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Presentation Outline

* Market fundamentals

* Market decline and vacant housing

* Race, racism and discrimination

* The role of public policy

« Using data to measure markets

*  Summing up: basing your strategy on data
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Markets operate at multiple levels

NEIGHBORHOODS
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What is a neighborhood market?

The neighborhood market is
the sum of choices people
make about investing their
money and personal well-
being In a neighborhood.
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Markets are about supply
and demand

Where
should should |

should |
rent?




What factors drive demand and supply?

EXOGENOUS FACTORS ENDOGENOUS FACTORS

-

R -

Competing sources

HOUSING
« Neighborhood

of housing supply

Job and business -
growth

MARKET

amenities

- Neighborhood
stability
l
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Access to information is limited

Choices are constrained by
Income and other factors

Choices are affected by
preferences

Perceptions and information are
subject to racial and other biases

Market outcomes are influenced
by gatekeepers, like Realtors and
appraisers
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Markets are segmented
by:

» Life cycle
« Economic conditions
e Social characteristics

* Demographics

Markets are segmented

Downscale Mature w/o Kids
65+
Mostly Owners
Mostly Retired
High School Graduate
White

Lower-Mid Younger w/ Kids
2544

Mix, Owners

Blue-Collar, Service, Mix
High School Graduate

Low Income Younger w/o Kids
<35
Renters
White-Collar, Service, Mix

Some College

Lower-Mid Middle Age w/o Kids
<5§
Renters
White-Collar, Service, Mix

Some College
White, Black, Mix

White, Black, Mix

- Shop via madl order
Gamble in Atlantic City, N)
Read weekend newspaper
Watch The 700 Club
Chevrolet Malibu
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Markets are in competition with
each other
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Homeownership matters

 Homeownership decisions are
fundamentally different from
renter or investor decisions.

 Homeowners make a long-term
commitment to a neighborhood
that goes beyond their financial
commitment

 Homeownership — independent
of iIncome — is strongly
associated with many
neighborhood-positive and
family-positive features.
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Markets can be strong or weak

Supply < Demand =
Strong Market

" i.‘».\';i.,,+ t‘-ﬁ‘

Supply > Demand =
Weak Market

Genter for
| COMMUNITY
PROGRESS

Vacar

£



What drives market weakness?

Location
disadvantages

Physical

Deterioration

Market
Obsolescence
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Location matters

1527 West Ave
$599,000

x >

$42,000

811 N 251 St
$229,000

Three houses in
Richmond, Virginia
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The type of supply matters

Physical
deterioration —
cannot be rehabbed

or will cost too much
to rehab

Market obsolescence — too
small or old fashioned to
Interest homebuyers
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WEAK
DEMAND

MORTGAGE
DELINQUENCY

TAX

j‘> DELINQUENCY

SPECULATIVE
BUYING

PROPERTY
NEGLECT

=)

Weak demand triggers behaviors

MORE

ABSENTEE-
OWNED
PROPERTIES

REDUCED
voreREo . I NI
MORE .
DETERIORATED | ...creating a
MORE vicious cycle
ABANDONED

PROPERTIES |||
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. The vicious cycle

o

WEAK

DEMAND

GREATER TAX
AND MORTGAGE
DELINQUENCY

REDUCED
PROPERTY
INVESTMENT

PROPERTY
DETERIORATION

PROPERTY
ABANDONMENT

4
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Signs of weak demand

 Low sales .

rices Declining .
homeownership

e Low sales
volumes

* Most buyers Increasing
are Investors, vacancies and
not home abandonment

buyers.
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Key takeaways

* Many factors go into vacant and other
problem properties emerging in a
neighborhood - those factors must be
addressed.

» But unless the market can be made
stronger, one may be able to improve
conditions to some extent but are
unlikely to solve the problem.
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Racial discrimination goes

way back

CENSUS TRACTS
CHICAGO
1034

PER CENT OF
TOTAL POPULATION

Attention
- White Home

Buyers!
The Largest Restricted White
§ 7 7 hunity in Washington

| Invites your attention
|| to the decision of

the 'section known as
. High View

Jesse W. Morgan, Secy.
" 47 Seaton St. N.W.

