whom the jurisdiction will provide 

affordable housing as defined by HOME 91.315(b)(2) 

Estimate the number of extremely low-income, low-income, and moderate-income families to whom the jurisdiction will provide affordable 

housing as defined by HOME 91.315(b)(2) 

Extremely Low-Income - 50 

Low-Income - 50 

Moderate-Income - 150 
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SP-50 Public Housing Accessibility and Involvement – 91.215(c) 

Need to Increase the Number of Accessible Units (if Required by a Section 504 Voluntary 

Compliance Agreement)  

The Elkhart Housing Authority is compliant with 504 regulations as required by HUD. They provide 32 

units, or 5 percent of the housing units, for those individuals that are physically challenged in the 

community. 

Activities to Increase Resident Involvements 

The Housing Authority has active resident councils and an active resident advisor board. Public Housing 

Managers meet quarterly with residents at their properties to discuss changes in HUD programs and to 

inform residents of upcoming changes at the Authority. Resident councils meet once a month to 

distribute development information, address resident concerns, and accept suggestions to be presented 

to management at the Authority. 

Housing Authority management meets bi-monthly with the resident advisory board which consists of 

resident officers from each development. Management staff informs the board of upcoming changes at 

the Housing Authority and then allows each development president to express concerns and offer ideas 

for improvement. Management staff records these concerns and ideas and collectively works to address 

the concerns or ideas. 

The Housing Authority board of commissioners rotates board meetings to the high rise locations during 

the colder months to allow residents to provide positive and negative feedback along with ideas to 

improve property conditions throughout the agency. 

Is the public housing agency designated as troubled under 24 CFR part 902? 

No 

Plan to remove the ‘troubled’ designation  

N/A 
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SP-55 Barriers to affordable housing – 91.215(h) 

Barriers to Affordable Housing 

 

Strategy to Remove or Ameliorate the Barriers to Affordable Housing 

The City of Elkhart is committed to removing policy barriers to affordable housing.  The City routinely 

reviews its development policies and ordinances to evaluate if they place an undue bourdon on 

affordable housing development.  

The City and its partners will continue to aggressively seek external funding to create additional 

affordable housing opportunities.  This includes other federal and state resources such as LIHTC, Lead-

hazard reduction funding, Federal Home Loan Bank grants, and other opportunities as they arise.  Local 

incentives like TIF proceeds and property tax exemption may be used to financially assist affordable 

housing developments. 

Additionally, the City will continue to enforce its Fair Housing laws and educate residents regarding 

affordable housing needs in Elkhart. This includes outreach and education programming at community 

events throughout the year.  The City is committed to ensuring all residents have fair access to quality, 

affordable housing in Elkhart. 
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SP-60 Homelessness Strategy – 91.215(d) 

Reaching out to homeless persons (especially unsheltered persons) and assessing their 

individual needs 

The City and its community partners coordinate outreach efforts to the unsheltered homeless 

population.  This includes efforts by the Homeless Outreach Team within the Elkhart Police Department, 

and social workers from Faith Mission.  Unsheltered homeless residents are connected to the necessary 

shelter, clothing and food resources within the community. 

Addressing the emergency and transitional housing needs of homeless persons 

The City of Elkhart provides financial support to local homeless service providers to assist homeless 

persons through the following programs: 

• Transitional Housing for Homeless Families 

• YWCA – Safe Haven Women’s Shelter 

• Health Plus Indiana 

Helping homeless persons (especially chronically homeless individuals and families, families 

with children, veterans and their families, and unaccompanied youth) make the transition to 

permanent housing and independent living, including shortening the period of time that 

individuals and families experience homelessness, facilitating access for homeless individuals 

and families to affordable housing units, and preventing individuals and families who were 

recently homeless from becoming homeless again. 

The City of Elkhart provides financial support to local homeless service providers to assist homeless 

persons through the following programs: 

• YWCA Safe Haven 

• Health Plus Indiana 

Help low-income individuals and families avoid becoming homeless, especially extremely 

low-income individuals and families who are likely to become homeless after being 

discharged from a publicly funded institution or system of care, or who are receiving 

assistance from public and private agencies that address housing, health, social services, 

employment, education or youth needs 

The City of Elkhart's Homeless prevention program depends on a network of local agencies to provide 

emergency assistance to meet basic non-housing needs, including financial assistance to pay for 

deposits for apartments and utilities, payment of past-due utilities and rent, and providing for medical 
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needs, food, and clothing. Most of the participating groups are members of the Indiana Region 2 

Homeless Coalition and work in coordination to help as many clients as possible to avoid homelessness. 

Local agencies have identified the need for life skills and job training so that clients can avoid a housing 

crisis in the future 
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SP-65 Lead based paint Hazards – 91.215(i) 

Actions to address LBP hazards and increase access to housing without LBP hazards 

The presence of lead-based paint hazards within Elkhart’s housing stock is a concern and increasing the 

supply of lead-safe housing is a priority. According to the Elkhart County Health Department, since 2000, 

an estimated 360 children have been documented with elevated blood lead levels.  The City of Elkhart 

has, and will continue to require that all housing receiving federal assistance is assessed or tested for the 

presence of lead-based paint.  

Recently, the City was awarded a Lead Hazard Reduction Capacity Building Grant.  With this grant, the 

City anticipates building its pipeline of contractors and community stakeholders to effectively reduce 

lead hazards affecting Elkhart’s children. 

The City anticipates renovating 25 homes over the plan period and lead-based paint hazards will be 

addressed.  Additionally, the City anticipates partnering with our housing development organizations to 

construct 50 new units which will add to the inventory of lead-safe units.  The City will also provide 

educational information to the community about the effects of lead-based paint, and the proper way to 

clean impacted surfaces in order to reduce the likelihood of lead dust ingestion by young children.  

How are the actions listed above related to the extent of lead poisoning and hazards? 

