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4.1

Identification of Impediments to Fair Housing Choice
Impediments in the Public Sector

Previous reviews and examinations discussed in this Analysis of Impediments document
focused in the area of access to housing based on housing quality, access to financing , and
accessibility. Similar review and examination is also required as it relates to access to housing
that is governed by public policy, the delivery of municipal services, and public/private
industry standards and regulations. This section of the report discusses, three major
categories, Public Sector, Private Sector, Public and Private. The analysis discusses what, if any
impact these categories may have in "Affirmatively Furthering Fair Housing".
4.1.1 Public Sector Impediments
1)

Description and Analysis of Zoning

The City of Hammond adopted Zoning Ordinance #8514
on October 21, 2003.
Administration and enforcement of the Ordinance is the responsibility of the Director of City
Planning and the Zoning Administrator. The Ordinance addresses federal, state and local
regulations governing accessibility and visitability in housing, both for public and private
buildings. Specifically the review shows the following:
•
•
•
•

•
2)

Permitted residential lot sizes are varied with opportunities for small lots
accommodating a variety of household types.
A variety of residential types are permitted including single-family detached, duplexes,
townhouses, and apartments, supporting housing opportunities for varied income
groups and household types.
Permitted densities generally vary from moderate to high supporting the production
of varied housing, including lower cost housing.
No restrictions placed on household living arrangements that prevent non-related
individuals from living together supporting sharing of housing by households for
economic reasons. The lack of restrictions also supports the sitting of group homes for
occupancy by the disabled outside of institutional settings.
No minimum building size requirements in excess of local housing or health codes
that support healthy living standards.
Site Selection

Hammond's Zoning Ordinance has a number of provisions that allow for flexibility in site
configurations and residential zoning districts. The lack of availability of developable land
allows the City to be less restrictive for the purpose of fostering opportunities for private
investment. For this reason, site selection is not restricted in a manner which would impede
furthering fair housing choice in the City of Hammond.
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3)

Property Tax Policies and Practices

Property tax burden was identified as an impediments in the (2007-2011). This impediment
has been eliminated as a result of House Bill 1001. This Bill was introduced by State
legislation in 2008. The legislation placed a cap on all property taxes. Owner-occupied
residential property tax is now capped at 1% of assessed valuation, rental and farm property
is capped at 2% of assessed valuation, and business and industrial property is capped at 3% of
assessed valuation. The City has a tax abatement Program where new developments can
receive substantial reduction in tax liability for up to ten years.
4)

Building Codes

Section 504 of the Rehabilitation Act of 1973 forbids organizations and employers from
excluding or denying individuals with disabilities an equal opportunity to receive program
benefits and services. It defines the rights of individuals with disabilities to participate in, and
have access to, program benefits and services. Under this law, individuals with disabilities are
defined as persons with a physical or mental impairment which substantially limits one or
more major life activities.
Examination of information provided by the City shows that no complaints has been filed
relating to Section 504 of the Rehabilitation Act of 1973. The Hammond Code of Ordinances
Section 104.22, Handicap (E) (3) and (4) provides for protection of the physically handicapped
for access to public and private dwellings, buildings and structures. These provisions include
reasonable access for the disabled, that includes modifications of existing premises at the
occupant’s expense, including mutli-family dwellings.
5)

Municipal Services

Municipal services are fully available and are not restricted in any neighborhood. The City of
Hammond has been undergoing substantial Capital Improvement projects throughout all
neighborhoods. These improvements include; new sewer, curb and sidewalks, lighting and
other improvements. Other public services, neighborhood improvements, and recreational
facilities receiving any grants assistance through Community Development Block Grants
(CDBG) are not limited to any one neighborhood. Access to programs and activities is
available to all, and most facilities are located in low/moderate income areas.
6)

Neighborhood Revitalization Strategies/Delivery of Services

Restoring confidence to neighborhoods is an important element to neighborhood
revitalization strategies. In recent years, practitioners have learned that focusing on the
central goal of building confidence are powerful tools for revitalizing neighborhoods,
enabling them to compete effectively for the investment choices of homebuyers and
responsible investors. Confidence-building strategies can also further social equity and build
a better quality of life for all residents.

