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MIDDLE
NEIGHBORHOODS

National Initiative focused on mobilizing attention to reverse the trend of decline in
middle neighborhoods. The initiative does this through research, policy analysis,
communications, and advocacy.

The initiative is coordinated by tH¢ational Community Stabilization Trustnd is
advised by &teering Committeef 20 prominent researchers, practitioners, and policy

makers.
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TheMiddle Neighborhoods Col3 an informal,
This webinar presented by facilitated network of over 300 practitioners,

' researchers and policymakers engaged Iin
The Mlddle revitalizing middle neighborhoods. CoP members

Neigthl’hOOdS share learnings through topical webinars, referrals,

: site visits, phone calls, and occasional larger group

Practice TheCoPs supported byNeighborWorks America
(CO P) and staffed by a small team of organizers.

Join the Community of Practice at
middleneighborhoods.org.



Characteristics of Middle

~ Neighborhoods

Mostly single family housing: built for families with children.

Still well more than 50% ownerccupied, but slowly eroding.

Housing stock is aglng still in generally acceptable condltlon A
odzi f1 O1a FSFddz2NBa | yR dzLJRI (S
homebuyers.

Property values range from slow decline to flat to
underperforming against city and/or inflation.

Most of our members do not see hypegiflation of housing
price as a risk in their middles. Only a few middle
neighborhoods, those in prime locations and usually mostly
white, are appreciating, even gentrifying.

More racially and ethnically diverse, a holder of hamin
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Middle Neighborhoods Are
altering In Their Sustainability

ADbility toreliably attract replacement owner occupantsnd
other neighborhoodfriendly buyers.

Abi_Iit%/ togenerate home values that support quality
maintenance repairs and updates without appraisal gaps.

Ability torepel irresponsible investors

Ability to maintain engaged residents taking stewardshaqd
the neighborhood.

Ability todeliver home equity to owners and revenue to
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AlanMallach

Senior Fellow, Center for Community Progress

Prese nte I'S Nedra Sims Fears

Executive Director, Greater Chatham Initiative

Member, Middle Neighborhoods National Steering
Committee

CoChair, Middle Neighborhoods Community of Practice



Black Middle Neighborhoods In
Legacy Cities: Challenges and
Opportunities
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The origins of legacy city Black middle neighborhoods

A Poor housing conditions % Black homeounership
A Pentup homeownership  “*
demand 30.0%
A Removal of (some) barrierso.o | ‘ I
of discrimination I
A White flight sy opportunitys e I _
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Detroit: 1940 to 1970
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Map 7.1 (d). Black Population in Detroit, 1970. 1 Dot = 200.

Map 7.1 (a). Black Population in Detroit, 1840. 1 Dot = 200.
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Black middle neighborhoods went through stresses, but
generally held together until 2000

Stress factors: Crary{ U ® al NB Q& wmdT s

A Loss of welpaying 100.00%

manufacturing jobs 80.00% ~
A Crack epidemic o /
A 40.00%

Incarceration 20.00% P\

0.00%

A Deteriorating public services 970 1980 1990 2000

=0 population African American
=0/ population below poverty level
=09 households that are married couples with children <18
= Qwner-occupants
% of dwelling units vacant



After 2000, things started to fall apart. Why?

A Continued loss of 0.0% |

- - Ba re C go CI and Detroit
manufacturing jobs 000
A Subprime and predatory

lending

A Foreclosures and loss of
wealth -40.0%

A Loss of homeownership ...,
A Suburbanization

-30.0%

Change in manufacturir
jobs 20022017

- 10K -39K -11K -12K
-60.0%



Subprime lending targeted neighborhoods of color
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i . o The higher the Black population share, the greater the

share of higlkcost loans in 2005
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Insufficient Data
19.99% or less

20.00% - 39.99%
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. 60.00% or more

Source: HMDA




Neighborhoods are losing homeowners and homeowners are
losing wealth

Loss of homeowners in middle
neighborhoods 2000 to 2018

)
>

2/ Loss of wealth

10%
5% : /A
0% WALNUT PARK WEST/BADEN (Tract 1073)
-5% S Value of homeowner |$ 57,393,450
10088 Ny equity in 2008
- 14 VAR A e od S 22.337,000
-15% equity in 2016
I 5150
-25% SHAW (Tract 1172)
-30% Value of homeowner |$ 60,165,500
-35% equity in 2008
. VTR A o S 106,913,500
-40% equity in 2016

m Predominately White m Predominately Black +$46,748,000



Black middleclass families are leaving central cities

40.00%  Household change_ 2000 to 30% Household change 2000 to

30.00% 2017 by race and income 0% 2017 by race and income
In Baltimore in Chicago

