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Jurisdiction(s): City of Taylor, MI                Mayor Jeffrey P. Lamarand 

Jurisdiction Web Address: http://www.cityoftaylor.com  

 
 

NSP Contact Person:     Rocky Alazazi, Director of Building and Safety 

Address: 23555 Goddard Road, Taylor, MI 48180 

Telephone:                   734-374-1560 

Fax:                            734-374-1421 

Email:                          ralazazi@ci.taylor.mi.us  

 

More information on the neighborhood stabilization program (NSP) is available at 

www.hud.gov. 

 

Please note:  NSP funds cannot be used for foreclosure prevention.  If you need 

foreclosure prevention assistance please contact www.hopenow.com or                  

1-888-995-HOPE. 

 

Please send comments on this plan to the above address or email to 

nsp@ci.taylor.mi.us.   
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PURPOSE OF THIS DOCUMENT 
 

The document is a proposed amendment to the City of Taylorõs approved Consolidated Plan and 

2008 Action Plan for the use of Community Development Block Grant (CDBG) funds.  The 

approved 2008 Plan describes the housing programs the City operates with its annual allocation 

of CDBG funds. 

 

In response to the growing problems in communities related to the foreclosure crisis, Congress 

passed the Housing and Economic Recovery Act of 2008 (HERA).  Title III of Division B of the act 

established the Neighborhood Stabilization Program (NSP) for the purpose of redeveloping 

abandoned and foreclosed houses and properties.  The City of Taylor has been allocated 

$2,495,056 in emergency NSP assistance to address the problem of abandoned and foreclosed 

houses.  NSP is to be generally construed as a supplemental allocation of CDBG funding using the 

Disaster Recovery Grant Reporting system. 

 

NSP is a new program that funds a set of activities ð housing acquisition, rehabilitation, 

demolition, home financing assistance and others, related to foreclosed and vacant property.  

These activities are also permitted under the CDBG program without limitation to foreclosed and 

vacant property. 

 

This proposed amendment has been prepared to describe how NSP funding will be used to 

address the current foreclosure problem in Taylor in accordance with HERA and NSP rules.  It is 

being posted for public review and comment before being submitted to HUD on or before 

December 1, 2008.   The current update for April 2010 follows the public posting and 

comment requirements for Substantial Amendment updates. 
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Figure 1: 
Population Trends: 1950-2006 
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Source: SEMCOG  

 

COMMUNITY PROFILE 
 

The City of Taylor is located in the south central portion of Wayne County, approximately 14 

miles southwest of Downtown Detroit.  Development in the City was influenced by major nearby 

industrial employment centers such as Detroit and Dearborn.  The areaõs automotive industry 

combined with the access provided by two interstate highways and the nearby Detroit 

Metropolitan Airport have contributed towards the development of both industry and residential 

neighborhoods within the City.  However, the decline of the automotive industry has had a 

pronounce impact on the area economy and the City of Taylor.   

 

The City of Taylor experienced most of its population growth beginning in the post-War boom in 

the automotive industry during the 1950s and 1960s (see Figure 1). But since 1980, the City has 

seen a steady decline in population.  The most current population estimate provided by the 

Southeast Michigan Council of Governments (SEMCOG) estimates that in 2006 Taylorõs 

population was 64,011, which represents over a 17% decline in population since 1980.  This 

population decrease is indicative of population trends experienced by surrounding inner-ring 

suburbs in the Detroit Downriver area and has only worsened with the recent decline in the 

Michigan and Detroit area economy.  Since 2006, SEMCOG estimates that the population has 

declined to 63,757 in July of 2008. 

 

 

 

 

According to SEMCOG, Taylor lost 1,522 jobs between 2002 and 2005.  This represents over a 

5% decline from 27,321 jobs in 2002 to 25,799 jobs in 2005.  The sectors with the largest job 

losses were manufacturing and retail trade.  Taylor had an unemployment rate of 8% in 2008. 
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Figure 2: 
Age of Housing in 2000 

City of Taylor 

Age of Housing

0%

10%

20%

30%

40%

50%

60%

<5 10 15 25 35 45 65 65+

Years Old

 
Years 

Source: SEMCOG 

Household income is on the decline in Taylor.  The median household income in 1999 was 

$42,944, down from $43,766 (adjusted) in 1989.  Incomes in Taylor are relatively low in 

comparison with other local communities in suburban Wayne County, but higher than the median 

income for the County overall when including the City of Detroit.   