Identification of Impediments to Fair Housing

41

To this end, the City of Hammond's has concentrated on developing a comprehensive
approach to neighborhood revitalization. The vision for these revitalization plans include
several strategies and approaches in the following areas:
•

•

Neighborhood infrastructure improvements which includes installation of curbs and
sidewalks, providing accessibility to individuals with disabilities;
Expanding housing opportunity for diverse economic groups;
New retail development in downtown Hammond and other locations throughout
the neighborhoods; and
Facade improvements for existing businesses.

7)

Tenant Selection Process- Public Housing Authority

•
•

As part of the Hammond Housing Authority's commitment to adhere to all federal rules and
regulations, the Authority has instituted the following Fair Housing Equal Opportunity
requirements, located in SUBPART A – Equal opportunity requirement & fair housing (24 C.F.R.
960-103) as part of policy:
•

•
•
•

•

Applicable requirements. The HHA will administer its public housing program with all
applicable equal opportunity requirements imposed by contract or federal law,
including the authorities cited in 5.105 (a) of Title 24 of the Code of Federal
Regulations.
It is the duty of the HHA to affirmatively further fair housing. The HHA will affirmatively
further fair housing in the administration of its public housing program.
Equal Opportunity certification. The HHA will submit signed equal opportunity
certifications to HUD in accordance with 903.7 (o) of ref. title, including certification
that the HHA will affirmatively further fair housing.
The HHA shall comply with all Federal and State nondiscrimination laws; the
Americans with Disabilities Act; and the federal regulations governing Fair Housing
and Equal Opportunity. No person shall, on the grounds of race, color, sex, religion,
national or ethnic origin, familial status, or disability be excluded from participation in,
be denied the benefits of, or be otherwise subjected to discrimination under HHA's
programs. (The cited Federal Regulations apply as cited in 24 C.F.R. (a)
Nondiscrimination and equal opportunity. The Fair Housing Act (42 U.S.C. 3601-19)
and implementing regulations at 24 C.F.R. part 100).
To further its commitment to full compliance with applicable Civil Rights laws, HHA
will publicly post at each business offices, information to applicants/residents of the
Public Housing Program regarding discrimination and any recourse available to them
if they believe they may be victims of discrimination. In addition, written information
and advertisements will contain the appropriate Equal Opportunity language and/or
logo.

LIHTC and other housing providers receiving housing subsidy from the federal government
are governed by the same regulations as public housing agencies. An open tenant selection
process is required.
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8)

Sale of Subsidized Housing/Displacement

The HHA has been involved in the revitalization of Columbia Center as a mixed finance
development. As a result of this development, the Authority transferred subsidized units to
segments of the development in the form of Section 8 Project Based Vouchers. Several of the
developments are privately held for 15 years as tax credits. Other developments are
operated by HHA. The total number of subsidized public housing operated by HHA is 425
unit, and privately operated housing is 355 units. No residents have been displaced during
this process.
9)

Unlawful Segregation

A review of case from HRC and HUD show no reported cases of unlawful segregation or other
housing discrimination other than what has been identified.
No impediments were identified that relate specifically to City Ordinances, municipality
policy and procedures or taxes. A number of the impediments identified through this
examination process may have significant impact in areas that may influence or render
necessary, modifications in City Ordinances or policy. These impediments include vacant
and abandoned property, foreclosed property, and quality housing.
Impediment 1

