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EXECUTIVE SUMMARY This report was written by Mercy Housing Lakefront (MHL) through a generous grant funded by the JP Morgan Chase Foundation.



Goals The goal of the report is to analyze the housing market in the Austin Community Area of Chicago and to produce recommendations for future work to support positive change in Austin’s housing market.



Summary Overall impressions resulting from this analysis are that the Austin housing market, as the saying goes has “great bones”, but serious deterioration of the housing market is occurring. The location of the neighborhood, with great access to transportation and amenities of near by communities, is very good. There has been significant investment in the last 15 years in strong multi-family properties which are assets to their communities. However, the foreclosure crisis and its resulting disinvestment in single family housing stock is now crippling the housing market and has begun to undermine the previous key to stability: owner-occupied single family homes. The maps in this report illustrating foreclosure and planned demolitions are stunning. The elementary schools in the neighborhood are on the list of failing schools. Children, adults and older adults cannot walk to nearby parks for it means crossing gang territorial lines, putting them in danger. Those who previously invested in the neighborhood are surprised by the lack of available financing to newly invest or to reinvest in their own properties. Discouraged by the lack of adequate human services and the unintended consequences of well-meaning public policy, even mission-driven landlords are reconsidering the viability of their investments. There is a great unmet need for rent-subsidized housing while tax-credit supported “affordable” housing for those whose incomes are “moderate” have vacancies. Our recommendations are focused on a placed-based philosophy, including both intensive work in small areas and simultaneous big-picture development of tools and support networks that will sustain and grow areas of investment in Austin. Most importantly, all the recommendations and suggestions by stakeholders call for simultaneous investment in community organizing and social services to support residents of the area. Investment in new Austin-specific housing market solutions will be unsuccessful if there is not significant, well-coordinated, well funded and professional human investment (both independent community organizing and human services) to address the issues continually undermining the housing market; poverty, poor schools, domestic/family violence, crime and underground markets as the only viable path to income. Indeed, the lack of investment in social services in the buildings in which financial investment did happen (both through LIHTC and HUD financing) has been a missed opportunity to improve the human condition in the community. Publicly based lenders’ unwillingness to allow funding of “soft” services in the financing of multifamily buildings is a deep problem in how we “do” affordable housing; a problem remaining unresolved despite years of efforts at policy change by those who build and manage property. None of the reports’ observations or anecdotes is new to anyone familiar with Austin. None of the recommendations are surprising. What is new is the sheer scale of the problems in the `
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Austin Housing Market Study market. The recommendations, coupled with an Austin-specific mind-set and on-the-ground practicality, represent a set of authentic, reality-based solutions.



Section One: Market Study-Data The Austin community, as officially recognized by the City of Chicago, is the largest neighborhood (by population) in Chicago and incorporates several distinct neighborhoods. Reports that compare Austin to other city neighborhoods are, in many cases misleading in that they compare Austin’s numbers to other areas much smaller in size and population. To avoid that problem and to direct our analysis on a more natural neighborhood, we chose to focus on the 60644 zip code area, bordered roughly by Chicago Ave on the north, Roosevelt Road on the south, Austin Blvd on the west and the Belt Railway (Cicero Avenue) on the East. A traditional market study of 60644 comprises the first section of the report.



Section Two: Stakeholder Experiences and Suggestions As an organization with a community development orientation, we felt that any strictly data driven analysis would be incomplete without a deep analysis of the experiences of those who live, invest and work in the community, incorporating wisdom developed though work and experience in the neighborhood. We identified a group of housing stakeholders through a series of 30+ one-on-one interviews over 8 weeks. Thirty two people, representing homeowners and thirteen organizations and businesses participated in a series of three meetings. The goal of the meetings was to determine, from actual experience, the factors affecting investment or disinvestment in the 60644 area of Austin. The stakeholders’ thoughts and suggestions are summarized in the second section of the report.



Section Three: Recommendations for Austin-based solutions The market analysis, the stakeholder’s observations/suggestions and MHL’s experience contributed to the formation of the four action-oriented recommendations in section three of the report. All of the recommendations will require independent professionally led community organizing as a base for success. MHL intends to maintain its investment in Austin and to partner with other organizations to achieve the recommendations in this report.



Recommendations: 1.



Micro-level, Place-Based Initiatives: Build pockets of stability and strength in the housing market that would stimulate further investment in the surrounding areas. 2. A Chamber of Housing: Create a “Chamber of Housing” with professional staff which would initiate, facilitate and coordinate the implementation of recommendations to strengthen and revitalize the housing market. 3. Financial Think Tank/Austin specific investment products: Organize a financial “think tank” that would create innovative financial tools that would support investments specifically in the housing market of the Austin community. 4. Landlord-Tenant Roundtables: Bring area landlords and their tenants together in order to address issues in a collaborative rather than adversarial manner.
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I.



MARKET ANALYSIS



OVERVIEW OF THE AUSTIN COMMUNITY The Community of Austin is located on Chicago’s western boundary, approximately seven miles directly west of downtown. As shown in Figure 1, it is bordered by the Milwaukee/District West Rail Line to the north, the Belt Railway to the east, Roosevelt Rd and North Ave to the south and Harlem and Austin Boulevard to the west. Any description of Chicago’s Austin Community must begin with a description of its size. With 7.16 square miles and 98,435 people, it is the largest community area in Chicago in terms of population and the third largest in terms of geography. Austin was originally founded as a suburb of the Township of Cicero in 1865. It became the seat of the township and the Austin Town Hall, which still exists today, was built in 1870. To the dismay of Austin residents, in 1899 Austin was annexed into the City of Chicago after a contentious and politically motivated election. Austin was predominately populated by white residents until the late 1960s when a complex combination of factors including infrastructure disinvestment, “white flight”, predatory speculators, redlining, job loss, and the riots after Martin Luther King’s death contributed to major demographic changes. Today the area is predominantly African American and has struggled with problems of disinvestment and blight for many years. As Figure 2 illustrates, Austin is surrounded by the Chicago community area of Montclare, Belmont Cragin, Hermosa, Humboldt Park, West Garfield Park, and North Lawndale on the north and east. It is bordered by the Villages of Elmwood Park and Oak Park to the west and the Town of Cicero to the South. There are several subareas of the Austin community, some of which are often considered to be distinct from Austin. Galewood, the neighborhood at the northwest corner of Austin, is an attractive and stable community that many people are surprised to learn is actually a part of Austin. The Island, a small residential enclave in the southwestern corner of Austin, is also a distinct community that has somewhat different demographics and real estate conditions than the rest of the Austin community. The majority of Austin is broken into North Austin and South Austin, with Division Street as the dividing line. North Austin has a growing Hispanic population and has seen some significant new developments in recent years. South Austin’s population is primarily African American and has suffered from significant disinvestment over the past few decades.
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Figure 1
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Figure 2
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Austin Housing Market Study The size of Austin is important to keep in mind when doing an analysis for two reasons. The first reason is that there are a wide variety of areas within Austin that are very different from each other. Therefore, it is difficult to make generalizations about the community as a whole. Second, all data should be considered carefully or it is easy to be misled by its large numbers. Austin is often referred to as being or having “the most” of many things, but a closer look at the data usually shows that the large size of Austin is the primary reason for its alarming indicators. For example, according to the Woodstock Institute, Austin has had “the most” foreclosures of all of Chicago’s community areas, but that does not mean that Austin is the community hardest hit by the foreclosure crisis. Foreclosure data must be considered in terms of geographic and demographic concentrations, not just in volume. When looked at in this way Austin is revealed to have a significant problem with foreclosures, but it is the same number of foreclosures per capita as the city as a whole. Additionally, the problem is limited to particular areas of the community, while other areas of Austin have had very little foreclosure activity.



SELECTED FOCUS AREA For the purposes of this analysis, we have decided to focus on the area bounded by zip code 60644. As can be seen in Figure 3, zip code 60644 includes the portion of Austin south of Chicago Avenue. It includes the census tracts of 2514, 2515, 2516, 2517, 2518, 2519, 2520, 2521, 2522, 2523, and 2524. We chose this area because our initial analysis showed it contained both the greatest need and opportunity for improvement. The 60644 zip code encompasses a somewhat demographically homogenous community that faces significant challenges such as poverty and crime. The area has seen real estate value drop more dramatically than the rest of Austin in recent years. There are also significant assets and opportunities for revitalization in the 60644 zip code area. All of Mercy Housing Lakefront’s west side properties are located within 60644. Most of the area stakeholders that we engaged in this process had investments and interests within 60644. There have also been a number of new assets, initiatives and improvements created in the area recently.
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Figure 3
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Austin Housing Market Study OVERVIEW OF EXISTING CONDITIONS Land Use The majority of land use throughout Austin is residential. There is also a significant amount of manufacturing and industrial land use, especially the areas around its northern, eastern and southern borders, which are all served by rail lines. Manufacturing land use is also found in the central area of Austin along Kinzie Ave. These areas may or may not currently being actively used by industrial businesses. The nature of industrial businesses makes it difficult to judge the level of activity of industrial areas without careful review. Commercial and business uses are primarily located along the commercial corridors of North Avenue, Division Street, Chicago Avenue, Madison Street and Cicero Avenues. There is a concentration of commercial and business uses at the intersection of Central Avenue and Lake Street as well.



Subareas Within Austin there are several commonly known subareas, defined primarily by the real estate industry. The map in Figure 4 is based on a map found on chicagohomeestates.com, a Chicago real estate group’s website.



Figure 4



The northwestern portion of Austin is known as the Galewood Neighborhood. Galewood is generally thought of as a stable community, known for its classic Chicago architectural styles. Realtor websites market this area as a “suburb within the city” where affordable homes with lower taxes can be found with access to the amenities of adjacent Oak Park. The area of Austin that is north of Division St., east of Austin Blvd, and west of Cicero is considered North Austin. North Austin is a more has a larger Hispanic population than the rest of Austin and is marketed by realtors as “a slowly rising community poised for a prosperous future”. It contains some significant new developments such as Galewood Crossings, which includes 57 single family homes, 54 condominiums, 76 townhomes, a new movie theater and a Union Training Center. The section south of Division, north of the expressway and east of Cicero is called South Austin. South Austin is the area that most people are thinking of when they think of “Austin”. There is a `
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Austin Housing Market Study neighborhood of historic homes on the western edge that is listed on the National Register of Historic Places as the Austin Historic District. However, this historic area is not widely known and is overlooked by general realtor website descriptions of the community. The rest of South Austin offers “affordable and plentiful” housing and “can be seen as a developing urban market”. The residential southwestern corner of Austin is known as The Island. The Island is a very small area that is separated from the rest of the community by the Eisenhower Expressway and large swaths of industrial land. It is described by realtor marketing as a “gem” and a “close knit community” comprised of well-maintained homes and two or three flats. The remaining areas of Austin east of Cicero and south of the expressway are generally considered to be part of the communities that they are adjacent to: Hermosa, West Humboldt Park, West Garfield Park and North Lawndale.