—— |

LAKE OF THE ISLES BARGAIN
AT ===

26T

ISLE

“THE

”~OAD
W G ~

e,

LBKE OF

v R Fow o

A fellow cannot interest the dollar without using dollar instincts,
and this lot is purposely slashed in price to attract the dollar. The
map shows you where it is and what it looks at. The lot has curb
and gutter, stone sidewalk, city water, gas and electricity. It is a
beautiful lot, high and commanding, with a frontage of 75 feet'and a
depth of 140 feet. Mr. Stifft lives next door, at 2815 Benton boulevard.

01d price $4,000. Today's discount $1,250. New price $2,750.
Terms, $750 down, balance on or before 3 years; 6% interest.

¢ I appeal to the instincts of those about.to marry. Isn't this the

The party of the second part hereby agrees that the prem-
ises hereby conveyed shall not at any time be conveyed, mort-
gaged or leased to any person or persons of Chinese, Japanese,
Moorish, Turkish, Negro, Mongolian, Semetic or African blood
or descent. Said restrictions and covenants shall run with the
land and any breach of any or.either-thereof shall work a for-
feiture of title, which may be enforced by re-entry.

Lake Street Frontage
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Transformation 1945-1960
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l ‘Overcrowding
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White flight
FHA racial discrimination

Urban Renewal
Interstate Highway Program

II COMMUNITY
(I PROGRESS

Vacant Spaces into Vibrant Places

| Center for



The Big Split 1950-1980

White
Suburbs

Urban middle-class
Black middle-class households formerly white

neighborhoods

Urban lower income formerly
white neighborhoods
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Black middle neighborhoods emerged

US Homeownership Rates 1900-2020
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Disinvested areas of concentrated poverty
also emerged

120%

100%
80%
60%
40%
20%

0

<10% 10-19.9% 20-29.9% 30% +

X

m 1970 W2010

Population change in Baltimore
1970-2010 by 1970 poverty rate
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The crisis of Black middle neighborhoods

White and Black middle neighborhoods
In Cleveland
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Concentrated poverty in Detroit 2000-2015
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The central issue - racialized housing
markets

Race, class, and physical space are
inextricably linked, not only sociostructurally
but also psychologically: Whereas Whites’
prevailing mental image of White spaces and
people is middle-class or upper-class, their
prevailing mental image of Black spaces and
people is lower-class. This tight race—class
ink, and its consequences for perceptions
and behavioral intentions, is more prominent
for spaces than people, making middle-class
Black space particularly susceptible to
intersectional invisibility.

Imst

no white Bonham, Yantis and Taylor (2018)
buyers !II
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State laws and
policies

Local
government

actions

Federal policies
and programs

Public policy affects markets

Problem
properties

Neighborhood
conditions

Housing options
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NEIGHBORHOOD CONDITIONS

Maintenance of infrastructure (streets,
sidewalks, sewers, water supply, etc.)

Provision of basic public services (trash
pickup, street lighting, etc.)

Construction and maintenance of
community facilities (parks, senior
centers, etc.)

Support for community development
efforts

Code enforcement and other property
regulations

Land use regulation

Maintenance of public safety

Public education

Public policy market levers 1

Center for
||| COMMUNITY

PROGRESS

Vacant Spaces into Vibrant Places



PROBLEM PROPERTIES

Code enforcement

Other rental regulation

Vacant property regulation

Tax foreclosure

Vacant property maintenance
and disposition

Vacant lot programs

Public policy market levers 2
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Start with the big picture

JOB TRENDS Growing or shrinking?
How many?
What types of jobs?

MIGRATION Growing or shrinking
How many?
Who?

