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Honorable Mayor Repp and City Council 

City of Port Huron 

100 McMorran Blvd.  

Port Huron, Michigan 48060 

 

Dear Mayor Repp and City Council, 

The Double Haul Solutions (DHS) Team has had a truly amazing experience working with Port 

HuronĦs Southside Community. Herein you will ńnd our observations from over 200 participants and 

comments. Additionally, we have provided a series of recommendations designed to reignite a 

genuine grass roots community building collaboration with the City of Port Huron. This community 

has been waiting many years for an opportunity like this - energy and expectations are high. 

However, with groups like the Southside Initiative and others, there are allies in the neighborhood to 

help keep expectations realistic and support needed bridge building efforts.  

I am not going to lie, there are a lot of hard feelings in this neighborhood towards the City. However, 

there is a need for the community to move on and lean into building a new relationship with the City 

with each party committing to mutual support. It will be imperative for the City to take this report 

and ńnd the means to move forward in some regard. Not doing so would destroy the hopes this 

community has that this time will be different. This is not meant to be a threat, but the messaging 

from the South Park neighborhood was quite clear and universal.  

There are great people in this neighborhood who are ready to roll up their sleeves and fully commit to 

supporting a successful reinvestment initiative. There is broad understanding that this effort will 

require a long-term commitment toward strategic and incremental efforts that bring about positive 

and sustainable change.   

Yours in Service, 

 

 

Nate Geinzer       

Founder/CEO 

Double Haul Solutions 

 

Cc:  James Freed, City Manger 

 Community Development Staff 

 The Southside Initiative 
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A stigma has been lingering over the South Park 

Community for decades, despite the basis for this stigma 

having long since past. While City Ofńcials have come to 

the neighborhood to learn about interests and 

opportunities before, the community has yet to see the 

results of those past efforts.  

In the Fall of 2022, a new initiative was launched spurred 

by the announcement of a new housing project. This 

estimated $9.5 million investment will provide new housing 

options and serve as a catalyst for new development.  

The City partnered with Double Haul Solutions (DHS) to 

engage the community in a new grass roots revitalization 

effort. Following two days of engagement, seven clear 

themes emerged. These themes serve as the foundation to 

a series of recommendations designed to formalize a 

reinvestment framework designed to generate tangible 

and sustainable results.  

Moving forward with the recommendations herein will help 

spur community building in a strategically incremental 

fashion. Most important, the key recommendation of 

creating a Neighborhood Improvement Authority is about 

speaking to the priorities of this effort and retaining the 

communityĦs engagement throughout. There are 

individuals stepping up to see success in South Park with 

many others waiting to be tapped. City Ofńcials just need 

to say Ĩgo.ĩ 

Ultimately, the contents herein are about doing the work 

collaboratively that the neighborhood has been waiting 

decades for. Take advantage of this new momentum and 

build up your community with your community/city.   

WHAT IS COMMUNITY BUILDING? 

Community Building is about engaging 

and empowering a group of people 

within a deńned area, such as a 

neighborhood, municipality, or region, to 

improve economic, social, and 

environmental well-being through 

collaborative stakeholder driven 

initiatives.  

The challenges faced by communities 

today such as affordable housing, climate 

resiliency,  and economic and social 

mobility are too complex to be handled 

through traditional top-down strategies. 

Community Building is about engaging 

individuals, organizations, and the 

communities within communities, in the 

identińcation, formulation, and 

implementation of community and 

economic development policies and 

initiatives. Community Building requires 

empathetic engagement, creative 

Ņexibility, and humility to generate 

strategies that are most likely to succeed 

and result in community buy-in and 

advocacy.  

True communities, social and physical, 

are built incrementally through the 

relationships developed during ongoing 

community building efforts.    
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ABOUT PORT HURONĦS SOUTHSIDE NEIGHBORHOOD 

Port HuronĦs Southside Community encompasses 2.33 miles spanning from the St. Clair River to the 

East, Marysville to the South, Port Huron Charter Township to the West, and the CN Rail Line to the 

North.  

Within the Southside 

Neighborhood is South Park, a 

distinct, historic district that was 

developed as a planned 

community in 1901 to serve as a 

factory town. The district includes 

traditional single family homes 

surrounding Lincoln Park, a linear 

park that extends along three 

residential blocks. While some of 

the historic homes were lost to 

vacancy and demolition, the South 

Park neighborhood remains 

largely intact. The northern ńfty 

acres of South Park includes 

industrial zoned lands, which 

served as employment centers for 

the neighboring homes.  