Area Services Retail Within the Austin community there are a variety of small, miscellaneous retailers found along the east-west commercial corridors of North Avenue, Division Street, Chicago Avenue, Madison Street and a portion of Roosevelt Road. A slight handful of small retailers can be found along the north-west corridor of Cicero Avenue. A small concentration of retailers can also be found near the intersection of Central Avenue and Lake Street. However, most of these commercial corridors have a high rate of vacant storefronts. According to the most recent data from the United States Postal Service, vacancy rates for commercial properties in zip code 60644 range from 4.7% to 19.51% per census tract. Large dilapidated buildings, vacant land and a number of detrimental uses such as liquor stores and payday lenders are predominate in some commercial areas. The retail businesses that do exist are generally in need of façade improvements. Just east of Austin, in the community of West Garfield Park, a large concentration of small retailers can be found near the intersection of Madison Street and Pulaski Road. A small collection of national retailers can be found at the northeast corner of Austin, including a Walmart, Home Depot, Menards, and a Burlington Coat Factory. The closest shopping centers are the Brickyard Mall and Bricktown Square, located adjacent to each other just north of Austin on Narrangansett Avenue between Fullerton and Diversey Avenues. With a combined total of 539,002 square feet of GLA, these shopping centers include a Target, Lowes, Babies R Us, Office Depot, and a Petsmart. The adjacent suburb of Oak Park offers a wide variety of retailers, including national retailers, a plethora of locally owned niche retailers, and a number of grocery stores. The lack of affordable quality full line grocery stores is often mentioned as a problem in the Austin Community. A large portion of central Austin was determined to be a “food desert” by Mari Gallagher’s 2006 report entitled “Examining the Impact of Food Deserts on Public Health in Chicago”. There are currently two grocery stores in the 60644 focus area Leamington Foods Market on Madison Street at Central Avenue and Aldi Food on Central Avenue just north of Roosevelt Road. A Food 4 Less and Save A Lot recently opened in the Austin Community on `
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Austin Housing Market Study North Avenue. It was recently announced that a long time staple of the community, Moo & Oink, has shut down and will perhaps reopen if a buyer can be found. Some creative steps are being taken to address the lack of access to fresh and healthy produce in the community including a handful of community gardens and FreshMoves, a mobile produce market created on a bus that stops at different locations throughout the Austin and Lawndale communities four days a week.



Transportation Austin is well served by public transportation. There are two CTA train lines that serve the community, both of which run through the zip code 60644 focus area. A Metra line runs along the northern edge of the Austin community. There are twelve different bus lines that serve the community, eight of which run through the zip code 60644 focus area. The CTA’s Blue Line runs east-west near the south edge of Austin with two stations within Austin and connects residents to the Illinois Medical District, UIC, downtown Chicago, and O’Hare Airport. According to the CTA’s annual ridership report for 2010, the Cicero station had 1,277 average weekday entries. The Austin station has 1,926 average weekday entries. Neither the Cicero nor the Austin stations are wheelchair accessible. The CTA’s Green Line runs east-west through the center of Austin with four stations in Austin and takes residents to downtown Chicago and the south side of Chicago. According to the CTA’s annual ridership report for 2010, the Austin station had an average of 2,028 weekday entries. The central station had 2,417 average weekday entries. The Laramie station had 1,420 average weekday entries. The Cicero station had 1,450 average weekday entries. All of these stations are wheelchair accessible except for the Austin station. There are three stops along the northern boundary of Austin on Metra’s Milwaukee District West Line, which connects residents to downtown Chicago and the suburbs out to Elgin. The Galewood Station, located at Narragansett Ave., has an average of 552 boardings and alightings on weekdays according to the most recent 2006 data from RTAMS. The Hanson Park Station had an average of 105 boardings and alightings. There is no data available for the Grand/Cicero Station because it is a new station, which replaced the Hermosa and Cragin stations, and service to the station did not begin until late 2006. All three of these Metra stations are wheelchair accessible. The Eisenhower Expressway (I-290) also connects the community to downtown Chicago and the western suburbs. The expressway has access points at Austin Blvd, Central Ave., Lavergne Ave., and Cicero Ave.



Educational Facilities There are currently over 37 K-12 schools operating within the Austin Community. Within the focus area of 60644 there are 21 K-12 schools: 11 public neighborhood elementary/middle schools, two public charter and contract elementary/middle schools, one private/religious middle school, three neighborhood public high schools, one magnet high school, two charter and contract high schools, and one private/religious high school. The summary table in Figure 5
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Austin Housing Market Study on the following page lists these schools and their 2010 AYP (adequate yearly progress) rates for reading and math and their Great Schools’ rating. Six of the 37 schools, highlighted in yellow in Figure 5, were on the Chicago Public Schools’ November 2011 list of 140 chronically under performing schools that were being considered for closure. However none of these schools were on the subsequent December 2011 list of schools for their turnaround strategy, phase out, or closure. The only change proposed by CPS for schools in 60644 is to have the Academy of Community and Technology (ACT) Charter School share space within Henry H. Nash Elementary. CPS reasons that Nash is under-enrolled and has the capacity to serve more students.
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HIGH SCHOOLS



MIDDLE SCHOOLS



ELEMENTARY SCHOOLS



SUMMARY OF SCHOOLS IN THE 60644 ZIP CODE School Grade Levels



# of AYP Students Reading Type of School (2010) 2010



AYP Math 2010



GreatSchools' Rating* (1 to 10)



70.5



72.7



NA



Neighborhood/ public



71.2



83.4



4



604



Neighborhood/ public



56.2



53.7



1



PK-8



467



Neighborhood/ public



67.9



64.2



2



5500 W Madison St



PK-8



526



Neighborhood/ public



63.8



75.9



2



Howe Elementary School



720 N Lorel Ave



PK-8



549



Neighborhood/ public



63



74.1



1



Key Elementary School



517 N Parkside Ave



K-8



363



Neighborhood/ public



41.7



45.3



1



Leland Elementary School



5221 W Congress Pkwy



PK-3



216



Neighborhood/ public



63.9



80.6



5



May Elementary Community Academy



512 S Lavergne Ave



PK-8



500



Neighborhood/ public



30.9



59.2



1



Nash Elementary School



4837 W Erie St



PK-8



485



Neighborhood/ public



50.2



59.2



1



Plato Learning Academy Elementary School



5545 W Harrison St



K-5



322



Contract/public



56.5



62



NA



Spencer Elementary Math & Science Academy



214 N Lavergne Av



PK-8



858



small/public



55.8



71



1



Armstrong L Elementary Math & Science



5345 W Congress Pkwy



3-6



133



Neighborhood/ public



49.1



53.7



2



Chicago Jesuit Academy



5058 W Jackson Blvd



5-8, all boys



83



Religious/ private



NA



NA



NA



Academy of Scholastic Achievement



4651 W Madison St



ages 1619



200



Charter/public/Al ternative



NA



NA



NA



Austin Business & Entrepreneurship High School



231 N Pine Av



9-12



486



Contract/public



12.3



15.5



NA



Austin Polytechnical Academy High School



231 N Pine



9-12



330



Small/public



8.9



7.8



NA



Christ the King Jesuit College Prep High School



5088 W Jackson



9-12



165



Religious/ private



NA



NA



NA



Clark Academic Prep Magnet High School



5101 W Harrison St



6-12



1021



Magnet/public



46.9



38.8



5



Douglass Academy High School



543 N Waller Ave



9-12



498



Neighborhood/ public



5.6



1.1



1



Voise Academy High School



231 N Pine Av



9-12



NA



Small/public



NA



NA



NA



School Name



School Address



Catalyst Circle Rock Elementary School



116 N Leclaire Ave



K-8



336



Charter/public



Clark G R Elementary School



1045 S Monitor Ave



PK-8



324



Depriest Elementary School



139 S Parkside Ave



PK-8



Ellington Elementary School



224 N Central Ave



Emmet Elementary School



Sources: PolicyMap, Greatschools.com, CPS website and individual school websites



Figure 5
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Austin Housing Market Study Recreation There are 17 parks run by the Chicago Park District in Austin, 12 of which are in the zip code 60644 focus area. The largest and most prominent park is Columbus Park, a 135 acre park located at 500 S Central Avenue that was designed by Jens Jensen. This historically and architecturally significant park offers a nature area, children’s accessible playground with an interactive water feature, bicycle path, jogging path, pavilion and 9-hole golf course, an outdoor swimming pool, fishing lagoon, baseball fields, and athletic fields for football and soccer and basketball courts. Additionally the field house features: a fitness center; 2 gymnasiums; 3 kitchens; meeting rooms; senior center and banquet room. The Austin Town Hall was originally built as the Town Hall of the Cicero Township. It has a park and cultural center that offer an indoor swimming pool, 2 kitchens, a gymnasium, performance theater/auditorium, fitness center basketball court and children’s playground as well as a variety of dance, music and theatre classes. There are afterschool programs during the school year and day camps in the summer. There are also specialty camps in the fall and spring and winter and spring break camps. CHICAGO PARK DISTRICT PARKS IN 60644 Name of Park



Address



Austin Park



5951 W. Lake St.



Austin Town Hall



5610 W. Lake St.



Clark (John) Park



4615 W. Jackson Blvd. .



Columbus Park



500 S. Central Ave.



Cottonwood Playlot Park



5056 W. West End Ave.



Hazelnut Playlot Park



5949 W. Huron St.



Hubbard Playlot Park



4942-58 W. Hubbard St.