Elkhart has 15,144 housing units constructed prior to 1980, and many of those units are likely to contain 

lead-based paint hazards.  Currently, there are 1,354 owner-occupied households and 995 renter 

households with children under the age of six present living in units constructed before 1980.  Efforts 

will be made over this plan period to work with public health experts to identify and target those 

households most at risk for lead poisoning.    

How are the actions listed above integrated into housing policies and procedures? 

The City will continue to assess and address lead-based paint hazards in its housing rehabilitation 

programs.  The City will also seek additional funding to address lead hazards within Elkhart’s housing 

stock.  The City will continue to partner with public health experts to inform parents of the best 

practices to avoid lead poisoning within the home. 
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SP-70 Anti-Poverty Strategy – 91.215(j) 

Jurisdiction Goals, Programs and Policies for reducing the number of Poverty-Level Families 

Data from the 2023 ACS indicates that 9,908 residents (18.7% of Elkhart’s population) were below the 

poverty level in the previous 12 months.  This is a reduction from 23% during the last Consolidated Plan 

period.  

The City of Elkhart has a three-component anti-poverty strategy. The first component is to address the 

affordability of housing in the community; the second is to support social service agencies providing 

services to Elkhart; and the third is providing support to educational and job training programs targeted 

to Section 3 residents. 

  

The intent of the antipoverty strategy for the City of Elkhart is to aid low- and moderate-income persons 

and agencies serving these clients to increase their income. This can be achieved by reducing expenses 

or increasing earnings. This is addressed by providing affordable housing to reduce expenses, assisting 

clients with social services, and also by providing jobs training and education to increase earnings.  

  

HOUSING 

Housing in Elkhart is unaffordable to extremely-low- and very-low-income residents. The City will 

provide a series of programs designed to assist clients who are ready to purchase a home, renovate their 

current home, or find and maintain affordable rental housing. By addressing the affordability of housing, 

the City will help clients reduce housing expenses so that they have funds available to purchase other 

necessities, increase their education, or simply live a more comfortable life. 

SOCIAL SERVICES 

The City will work with local partner agencies to address social services needs for the community. This 

assistance, whether in direct financial assistance, case management, or education, will help low- and 

moderate-income clients improve their living conditions and make changes to their situation that will 

hopefully lead them out of poverty. 

  

JOB TRAINING AND EDUCATION 

The City has provided funding assistance for educational and employment training programs. These 

activities help provide the skills and education necessary for clients to obtain the types of skilled 
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employment that more often provide higher wages and benefits than the low-wage unskilled jobs they 

may have held prior to completion of the programs. 

How are the Jurisdiction poverty reducing goals, programs, and policies coordinated with this 

affordable housing plan 

The City of Elkhart ensures coordination between its poverty reduction efforts and the affordable 

housing plan through a number of means. First, through subrecipient funding and outreach, only those 

programs and projects that are aligned receive funding.  Secondly, Elkhart staff sit on a number of 

community boards, task forces and committees that coordinate these efforts among inter-governmental 

agencies and the social services community.  



 

  Consolidated Plan ELKHART     124 

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

SP-80 Monitoring – 91.230 

Describe the standards and procedures that the jurisdiction will use to monitor activities 

carried out in furtherance of the plan and will use to ensure long-term compliance with 

requirements of the programs involved, including minority business outreach and the 

comprehensive planning requirements 
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Expected Resources  

AP-15 Expected Resources – 91.220(c)(1,2) 

Introduction 

The City of Elkhart anticipates receiving approximately $712,246 in CBDG entitlement funds in PY 2025.  Annually, the City anticipates receiving 

approximately $700,000 through PY 2029.  In addition, the City will work with its partners to secure additional local, state, and federal resources 

to undertake the activities to achieve the goals and outcomes outlined in the Strategic Plan and Annual Action Plan. Those resources may include 

TIF revenue, State HOME funds, Low Income Housing Tax Credits, HUD insured financing, and various public grants. 

Anticipated Resources 

Program Source of 
Funds 

Uses of Funds Expected Amount Available Year 1 Expected 
Amount 
Available 

Remainder of 
ConPlan  

$ 

Narrative Description 
Annual 

Allocation: 
$ 

Program 
Income: $ 

Prior Year 
Resources: 

$ 

Total: 
$ 

CDBG public - 

federal 

Acquisition 

Admin and 

Planning 

Economic 

Development 

Housing 

Public 

Improvements 

Public Services 712,246.00 24,000.00 0.00 736,246.00 2,800,000.00 

The City of Elkhart anticipates 

receiving approximately 

$700,000 annually over the 

remaining 4 years 

Table 54 - Expected Resources – Priority Table 

 
Explain how federal funds will leverage those additional resources (private, state and local funds), including a description of how 
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matching requirements will be satisfied 

The City and its partners will be aggressive in seeking additional resources as leverage against the CDBG funds for the programs and activities 

outlined in this plan.  The City and its partners have a long history of successfully competing for housing development funds at the state level. 

Match requirements will be satisfied by requiring subrecipient agencies receiving CDBG funds from the City of Elkhart to provide at least a 20% 

cash or in-kind match for their program. 
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If appropriate, describe publically owned land or property located within the jurisdiction that 

may be used to address the needs identified in the plan 

Historically, Elkhart has utilized surplus city-owned property for housing and community development 

activities undertaken by our non-profit partners.  The City will continue to assist its community 

development partners to stabilize and improve Elkhart’s neighborhoods.  This may include utilizing city-

owned surplus property for housing, economic development or public facilities. 