Like many Rust Belt Legacy Cities, 

Port Huron experienced 

economic decline due to its 

overreliance on manufacturing as 

its primary industry. Many 

workers left for the neighboring 

Detroit metro area to access jobs 

in the automotive industry, 

exacerbating population and 



7 

 

economic loss in Port Huron. The Southside Neighborhood was affected substantially and the 

economic distress was tangible; the once-thriving neighborhood was plagued with blight and 

vacancy. As decades passed, and new investment was funneled into the City, Port Huron was the 

focus of revitalization and economic diversińcation efforts, but the Southside was largely excluded 

from the CityĦs recovery, and many of its challenges continue to this day. 

DEMOGRAPHICS TELL A STORY 

Understanding the demographics of a community is 

vital to sound policy making and planning. 

Demographics provide indicators of key trends, such 

as population growth, economic health, and housing, 

helping communities to better meet the needs of 

residents now and in the future. The demographic 

makeup contains valuable information that affects 

the types of resources, programming, and physical 

infrastructure required to meet the needs of 

residents and businesses.  

Population 

The Southside Neighborhood has a population of just 

under 8,000 residents. From 2000 to 2020, the 

Southside population decreased by 9.4%, outpacing 

the population loss of the City as a whole which 

occurred at a concurrent rate of 7.4%. The 

neighboring communities, Port Huron Charter 

Township and Marysville experienced growth during 

this same time, indicating potential evidence of an 

outward migration trend from the City.  

Age 

The median age in the Southside Community is 35.9, 

over 2 years younger than the median age in Port 

Huron (38.3), and nearly 4 years younger than the 

median age in the State of Michigan (39.8). Despite 

the SouthsideĦs relatively younger population, the 

rise of the Baby Boomer Generation has resulted in 

an older population in the district than just 20 years 

ago when the median age was only 30.6 years old. 

The age of residents in the neighborhood presents 

both challenges and unique opportunities. There are 

a number of children who are dependent on ńnancial 
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and social support from a parent 

or caretaker with over 25% of the 

population under the age of 18. 

This demographic is more likely to 

experience economic challenges 

as evidenced in the poverty status 

of family households, with those 

with children under the age of 18 

having a poverty rate of 34%, 

compared with the 23.3% poverty 

rate of family households in the 

general population.  

However, the SouthsideĦs 

youthfulness provides distinct 

beneńts for the neighborhood as 

well. Compared with the City and 

State of Michigan, the Southside 

has the highest labor force 

participation rate, with the 2020 

Census indicating 61.4% of 

residents 16 years and over 

participate in the labor force. In 

addition, the neighborhoodĦs 

youth are an asset to the 

communityĦs identity and culture, and help to cultivate social ties within the neighborhood. 

Given the Southside NeighborhoodĦs low median age, it is unsurprising that the Southside has the 

smallest portion of residents over the age of 65 (13.4%) when compared with the City of Port Huron 

as a whole (16.2%) and the State of Michigan (17.2%). As the population of this age cohort expands 

across all geographies, demand for senior services will become steeper; despite the SouthsideĦs 

comparatively small senior population, the neighborhood needs to plan for this segment of the 

population as it continues to grow. 

LAND USE, EMPLOYMENT, AND THE ECONOMY 

The Southside Neighborhood includes a variety of different land uses but is largely residential and 

industrial. The neighborhood includes some land used for medical care, which predominantly consists 

of the Lake Huron Medical Center hospital campus that spans about two city blocks to the south of 

the railroad. Many corner lots are sporadically used for ofńce or retail, but there are few contiguous 

ofńce/retail within the neighborhood outside of the commercial corridor along Electric Avenue 

between Moak and Conner. This corridor includes an overabundance of surface parking and many 

vacant lots, detracting from the walkable nature of clustered retail.  
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Residential composes of more than half of the uses in the neighborhood and is predominantly single-

family. Many of the homes in Port HuronĦs Southside are notable for their historic craftsman 

architecture and contribute to the overall character of the neighborhood. There are some multi-

family uses, which are generally clustered together between Cleveland and Moak. This area includes 

the Village Manor Townhomes, a 123-unit development that was constructed as a project-based 

Section 8 Housing Development under the Federal Department of Housing and Urban Development. 