Kinzie Parkway Park



5200 W. Kinzie St.



Levin Park



5458 W. Kinzie Pkwy.



Ohio Playlot Park



4712 W. Ohio St.



Six Mile Playlot Park



240 N. Waller Ave.



Sweet Clover Playlot Park



650 W. Leamington Ave.



Source: Chicago Park District Figure 6



The Austin YMCA, located at 501 N. Central Ave. offers two full-size gymnasiums, a youth game room and a fitness center. The Peace Corner, located at 5022 W Madison, is a drop in center for youth that provides recreation opportunities including a pool table and a basketball court. `
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Austin Housing Market Study Healthcare The only acute care hospital within the Austin community is Loretto Hospital, located at 645 S. Central Avenue with a total of 187 beds. There is also a psychiatric hospital in Austin, Hartgrove Hospital, located at 5730 West Roosevelt Road. Just outside of Austin’s western boundary at Austin Blvd. and Erie St. in Oak Park is West Suburban Medical Center, an acute care center with 287 beds. Just outside of Austin’s northern boundary at 2211 N Oak Park Avenue in Chicago is Shriners Hospital for Children with 68 beds. Also, the hospitals that are a part of the Illinois Medical District are approximately four miles directly east of Austin. Also serving the community’s health care needs is Circle Family Healthcare Network, which operates four Federally Qualified Health Center (FQHC) community sites in Austin. Access Community Health Network also operates one FQHC site in Austin, Austin Family Health Center. The Austin Wellness Center, located at 4800 W Chicago Ave. is anchored by the Austin Health Center of Cook County, which is part of the Cook County Health and Hospital System’s Ambulatory and Community Health Network.
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Figure 7
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Austin Housing Market Study SOCIOECONOMIC ANALYSIS Highlights •



The 60644 area lost 17.6% of its population and 7.8% of its households between 2000 and 2010.



•



The 60644 population is 94.3% African American.



•



Almost half of the household incomes in the 60644 area were less than $25,000 in 2010.



•



The most recent 2007 unemployment data showed that the Austin Community had an unemployment rate of 16.9%.



•



The majority of census tracts in the 60644 area had high levels of index crime.



•



The 60644 area has census tracts with the highest level of drug abuse crime in the entire City of Chicago.



Demographic and Household Characteristics The following table in Figure 8 summarizes select demographic data for zip code 60644 and the wider Cook County area from the 2000 and 2010 census. With a reported 48,648 people and 16,512 households in 2010, the 60644 area lost 17.6% of its population and 7.8% of its households since 2000. The wider Cook County area also decreased in population and household numbers, but only slightly. With 94.3% of the 2010 population, Black or African Americans are the majority racial group in the 60644 zip code area. However, the Black or African American population decreased by 10,410 people, or 18.5 %, since 2000. The wider Cook County area, which is approximately one quarter Black or African American, also saw a decrease in this population, but only 8.4%. The White population in 60644 decreased by 12.7 percent, but the percentage of Whites in the 60644 population remained similar. The small Hispanic or Latino percentage of the population grew slightly from 2.2% to 3.3%, or a 23.4% increase, which is a larger increase than the 16.1% increase in the County, but only represents an additional 300 people. The median age in both areas rose between 2000 and 2010, largely due to the aging of the baby boomer population and improvements in general health. However, as Figure 8 illustrates, the 60644 area saw a significant decrease in its young and middle aged population, suggesting that much of the population loss in between 2000 and 2010 is due to families leaving the area. The decreasing number of family households also suggests this is the case. The average size of households and families in the 60644 area are larger than they are in the wider county area, but they did decrease at a faster rate, which is another source of population decline.
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January 2012 5,812 1,881



60 to 74 years



75 years and over



3.78



SOURCE: US Census



3.21



Average Family Size



4,884



13,020



Average Household Size



Nonfamily households



Family Households



17,904



9,113



45 to 59 years



Households



16,152



25 to 44 years



29.20



9,168



Median Age



16,933



15 to 24 years



1,283



1,107



193



56,269



1,490



59,059



Under 14 years



Age of Population



Hispanic or Latino



Other



Asian alone



Black or African American alone



White alone



Race (partial list)



Population



Number



2.5%



27.3%



72.7%



100.0%



3.2%



9.8%



15.4%



27.3%



15.5%



28.7%



2.2%



1.9%



0.3%



95.3%



3.38



2.68



704,589



1,269,592



1,974,181



33.60



301,637



526,848



913,791



1,705,671



753,496



1,175,298



1,071,740



685,450



260,170



1,405,361



3,025,760



5,376,741



3.54



2.86



5,520



10,992



16,512



33.40



2,181



5,563



9,800



12,202



8,027



10,875



1,583



1,313



175



45,859



1,301



48,648



2.7%



33.4%



66.6%



100.0%



4.5%



11.4%



20.1%



25.1%
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22.4%
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0.4%



94.3%
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2,877,212
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100.0%
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24.0%
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100.0%



Percent
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100.0%



Percent



60644 Number



Figure 8
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SUMMARY OF DEMOGRAPHIC TRENDS IN ZIP CODE 60644 IN COMPARISON TO COOK COUNTY
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Austin Housing Market Study Figure 9 below presents the types of families found in 60644 in comparison to those of the wider Cook County area. The majority of families in both areas are classified as “other families”, which includes a wide variety of family households such as married couples without children, adult children living with their parents, etc. The remaining family types detailed in the chart include married couples with children and single people with children. Thirty two percent of families in the 60644 area are comprised of single females with children. Only 13% of families in Cook County are comprised of single females with children. FAMILIES BY TYPE 100%



90%



80%



54%



53%



Other Families



70%



Single Female with Children



60%



50%



13%



40%



30%



3%



32%



Other Single with Children Married With Children



20%



31% 10%



5% 10%



0%



Zip Code 60644



Cook County



Source: 2010 US Census Figure 9
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Austin Housing Market Study Employment and Income Characteristics As Figure 10 below illustrates, household incomes in zip code 60644 are significantly lower than the incomes of the wider Cook County area. Nearly half of the households in 60644 were estimated to have income of less than $25,000. The 2011 federal poverty guideline issued by the Department of Health and Human Services for a family of four was $22,350.



Source: 2010 US Census



Figure 10



The map in figure 11 on the following page shows the estimated percent of all people that were living in poverty in 2005 to 2009 according to the Census. In half of the census tracts in 60644, more than 31 percent of the population was living in poverty.
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Figure 11
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Austin Housing Market Study Figure 12 below details the employment of residents of 60644 by industry. The largest employment industry for workers living in 60644 is health care and social assistance. With 3,562 employees, this industry comprises 21.98% of the work force living in 60644, more than twice as much as any other industry. The rest of the top five industries that employ 60644 area residents includes: retail trade; transportation, warehousing and utilities; manufacturing; and educational service.



ZIP CODE 60644 RESIDENTS' EMPLOYMENT BY INDUSTRY (2005-2009) Zip Code 60644 Percent Workers



Industry Accommodation and Food Services



1,227



Administrative and Support and Waste Management Services



1,067



6.58%



4.69%



33



0.20%



0.14%



255



1.57%



2.15%



1,286



7.93%



8.70%



915



5.65%



9.16%



3,562



21.98%



12.26%



Agriculture, Forestry, Fishing and Hunting Arts, Entertainment, and Recreation Educational Service Finance, Insurance, Real Estate and Rental and Leasing Health Care and Social Assistance Information



7.57%



Cook County Percent 6.84%



505



3.12%



2.65%



1,359



8.39%



11.35%



0



0%



0.17%



Other Services



877



5.41%



4.91%



Professional, Scientific, and Technical Services



535



3.30%



8.27%



Public Administration



653



4.03%



3.80%



Retail Trade



1,691



10.43%



9.72%



Construction



406



2.51%



5.58%



1,515



9.35%



6.37%



321



1.98%



3.25%



Manufacturing Management of Companies and Enterprises



Transportation and Warehousing, and Utilities Wholesale Trade ALL INDUSTRIES



16,207



Source: US Census as reported by Policy Map



Figure 12



The table in Figure 13 on the following page lists the most recent Chicago unemployment figures available by community area. It is estimated that in 2007 the Austin community had 7,640 people in its labor force of 45,193 unemployed, a rate of 16.9%. This rate is significantly higher than the 9% rate estimated for the entire City of Chicago. However, 12 other Chicago communities did have higher estimated unemployment rates. It can be assumed that these unemployment rates have all increased due to the recent recession.
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Austin Housing Market Study UNEMPLOYMENT IN CHICAGO BY COMMUNITY AREA



Community Name Auburn Gresham Englewood Washington Heights West Englewood Pullman Riverdale Roseland West Pullman East Garfield Park Humboldt Park North Lawndale West Garfield Park Austin Avalon Park Chatham Greater Grand Crossing South Shore Woodlawn Burnside Calumet Heights East Side Hegewisch South Chicago South Deering Douglas Fuller Park Grand Boulevard Hyde Park Kenwood Oakland Washington Park Albany Park Forest Glen Irving Park North Park Chicago Lawn Clearing Gage Park Garfield Ridge West Elsdon West Lawn Lower West Side Pilsen South Lawndale Little Village Archer Heights Armour Square Bridgeport Brighton Park McKinley Park New City Back of the Yards Belmont Cragin Montclare Portage Park Lincoln Square North Center West Ridge Ashburn Beverly Morgan Park Mount Greenwood Edgewater Rogers Park Uptown Avondale Hermosa Logan Square West Town Dunning Edison Park Jefferson Park Norwood Park O'hare Lakeview Lincoln Park Loop Near North Side Near South Side Near West Side Chicago TOTAL



Population in Estimated the Labor Estimated Unemployment Rate Force Unemployment (2007) (2007) 20,936 4,699 22.40% 11,009 2,471 22.40% 12,028 2,700 22.40% 14,082 3,161 22.40% 3,443 677 19.70% 2,281 449 19.70% 20,061 3,947 19.70% 13,215 2,600 19.70% 6,890 1,189 17.30% 21,630 3,733 17.30% 11,804 2,037 17.30% 7,475 1,290 17.30% 45,193 7,640 16.90% 4,979 761 15.30% 15,850 2,423 15.30% 15,643 2,392 15.30% 26,108 3,991 15.30% 8,875 1,357 15.30% 1,231 163 13.20% 7,157 947 13.20% 8,483 1,122 13.20% 3,774 499 13.20% 14,514 1,920 13.20% 5,831 771 13.20% 9,664 1,097 11.30% 753 85 11.30% 8,345 947 11.30% 17,580 1,995 11.30% 9,636 1,094 11.30% 1,712 194 11.30% 3,873 440 11.30% 26,917 2,660 9.90% 8,703 860 9.90% 30,370 3,001 9.90% 9,498 939 9.90% 24,604 2,140 8.70% 10,682 929 8.70% 14,350 1,248 8.70% 14,797 1,287 8.70% 6,550 570 8.70% 12,175 1,059 8.70% 19,041 1605 8.40% 29,944 2,525 8.40% 5,733 465 8.10% 5,803 471 8.10% 17,099 1,388 8.10% 17,593 1,428 8.10% 7,507 609 8.10% 17,535 1,423 8.10% 35,376 2,565 7.30% 6,053 439 7.30% 33,900 2,458 7.30% 23,659 1,377 5.80% 20,079 1,168 5.80% 34,521 2,009 5.80% 16,494 940 5.70% 10,888 621 5.70% 10,988 626 5.70% 8,856 505 5.70% 35,498 1,956 5.50% 33,545 1,848 5.50% 36,053 1,987 5.50% 20,489 1,086 5.30% 10,287 545 5.30% 40,078 2,124 5.30% 49,443 2,621 5.30% 20,781 1,052 5.10% 5,689 288 5.10% 13,601 688 5.10% 17,696 896 5.10% 7,218 365 5.10% 77,202 3,374 4.40% 49,566 2,166 4.40% 13,942 578 4.10% 52,916 2,193 4.10% 6,197 257 4.10% 24,784 1,027 4.10% 1,348,755 121,162 9.00%