Discussion 
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Annual Goals and Objectives 

 

AP-20 Annual Goals and Objectives 

Goals Summary Information  

Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic Area Needs Addressed Funding Goal Outcome Indicator 

1 Housing Supply 2020 2025 Affordable 

Housing 

2025 

Neighborhood 

Revitalization 

Strategy Area 

Housing CDBG: 

$80,000.00 

Direct Financial Assistance to 

Homebuyers: 5 Households 

Assisted 

Housing Code 

Enforcement/Foreclosed Property 

Care: 5 Household Housing Unit 

2 Housing Quality 2020 2025 Affordable 

Housing 

CITY-WIDE 

2025 

Neighborhood 

Revitalization 

Strategy Area 

Housing CDBG: 

$308,797.00 

Homeowner Housing 

Rehabilitated: 5 Household 

Housing Unit 

3 Increase median 

household 

income 

2020 2025 Non-Housing 

Community 

Development 

CITY-WIDE 

2025 

Neighborhood 

Revitalization 

Strategy Area 

Increase Median 

Household 

Income 

CDBG: 

$50,000.00 

Businesses assisted: 10 Businesses 

Assisted 
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Sort 
Order 

Goal Name Start 
Year 

End 
Year 

Category Geographic Area Needs Addressed Funding Goal Outcome Indicator 

4 Improve 

Neighborhood 

Conditions 

2020 2025 Non-Housing 

Community 

Development 

CITY-WIDE 

2025 

Neighborhood 

Revitalization 

Strategy Area 

Neighborhood 

Environment 

CDBG: 

$50,000.00 

Public Facility or Infrastructure 

Activities other than 

Low/Moderate Income Housing 

Benefit: 200 Persons Assisted 

5 Reduce 

Insecurities - 

Homelessness 

Prevention 

2020 2025 Homeless CITY-WIDE 

2025 

Neighborhood 

Revitalization 

Strategy Area 

Reduce Insecurity 

- Homeless Needs 

CDBG: 

$40,000.00 

Homelessness Prevention: 300 

Persons Assisted 

6 Reduce 

Insecurities - 

Special Needs 

Populations 

2020 2025 Non-Homeless 

Special Needs 

CITY-WIDE 

2025 

Neighborhood 

Revitalization 

Strategy Area 

Reduce Insecurity 

- Special Needs 

Populations 

CDBG: 

$65,000.00 

Public service activities other than 

Low/Moderate Income Housing 

Benefit: 500 Persons Assisted 

Table 55 – Goals Summary 

 

Goal Descriptions 

 

1 Goal Name Housing Supply 

Goal 

Description 

Housing Supply focuses on increasing the supply of quality, affordable housing within Elkhart. Increasing the supply of quality 

affordable housing can be accomplished through the acquisition and renovation of vacant units or new construction. 

2 Goal Name Housing Quality 

Goal 

Description 

Housing Quality focuses on improving the quality of the existing occupied housing stock through rehabilitation or targeted 

code enforcement efforts 
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3 Goal Name Increase median household income 

Goal 

Description 

This goal focuses on improving the economic lives of Elkhart residents through wealth building activities such as workforce 

development initiatives, job training, and job creation. 

 

4 Goal Name Improve Neighborhood Conditions 

Goal 

Description 

Improvements focuses on the improvement of publicly owned infrastructure and facilities in targeted neighborhoods. non-

target areas. This includes street and alley resurfacing, sidewalk improvements, public utilities, recreation centers, parks and 

playgrounds, and increasing broadband access to low-and moderate-income neighborhoods. 

5 Goal Name Reduce Insecurities - Homelessness Prevention 

Goal 

Description 

Homelessness Prevention focuses on activities and services within Elkhart that addresses the needs of the homeless 

population and related sub-populations. These activities and services include shelter operations, food and clothing programs, 

creating permanent supportive housing units, street outreach and substance abuse counseling 

6 Goal Name Reduce Insecurities - Special Needs Populations 

Goal 

Description 

Non-Homeless Special Needs focuses on populations that have special needs such as seniors, mentally and physically 

disabled populations, HIV/AIDs persons and their families. Persons with special needs often require advocacy and 

individualize training and skills building to help them succeed. 
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Projects  

AP-35 Projects – 91.220(d) 

Introduction  

The City of Elkhart, along with its community partners, will undertake a series of programs and activities 

to achieve the goals and outcomes that result in stable neighborhoods and vibrant communities.   

 

Projects 

# Project Name 

1 2025 Administration and Planning 

2 Health Plus Indiana 

3 Boys and Girls Club - KidsCare 

4 Council on Aging Transportation Program 

5 YWCA Safe Haven Shelter 

6 Maple City Health 

7 Fair Housing Outreach 

8 Housing Development and Assistance 

9 2025 Neighborhood Improvements 

10 Emergency Rental Assistance Program 

11 Economic Development 

Table 56 – Project Information 

 
Describe the reasons for allocation priorities and any obstacles to addressing underserved 
needs 

The allocation priorities were based on community and stakeholder feedback gathered through the 

community engagement process.  The projects are consistent with needs expressed by the community 

and the needs determined through the consolidated planning analysis process.  The single largest 

obstacle to addressing these needs are the limited financial resources available within the 

community.  To attempt to navigate this obstacle, the City will be aggressive in seeking outside funding 

from other partners such as the State of Indiana, and private capital markets. 
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AP-38 Project Summary 

Project Summary Information 
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1 Project Name 2025 Administration and Planning 

Target Area CITY-WIDE 

2025 Neighborhood Revitalization Strategy Area 

Goals Supported Housing Supply 

Housing Quality 

Increase median household income 

Improve Neighborhood Conditions 

Reduce Insecurities - Homelessness Prevention 

Reduce Insecurities - Special Needs Populations 

Needs Addressed Housing 

Increase Homeownership Rate 

Increase Median Household Income 

Neighborhood Environment 

Neighborhood Appearance - Business Districts 

Reduce Insecurity - Homeless Needs 

Reduce Insecurity - Special Needs Populations 

Funding CDBG: $142,449.00 

Description Funds to pay for planning and administering projects and activities for 

the CDBG program.  Matrix Code: 21A 

Target Date 6/30/2026 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

These funds will indirectly assist all clients and beneficiaries by allowing 

for the management of the CDBG program. 