Vacant and Abandoned Property

Hammond's declining population for the past forty years has had a measurable impact on the
number of vacant and abandoned property. Within the last decade, the City has experienced
a decrease in population of 2.67%, or (2,218 ) individuals. Since 1980, the City has lost 12,884
population. The lack of balance between outmigration and new residents, and an increase in
the number of foreclosures has created a large number of vacant properties. According to
the 2010 Census the City has a total of 2,996 vacant units.
Vacant land and buildings impact housing values, insurance rates, and may create safety
concerns. Neighborhood stabilization and revitalization through removal of vacant units,
aesthetic treatment for vacant land and buildings, and infill construction are alternative
treatments that may minimize the impact of these conditions in the community. Private
investment and neighborhood partnerships that focus on cleanup and reinvestment activities
should be pursued by city agencies and incorporated into short-term strategies.
Well-thought out temporary use of vacant lots can significantly change how these places
impact the neighborhoods. Whether the intervention encourages an active relationship or a
passive one, or whether it’s intended to last one year (or longer), cities around the country
have been experimenting with interim uses that change how people interact with the space.
The City of Hammond must explore different models and institute alternative uses for vacant
properties. Land banking, lot split, or use of the vacant land for other environmental or green
purposes all have merits and can be applied in different locations. A systematic approach and
evaluation will be required for a successful adaptive use of these properties.
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To address Impediment 1 - "Vacant and Abandoned Property" in the city, we have identified
four areas of concentration for development of recommendations, plan of action, and an
implementation timeline.
1.
2.
3.
4.

Code Enforcement
Vacant Property Registration
Overgrown vacant land and abandoned property
Expand Adopt-a-Lot Program

Impediment 2

Foreclosed Properties

There are many causes for property foreclosure. Long-term job loss, underemployment
economic decline, and predatory lending are among the major factors. It is widely known in
the industry that predatory lenders offer high cost and adjustable rate loan product. These
products were widespread over the past several years. As a result of these and other
practices, the City has experienced higher than average rates of foreclosure.
Foreclosures in Hammond has consistently been above 500 for the last three years, ranging
between 511 to 717. The impact of foreclosures can result in significant costs and hardships
for those most directly affected. This impact is realized in loss of accumulated home equity,
costs associated with acquiring other housing, and access to stable, decent housing.
Moreover, foreclosures can damage credit ratings, hurting the owners’ prospects not only in
the credit markets but also in labor and insurance markets and in the market for rental
housing. Forecloses also have a significant neighborhood impact, with the decline in home
values, aesthetic appearance, and neighborhood obsolescence.
With the significant rise in foreclosures impacting City of Hammond, and across the nation,
it’s important for the City to understand the whole life cycle of real estate owned (REO)
property and how servicer changes and recent federal actions are likely to change the life
cycle. This will help to devise strategies by which the impact of distressed properties can be
reduced on the community. The City must explore the financial, legal, structural, and social
issues that determine the disposition of mortgage-foreclosed properties. It is equally
important that the City to better understand what happens when the cost of foreclosure
exceeds the property value, how the foreclosure process is being revisited by many lenders,
how servicers are influenced by the investor-owners of these assets, and how local housing
providers can proactively help effectuate the best outcomes.
To address Impediment 2 - "Foreclosed Properties" in the city, we have identified two areas of
concentration for development of recommendations, plan of action, and an implementation
timeline.
1.
2.

Declining property values
Neighborhood obsolescence
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Impediment 3

Quality Housing

Census data records the number of homes built in Hammond before 1980 at over 31,000. In
addition to older housing stock not meeting today's market standards, other potential
hazards may exist. Homes that were built before 1978 may contain lead-based paint
material. Lead-based paint hazards have been linked to developmental issues in children,
and may add risk to women of childbearing years. The combination of the age of the
housing stock, size of older homes and amenities impacts the ability to attract homebuyers
that are interested in updated homes.
A significant number of vacant property, over 2,900 units is available in the City. Demolition
and Land Banking of some of these properties could be used to attract developers to build
new home construction. Acquiring contiguous land parcels for larger development sites may
attract developers interested in multiple home options or high end housing. These types of
developments offer a number of housing options, which may include attached/detached
single-family, town homes, paired villas, and condominiums. Other parcels may offer
opportunity for purchase and expansion of existing homes.
To address Impediment 3 - "Quality Housing" in the city, we have identified one area of
concentration for development of recommendations, plan of action, and an implementation
timeline.
1.