Source: Metro Chicago Information Center (MCIC)



Figure 13
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Austin Housing Market Study Crime, Safety and Prisoner Reentry Crime and safety are crucial issues in some geographic areas of the community and for certain segments of the population. There are certain locations that have been identified as primary sources of crime and violence in the community such as the townhomes on Washington between Pine and Lotus. There are number of active gangs in the community that create a multitude of boundaries and contested zones. Some people, especially young people, are acutely aware of these boundaries and zones and often restrict their travels and activities because of them. Other people are culturally removed from the gang activity and are able to reside in the community with very little awareness of the problems. Some residents are affected by the gang issues because they live or work close to a boundary or contested zone where violence is more likely to occur. In many areas of the community the conspicuous activities of drug dealers and users create an atmosphere of lawlessness and danger that has a detrimental impact on the identity and harmony of the community. The map in Figure 14 summarizes the number of index crimes (which includes the more serious offenses of willful homicide, forcible rape, robbery, burglary, aggravated assault, larceny over $50, motor vehicle theft, and arson) reported by the Chicago Police Department in the 60644 area by census tracts over the year before November 8, 2011. The majority of census tracts in the 60644 area are red, indicating they had high levels of index crimes. The small blue rectangles on the map indicate where Police Observation Devices (PODs) are located. The PODS, more commonly referred to as blue-light cameras, are meant to deter crime and the abundance of these devices sends a clear signal that 60644 is a high crime area, which diminishes the overall identity of the community. MAP OF INDEX CRIME LEVELS IN THE 60644 ZIP CODE



Figure 14
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Austin Housing Market Study The tables in Figure 15 and 16 below detail the number of index and drug abuse crimes per census tract in 60644 during the same time period and rank each census tract in comparison to the index and drug abuse crime levels of all the census tracts in the City of Chicago. INDEX CRIME SUMMARY Census Tract 252200 252100 251800 251900 252000 251500 251400 251600 252400 251700 252300 Total



Number of Crimes 554 506 491 471 383 336 282 245 178 167 151 3,764



Source: Chicago Police Department



Citywide Rank 21 26 29 40 62 88 130 172 290 313 356



DRUG ABUSE CRIME SUMMARY Number of Citywide Crimes Rank Census Tract 251900 702 1 252100 620 2 252200 533 3 251800 506 4 251600 273 6 251500 267 7 252300 136 14 252000 136 14 251700 96 20 251400 67 21 252400 39 24 Total 3,375 Source: Chicago Police Department Figure 16



Figure 15



While there were a serious number of index crimes, there were other areas of the city had had higher levels index crime. However, some areas of 60644 had the highest level of drug abuse crime in the entire City of Chicago. Census tract 251900, where the townhomes (mentioned previously) on Washington between Pine and Lotus are located, was ranked number one in the city for drug abuse crimes. Five other census tracts in 60644 ranked among the top ten. A direct outcome of the crime problems is a large number of Austin residents with criminal and arrest records, which adds a challenging facet to the Austin housing market. Anyone with a criminal or arrest record is specifically excluded from HUD subsidized housing. The private housing market usually prefers to exclude this population as well. A criminal record can also make finding employment more difficult. People who are successfully charged with crimes and sent to prison usually return to their previous community when they are released. According to a report by the Urban Institute’s Justice Policy Center entitled “A Portrait of Prisoner Reentry in Illinois,” in 2001 the Austin community area had 1,681 prisoners released to the community, a rate of 14.3 prisoners per thousand residents. As the table in Figure 17 shows, this makes Austin the community with the highest number of returning prisoners and the third highest rate of returning prisoners in the city. This population faces special challenges with housing, which are exacerbated by the fact they are specifically excluded from HUD subsidized housing. The lack of housing opportunities for this population can also have a detrimental effect on the housing situation of the families and friends of these returning prisoners. When a returning prisoner’s family or friend ties to
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Austin Housing Market Study stretch scarce resources in order to accommodate them, housing stability for everyone can be at risk. Chicago Communities With The Most Returning Prisoners in 2001 Number of Returning Prisoners



Community Area Austin



Rate Per 1,000 Residents



1,681



14.3



Humboldt Park



699



10.6



North Lawndale



656



15.7



West Englewood



521



11.5



Englewood



429



10.7



East Garfield Park



412



19.7



Source: Urban Institute Justice Policy Center Figure 17
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Austin Housing Market Study REAL ESTATE ANALYSIS Highlights •



Renters account for 71% of the occupied housing units in the 60644 area.



•



The median sale prices for residential homes fell by over 80% between 2007 and 2010 in some parts of the Austin Community.



•



In 2010 there were 136 residential sales with a median sale price of $31,000 in the 60644 area.



•



60% of rental households in the 60644 area during the time period between 2005 and 2009 were classified as cost-burdened. 60% of those cost burdened households (or 36% of all rental households) were further classified as severely cost-burdened.



•



Between January of 2008 and June of 2010 there were 1,403 foreclosure filings in the 60644 area. During the same time period 717 properties in 60644 went to auction.



•



Vacancy rates in the 60644 area range from 3.86% and 16.48% per census tract.



•



There are 220 properties in the 60644 zip code that are listed on the Chicago Demolition List.



Profile of Existing Housing Stock The most recent data for the age of the housing stock in zip code area 60644 is from the 2000 Census. According to this data, illustrated in Figure 18, the majority of the existing housing stock was built prior to 1960. Almost forty percent of the housing stock was built before 1939.
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Austin Housing Market Study HOUSING STOCK BY YEAR STRUCTURE WAS BUILT (2000 CENSUS)



1939 or earlier 39%



1990 to March 2000 4%



1970 to 1979 9%



1940 to 1959 33%



1980 to 1989 3%



1960 to 1969 12%



Source: 2000 US Census Figure 18



As shown in Figure 19, according to data from the 2005-2009 American Community Survey, nearly half of the housing units in zip code 60644 are in structures with more than two and less than 50 units. Over a quarter of the units are in two-unit structures. Detached single family homes comprise 16% of the housing units and attached single family homes comprise 2%. Units in large apartment buildings with over 50 units comprise five percent of the housing units. ZIP CODE 60644 HOUSING UNITS BY STRUCTURE TYPE (2005-2009) Units in large apartment buildings 5% Single family detached homes 16%



Units in small apartment buildings 49%



Single family attached homes 2%



2-unit homes and duplexes 28%



Source: 2005-2009 American Community Survey Figure 19
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Austin Housing Market Study The majority of occupied housing units (71%) in zip code 60644 are occupied by renters. As Figure 20 illustrates, this is in stark contrast to the tenure of most households in Cook County, which are 61% owner occupied. HOUSEHOLDS BY TENURE (2005-2009) 100% 90%



39%



80%



Renter Occupied Units



70%



71% 60% 50% 40%



61%



30%



Owner Occupied Units



20%



29% 10% 0% Zip Code 60644



Cook County



Source: 2005-2009 American Community Survey Figure 20



For Sale Housing Market The maps in Figures 21, 22 and 23 illustrate how the residential home market in zip code 60644 compares to that of other Chicago community areas and suburban municipalities. Figure 21 is a map of the number of residential homes sold in 2010 by census tract. The majority of 60644, outlined in orange at the center of the map, had between 11 and 20 sales per census tract. This level of sales activity is quite low for the area, but not as low as many other Chicago community areas. The northwestern section of Austin had more sales activity, particularly in the Galewood neighborhood area. The suburbs west and south of Austin, Elmwood Park, Oak Park, and Cicero had a higher level of sales activity. The community areas east and south of Austin had very low levels of sales, generally less than ten sales per census tract. Figure 22 is a map of the median sale prices of residential homes sold in 2010 by census tract. Zip code area 60644 had relatively low median sale prices, particularly in the northeastern section where median sale prices were some of the lowest in the city, under $25,000. Figure 23 is a map of the percent of change in median sale prices of residential homes between 2007 and 2010. While prices fell in most areas of the region, the 60644 area saw some of the most dramatic declines in price, in some areas over 80%.
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Figure 21
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Figure 22
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Figure 23
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Austin Housing Market Study Figure 24 below shows how significantly residential home sales slowed between 2006 and 2010. While there has been a slight increase since the slowest sales year of 2008, 2010 sale volumes were still less than half they were in 2006. Trends in 60644 Residential Sales 400 354 350



Number of Sales



300



250



190



200



150



136 121



100



79



50



0 2007



2006



2008



2010



2009



Source: Illinois Association of Realtors Figure 24



Figure 25 illustrates how the median sale prices for residential homes in 60644 plummeted in value between 2006 and 2010. While sale prices for the entire Cook County area went down substantially, 60644 prices went down drastically. The 2010 median price was slightly higher than 2009’s, but it did not increase enough to represent a strengthening of the market. 60644 TRENDS IN MEDIAN SALES PRICE OF RESIDENTIAL HOMES $300,000



$250,000



$237,500



$245,000 $225,000



$200,000



$186,500



$185,250



$184,000 $170,000



$150,000



$100,000 $64,000 $50,000 $25,000



$31,000



$0 2006



2007



2008 COOK COUNTY



2009
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60644



Source: Illinois Association of Realtors Figure 25



`



January 2012



Page 35



Austin Housing Market Study Figures 26 and 27 summarize the 306 residential units listed on and the 151 residential units sold through the Multiple Listings Service (MLS) in 60644 in the past year. The property type with the highest number of listings and sales were the two-to-four-unit properties, followed by detached single family homes. These levels of activity are in line with the breakdown of existing housing units discussed earlier in Figure 19. The number of sales and contracts is proportional to the number of listings, except in the case of larger properties with more than five units, of which there have only been 2 sales. The maximum, median and minimum prices detailed in Figure 27 show that the 60644 for-sale housing market continues to experience distress. With median sale prices well under $50,000 for all small property types and minimum prices in the range of extremely distressed prices (defined as under $10,000), there is considerable cause for investor apprehension. 60644 PROPERTIES LISTED ON THE MLS DURING THE PAST YEAR* BY TYPE