The Northern and Central portions of the neighborhood include industrial land uses. Although Port 

Huron is known for its involvement in the paper milling industry, most of these facilities manufacture 

automotive components and plastics. These uses are active and serve as employment centers, but 

there are compatibility issues with the surrounding residential neighborhoods. Some of the industrial 

uses require loud equipment or access to freight by trucks that are directed through residential 

areas, impacting air quality and noise. 

Despite the incompatibility between some of the residential and industrial land uses, the jobs 

provided by these factories play an inextricable role in the SouthsideĦs economy. Manufacturing is 

the leading industry for employment, with nearly 30% of the working population over the age of 16 

employed in manufacturing. However, while many manufacturing jobs are in the Southside, it is 

notable that the inŅow/outŅow analysis of the area indicates a spatial mismatch. 91.6% of Southside 

residents work outside of the neighborhood and 92.1% of those employed in the Southside live 

elsewhere.  

INCOMES AND HOUSING 

Incomes and housing are key economic indicators that can be used to help identify future needs and 

assess potential economic opportunities. 
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The median household income in the Southside Neighborhood was reported to be $43,547 in the 

2020 American Community Survey, a slightly larger income level than that of Port Huron overall 

($41,165). However, both Port Huron and its Southside median household income values are 

substantially lower than that of the State of Michigan ($59,234). The high poverty status in the 

Southside and Port Huron is an additional indicator of economic distress, with twice the proportion 

of families living in poverty in Port Huron than in the State of Michigan, and an even higher 

concentration in the Southside where more than one in ńve families are below the poverty level.  

The labor force participation rate is the number of residents over 16 years who work or are seeking 

work. This ńgure is higher in the Southside Neighborhood (62.3%) than in Port Huron (58.8%) or 

Michigan (60.5%). Although residents of the Southside Community are more inclined to seek work, it 

is notable that the Southside has the highest rate of unemployment of the geographies examined, 

with 6.4% of residents unemployed and seeking work. 

Data about housing can provide additional information about the strength of the local economy and 

community appeal, revealing many clues about the physical, historic, and social context of a 

community.  

The Southside has a high population of renters, with a majority of housing units in the neighborhood 

being renter-occupied (51.9%), a higher proportion of renters than in the City as a whole (43.7%). 

This number has increased overtime, indicating that opportunities for ownership are waning.  

The median value of an owner-occupied home in the Southside was reported to be $83,200 in the 

2020 American Community Survey, 14% less than the value in Port Huron ($96,900) and nearly half 

of the median home value in the State of Michigan ($162,600).  
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Double Haul Solutions (DHS) was brought into the 

Southside Port Huron Community to facilitate discussions 

centered around the historic South Park Community. The 

goal of these discussions was to gather input that could 

guide future community and economic development 

efforts throughout Port HuronĦs southside. City leaders 

were interested in leveraging new private investment to 

catalyze additional reinvestment. It was felt that an 

independent third party would be necessary to gain 

unfettered access to the Southside CommunityĦs input. 

Rightly so, City leaders wanted to create the conditions 

where future redevelopment initiatives would include 

collaboration between the City and community 

representatives direct from the southsideĦs residential and 

commercial neighborhoods.  

Following two public input sessions, that included over 200 

participants, DHS discovered skepticism existed about this 

initiative, which was similar to community engagement 

initiatives of over 20 years ago. Subsequently, DHS has 

developed a strong interest to support the City of Port 

Huron in resolving this challenge. For additional context,  

two documents were shared with DHS. These two 

documents stemmed from work that began in the late 

1990s. These documents, and a summary of their contents, 

include: 

 

The proposed development at 3550 

Electric Avenue is a multi-family 

development targeted at the areaĦs 

middle income population. With at least 

50 new two and three- bedroom condo 

units, this development will ultimately be 

the catalyst that spurs further growth, 

development and investment in the area.  

 

The term Ĩaffordable/attainable housingĩ 

often carries a stigma. However, the type 

and style of this development is aimed at 

being affordable and attainable by many, 

like small business owners, 

entrepreneurs, and recent graduates 

who are looking to own their own home. 

Providing the local workforce with 

stable, high quality housing has the 

opportunity to attract more 

opportunities to the Southside 

neighborhood. 