PRICE TRENDS Sales prices
Rentals

CONSTRUCTION How many?
Sales or rental?
Price points
Locations
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Neighborhoods are submarkets

Most large cities
have a full range
of market
conditions from
weak to strong

Baltimore City's 2017 Housin

$5888 Rental Market 1

$E8 Rental Market 2
Il Fublic/Private/institutional
: ey
I commercial S g oy
[ Industrial i
Non-Residential @ -
HH Green Space =g 4

g Market Typology
" Y A f "

Many small cities
will have a
narrower range
of market
conditions
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Studying neighborhood markets

Neighborhood markets are analyzed by
using indicators: measurable variables
which, when combined, give a picture of
an area’s housing market. There are two
types of market indicator:

* |ndicators that directly measure
market activity

* |ndicators that measure factors that
affect or reflect the market

Center for
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Measuring market activity

INDICATOR BEST SOURCE POTENTIAL ALTERNATIVE
SOURCES

Sales Price

Sales Volume

Sales to homebuyers and
to investors

Recorded sales
transactions

Recorded sales
transactions

Recorded sales
transactions

Commercial vendor
Multiple Listing Service

Commercial vendor
MLS (days on market)

Homestead exemption
filing

Sales/mortgage
comparison

Center for
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Investors

Identifying investor-buyers

PROPERTY ADDRESS
563 2nd St, Trenton, New Jersey, 08611

925 Berkeley Ave, Trenton, New Jersey, 08
51 Pierce Ave, Trenton, New Jersey, 08629
77 Jersey St, Trenton, New Jersey, 08611
2 Wineberg Place, Trenton, New Jersey, 08
55 Bismarck Ave, Trenton, New Jersey, 086
215 Home Ave, Trenton, New Jersey, 08611
225 Grand St, Trenton, New Jersey, 08611
823 Revere Ave, Trenton, New Jersey, 08629
1014 Melrose Ave, Trenton, New Jersey, 08629

BUYER NAME

Homebuyers
(owner-occupants)

ZAKUT, YARON
CAMARENO, ROGER
WILLIAMS, ROBERT P
CRUMIDY, BETTY ELLEN

36 North Rose Street, Trenton, New Jersey, 08618 GENDLIN CONSULTING LLC

221 Pearl St, Trenton, New Jersey, 08609

917 Bellevue Ave, Trenton, New Jersey, 08618
329 Tyler St, Trenton, New Jersey, 08609
Centre St, Trenton, New Jersey, 08611

D W State St, Trenton, New Jersey, 08618

PROPERTY HOLDINGS, LLC

SMITH, LORI & TURPIN, CASANDERS J/T
LOPEZ, CARLOS L

GOLDBERGER, MOSHE & REGINA H/W

MEDVEST PROPERTIES, LLC

AFRICAN AMERICAN CHAMBER COMMERCE

ove St, Trenton, ersey, 08611
909 Melrose Ave, Trenton, NeWe

50 Elm St, Trenton, New Jersey, 08611

68 W End Ave, Trenton, New Jersey, 08613
628 Spruce St, Trenton, New Jersey, 08638
1316 Liberty St, Trenton, New Jersey, 08629
1210 Chestnut Ave, Trenton, New Jersey, 08611
221 Cleveland Ave, Trenton, New Jersey, 08629

APPLE 25, LLC

347 RESERVOIR, LLC

BA =

667 LAMBERTON ST LLC
68 WEST END LLC
28 SPRUCE STREET LLC
MARZAN, PETER ANDREW
VHaeRQ EODQREA
ANTHONY, SYLVESTER
RAINTREE HOLDINGS, LLC

wApple St, Lakewood, New Jersey, 08701

BUYER ADDRESS

1826 51st St, Brooklyn, New York, 11204

925 Berkeley Ave, Trenton, New Jersey, 08618
1Schindler Ct, Saddle River, New Jersey, 07458
112 Glenview Dr, Lawrence Township, New Jersey
2 Wineberg Place, Trenton, New Jersey, 08638

13 Woodfield Ln, Lawrence Township, New Jersey

1014 Melrose Ave, Trenton, New Jersey, 08629
4255 ASeTSt=Emit66=SerBiegs; Calitornia, 9211(
832 S Broad St, Trenton, New Jersey, 08611