NUMBER OF LISTED PROPERTIES



160 140 120



61



100 80



11



Active Under Contract Sold



41



60 3 40 20



76



18 50



5 23



14 2 2



0 Detached Single Family



Attached Single Family



2 to 4 units



5+ units



PROPERTY TYPES



Source: Multiple Listing Service of Illinois *12 months form October 7, 2011 Figure 26



`



January 2012



Page 36



Austin Housing Market Study SUMMARY OF ZIP CODE 60644 MLS LISTINGS DURING PAST YEAR* Total Properties



Maximum Price



Median Price



Minimum Price



Listed



Sold



Listed



Sold



Listed



Sold



Listed



Sold



Detached Single Family



94



50



$307,400



$215,000



$47,300



$32,625



$10,000



$10,000



Attached Single Family



46



23



$179,000



$145,000



$38,444



$25,000



$2,000



$2,000



2 to 4 units



148



76



$364,500



$215,000



$65,000



$37,500



$6,000



$2,000



5+ units



18



2



$1,990,000



$227,000



NA



NA



$45,000



$65,100



Source: Multiple Listing Service of Illinois *12 months from October 7, 2011



Figure 27



Rental Market Figure 28 gives a breakdown of gross rents paid for rental units by unit size during 2005 to 2009, the latest data reported by the census. According to these figures, the bulk of studio and onebedroom units rented for between $500 and $749 per month, two bedroom units for $750 to $1,000 per month, and three bedroom and larger units for over $1,000 per month. These rental rates are generally less than or in line with the 2009 HUD Fair Market Rents for the ChicagoNaperville-Joliet, IL Metro Area. This census data reflects rental rates for units already occupied by renters and includes long term lease holders that may pay lower than usual rents and units that have more amenities and improvements than usual which may command a higher rental rate. Gross Rents of 60644 Occupied Units in 2005 to 2009 By Bedroom Size (Census) 100%



6.35%



90% 16.37%



26.26%



80% 51.52%



> $1,000 / month



70% $750 - $1,000 / month



60% 50%



47.47%



40.94%



$500 - $749 / month



40%



24.53%



$300 - $499 / month



30% 20% 10%



15.78%



< $300 / month



23.56% 14.74%



14.02%



6.56% 2.68%



4.02% 5.18%



0 or 1 Bedroom Units



2 Bedroom Units



3 or more Bedroom Units



0%



Source: 2005-2009 American Community Survey Figure 28
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Austin Housing Market Study Figure 29 gives snapshot of current market rents for the 60644 are that has been culled from classified listings on craigslist.org, rent.com, in the Chicago Tribune and the Sun-Times, and from Greater Austin Development Association (GADA) members’ available inventory. The details given in unit descriptions varied substantially. Included utilities and amenities are difficult to compare without more information. This table is intended to give a basic picture of the rental rates that the current market will bear. The table also summarizes the approximate household incomes that would be needed to afford these rental rates. The U.S. Department of Housing and Urban Development (HUD) considers annual housing costs to be "affordable" if they do not exceed 30% of a household's annual income (including utility payments). This table does not uniformly consider utility costs; therefore these income guidelines are not exact. SUMMARY OF CURRENT* 60644 RENTAL MARKET Typical Rents for Advertised Apartments Unit Type



Affordability Summary Household Income Required**



Minimum



Mid-range



Maximum



Studios



$425



$500



$595



$17,000



$23,800



1 Bedrooms



$450



$675



$750



$18,000



$30,000



2 Bedrooms



$550



$700



$875



$22,000



$35,000



3 Bedrooms



$750



$875



$1,100



$30,000



$44,000



4 Bedrooms



$1,000



$1,100



$1,250



$40,000



$50,000



*Current as of October 7, 2011 **Affordability is defined as housing costs equalling 30% of income, these calculations are appoximate as they do not consider utility costs Source: Compiled from GADA members and listings on craigslist.org, rent.com, Suntimes, etc.



Figure 29



According to the Census, 7,310 rental households in 60644, accounting for 60% of all rental households, were paying more than 30% of their income to rent in 2005 to 2009, classifying them as cost burdened (see Figure 30). Almost 60% of those households, or 36% of all rental households, paid over 50% of their income to rent, classifying them as severely rent burdened. The maps in Figures 31 and 32 illustrate the estimated percent of renters that are cost burdened and extremely cost burdened in the 60644 zip code area by census tract. Interviews with local landlords confirm that most renters in this market are cost burdened. In order to rent their units, property owners report using 40% of income as their usual threshold and claim that making exceptions for that allow for rental rates as high as 50% of income is not unusual. Summary of Rental Affordablility in 60644 (2005-2009)



Rental Households Paying Affordable Rents 4,829 40%



Cost Burdened Rental Households 2,947 24%



Severely Cost Burdened Households 4,363 36%



Source: 2005-2009 American Community Survey Figure 30
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Figure 31
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Figure 32
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Austin Housing Market Study Affordable Rental Housing Market The table below in Figure 33 lists the Low Income Housing Tax Credit (LIHTC) properties in 60644. There are a total of 27 properties. However, there have not been any new LIHTC properties developed since 1998. Most of the properties are expiring or have expired and are in need of reinvestment. LIHTC PROPERTIES IN 60644 Address Project Name 600 NORTH CENTRAL ASSOCIATES 600 N CENTRAL AVE 5700 W. WASHINGTON 5700 W WASHINGTON BLVD BOULEVARD COMMONS (II) 5417 W WASHINGTON BLVD BOULEVARD COMMONS II A 5623 W WASHINGTON BLVD CIRCLE GARDEN APARTMENTS 127 N CENTRAL AVE AUSTIN SHORE LTD. PARTNERSHIP 151 N LAVERGNE AVE MONROE/LAVERGNE 5000 W ADAMS ST 5040 W. WASHINGTON 5040 W WASHINGTON BLVD AFRICAN VILLAGE 400 S LARAMIE AVE PINE PLACE 330 N PINE AVE ADAMS/LOCKWOOD APTS. 5300 W ADAMS ST AUSTIN MUTUAL LP 5040 W QUINCY ST CENTRAL PINE LTD. 315 S CENTRAL AVE JACKSON TERRACE 4900 W JACKSON BLVD CENTRAL PINE PLACE II 238 N PINE AVE PINE-LOTUS DEVELOPMENT 224 N PINE AVE WASHINGTON/LOREL APTS. 5313 W WASHINGTON BLVD AUSTIN SQUARE 4701 W MAYPOLE AVE MENARD APARTMENTS 334 N MENARD AVE REBECCA WALKER COMPLEX 126 S CENTRAL AVE MAE SUITES 148 N MAYFIELD AVE PINE CENTRAL APARTMENTS 557 N PINE AVE FAITH RESIDENCE 1996 LIMITED PARTNER5644 W WASHINGTON BLVD MADISON RENAISSANCE 5629 W MADISON ST AUSTIN RENAISSANCE 5113 W WASHINGTON BLVD COLUMBUS PARK APTS. 301 S CENTRAL AVE HICA REDEVELOPMENT 5042 W WASHINGTON BLVD



Year Placed in Service 1987 1988 1988 1989 1989 1990 1990 1991 1991 1991 1992 1992 1992 1992 1993 1993 1993 1995 1995 1996 1997 1997 1998 1998 N/A N/A N/A



Total Units 20 20 212 42 88 28 52 44 95 42 12 41 31 29 68 53 12 166 57 64 39 78 50 55 71 N/A 120



Source: HUD



Figure 33



There are 12 HUD multi-family properties in 60644, which are listed in the table in Figure 34. Seven of these properties are also LIHTC properties. The map in Figure 36 shows where these properties are located.
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Austin Housing Market Study HUD MULTI-FAMILY PROPERTIES IN 60644 Expiration Date



Project Name



Address



CORCORAN PLACE APARTMENTS



345 N Austin Blvd



5/31/2025



325 N AUSTIN APTS



325 N Austin Blvd



3/31/2025



H.I.C.A. REDEVELOPMENT



5042 W Washington Blvd



12/31/2028



AUSTIN RENAISSANCE



5113 W Washington Blvd



7/31/2025



THE WHITMORE APTS



421 S Central Ave



7/31/2024



WASHINGTON COURTS I



5416 W Washington Blvd



4/30/2024



LAVERGNE COURT APTS



4938 W Quincy St



4/30/2024



ELOIS MCCOY VILLAGE APARTMENTS



4650 W Van Buren St



HABILITATIVE SYSTEMS INC.



257 S Kilpatrick Ave



8/25/2011



MCKINLEY III



5000 W West End Ave



5/10/2011



BOULEVARD COMMONS APARTMENTS



5417 W Washington Blvd



N/A



Columbus Park



901 S Austin Blvd



N/A



12/22/2010



Source: HUD



Figure 34



The Chicago Alliance to End Homelessness provides information on Chicago’s homeless service system. According to their website there are six permanent supportive housing programs serving single man and women in 60644, listed in Figure 35 below. SUMMARY OF PERMANENT SUPPORTIVE HOUSING IN 60644 # Beds Agency Name Address Program Name Bridge West - Mayes 5000 W. Roosevelt Thresholds 53 Shelter Plus Care I Bridge West - Mayes Shelter Plus Care II



5000 W. Roosevelt



Thresholds



57



Mae Suites



148 N Mayfield



Heartland Housing



39



Menard/Austin Apts.



334 N. Menard



Thresholds



57



Austin YMCA



501 N. Central



YMCA of Metropolitan Chicago



60



TOTAL



266



Source: Chicago Alliance to End Homelessness Figure 35
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Figure 36
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Austin Housing Market Study Foreclosures, Vacancies and Demolitions Between January of 2008 and June of 2010 there were 1,403 foreclosure filings in the 60644 area. During the same time period 717 properties in 60644 went to auction. Properties which have foreclosure filings are in an indeterminate state during which they may or may not be vacant. These properties may or may not eventually end up at auction. There is the possibility that the foreclosure status of a property may be resolved through a short sale or mortgage modification. With 142 foreclosure filings and 81 completed foreclosures, the bank with the highest number of foreclosure filings and auctions was Deutsche Bank, followed by JP Morgan Chase Bank/Chase Home Finance, U.S. Bank, and Wells Fargo Bank.