 

According to the 2000 Census, there were 7,003 people or 10% of the Cityõs population living in 

poverty.  Most of the housing stock in Taylor was built in the 1950s and 1960s, and is now about 

65 years old.  As noted in Figure 2, very few houses are less than 15 years old.  As the housing 

stock ages it requires renewal and reinvestment to remain attractive to a new generation of 

buyers. 

 

 

The U.S. Census reports that in 2000, 25,905 housing units existed in Taylor.  With 24,777 

households in that same year, it is evident that there is a percentage of housing that is vacant.  In 

fact, in 2000, 4.4% of the housing stock was reported as unoccupied.  According to building 

permit data collected by SEMCOG, new residential construction is decreasing due to the poor 

regional economy.   

 

Taylorõs housing values are relatively low in comparison to the county and other nearby 

communities.  In addition to declining prices, oversupply of housing units has resulted in prolonged 

vacancies.  With the convergence of current employment trends, declining population growing 

supply of housing, and dramatic increase in vacancy due to foreclosure, sales prices for existing 

homes have dropped.  Taylor can make good use of the emergency allocation of NSP funds 

toward improving the quality of housing choices and rebalancing the supply of housing to better 

fit the demand that exists now.  
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A.  AREAS OF GREATEST NEED FOR ASSISTANCE 
 

HUD requires that the City target its NSP allocation to those areas in greatest need of assistance 

based upon the concentration of foreclosure activity, the concentration of subprime lending, the 

estimated risk of future foreclosure activity and other local factors.  Each of these factors is 

addressed below including an analysis of local factors that contribute significantly to the 

targeting of NSP funds.   

 

Mortgage Foreclosure 

 

Mortgage foreclosure rates in the City of Taylor have increased drastically over the past few 

years and at 10.5% is one of the highest in the state (with the statewide average being 7.1%).  

Figure 3 indicates the increase in bank foreclosures city-wide from 2006 to 2008.  Although the 

majority of foreclosures are located in the northern half of the city, this is where most of the 

single-family housing units are located.  No area of the city is immune to foreclosure as such 

properties are scattered throughout all neighborhoods. 

 

Figure 3: 
Bank Foreclosures by Year 

City of Taylor 

Year Number of Foreclosures 

2006 25 

2007 214 

2008 285 

Source: City of Taylor 
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Figure 4: 
Mortgage Foreclosures by Year 
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Subprime Lending 

 

At over 30% of all current mortgages, the City of Taylor ranks in the top 10% of all communities 

nationally for mortgages obtained through sub prime lenders.  Subprime loans are characterized 

by things like low or no down payment, loan-to-value ratios that equal or exceed fair market 

appraised value of the property, adjustable rates with teaser rates that are in effect for a short 

time before going dramatically higher, interest only mortgages, hefty pre-payment penalties, no 

documentation of borrowerõs income and balloon payments.  These mortgages are based on an 

expectation that property values will appreciate so that refinancing can be secured in the future.  

With the recent decline in the economy, housing values have plummeted, making refinancing 

virtually impossible.  Homeowners are then stuck with skyrocketing mortgage payments that they 

are unable to afford and cannot sell the house due to a poor economy.  Foreclosure is often the 

result and the high level of subprime mortgages in Taylor does not bode well for neighborhood 

stability.  

 
Figure 5: 

HDMA High Cost Loan Rate 
City of Taylor 
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Areas at Risk of Future Foreclosure 

 

As evidenced in Figure 6, virtually the entire City of Taylor is at risk for housing foreclosures.  The 

lowest rate of 8%-9% is quite high and at least half of the city falls above the 10% mark.  This is 

indicative of the potential for increased foreclosures in the next eighteen months and signals the 

need to be strategic with the use of NSP funds.  

 

Figure 6: 
Predicted 18 Month Underlying Problem Foreclosure Rate 

City of Taylor 
 

 