20.00% 10%

0
10.00% 0% !
I 110% &
0.00% &V &
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-20.00% -40%

-30.00% -50%
m BLACKm WHITE m WHITE m BLACK



Black home buyers are increasingly buying in suburban
f 20 A2y aXPD

70%
In the Cleveland area, nearly
40% of Black buyers in 2004
| 2006 bought homes in the city
I I II of Cleveland. In 2012016,

60%

50%

40%

30%

20%

10%

0%
e") ‘{\fb \c?’% Q&

O
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less than 20% did.

m % 2004-2006 m % 2014-2016
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60.00%

50.00%

40.00%

30.00%

20.00%

10.00%

0.00%

St. Louis 2005 and 2018

0-2s9%0e of Blckh&Webuyets 12006
m Share of Black homebuyers in 2018

In 2005, over half of all Black home

 buyers in St. Louis bought homes in

l<

75-100%

predominately Black neighborhoods. In
2018, only oneguarter did so.



What does this meaf

O

Weak homebuyer demand

A Too few homebuyers to absorb o
Supply increasec Increased
absentee
A Investors buy some houses, but ownership abandonment

many others remain vacant —lj l

Property values stay low

. .. ncrease Declining Reduced Deteriorating
These changes trigger a vicious | ‘e property — ooy G
cycle of decline

r+@r 1 1

Continued middle class out-migration and declining demand

To

To
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0.8
07 5% \ .
0.6 soy, HOomeownership
0.5
0.4
0.3 31% Poverty |
0.2 20% 2295 VACANt properties
0.1 >/_ o Married couples
With children
0 4%
2000 2010 2017

% population below poverty level
=0 households that are married couples with children <18
=0/, OWner-occupants

= 0% of dwelling units vacant



Some of the factors that drive low demand in Black middle
neighborhoods

Low expectations of equity growth

Difficulty accessing capital for
homebuyers

Obsolete housing stock
Public safety (real and/or perceived)
School guality (real and/or perceived)

Do To Do o Io o

Raciallydriven homebuying decisions
by nonBlack buyers




Closing comments
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A Black middle neighborhoods matter.
We should not think of them as
disposable.

B
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A Strategies to stabilize and revive Blac g
middle neighborhoods need to addreJjss
the central issue of low homebuyer |
demand

A Addressing that issue needs taking a e
close look at the underlying reasons f@Eess
low demand in each neighborhood.

A 1T CAN BE DONE!




City of Chicago

BLACK MIDDLE NEIGHBORHOODS
IN LEGACY CITIES PART 1
Challenges and Opportunities

LQEATER
nat/rant
INITIATIVE

Third World Press Building
7822 S. Dobson Ave, Lower Level

Chicago, IL 60619
773.644.1451 e




Racial Restrictive Covenants on Chicago's

| KAOI 32 Q3 . southSideiniogr

Racial Restrictive Covenants on Chicago’s South Side in 1947
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HISTORY OF GREATER CHATHAM

Greater
Chicago:
Crossing
served b

INDUSTRIAL AGE:

BUILDING OF GREATER CHATHAM COMMUNITY

1836

The swamp land that became
Chatham was bought by
john L, Wilson

‘ 1853

1876

First factory
put in place,
the Cornell
Watch Factory

First train wreck in
Chicago that gave
Greater Grand
(-H!\‘»lll)', s name,
caused 18 deaths
and 40 injuries

1860

First bulldings,
corn cribs,
constructed in
Chatham by
the lllinois
Central
Railway

1852

Land for the
Crossing
paint at
Hlinols
Central was
stolen from
the
Northern

Major Tayl
World
Chamyg

n

cycling

1899 1926

Medalist for

AFRICAN-AMERICANS

1949

Mahalia Jackson
sold 1 million
cope "N

SETTLE IN GREATER CHATHAM

Viove on

Higher

pies
Up a Little

1918

Bungalow
bullding
boom

1930

Are
residentially mature

1953

Rev. William J. Faulkner becomes the first pastor
of the Congregational Church of Park Manor and
the first black pastor in the neighborhecod