917 Bellevue Ave, Trenton, New Jersey, 08618
329 Tyler St, Trenton, New Jersey, 08609

9 Hawk Way, Lakewood, New Jersey, 08701
11 08
378 Longacre Ave, Woodmere, New York, 115

4‘0 \'l;:. A‘In I nl(D\AlnnA '\In“‘ ) IJCY' U8 01

38 Cove St, Trenton, New Jersey, 08611

246 Ridge Ave, Lakewood, New Jersey, 08701

68 W End Ave, Trenton, New Jersey, 08618

628 Spruce St, Trenton, New Jersey, 08638

69 Castle Pointe Blvd, Piscataway, New Jersey, 08¢
125 Dewey Ave, Trenton, New Jersey, 08610

221 Cleveland Ave, Trenton, New Jersey, 08629
110 Hillside Blvd, Lakewood, New Jersey, 08701
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Measuring factors that affect or reflect ine
market

INDICATOR BEST SOURCE POTENTIAL ALTERNATIVE
SOURCES

Tax delinquency, sale
or foreclosure

Vacant properties

Violent crime

Homeownership rate

City or County
records

Parcel survey

City or County
police department

Decennial Census
City or County tax
assessor records

None

City or County tax assessor
records

‘Other vacancy’ data from
American Community Survey
US Postal Service data

None

American Community Survey or
Decennial Census

Center for
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Indicators can be combined to create
neighborhood market assessments

[ category 1(9-18)
[ category 2(17-23)
[ category 3 (24-31)
[ category 4 (32-38)
BB Non Residential Areas

) D ©
1 South Tronton 3 22 Wibur1 A Swyvesant/Prozpect 2
2 South Tronton 2 3 M/ Wall 4 Swyvesant/Prospect 3
ron: ving/Cax & Syvesant/Prospect 4
5 ot frantont % Coalport % Stuyvesant/Prospect 5§
5 Chestna Parkl % ExtTrenton1
& Cnestna Park2 7 EatTrooton 2
7 Chestmst Park 3 2 North Trenton 5
&  Frankin Park 2 North Trentoo 4
9 Cumbersoug 4 % North Tren o0 3 e
0 Cambersburg 3 31 North Trenton 2
I Crambersbug 2 2 North Trenton 1
12 Crambersbug ! 1 Humbolct Swests e Mo
1 Greomwood/Hamilton %4 Manover Academy P
“ o % Battie Morument 9
15 Tran Staticn % i HE A Ao
VilaPark1 ¥ Downtown 5 Dtaward B
VilaPark2 2 Nothzs Duck Istand
- b @  Contral We: Rotary Istand
» okt © Noa Watertront
0 Wit 3 £ ol s
Witz 2 Stuyvesant/Prospect

-4 Trenton, NJ market

-| assessment 2015

o 035 0.7
— Miles

Esd, HERE, Del.crme, Napesytnia, © OporStroeian
contriutin, a0 the GE wer community

5888 Rental Market 1

$E55% Rental Market 2

Il Fubiic/Private/institutional
- Commercial

[ Industrial
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¥ Green Space
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\

Housing Market Clusters

- Functioning
- Constrained
- Weak

Extremely weak

] Excluded from analysis

- —=
Sourco Center for Communny Progress, 2013

Drilling down: Markets are s

fine-grained

Flint, Michigan

Median sales price 2012

’
36,

Median sales price 2017
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Using the data

Understand current overall market conditions and

trends.

Compare neighborhood trajectories.

Understand conditions and trenc
individual variables — what is hap

s with respect to
oening to factors

ike crime, vacancies or tax forec
be driving market change.

osures that may

Build local capacity to track change over time.

Create a ‘data warehouse’ to track market change,

and post data on-line.

Vaca pa
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Neighborhood Plan
) Wela

Single Family
Live/Work Townhomes or Attached Dwellings
Attached Dwellings

Apartments or Attached Dwellings
Residential Mixed Use

Common House with Residential above
Garages
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