Location Description City-wide 

Planned Activities Funds will be used to administer the CDBG programs and implement 

programs and projects within targeted neighborhoods. 

2 Project Name Health Plus Indiana 

Target Area CITY-WIDE 

2025 Neighborhood Revitalization Strategy Area 

Goals Supported Reduce Insecurities - Homelessness Prevention 

Needs Addressed Reduce Insecurity - Homeless Needs 

Funding CDBG: $10,000.00 

Description Rent and utility assistance for persons living with HIV/AIDS. Matrix Code: 

03T 
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Target Date 6/30/2026 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

The program will serve approximately 20 low- moderate-income 

individuals that are diagnosed with HIV/AIDS. 

Location Description  

Planned Activities This program provides temporary rent and utility assistance for 

individuals with HIV/AIDS to reduce the risk of homelessness.  

3 Project Name Boys and Girls Club - KidsCare 

Target Area CITY-WIDE 

2025 Neighborhood Revitalization Strategy Area 

Goals Supported Reduce Insecurities - Special Needs Populations 

Needs Addressed Reduce Insecurity - Special Needs Populations 

Funding CDBG: $15,000.00 

Description The program provides scholarships for low- moderate-income youth to 

attend afterschool programs. Matrix Code: 05L 

Target Date 6/30/2026 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

Approximately 30 low- and moderate-income youth will benefit from this 

program. 

Location Description Five elementary schools throughout the city. 

Planned Activities Funds will be used to offset the cost of providing daily healthy snacks and 

meals.  

4 Project Name Council on Aging Transportation Program 

Target Area CITY-WIDE 

2025 Neighborhood Revitalization Strategy Area 

Goals Supported Reduce Insecurities - Special Needs Populations 

Needs Addressed Reduce Insecurity - Special Needs Populations 

Funding CDBG: $20,000.00 
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Description The Council on AgingÃ¿Â¢Ã¿Â¿Ã¿Â¿s objective is to use these CDBG 

funds to increase the access and availability of transportation services for 

the growing demand of clients living in the City of Elkhart.  Funds will be 

used to provide transportation services to low- and moderate-income 

seniors. Matrix Code: 05A 

Target Date 6/30/2026 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

The program will provide up to 800 trips for low-income seniors who 

need medical services.  The total number of beneficiaries will be based 

on the demand for services. 

Location Description City-wide 

Planned Activities The program will provide transportation services for mobility impaired 

low-income seniors for medial visits and other essential needs. 

5 Project Name YWCA Safe Haven Shelter 

Target Area CITY-WIDE 

2025 Neighborhood Revitalization Strategy Area 

Goals Supported Reduce Insecurities - Homelessness Prevention 

Needs Addressed Reduce Insecurity - Homeless Needs 

Funding CDBG: $20,000.00 

Description Funds to support the YWCA Safe Haven Program for victims of domestic 

violence. Matrix code: 05G 

Target Date 6/30/2026 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

The YWCA estimates that approximately 800 persons will benefit from 

this project. This project is focused on housing and supportive services 

for victims of domestic violence. 

Location Description he YWCA serves clients city-wide.  

Planned Activities Funds will support the YWCA Safe Haven Shelter for victims of domestic 

violence. 

6 Project Name Maple City Health 

Target Area CITY-WIDE 

Goals Supported Reduce Insecurities - Special Needs Populations 

Needs Addressed Reduce Insecurity - Special Needs Populations 

Funding CDBG: $15,000.00 
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Description Maple City Health will provide healthcare services (medical, dental) at 

reduced fee scales for low- moderate-income residents.  Services are 

discounted 100% for those earning less than 30% AMI.  Matrix code: 05M 

Target Date 6/30/2026 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

Approximately 200 low-and moderate-income residents will be assisted 

by this program. 

Location Description The program serves clients city-wide. 

Planned Activities Medical and dental services for low- moderate-income residents.  

7 Project Name Fair Housing Outreach 

Target Area CITY-WIDE 

2025 Neighborhood Revitalization Strategy Area 

Goals Supported Housing Quality 

Needs Addressed Housing 

Funding CDBG: $15,000.00 

Description Fair housing outreach and education efforts throughout Elkhart.  Matrix 

Code: 05J 

Target Date 6/30/2026 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

Outreach and fair housing testing will benefit at least 150 persons.  

Location Description City-wide 

Planned Activities CDBG funds will provide education and outreach activities, periodic fair 

housing testing and fair housing enforcement activities.  

8 Project Name Housing Development and Assistance 

Target Area CITY-WIDE 

2025 Neighborhood Revitalization Strategy Area 

Goals Supported Housing Supply 

Housing Quality 

Needs Addressed Housing 

Increase Homeownership Rate 

Reduce Lead  / Environmental Hazards 
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Funding CDBG: $388,797.00 

Description Funds to rehabilitate or construct residential units, including owner-

occupied, rental, and for-sale units.  Funds may also be used to assist 

first-time homebuyers. Matrix Codes: 13B, 14A, 14B, 14I. 

Target Date 6/30/2026 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

This program will benefit approximately 10 households, depending on 

the extent and need of the renovations and construction cost.  

Location Description All owner-occupied rehabilitations and new construction will be within 

the City of Elkhart; however, they will be highly concentrated within the 

NRSA. It is estimated that approximately 80 percent of the rehabilitations 

will be within the NRSA, and 20 percent will be outside the NRSA. 

Planned Activities This project will provide funds to construct or rehabilitate residential 

units, including owner-occupied and rental housing. 

9 Project Name 2025 Neighborhood Improvements 

Target Area 2025 Neighborhood Revitalization Strategy Area 

Goals Supported Improve Neighborhood Conditions 

Needs Addressed Neighborhood Environment 

Neighborhood Appearance - Business Districts 

Funding CDBG: $50,000.00 

Description Funds will be used for public facilities and public infrastructure 

improvements in the NRSA neighborhood.  These improvements may 

include utility improvements (water, sewer, broadband) sidewalks, 

streets, and lighting.   Public facility improvements may include parks and 

playground upgrades, or upgrades to community centers. Matrix codes: 

03E, 03F, 03J, O3K, 03L, 03N. 