Area was
settled by
Italians,
Hungarian
and the Irish

Whites In Park
Manor riot, F
black footba
out of local park

1955

Dixon Elementary
accepts its first black
student

1932

Thomas
Dorsey,
nvented
ospel musi

1950

Gwendolyn Brooks receives
the Pulitzer Prize for her
poem, Annie Allen

are

utiawed
thanks in
part te

Chatham-Avalon
Park Community
Councll includes
blacks

Or

k

First electric B

train put

mn
into service S

* Canl
Lord, Take My
Hand."

Hansberry

1959

Chatham resident
Lorraine Hansberry's
A Ralsin In the Sun
opens to the public

1960

Chatham is
63.7% Black

Author: Delmar Fears - Designers: Keshuna Franklin & Cassiopela Uhuru
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H IStO ry - Chatham encompasses four neighborhoods in the South Side of @ |

). Auburn Gresham, Avalon Park, Chatham and Greater Grand
8. These four neighborhoods have similar histories and today are
by the Greater Chatham Initiative as one focus area.

e A sl INFORMATION AGE:

Herbert Nipson
Assoclation founded, 196 5 becomes Executive HULLUWS UUT BLACK MIDDLE CLASS

dedicated to iImprovement

Director of Ebony
of the economic condition Chatham Southeast Citizen

Magazine
of black Americans Newspaper s published by 2016

The South Side: A Portrait of
2013 Chicago and American

Segregation Is published by

litra Sheen and empowerment

Qus Savage to promote
‘ 1964 black economic

vdepende rank W, Kamau Bell Is named the resident and journalist Natalie Y
ndependence Ba American Civil Liberties Union  Moare
were founded by 1971 1977 celebrity ambassador on racial
George Johnson , resmsh
Chatham Business Ernie Banks is
Assoclation founded to inducted into Ernie Banks earns the
combat extortion from the Baseball Presidential Medal of Freedom
gangs & enhance business Hall of Fame for his contribution to sport

2009

Roland Burris Is
sworn In to the
Senate to

replace Obama

Poet Haki South Central

Madhubuti Community Service Whitney M

founds the i, was founded Young,

Third World The Nat “King” Cole Park Library was
Fair Housing Act | reated, named

1963 T STt derieomer 1987 2017

Executive

' 1967 1968 1973

. Chance the Rapper earns three
Gary Comer founded Director of the cugene sawyer Boct N
Land's End Urt becomes Mayor of Grammy awards for Best New
ne | rban League becomes Maye .
o ! N Leagu Chicag Artist, Best Rap Performance
icago
g and Best Rap Album




Sims Fears Family Chatham History

a & ARCHIVES ¥ AWARDS W BADGES ‘& FALLEN OFFICERS D HISTORY

National Law Enforcement Officers Memorial:

Panel # 19-E: 8
View Incident Details
Patrolman Osbourne Sims
Agency: Appointed Date:
Chicago Police Department 26 AUG 1955
Star #: Incident Date:
4848 06 DEC 1956
Age: End of Watch:
33 06 DEC 1956
Date of Birth: Served:

210CT 1923 1 year, 3 months, 10 days

it S W\
Memorial Details: P — . R e t t
. A f > il — o=, ” FREE)

,\

- SSeame T



Why AfricarAmerican neighborhoods?

Legacy neighborhoods

Preserve intergenerational wealth

Preserve cultural, educational and business assets
Social cohesion

Celebrate black identity

Safehaven against racism



2019 Greater Chatham profile

RESIDENTS BUSINESSES

97% African American Greater Chatham has 7,400 firms
122,000 persons live in 46,444 households

Firms generate >$720 million in annual sales
Females 56% and Males 44%
Firms hire 51,000 employees of which 20% live in the

Age Breakout community

Birth to 5 years is 6%
Grades K8 is 13%
Grades 912 is 5%

Workers have

FourYear College or University is 6% Graduate degree3%
Adults (Ages 1:84) excluding college students is 54%
Seniors (65 +) is 16% College graduate$2%

Associate degree8%
Household Incomes

0
60-71% have annual incomes <$50,000 Some college, no degréﬂ) Yo
14-17% have incomes $50,0804,999 High School Diplom29%