SUMMARY OF THE INSTITUTIONS WITH THE MOST FORECLOSURE ACTIVITY IN 60644 (BETWEEN 2008 AND JUNE OF 2011)



Foreclosure Plantiffs Deutsche Bank



Number of Filings



Number of Auctions



142



81



JP Morgan Chase Bank/Chase Home Finance



129



52



U.S. Bank



125



80



Wells Fargo Bank



125



45



Citibank



97



50



BAC Home Loans Servicing



90



12



Bank of New York



69



23



HSBC Bank



67



39



Bank of America



49



10



Aurora Loan Services Inc



38



32



LaSalle Bank



36



35



Countrywide Home Loans In



24



20



GMAC Mortgage Corp



21



9



Washington Mutual Bank



14



11



TOTAL 60644 FORECLOSURES



1,403



717



Source: Woodstock Institute as reported by Policy Map



Figure 37



Figure 38 shows that of the 717 properties that went to auction, only 16 were sold at auction. The remainder of the properties became bank owned properties, referred to as REO (Real Estate Owned) properties. It is difficult to know how many of these have since been sold by the banks or how many are being actively marketed by the banks. However, it is apparent that many of the properties that have been listed and/or sold in this market in the past few years have been REO properties sold by the banks, influencing the extreme drop in sale prices.
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Austin Housing Market Study 60644 COMPLETED FORECLOSURES BY PROPERTY TYPE AND RESULT (BETWEEN 2008 AND JUNE OF 2011) Attached Single Family



Detached Single Family



2-6 Unit Buildings



6+ Unit Buildings



TOTAL



Sold at Auction



1



6



7



2



16



REO Properties



40



310



275



76



701



TOTAL



41



316



282



78



717



Sale Results



Source: Woodstock Institute as reported by Policy Map Figure 38



There are large and growing inventories of REOs in the community with no coordinated effort to rehabilitate and reoccupy them. The City of Chicago has put substantial pressure on banks that own foreclosed properties to maintain REO properties by stepping up their efforts to cite banks for housing violations and take them to court. As the cost of holding properties grows greater than the value of the properties, the banks have a strong incentive to dispose of them quickly. There is a lack of capital-backed, community-interest-driven parties able to take possession of REO properties in Austin and return them to beneficial use. Programs that use Neighborhood Stabilization Program (NSP) funds to obtain and rehab REOs has had some impact in Austin thus far. To date, Mercy Portfolio Services (MPS) has acquired 9 foreclosed properties with a total of 46 units of housing in Austin. Five properties with 31 units are currently under construction. One property with four units has been completed and is currently for sale. Three properties with a total of 11 units have been completed and reoccupied. The maps in Figure 40 and 41 on the following page shows where the foreclosure properties detailed in Figures 37 and 38 above are located. There are very few residential areas in 60644 that have not been intensely affected by the foreclosure crisis. However, the area that has seen the highest concentration of foreclosure activity is in the northeastern section of 60644. As the maps in Figures 40 and 41 and the table in Figure 39 illustrate, the northeastern section of 60644 that includes census tracts 251600 and 251700 also has the highest residential vacancy rates and the highest concentration of properties on the Chicago Demolition List. Properties on the demolition list are generally vacant and dilapidated. Figure 42 illustrates the residential vacancy rates in the 60644 zip code area by census tract. Figure 43 shows where the properties in the Chicago Demolition List are located. Properties indicated by the black stars on the map of demolitions are in demolition court and may not eventually be demolished, depending on what happens when the case is heard. The properties indicated with a red star on the map of demolitions are on the fast track demolition list, which means that they present a hazard to the community, and are more likely to actually be demolished.
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Austin Housing Market Study 60644 FORECLOSURES, VACANCIES AND DEMOLITIONS BY CENSUS TRACT Census Tract 2514



Vacant Residential



Total Housing Units*



Number



1,980



147



Foreclosure Auctions



Foreclosure Filings



Percent



Number



Ratio



Number



Ratio



Number



Ratio



7.4%



44



0.02



84



0.04



15



0.01



Demolitions



2515



1,784



131



7.3%



94



0.05



184



0.10



35



0.02



2516



1,477



180



12.2%



145



0.10



203



0.14



47



0.03



2517



551



72



13.1%



46



0.08



71



0.13



21



0.04



2518



2,285



109



4.8%



88



0.04



155



0.07



34



0.01



2519



2,422



222



9.2%



67



0.03



122



0.05



27



0.01



2520



2,606



175



6.7%



56



0.02



119



0.05



6



0.00



2521



3,290



190



5.8%



68



0.02



192



0.06



15



0.00



2522



3,104



161



5.2%



108



0.03



244



0.08



22



0.01



2523



316



8



2.5%



8



0.03



26



0.08



2



0.01



2524



890



41



4.6%



19



0.02



66



0.07



0



0.00



20,705



1,436



6.9%



743



0.04



1,466



0.07



224



0.01



TOTAL



* Total Housing Units from 2005-2009 American Community Survey - Only Vacant Residential Numbers are housing units, foreclosureand demolition numbers may include multi-unit propertie. Source: Policy Map except for Total Housing Units



Figure 39
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Figure 40
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Figure 41
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Figure 42
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Figure 10
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II. HOUSING STAKEHOLDERS GROUP The Austin Housing Stakeholders Group was formed in order to obtain community feedback on the market analysis and collaborate to form a relevant and realistic set of strategies and recommendations for stabilizing and rejuvenating the Austin housing market. Group participants came from a process of more than 30 one on one interviews with housing stakeholders over 8 weeks. 32 unduplicated people representing 13 organizations or businesses participated in at least one group meeting.* The group met a total of three times and included local landlords, representatives from local social service providers and community improvement organizations, banks and financial institutions active in the community, and individual homeowners. The primary goal of the meetings was to base our data analysis in the practical experience of people living, working or investing in Austin. We also used the meetings to explore the current investment environment in the housing market. Over the course of the three meetings, six primary factors were identified as having an important impact on investment and/or disinvestment in housing in the Austin community. These six factors are summarized on the following pages. The stakeholders primarily lived or worked in the zip code 60644 or were from organizations that worked in the south part of Austin; experiences and observations generally, but not exclusively, are based in that geographic area. The stakeholders were tasked to focus tightly on housing and housing market issues. Although we briefly touch on social/human conditions here, we did so in a very limited way. Other organizations are working diligently on social issues and we defer to their expertise in this area. Crime, poverty, education and employment are fundamental issues that deeply affect every topic in this report, but here we discuss them only as they relate to the housing market. Mercy Housing Lakefront staff participated in the meetings, but the observations here are from the group as a whole, not from Mercy Housing Lakefront. * Agendas and meeting minutes are attached as appendices.
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Austin Housing Market Study STAKEHOLDER FACTOR 1: HOUSING CONDITIONS/FORECLOSURE CRISIS Initial Statement: Many blocks in the area are blighted. Blight is currently created mainly by single family and small multifamily properties vacant due to foreclosure.



Overview of Stakeholder Conversation In the past, owner-occupied single family homes and two flats were the primary sources of stability in the community, while poorly maintained large multi-family buildings were the primary sources of blight. Significant effort has been put into improving the conditions of the large multi-family rental properties through innovative financing models such as CIC (Community Investment Corporation) and sustained investments from well-intentioned landlords such as GADA (Greater Austin Development Association) members. In recent years this situation has been reversed. Today housing conditions suffer from an abundance of vacant and increasingly dilapidated single family and two-flat properties that have been caught in the foreclosure crisis.



Stakeholder Insights



`



•



Vacant properties that are not properly secured and maintained attract crime and vandalism and quickly become dilapidated. Many of these properties eventually need to be demolished, creating an abundance of vacant land with no prospects for redevelopment in the foreseeable future. Even vacant properties that are properly secured become an eyesore and create a general atmosphere of disinvestment.



•



The only comparable prices available for property assessments are often properties that been sold through short sales or REOs sold by banks. This puts extreme downward pressure on the values of all homes in the community. As more homeowners find themselves underwater on their mortgage and unable to sell their properties, more homes fall into foreclosure.



•



As values continue to fall, it can be very difficult for investors to ensure that they will be able to make a profit or resell a property, after investing in rehabilitation, without losing money. The cost of rehab alone can be significantly more than the home is worth in the current market.



•



Though prices have fallen low enough to be affordable to a significant segment of possible buyers, there are more affordable options throughout the metro area as well. Due to neighborhood conditions including crime rates, employment opportunity and school quality, Austin properties will not attract the attention of buyers unless they are marketed competitively.



•



Banks are generally overwhelmed by their inventory of properties and not inclined to market them through traditional means to individual investors reliant on financing.
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Austin Housing Market Study •



Outside speculators with access to large amounts of ready capital become an attractive market for this inventory. The loss of community access to properties could be very detrimental to community redevelopment efforts; control of significant portions of the community by outside speculators has been a source of negative results in the past.



Stakeholder Suggestions



`



•



Concentrate efforts (investment, clean-up, preservation or other) in a small, specific geographic area in order to maximize impact and leverage additional investments. This will help to stabilize values and attract further investment.



•



Create a new home owner market through incentive programs that target specific markets such as city workers.
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Austin Housing Market Study STAKEHOLDER FACTOR 2: INABILITY TO INVEST Initial Statement: ability to invest is limited due to lack of affordable financing opportunities and difficulty acquiring properties in foreclosure.



Overview of Stakeholder Conversation When we asked the Austin Housing Stakeholders Group about the primary factors influencing their investment activities, they told us that it was not a lack of interest in investing in housing in Austin, but rather a lack of their ability to invest that was holding them back. This ability to invest has been hindered by a lack of affordable financing options, particularly financing for investments in single family and two flat properties. There are also significant challenges involved with acquiring properties that are vacant due to foreclosure.



Stakeholder Insights •



As the financial sector struggles to recover from the recession brought on in large part by overly lenient lending practices, there has been a tendency to “over-correct” with increasingly stringent credit and collateral requirements from both banks and regulators.



•



The loss of equity and asset values combined with increasingly stringent credit and collateral requirements have made financing more difficult.



•



There are innovative financing options for investors in large multi-family properties through Community Investment Corporation (CIC) and a variety of programs designed to help prospective homeowners obtain financing, but there is a shortage of financing opportunities for people looking to buy and/or rehab single family and small multi-family properties for investment purposes.



•



The process of foreclosure is increasingly lengthy and sometimes left incomplete. Until the foreclosure process is completed, the only way to purchase a property is through a shortsale.



•



Short sales, complicated and drawn out, are often stalled and interested buyers lost due to the length and difficulty of the process.