Target Date 6/30/2026 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

Up to 1000 families may benefit from this program depending on the 

programs and activities undertaken under this project. 

Location Description NRSA 
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Planned Activities Funds will be used for public facilities and public infrastructure 

improvements in the NRSA neighborhood.  These improvements may 

include utility improvements (water, sewer, broadband) sidewalks, 

streets, and lighting.   Public facility improvements may include parks and 

playground upgrades, or upgrades to community centers. 

10 Project Name Emergency Rental Assistance Program 

Target Area CITY-WIDE 

2025 Neighborhood Revitalization Strategy Area 

Goals Supported Reduce Insecurities - Homelessness Prevention 

Needs Addressed Reduce Insecurity - Homeless Needs 

Funding CDBG: $10,000.00 

Description Temporary rent and utility assistance to prevent homelessness. Matrix 

Code: 05Q, 05S, 05T. 

Target Date 6/30/2026 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

This program will benefit up to five households depending on costs and 

duration of need.  

Location Description Funds will be targeted to the NRSA area, but may be used city-wide 

Planned Activities Funds will be used to assist households with emergency rental and utility 

assistance to prevent eviction and potential homelessness.  

11 Project Name Economic Development 

Target Area 2025 Neighborhood Revitalization Strategy Area 

Goals Supported Increase median household income 

Improve Neighborhood Conditions 

Needs Addressed Increase Median Household Income 

Neighborhood Appearance - Business Districts 

Funding CDBG: $50,000.00 

Description Economic development support to create jobs or job opportunities. 

Matrix Code: 18A, 18B, 18C, 14E. 

Target Date 6/30/2026 

Estimate the number 

and type of families 

that will benefit from 

the proposed activities 

This program will create up to 5 jobs depending on costs. 
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Location Description NRSA 

Planned Activities Funds will be used to assist emerging and established businesses to 

create jobs.  
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AP-50 Geographic Distribution – 91.220(f) 

Description of the geographic areas of the entitlement (including areas of low-income and 

minority concentration) where assistance will be directed  

 

Geographic Distribution 

Target Area Percentage of Funds 

CITY-WIDE 20 

Table 57 - Geographic Distribution  

 
Rationale for the priorities for allocating investments geographically  

The City of Elkhart has been geographically targeting its CDBG investments since 1995.  This has enabled 

the City to strategically allocate its limited resources in a manner that fosters comprehensive 

redevelopment and lasting change.  The community has historically supported the targeting of CDBG 

resources, and the target geography was again reviewed during the planning process for the 2025-2029 

Consolidated Plan. 

Discussion 

The City of Elkhart targets its scarce federal resources in low- and moderate-income neighborhoods to 

undertake comprehensive redevelopment activities that benefit residents and bring about lasting 

change.  This approach also enables the City to leverage additional revenue sources such as TIF, state or 

other federal funds 
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Affordable Housing  

AP-55 Affordable Housing – 91.220(g) 

Introduction 

The City of Elkhart will address affordable housing needs by supporting four non-profit public service 

agencies, which estimate that their programs will benefit nearly 800 individuals.  Additionally, the City 

will directly support the creation, renovation, or acquisition of approximately eight housing units 

through its residential renovation program, as well as by partnering with other housing development 

organizations committed to improving Elkhart’s neighborhoods. 

One Year Goals for the Number of Households to be Supported 

Homeless 800 

Non-Homeless 500 

Special-Needs 70 

Total 1,370 

Table 58 - One Year Goals for Affordable Housing by Support Requirement 
 

One Year Goals for the Number of Households Supported Through 

Rental Assistance 5 

The Production of New Units 0 

Rehab of Existing Units 5 

Acquisition of Existing Units 3 

Total 13 

Table 59 - One Year Goals for Affordable Housing by Support Type 
Discussion 

The City plans to continue its long partnerships with area non-profit agencies to reduce homelessness 

and improve the lives of Elkhart’s low- and moderate-income residents.  Through its housing programs 

and partnerships, the City estimates that eight housing units will be acquired, constructed or renovated. 
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AP-60 Public Housing – 91.220(h) 

Introduction 

The Elkhart Housing Authority (EHA) manages 672 housing units in five developments that are rented to 

low-income families and seniors.  The Housing Authority’s inventory ranges from scattered site single-

family homes to high-rise apartments.  Households living in these units only pay 30% of their income 

toward rent and utilities.  As discussed previously, there is a need for housing that serves households 

earning below 30% AMI, and the Housing Authority helps fill that gap, though the need is still great. 

Actions planned during the next year to address the needs to public housing 

The City of Elkhart and the Elkhart Housing Authority have a good working relationship and are both 

committed to addressing the needs of Elkhart’s low-income residents.  The EHA continues to work under 

its HUD approved 5-year plan, which includes possibly partnering with nonprofit agencies to expand or 

develop new housing units with the City. 

Actions to encourage public housing residents to become more involved in management and 

participate in homeownership 

EHA continues to encourage its residents to participate in established resident councils and the resident 

advisory board.   EHA continues to promote homeownership among its residents.  Currently, eight 

residents participate in the Section 8 Homeownership Program. 

All residents are encouraged to participate in the Family Self Sufficiency program, and currently 76 

residents are actively involved. 

If the PHA is designated as troubled, describe the manner in which financial assistance will be 

provided or other assistance  

N/A 

Discussion 

The City of Elkhart and the EHA will continue to partner to improve the lives of Elkhart residents and 

provide additional affordable housing units throughout the City 
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AP-65 Homeless and Other Special Needs Activities – 91.220(i) 

Introduction 

Emergency shelter in Elkhart County is provided by Faith Mission, primarily serving homeless individuals; 

Goshen Interfaith, serving homeless families with children. Transitional housing is provided by YWCA of 

Northern Indiana. Permanent supportive housing is provided by Health Plus Indiana and Oaklawn 

Mental Health Center. 