14-26% have incomes >$75,000 Less than high scho@k%
~




Tale of two communities

HOMEOWNERS RENTERS

35-40% of residents are homeowners 60-65% of residents are renters
Greater Chatham median income is $55,400 GC Median income is $22,500
b {rfetlian net worth is $98,910* b dreetlian net worth is $1,810*

Average Chicago mortgage payment is $1,2786"age rentis $900




Median Annual Household Income by Census Tract, 2000, Data Adjusted to 2014
Auburn Gresham, Avalon Park, Chatham and Greater Grand Crossing

Marquette g

Stony Island

Ashland

Less than $20,000

Dan Ryan k=

I Between $20,000 and $35,000
I Between $35,000 and $50,000
B Greater than $50,000
: Chicago Community Area Boundary

Dr. Martin Luther King, Jr.
Cottage Grove

SOURCES: 2000 US CENSUS, US DEPARTMENT OF LABOR CONSUMER PRICE INDEX

INSTITUTE FOR HOUSING STUDIES
AT DEPAUL UNIVERSITY




Hot Spot Analysis of Sales Value per Square Foot in Single Family Homes, 2019
Auburn Gresham, Avalon Park, Chatham and Greater Grand Crossing

2019 Greater Chatham median sindgenily sales
price was $99,000
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Addvertise Events orminate

MY ACCOUNT LOGIN SUBSCRIBE

CHICAGO BUSINESS

POLITICS & OPINION LIFESTYLE & DINING REAL ESTATE SPECIAL REPORTS THIS WEEK MORE +

NEWS & DATA

Residential Real Estate
September 18, 2019 03-41 PMUPDATED 3 HOURS AGO

Two South Side neighborhoods are bright

spots in the real estate gloom

Both are "good places for families and have a nice
physical community of well-maintained properties," one

agent said. They're also "still very affordable.’

cmmﬁuEﬁe‘!:mDSEAL CHICAGO NEW YORK
LO
S ANGELES SOUTH FLORIDA NATIONAL TRI-STATE Q
SUBSCRIE

Hou
SE PRICE INDEX

Homebuyers, flippers d
o ppers descend on South and West sides in search of cheaper

The crowded housi
10using market is ing i
e : ( pushing in i i
S g investors into neighborhoods yet to fully recover from the f
m the foreclosure crisi
risis,

Year
-over-yea :
I price ch
anges
TRD CHICAGO / By Alex Nitkin

November 06, 2018 11:00 AM




-55% of new home buyers
o SR = da i are from Greater Chatham
% H(ln_n21ebuyers per Original Neighborhood \LT YWW U Or Other SOU th Sl de

E 2: ‘ - neighborhoods

- 7 I .. ‘-‘-».- '. ‘ Garfield Park
] Greater Chatham Neighborhoods =R P A e . 26% are from Southwest S|de ahn

West Side neighborhoods

-19% are from the near west

{,_ war T suburbs, loop or south suburbs
3 wdd /7S ot Neighborhood Housing Services of
\ N ) ey /| KAOI32Qa YILI 2F 0KS
e B the 66 new Greater Chatham home
T/ RS v 3 . purchasers who bought from
‘ “, N ; vd T caome January 2018une 2019
U ; e : Lmvw A

@@m Neighborhood Housing Services

Hs of Chicago, Inc.




FROM 2002018, SINGHEAMILY HOME PRICE CHANGES IN ALL OF CHICAGO INCREASI

*Modest market arem @y _ E O¥\ubdrh @rgsl8aMJ Avalon Park & Chatham
*Slow marketarea ®c = E @Engifoddd\8eNUENglewood, Greater Grand Crossing, South Shore@h§outh
*Slow marketarea ®o0 E MéRosildn@ ah@Wekt Pullman