•



Once a property is owned by a bank it may be available for purchase, but the marketing process favors experienced investors with ready access to capital. Increasingly, properties are not becoming available at all.



•



Appraisals can also be a barrier for interested investors. Deals are sometimes thwarted by appraisals that depend on comparable sales, which are difficult to find in a distressed market, and come in lower than the agreed upon sale price.



Stakeholder Suggestions `
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Austin Housing Market Study •



The creation of affordable financial products geared towards investments in 1-to-4 unit properties with less onerous underwriting and appraisal requirements aimed at long term local investors. Community Investment Corp (CIC) would be an excellent model for this type of funding source. CIC uses pooled funds from a variety of financial institution to make loans for multi-family properties, which allows the risks involved in these types of loans to be shared. In order for a similar pool of funds to be created for smaller properties, a nonprofit or other entity would have to put up an initial loss guarantee fund.



•



Create or identify an entity capable of procuring bank REO properties in bulk and marketing those properties to local investors. Mercy Portfolio Services (MPS) is developing a fee-based service that will assist non-profits and others with the purchase of REO properties
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Austin Housing Market Study STAKEHOLDER FACTOR 3: HUMAN CONDITION Initial Statement: Investments in social services must go hand in hand with investments in real estate.



Overview of Stakeholder Conversation When considering housing issues in Austin, stakeholders felt strongly that it is important to discuss the human condition as well as the real estate conditions. It was stated that investments made in Austin properties are wasted if they are not accompanied by an investment in social services intended to improve the human condition. Substantial portions of the existing Austin population face a wide variety of difficulties that stem from poverty and general disenfranchisement. The wide range of social problems directly affects real estate by contributing to excessive challenges in the management and maintenance of properties. The prevalence of adverse social conditions also affects the housing market because it deters people who are more economically and socially stable from moving to and/or staying in the community and discourages residents and property owners from further investment and property maintenance.



Stakeholder Insights •



Much of the Austin population suffers from lack of education, underemployment or unemployment, poor health, and social marginalization. Crime and safety are primary concerns for much of the community.



•



Area residents often lack a “sense of ownership” and pride in the community. Efforts to improve the community are often met with skepticism from residents. However, community activists have found beautification projects to be an effective way to reignite interest.



•



The criminal element in the community has historically proven to be very resilient despite dedication of residents and police who work for neighborhood safety. Crime tends to decrease temporarily at times, especially when leaders are imprisoned, only to reappear with new energy.



•



Addressing crime on particular corners or hot spots can actually lead to an increase in violence by instigating “turf wars” as displaced drug dealers attempt to replace their territory. Efforts to provide social services and quality of life enhancements are hampered by the numerous gang boundaries that limit the geographic space that some residents are able to access or traverse safely. For example, many young Mercy Housing residents living at Lavergne Courts will not go to the new nearby park or The Peace Corner because doing so would require them to cross into a dangerous gang territory.



•



•



`



There are currently a wide variety of organizations offering social services to the community, but until recently these organizations had very little cross communication or January 2012



Page 56



Austin Housing Market Study coordination. Austin Coming Together (ACT) was recently created in order to address this problem and facilitate a more comprehensive approach to community and economic development.



Stakeholder Suggestions •



Organize with residents to address issues of concern in the community and use beautification projects as a way to encourage community involvement and spark a renewed interest in community improvement.



•



Increase and enhance marketing and outreach efforts of existing social services
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Austin Housing Market Study STAKEHOLDER FACTOR 4: COMMUNITY APPEARANCE/COMMERCIAL REVITALIZATION Initial Statement: The appearance of major streets and commercial arteries are the face of the community and need attention.



Overview of Stakeholder Conversation In order to attract new people to the Austin community it will be necessary to improve the main thoroughfares. The current conditions of commercial arteries are a disincentive to investment. Vacant storefronts, unattractive business facades, and decrepit infrastructure create an overall atmosphere of disinvestment and a negative identity for the community. New businesses and improvements to infrastructure would act as an incentive for others to invest in the surrounding areas.



Stakeholder Insights •



There is no entity currently focused on commercial revitalization. The Austin Chamber of Commerce should be the organization able to address these issues, but they do not appear to be very active, partly because there are not enough strong businesses in Austin to be members of the Chamber. ACT is focused on economic development, but more in terms of job creation than appearance.



•



Stakeholders who own buildings with ground floor commercial space report high vacancy rates for extended periods.



•



A key area identified for improvement was the intersection of Lake and Central.



•



The blocks of Madison between Austin and Central was identified as an area that has seen recent improvements and investments that should be built upon. A stakeholder that owns property with ground floor commercial space on that stretch of Madison has experienced more success with leasing that commercial space. He also claims that businesses in his commercial space have helped attract residential tenants to the building.



•



The existing Madison/Austin TIF has not been used to fund or support any significant redevelopment projects. Many community members express frustration about this, but little has been done to build any initiatives to change the situation.



•



Transit oriented development is a possible opportunity for commercial revitalization.



Stakeholder Suggestions •



Areas where the commercial prospects are extremely weak could be rezoned to allow for residential use in order to minimize the amount of blighted vacant commercial spaces and to funnel commercial activity into concentrated areas.



•



Façade improvement and business start-up grant and loan programs could be created.
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Austin Housing Market Study •



Commercial corridors could be revitalized through the creation of an SSA.



•



Existing TIFs, particularly the Madison/Austin TIF, should be used to attract businesses and fund improvements.



•



The creation of station area / transit-oriented development plan could be created through the RTA Community Planning program in order to initiate efforts to improve the commercial areas around CTA stations, particularly the Green Line Station at Central Avenue and Lake Street.
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Austin Housing Market Study STAKEHOLDER FACTOR 5: MULTI-FAMILY OWNER CHALLENGES Initial Statement: Current Property owners are discouraged from investing further in the market because of unintended consequences of public interventions in the housing market.



Overview of Stakeholder Conversation All of the stakeholder group multi-family property owners interviewed for this analysis have adamantly expressed that their main challenges stem from public policies and regulations which they perceive as impeding their business and investments. They primarily point to the Chicago Landlord Tenant Ordinance (LTO) as the source of their problems. They also contend that the City of Chicago’s ambiguous building regulations and unpredictable inspectors undermine their efforts to provide quality affordable housing. Though these issues are not specific to the Austin community, the problems they create are particularly acute for landlords serving lower-income populations such as that of Austin.



Stakeholder Insights •



Landlords serving the under-resourced Austin tenant population often find it necessary to evict tenants due to non-payment of rent or disruptive behavior (relative to the number of evictions among tenants with lower poverty rates and more community resources). The landlords argue that the Chicago LTO has made evictions a lengthy, complicated and costly process that has a severely detrimental effect on collection margins and profitability. (Impacting ability to further invest in the community, ability to keep buildings well maintained and incentive to continue to serve the populations of the neighborhood.)



•



Landlords claim the Chicago LTO has also exposed landlords the threat of costly lawsuits for small infractions by mandating that “the prevailing plaintiff in any action arising from the application of this Ordinance shall be entitled to recover all court costs and reasonable attorney’s fees”. The landlords also argue that there is no “right to cure” for landlords in the ordinance. They believe that these factors have created a strong profit motive for unscrupulous lawyers looking to charge landlords with every violation possible.



•



The Chicago Building Code and the inspectors responsible for enforcing it create a system that is difficult to navigate. The landlords assert that the codes lack clarity and are not uniformly enforced. Landlords with the intention of properly maintaining their properties end up feeling mistreated and frustrated when directives from Building Department officials appear to be random, ever changing, onerous and extremely costly.



•



Landlords are increasingly being held responsible by law enforcement for the illegal activities of their tenants even though they are unable to evict those tenants.



•



Due to above concerns, landlords are more likely to screen out all people with past evictions or criminal records, which creates a growing market of people unable to find decent, affordable housing. Landlords are not the only entities that face negative unintended consequences of policies and regulations. The quality of life for responsible tenants suffers when landlords are
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Austin Housing Market Study unable to evict disruptive tenants. All rents must go up in order to cover the costs of unpaid rent. If the market does not allow for rents high enough to cover low collection margins, building maintenance costs end up being cut and the property begins to deteriorate. •



Landlords are beginning to work around the LTO through tactics such as avoiding security deposits by charging non-refundable move-in fees and avoiding the eviction process by paying unwanted tenants to move out of the building. These trends encourage a culture of irresponsibility and exacerbate the problems with tenant stability in the community.



•



Policies and regulations rightly intended to thwart slum landlords have also put unnecessary pressure on landlords that are doing their best to provide affordable housing and revitalize the community. If it is not financially viable to sustain their investments and maintain their businesses, these landlords will have to let go of their properties. With the current real estate market many landlords may have no choice but to allow their buildings to fall into foreclosure. Large multi-family buildings in foreclosure could end up vacant and blighted.
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Austin Housing Market Study STAKEHOLDER FACTOR 6: NEED FOR SPECIALIZED AND AFFORDABLE HOUSING Initial Statement: There is a significant demand for special needs (permanent supportive) housing, senior housing and affordable housing for people at very low income levels.



Overview of Stakeholder Conversation The population in Austin faces many challenges, some of which lead to a need for specialized housing. Specific needs identified by the Housing Stakeholder Group include senior housing and housing with supportive services for the formerly incarcerated. In addition a variety of specialized housing types including supportive housing for those who are homeless or at high risk for homelessness and/or service-enriched, rent-subsidized housing for families would also be likely to find strong market demand in the Austin community. There is also a strong demand for affordable housing in the community. Specialized and affordable housing that would make use of rental subsidies are currently the best opportunity for new development in the Austin housing market. Efforts to develop this type of housing should be coordinated with other community development activities in order to maximize the combined effects and benefits.



Stakeholder Insights •



Existing Single-Room-Occupancy (SRO) housing at the Austin YMCA is acutely in need of renovation. This housing is an important asset for the community and must be preserved. Without it many people would find themselves homeless.



•



There are a number of rent subsidized multifamily properties in the community in need of reinvestment. The waiting lists at these properties demonstrate a strong demand for affordable housing.



•



There have not been any Low-Income Housing Tax Credit (LIHTC) properties developed in recent years. This may be because they typically have not worked well in this community without rental subsidies to reach affordability for the typical income of families who live there.



•



Austin has a relatively large number of residents that have spent time in prison and is a community that many prisoners report that they plan return to upon release. This population faces special challenges with housing which are exacerbated by the fact they are specifically excluded from HUD rent-subsidized housing.