Describe the jurisdictions one-year goals and actions for reducing and ending homelessness 

including 

Reaching out to homeless persons (especially unsheltered persons) and assessing their 

individual needs 

The City plans to assist the following agencies: 

• The City will aid the Council on Aging to provide transportation services – up to 400 individuals 

assisted. 

• The City will aid Maple City Health to provide medical and dental health services – up to 200 

individuals assisted. 

• The City will aid Health Plus Indiana to serve persons with HIV/AIDS and their families – up to 20 

individuals assisted 

• The City will aid YWCA Safe Haven program – up to 800 individuals assisted.  

A portion of these populations, such as elderly and physically disabled homeowners, will be assisted 

through the City’s CDBG funded owner-occupied housing rehabilitation program.  Outreach efforts are 

undertaken by a variety of agencies including the Elkhart Police Department, who work with the 

individuals and link them with social service providers and services. 

Addressing the emergency shelter and transitional housing needs of homeless persons 

The City plans to assist the following agencies: 

• The City will aid Health Plus Indiana to serve persons with HIV/AIDS and their families – up to 20 

individuals assisted 

• The City will aid YWCA Safe Haven program – up to 800 individuals assisted.  

Helping homeless persons (especially chronically homeless individuals and families, families 

with children, veterans and their families, and unaccompanied youth) make the transition to 

permanent housing and independent living, including shortening the period of time that 

individuals and families experience homelessness, facilitating access for homeless individuals 
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and families to affordable housing units, and preventing individuals and families who were 

recently homeless from becoming homeless again 

Permanent supportive housing is provided by Oaklawn Mental Health Center.  Permanent supportive 

housing (PSH) targeted to chronically homeless individuals has been developed through a variety of 

partnerships.  The current PSH projects in Elkhart County include: 

• Oaklawn Chapman West Plains- 37 beds 

• Oaklawn PSH1- 18 beds 

• VASH Elkhart - 4 beds 

• Benham Ave in Elkhart- 11 one-bedroom apartments 

Advocacy, education and coordination of housing and homeless programs in Indiana are managed by 

the Indiana Housing & Community Development Authority (IHCDA), through the regional Continuum of 

Care (CofC) network. Elkhart is part of Region 2 CofC, and actively participates with the Indiana Region 2 

Homeless Coalition, which meets bi-monthly.  

The City will assist Health Plus Indiana to serve persons with HIV/AIDS and their families. 

Helping low-income individuals and families avoid becoming homeless, especially extremely 

low-income individuals and families and those who are: being discharged from publicly 

funded institutions and systems of care (such as health care facilities, mental health facilities, 

foster care and other youth facilities, and corrections programs and institutions); or, receiving 

assistance from public or private agencies that address housing, health, social services, 

employment, education, or youth needs 

The City continues to fund a number of public agencies and sits on the Region 2 CoC, which helps 

coordinate these activities.  In PY 2025, the City plans to assist the following agencies: 

• The City will aid the Council on Aging to provide transportation services – up to 400 individuals 

assisted. 

• The City will aid Maple City Health to provide medical and dental health services – up to 200 

individuals assisted. 

• The City will aid Health Plus Indiana to serve persons with HIV/AIDS and their families – up to 20 

individuals assisted 

• The City will aid YWCA Safe Haven program – up to 800 individuals assisted.  

Discussion 

The City the Elkhart will continue to support public agencies with CDBG funds to reduce the effects of 

homelessness and transition homeless individuals into permeant supportive housing. Staff will also 

continue to participate in the Region 2 CoC to help ensure a coordinated approach between public 
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agencies and the Consolidated Plan activities. 
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AP-75 Barriers to affordable housing – 91.220(j) 

Introduction:  

Over the years, the City of Elkhart has attempted to eliminate barriers to affordable housing and 

residential investment.  These efforts included amending the zoning code to allow smaller lot 

development, acquiring vacant and tax delinquent parcels for affordable housing, and using non-federal 

resources to offset infrastructure costs. 

Actions it planned to remove or ameliorate the negative effects of public policies that serve 

as barriers to affordable housing such as land use controls, tax policies affecting land, zoning 

ordinances, building codes, fees and charges, growth limitations, and policies affecting the 

return on residential investment 

The City is committed to removing regulatory barriers to affordable housing.  As previous discussed, the 

City has made great strides in that effort.  Moving forward, the City will: 

• Continue to provide fair housing enforcement and education outreach 

• Annually examine its policies for unintended barriers to affordable housing 

• Educate residents on the affordable housing needs within Elkhart 

• Evaluate surplus land that may be used for affordable housing development 

• Continue to provide tax incentives for new affordable housing 

Discussion:  

The largest barriers for affordable housing and residential investment the funding gap to cover the 

relatively high cost of construction or renovations, versus the lower sales price or rents that residents 

can afford.  While Elkhart and its partners have seen successes in acquiring these gap funds, the need for 

quality affordable housing in Elkhart, far exceeds the community’s resources.  To that end, the city will 

continue to work with its partners to acquire external resources necessary to make incremental 

neighborhood improvements, and the city will continue to strategically invest in housing and community 

projects that improve the lives of its low- and moderate-income residents. 



 

  Consolidated Plan ELKHART     147 

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

AP-85 Other Actions – 91.220(k) 

Introduction:  

Below are additional actions the City will undertake to improve Elkhart’s neighborhoods. 

Actions planned to address obstacles to meeting underserved needs 
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Actions planned to foster and maintain affordable housing 

As described in the Consolidated Plan, there are a number of privately owned, subsidized apartment 

developments that are nearing the end of their Section 8 contracts or scored low in their most recent 

inspections.  Both scenarios, if left unmitigated, could lead to the loss of those affordable units.  To that 

end, the City will reach out to the property owners and see what assistance may be necessary to keep 

the units within the affordable housing inventory.  The City will also monitor expiring Section 8 contracts 

and initiate dialogs with those property owners well in advance of the contracts expiring. 