SINGLEAMILY HOME SALES GAIN

| 1
| 1
300 ! +  FROM 2002018
1
| 1
| |
250 i i
| 1
| 1
P ee®%e, 1
200 : : 74%#4 City of Chicago
| 1
: ........ : 40%4 Auburn Gresham, Avalon Park & Chatham
150 o w7 Q.. e !
: ............ :LG% Englewood, West Englé@ood,
-------- Greager Grand Crossing, South Shore,
100 oodlawn & South Chicago
' 17% Roseland & West Pullnian
100 = INDEX VA'_UE IN 2000 LA
50 I |
| 1
¢ é
O A M A M A M AM AN AN AM AN A0 A A0 A0 AN AN AN A0 A0 A0 A0 AN AMAmM
(ol oNONONONONONONONONONONONONONONONONONONONONONONONONOAONONONONONONONONONONONONONONONO NG
NI~ 0 00 O OO OO dd NN OMOMMTST I UL O ONNNMNMOWOWOOOO ddANNMMSESLWLW O O©N~NDMNOWO
DO OO0 O OO OO0 OO0 O0O0OO0O00D0DO0OO0O 000000 Hdd d ddod o o A oA d A A A A Ao
[l lo o oMo NeoNelNeolNololNololololBolololholololohoNoNeohoBoloBoNoNeoNeoloBoBoNoNeoNoNoBoRolo e Ne]
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e AUbUrn Gresham, Avalon Park, Chatham Roseland, West Pullman=== Englewood, West Englewood, Greater Grand Crossing, South Shore, Woodlawn, South Chieag&ity of Chicagc

Source: IHS QUARTERLY SHRGMHY HOUSE PRICE CHANGES IN CITY OF CHICAGO SELECT NEIGHBORHOODS INDEX




Greater Chatham Public
Schools

30 Elementary Schools
56% are rated 1+ or 1
24 or 89% are Attendance Area Schools
3 or 10% are Charter Schools
2 or 6% are Magnet School

1 or 3% is a Classical School



INFORM HOMEOWNERS WHY GC IS A COMMUNITY OF CHOICE
Chatham Center Chicago Map School Guide

I

GREATER

| 20 1 9 CHATHAM

SCHOOL




Share of Renter-Occupied Households that are Rent Burdened by Census Tract, 2014
Auburn Gresham, Avalon Park, Chatham and Greater Grand Crossing

Marquette

Stony Island

Ashland

Less than 40 percent

Halsted
Stewart
Dan Ryan

- Between 40 and 55 percent
- Between 55 and 70 percent
- Greater than 70 percent

: Chicago Community Area Boundary
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Dr. Martin Luther King, Jr.

SOURCES: AMERICAN COMMUNITY SURVEY 5-YEAR ESTIMATES, 2010-2014

INSTITUTE FOR HOUSING STUDIES

AT DEPAUL UNIVERSITY
S ——————————————————————————————————————————————ee e e




How might COVID-19 affect Greater Chatham housing market?

» Short-term, enhanced unemployment benefits should help stabilize affected
workers, but concerns and questions remain about longer-term housing
market and economic impacts

essential workers have had trouble
affording basic household expenses
during the coronavirus crisis

* Analysis looks at working households with at least one wage-earner in
vulnerable industry

* In general, Greater Chatham has higher levels of vulnerable populations

than city ~ }

» Lower-income households more vulnerable to layoffs
* Renter households likely to be in vulnerable industry

*» Higher share of vulnerable renter households are already cost-burdened

Kaiser Family Foundation




Share of working

renter households

in vulnerable )

industries that are

cost burdened by rvor cmcace
PUMA Number Submarket

3501 Uptown/Rogers Park
3502 Lake View /Lincoln Park
3503 Lincoln Square /North Center
3504 Irving Park/Albany Park
3520 Portage Park /Jefferson Park
3521 Austin /Belmont Cragin
3522 Logan Square /Avondale
3523 Humboldt Park/ Garfield Park
3524 West Town/Near West Side
3525 Loop and Surrounding
3526 Brighton Park /Bridgeport
3527 Gage Park /West Lawn = -
3528 Englewood /Greater Grand Crossing
3529 Bronzeville /Hyde Park
3530 Morgan Park /Beverly
3531 Auburn Gresham /Chatham
SOURCE: 2018 ACS MICRODATA ,IPUMS 3532 South Chicago /West Pullman
USA, IHS CALCULATIONS BASED ON
CODE DEVELOPED BY NYU FURMAN

CENTER Less than 35 Percent

7! Between 35 Percent and 45 Percent
I Between 45 Percent and 55 Percent
I More than 55 Percent

City of Chicago Not in PUMA

INSTITUTE Ok HOUSING STUDIES
Al DEPAUL UNIVERSITY