•



The population in 60644 is aging and demand for affordable senior housing is likely to grow.



Stakeholder Suggestions •



Develop and/or redevelop specialized and affordable housing in conjunction with other community revitalization efforts in order to create a sense of momentum.



•



Preserve existing affordable and rent-subsidized housing through reinvestment and green technologies which reduce operating costs.
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III. RECOMMENDATIONS The recommendations of this report are intended to suggest goals and accompanying strategies which together will contribute to stabilization and revival of the housing market in the selected focus area of the Austin community. Each recommendation is offered in the form of an implementation scheme that ties a set of goals and strategies together in a potential framework. All of the recommendations are based upon a combination of data analysis and discussions with stakeholders. The primary recommendation of the report is to apply a series of intensive interventions to a very limited geographic area in order to generate the maximum impact. An operational infrastructure is needed to execute the primary recommendation. Significant collaboration and development are needed to support and enhance the operational infrastructure. These concepts are summarized by the following recommendations:



`



•



MICRO-LEVEL, PLACE-BASED INITIATIVE



•



CHAMBER OF HOUSING



•



FINANCIAL THINK TANK



•



LANDLORD TENANT CONNECTION FORUM
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Austin Housing Market Study Recommendation #1 Create MICRO-LEVEL, PLACE-BASED INITIATIVES GOAL: Build pockets of stability and strength in the housing market that would stimulate further investment in the surrounding area.



Reasoning:



The complex and numerous factors affecting the housing market require that financial and property investments be made in conjunction with efforts to address social issues. A holistic approach to community development in targeted area will be more effective in improving the health of the housing market than piecemeal interventions throughout the community. Coordinated and concentrated investments would leverage existing assets and limit the risk involved with isolated activities.



Description: Systematically address the troubled single family and small multi-family market in carefully selected small geographic areas where improvements would have a meaningful impact and existing assets could be built upon. Apply intensive analysis, community organizing, strategic marketing and concentrated investment efforts in the targeted area to stabilize and strengthen the housing market. If success is seen in the initial area, the program could become a mobile platform that would continue to channel concentrated investments into other sections of the community.



OBJECTIVES • • • • • • • •



Break the downward spiral of property values and increase real estate sales activity Reduce the risk of investment Reoccupy vacant properties Minimize the number of impending foreclosures and keep families in their homes Increase tenant stability and occupancy rates for multi-family properties Support existing community assets and organizations Create new community assets and/or anchors Remove barriers to investment such as crime “hot spots” and dilapidated structures



STRATEGIES A. Analyze the opportunities for reinvestment such as pre-foreclosure and REO properties (see figures 40 and 41), properties at risk of demolition (see figure 43), properties listed on the MLS, LIHTC properties, and HUD rent subsidized properties (see figure 36) in each micro area B. Establish or partner with an entity (such as Mercy Portfolio Services) capable of purchasing and/or receiving bank owned properties for the purposes of community development C. Partner with community banks and other financial institutions to obtain properties and offer innovative financing to local investors D. Aggressively market properties and financial opportunities to attract investors, homeowners and renters
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Austin Housing Market Study E. Reach out to residents facing eviction due to foreclosure and offer assistance in modifying their mortgages and negotiating with banks F. Comprehensive rehabilitation strategy for multi-family properties, documenting the process for replication G. Partner with a non-profit agency to develop new specialized and/or subsidized housing, a community center, or a social service venture H. Organize residents and identify potential leaders to address issues such as crime and make decisions regarding future plans such as the addition of community assets or anchors



IMPLEMENTATION •



The initial area chosen should contain at least two existing assets that could be built upon such as a park, institution, large apartment building that has seen significant recent reinvestment, strong block club, or recent improvements to a streetscape or infrastructure.



•



The area should contain a significant number of foreclosures and vacancies, but also a stable base of residents.



•



As the economy continues to struggle to recover from the recession it is increasingly apparent that in order for vacant single family homes and small multi-family properties to be reoccupied, a significant portion of them will need to be rental properties. It will be necessary for new models of scattered site property management to be developed. Rentto-own programs and other unconventional market options will also need to be established.



•



A research component in collaboration with a University that would develop evaluation standards should be created as an integral aspect of the program’s design and implementation should be monitored from conception in order to document successful interventions.



Stakeholder Factors Addressed:



This recommendation also addresses all of the stakeholder factors with a primary focus on “Housing Conditions and the Foreclosure Crisis” and “Need for Specialized and Subsidized Housing”.
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Austin Housing Market Study Recommendation #2 Create a CHAMBER OF HOUSING GOAL: Create and maintain an organization with permanent staff which would initiate, facilitate and coordinate the implementation of recommendations to strengthen and revitalize the Austin housing market.



Reasoning:



The Austin Housing Stakeholders Group identified an existing deficiency in Austin's organizational capacity to address the multitude of challenges affecting the housing market. There are a wide variety of existing organizations focused on job development and/or the provision of social services and a number of entities working to provide affordable housing to a limited population. However, there is no institution with the housing market as a focus in the same way that a Chamber of Commerce works to develop the business climate of a community. This recommendation would create an institution or organization that would have the capacity and professional training to guide implementation of strategies designed to strengthen specific aspects of the housing market.



Description:



The creation of this institution would require at least one full time, highly qualified professional staff person. The candidate should have had similar experience working in other communities and the ability to undertake complex real estate transactions, manage community organizing, coordinate with other institutions and organizations, and identify funding and preservation opportunities, and monitor progress and results. Stakeholders have expressed a concern this be a stand-alone organization and not a committee or sub-committee of a larger organization.



OBJECTIVES • • • • • • • •



Revitalize Austin’s housing market Ensure that revitalization efforts are in the best interest of community residents Preserve affordable housing Build the organizational infrastructure necessary to handle current and future challenges in the housing market Improve and shape the identity of the community Address the appearance of the community and work towards commercial revitalization in order to support the housing market Coordinate with other organizations working on community and economic development in Austin Organize housing stakeholders willing to work on implementation of housing market solutions



STRATEGIES A. Coordinate the implementation of MICRO-LEVEL, PLACE-BASED INITIATIVES B. Oversee and facilitate other initiatives recommended in this report. C. Lead community planning efforts that would guide future housing development and priorities `
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Austin Housing Market Study D. Act as a partner or sponsoring agency to bring a variety of program and funding opportunities to the community E. Explore possible opportunities to improve commercial arteries through mechanisms such as an SSA, TIF funding, and transit-oriented development F. Actively market the community and create a positive “brand” G. Identify and promote opportunities for investment in expiring LIHTC properties and other at risk affordable housing properties.



Stakeholder Factors Addressed: This recommendation also addresses all of the stakeholder factors with a primary focus on “Housing Conditions and the Foreclosure Crisis” and “Community Appearance and Commercial Revitalization”.
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Austin Housing Market Study Recommendation #3 FINANCIAL THINK TANK GOAL: Organize a collaborative group that would create innovative financial tools that would support investments in Austin housing.



Reasoning: The Austin Housing Stakeholders Group highlighted an inability to invest due to the current lack of affordable financing tools available, particularly for smaller properties. The representatives from financial institutions that participated in the Austin Housing Stakeholders Group have expressed interest in meeting separately to develop these ideas further. The Stakeholders Group also identified a significant need in the Austin community for financial education, credit repair, and home-buyer readiness programs in order for current residents to be able to recover from the recession and take advantage of the affordable home opportunities in the current market. Description: A collaborative effort between representatives from Chase Bank, Austin Bank of Chicago, US Bank, Community Investment Corporation, CDFI’s and any other financial institutions with a stake in the community to address the particular financing needs of the Austin community for the purposes of housing market revitalization.



OBJECTIVES • • • • •



Provide new financial products geared toward local residents buying small investment properties in Austin Support the MICRO-LEVEL, PLACE-BASED INITIATIVE with appropriate financial products. Enable the community to address the foreclosure crisis with new private market tools in addition to strategies using government funds Attract investors, home buyers and renters to the community with financial options not available elsewhere, differentiating the Austin market. Build mortgage readiness in community residents and ensure that there are adequate mortgage opportunities for people interested in home ownership within Austin



STRATEGIES A. Create a funding pool modeled after CIC that would target investments in one-to-four unit properties in the Austin area; the establishment of an initial loss guarantee fund would encourage strong financial partners to participate B. Using its collective understanding of banks and financing the Think Tank members would advise the MICRO-LEVEL, PLACE-BASED INITIATIVE in its efforts to acquire multiple REOs in a place-based way. C. Create new and/or enhance existing financial education programs and products targeted to community members working towards home ownership. D. Lending to inexperienced investors should be tied to property management education and support.



Stakeholder Factors Addressed: This recommendation primarily addresses the “Inability to Invest.” `
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Austin Housing Market Study Recommendation #4 LANDLORD TENANT CONNECTION FORUM GOAL: Bring area landlords and their tenants together in order address issues in a collaborative rather than adversarial manner



Reasoning:



Local landlords cite many challenges involved with serving the Austin rental population and claim that constraints placed on landlords by public policy and government regulations create an unstable and problematic state of affairs that too often ends in litigation. A desire to avoid litigation is leading local landlords to tactics that solve short term problems but will likely lead to long term problems in the rental market. Landlords in Austin need to be supported to work with their tenants in cooperative rather than antagonistic ways.



Description:



A collaborative effort between area landlords and their tenants to address issues of building maintenance, security, and financial viability.



OBJECTIVES • • • • •



Promote a sense of ownership in the tenant base Reduce the need for the costly and contentious eviction process Mediate disputes between landlords and tenants without litigation Increase housing stability for tenants and collection margins for landlords Improve marketing for Austin community rental market and provide other support for landlords and potential residents



STRATEGIES A. Ongoing tenant organizing and leadership development B. Host discussions between landlords and tenant leaders to address issues that arise in a cooperative manner. C. Create a pool of money, funded through a small fee added to monthly rents, which would provide for social services designed to support stability in housing and /or an emergency fund that would help landlords prevent the need to evict tenants when they are temporarily unable to pay their rent. D. Create a central leasing/marketing center, agency or website for the Austin community similar to the Oak Park Housing Regional Housing Center in order to assist landlords in their marketing efforts.



Stakeholder Factors Addressed: This recommendation primarily addresses the “Multifamily Owner Challenges” and also the “Human Conditions”.
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Austin Housing Market Study



ADDENDUM Agendas and Minutes from the Austin Housing Stakeholder’s Meetings The following section contains the agendas and notes from the three meetings of the Austin Housing Stakeholder’s group, and includes the meeting dates, goals and participating organizations and attendees.
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