Actions planned to reduce lead-based paint hazards 

The City will continue to address lead-based paint hazards in properties that receive CDBG 

funds.  Additionally, the City will identify neighborhoods where children could be at high risk for lead 

poisoning and provide education and outreach to those families.  The City will also seek additional 

funding to remove lead-based paint hazards in units with young children and expand the inventory of 

lead safe housing units. 

Actions planned to reduce the number of poverty-level families 

The City of Elkhart has a three-component anti-poverty strategy. The first component is to address the 

affordability of housing in the community; the second is to support social service agencies providing 

services to Elkhart; and the third is providing support to educational and job training programs targeted 

to Section 3 residents. 

HOUSING 

Housing in Elkhart is unaffordable to extremely-low- and very-low-income residents. The City will 

provide a series of programs designed to assist clients who are ready to purchase a home, renovate their 

current home, or find and maintain affordable rental housing.  The City will partner with housing 

developers to bring additional affordable housing units online, and improve the quality of existing units. 

SOCIAL SERVICES 

The City will work with local partner agencies to address social services needs for the community. This 

assistance, whether in direct financial assistance, case management, or education, will help low- and 

moderate-income clients improve their living conditions and make changes to their situation that will 

hopefully lead them out of poverty. 

JOB TRAINING AND EDUCATION 

The City will fund workforce development and employment training programs. These activities help 

provide the skills and education necessary for clients to obtain the types of skilled employment that can 
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provide higher wages than existing low-wage unskilled jobs. 

  

Actions planned to develop institutional structure  

The Community Development Department is charged with planning, administering, and completion of 

the CDBG funded projects. The Assistant Director of Community Development reports to the 

Department Head and is responsible for management of the CDBG program. 

Contracts for services and programs funded with CDBG funds are approved by the Redevelopment 

Commission of the City of Elkhart. This board of volunteer members is appointed by the Mayor and 

Common Council.  The Department works very closely with local partner agencies to undertake the 

many projects and priorities of our community. The City could not complete these tasks alone and relies 

on community support to meet the goals and objectives of the Consolidated Plan and the CDBG 

program. 

An identified gap in the institutional structure is the efficient and complete dissemination of information 

to the public about programs, activities and opportunities. The City and its partners will improve the 

access to information, to ensure that residents are aware of the programs and services available to them 

as they work to improve their lives and neighborhoods. 

Actions planned to enhance coordination between public and private housing and social 

service agencies 

The City will continue to improve its coordination between public and private housing and social service 

agencies.  The City will use existing processes, such as the Region 2 CoC and regional economic 

development forums, to coordinate among the various public and private agencies, companies and 

organizations.  

Where the coordination gap exists, the City will hold periodic roundtables will key organizations and 

agencies.  These efforts should help with ongoing coordination and reduce the likelihood of 

organizations and partners working at cross purposes. 

Discussion:  

The City is committed to improving the housing and economic situation of Elkhart’s residents, business 

owners, and neighborhoods.  Through deliberate and intentional actions, the City will work to reduce 

barriers to affordable housing, increase wealth for low-and moderate-income households, and ensure 

its residents have access to information about the programs and services available to improve their 

lives.  These actions, coupled with the programs and activities outlined in this Action Plan will lay the 

foundation for creating neighborhoods of choice, and improving the health of families and 
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Program Specific Requirements 

AP-90 Program Specific Requirements – 91.220(l)(1,2,4) 

Introduction:  

 

Community Development Block Grant Program (CDBG)  
Reference 24 CFR 91.220(l)(1)  

Projects planned with all CDBG funds expected to be available during the year are identified in the 
Projects Table. The following identifies program income that is available for use that is included in 
projects to be carried out.  
 

 
1. The total amount of program income that will have been received before the start of the next 

program year and that has not yet been reprogrammed 0 

2. The amount of proceeds from section 108 loan guarantees that will be used during the year to 

address the priority needs and specific objectives identified in the grantee's strategic plan. 0 

3. The amount of surplus funds from urban renewal settlements 0 

4. The amount of any grant funds returned to the line of credit for which the planned use has not 

been included in a prior statement or plan 0 

5. The amount of income from float-funded activities 0 

Total Program Income: 0 

 

Other CDBG Requirements  
 
1. The amount of urgent need activities 0 

<TYPE=[text] REPORT_GUID=[A698417B4C924AE0218B42865313DACF] 
DELETE_TABLE_IF_EMPTY=[YES]> 

 

2. The estimated percentage of CDBG funds that will be used for activities that benefit 

persons of low and moderate income.Overall Benefit - A consecutive period of one, 

two or three years may be used to determine that a minimum overall benefit of 70% 

of CDBG funds is used to benefit persons of low and moderate income. Specify the 

years covered that include this Annual Action Plan. 80.00% 
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1. If applicable to a planned HOME TBRA activity, a description of the preference for persons with 
special needs or disabilities. (See 24 CFR 92.209(c)(2)(i) and CFR 91.220(l)(2)(vii)). <TYPE=[text] 
REPORT_GUID=[A0BBB986408D8C25582AC4BE59FA99C5]> 
 
 
 
 
 
 
 

 
 

 

 

 

 

 

 

 

 

 

The City estimates that approximately 80 percent of funds will be used for activities that benefit low- 

and moderate-income persons. 

Attachments 
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Citizen Participation Comments 
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Grantee Unique Appendices 
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Appendix - Alternate/Local Data Sources  

 
1 Data Source Name 

2017-2021 CHAS Data 

List the name of the organization or individual who originated the data set. 

Housing and Urban Development (HUD) 

Provide a brief summary of the data set. 

Each year, the U.S. Department of Housing and Urban Development (HUD) receives custom 

tabulations of American Community Survey (ACS) data from the U.S. Census Bureau. These data, 

known as the "CHAS" data (Comprehensive Housing Affordability Strategy), demonstrate the extent 

of housing problems and housing needs, particularly for low income households.  

What was the purpose for developing this data set? 

The CHAS data are used by local governments to plan how to spend HUD funds, and may also be 

used by HUD to distribute grant funds.  

How comprehensive is the coverage of this administrative data? Is data collection concentrated in one 

geographic area or among a certain population? 

Covers all US Places 

What time period (provide the year, and optionally month, or month and day) is covered by this data set? 

2017 to 2021 

What is the status of the data set (complete, in progress, or planned)? 

Complete 

2 Data Source Name 

2023 ACS 

List the name of the organization or individual who originated the data set. 

Census - American Community Survey 

Provide a brief summary of the data set. 

This is the 5-year (2019-2023) American Community Survey data produced by the Census.  

What was the purpose for developing this data set? 

The ACS replaced the Census long form. 

How comprehensive is the coverage of this administrative data? Is data collection concentrated in one 

geographic area or among a certain population? 

Covers all US Places 
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What time period (provide the year, and optionally month, or month and day) is covered by this data set? 

2019-2023 

What is the status of the data set (complete, in progress, or planned)? 

complete 

3 Data Source Name 

2024 Region 2 Point in Time Count 

List the name of the organization or individual who originated the data set. 

State of Indiana 

Provide a brief summary of the data set. 

A count of all sheltered and unsheltered individuals in the Region 2 area. 

What was the purpose for developing this data set? 

The Point in Time (PIT Count) is a nationwide count of sheltered and unsheltered homeless persons 

on a single date in January. There is a day count and a night count. 

How comprehensive is the coverage of this administrative data? Is data collection concentrated in one 

geographic area or among a certain population? 

National 

What time period (provide the year, and optionally month, or month and day) is covered by this data set? 

January 2024 

What is the status of the data set (complete, in progress, or planned)? 

Complete 

4 Data Source Name 

HUD Insured Multifamily Mortgages Database 

List the name of the organization or individual who originated the data set. 

Housing and Urban Development (HUD) 

Provide a brief summary of the data set. 

This data includes all active HUD Multifamily insured mortgages 

What was the purpose for developing this data set? 

The data allows jurisdictions understand and take action on subsidized developments that may lose 

their subsidy. 

How comprehensive is the coverage of this administrative data? Is data collection concentrated in one 

geographic area or among a certain population? 

National 
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What time period (provide the year, and optionally month, or month and day) is covered by this data set? 

The data was updated monthly  

What is the status of the data set (complete, in progress, or planned)? 

Complete 

5 Data Source Name 

2025 HUD Fair Market Rents and HOME Rents 

List the name of the organization or individual who originated the data set. 

Housing and Urban Development (HUD) 

Provide a brief summary of the data set. 

Provides current fair market rent and HOME rents for all jurisdictions 

What was the purpose for developing this data set? 

Regulatory compliance 

How comprehensive is the coverage of this administrative data? Is data collection concentrated in one 

geographic area or among a certain population? 

National 

What time period (provide the year, and optionally month, or month and day) is covered by this data set? 

2025 and updated annually 

What is the status of the data set (complete, in progress, or planned)? 

Complete 

6 Data Source Name 

2025 Community Needs Survey 

List the name of the organization or individual who originated the data set. 

Community Planning Insights 

Provide a brief summary of the data set. 

Initial needs and priorities survey covering housing, community and economic development topics. 

What was the purpose for developing this data set? 

This was developed to gather information on community needs and priorities from those individuals 

who were not able to attend the various public planning meetings. 

Provide the year (and optionally month, or month and day) for when the data was collected. 

December 2024 - March 2025 
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Briefly describe the methodology for the data collection. 

The online survey instrument was distributed through email, facebook and a link was directly mailed 

to community agencies, stakeholders, neighborhood leaders and past recipients of Elkhart CDBG 

assistance.  In addition, the survey link was distributed at each public meeting.  The survey was 

available in English and Spanish. 

Describe the total population from which the sample was taken. 

The survey was available to all Elkhart residents and stakeholders. 

Describe the demographics of the respondents or characteristics of the unit of measure, and the number of 

respondents or units surveyed. 

103 persons completed the survey.  65% were female, 84% were homeowners, 62% were white, 7% 

where black, and 8% were Hispanic.  

61% of the respondents lived in a household with 2 or fewer people. 20% of the respondents had 

household income less than $40,000 and 42% had household incomes greater than $85,000. 

7 Data Source Name 

2025 PIC (Public Housing Information) 

List the name of the organization or individual who originated the data set. 

HUD 

Provide a brief summary of the data set. 

Contains characteristics of public housing residents and voucher recipients 

What was the purpose for developing this data set? 

General information  

How comprehensive is the coverage of this administrative data? Is data collection concentrated in one 

geographic area or among a certain population? 

Nation-wide 

What time period (provide the year, and optionally month, or month and day) is covered by this data set? 

2025 

What is the status of the data set (complete, in progress, or planned)? 

Complete 

8 Data Source Name 

2025 Fair Housing Needs Survey 

List the name of the organization or individual who originated the data set. 

Community Planning Insights 

Provide a brief summary of the data set. 

This survey outlines the fair housing experiences and needs of residents.  
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What was the purpose for developing this data set? 

To identity impediments to fair housing choice.  

Provide the year (and optionally month, or month and day) for when the data was collected. 

December 2024 - March 2025 

Briefly describe the methodology for the data collection. 

Survey was available online.  Link was distributed through social media, email and at all public 

meetings.  

Describe the total population from which the sample was taken. 

Survey was available to all Elkhart residents. 

Describe the demographics of the respondents or characteristics of the unit of measure, and the number of 

respondents or units surveyed. 

145 responses were recieved.  

 