Lack of modern and suitable housing

4.2

Impediments in Private Sector

The review of practices in the real estate, insurance, appraisals, and lending institutions
identified a few issues involving mortgage lending in relationship to homeownership
opportunity and African-Americans.
Several issues of concern were identified in the review of HMDA disclosure information
related to lending and African-Americans in the City. This group received the lowest
percentage of home purchase loans, at 20% in comparison to other borrowers, rate of
between 37% - 40%. The disparity of approval for conventional home loan purchases
extended to high income African-Americans at a higher rate than other groups. High income
African-American were denied loans by over 36%.
The disproportionate rate of loan denial and high cost loans for African-Americans may have
a direct relationship to homeownership opportunity. The African-American homeownership
rate has been the lowest among all racial groups for the last decade, at less than 30%.
No other impediments were identified in the private sector that impact home appraisals or
the availability of homeowner insurance policies. One issue of concern is access to mortgage
loans for African-Americans and high cost loans. Homeownership and financial literacy was
identified as Impediment 4.
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Impediment 4

Homeownership and Financial Literacy

The relationship between homeownership was reviewed based on number of mortgages,
income and home prices. Hammond's housing market has experienced some decline over
the past several years. In 2005, the Home Mortgage Disclosure Act (HMDA) report shows 49
home purchases per 1,000 housing units in the City. By 2007, the home purchase rate per
1,000 units dropped to 33.
Median borrower's income was unchanged during the same time period, remaining at
$41,000. The City's home values are affordable in comparison to surrounding communities.
According to GNIAR, the median value ranged from $73,846 in 2008, to $55,078 in 2011.
Home values have declined significantly due to the high foreclosure rate.
Despite the affordability of homes, the City has experienced a decline in the homeownership
rate over the last decade. Homeownership in the City is down from 63.2 % in 2000 to 61.3% in
2010, a decrease of almost 2%. Among the minority groups, African American have the
lowest homeownership rate in the City at 29.7%, despite their income as reported in the 2010
Census. The high-income minorities experienced loan denial rates of over 36%.
Traditionally, high cost mortgages are offered in underserved communities. Qualifications for
these loans may support a lower credit score or lack of credit history. In many cases, the gap
that impedes homeownership may be attributed to credit scores, income, lack of
understanding of the process, and distrust of the banking industry.
To address Impediment 4 - "Homeownership and Financial Literacy" in the city, we have
identified one area of concentration for development of recommendations, plan of action,
and an implementation timeline.
i.
ii.
iii.
iv.

Establish a robust program to provide foreclosure and financial literacy training to atrisk homeowners.
Institute partnerships with local lenders to convert high cost and subprime loans to
conventional mortgages.
Partner with community colleges, universities, and other institutions to provide
financial literacy training by including a curriculum that supports homeownership
preparedness.
Develop an aggressive marketing strategy through a public/private partnership to
promote ease of homeownership in the City of Hammond.

4.3

Impediments in Public and Private Sector

1)

Visitability

Promoting visitability allows mobility impaired residents to have the option of visiting
families, friends, or places of interest without assistance of others. Visitability for a person is
defined as:
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1.
2.
3.
4.

At least one entrance is at grade level without any stride;
Approached by an accessible route, such as a sidewalk;
The entrance door and interior doors on the first floor of such property must provide
at least 32 inches of clear passage space.
Allows the mobility impaired residents to visit families and friends without any
impediments.

The most widely known explanation of accessibility is prescribed under the rules and
regulations that determine ADA compliance. The term visitability of a unit is not characterized
as accessible based on all the architectural features of accessible units.
In examination of the City of Hammond visitability guidelines, we have identified the
following:
1. The City has completed a number of Capital Improvement projects, and continue to make
improvements that include; curb and sidewalks, lighting and other improvements.
Access to public transportation is available with routes provided by the Regional Bus
Authority's (RBA) Easygo buses with access to hospitals and medical offices, shopping,
government offices, and is linked with Hammond and East Chicago South Shore stations,
Amtrak Hammond/Whiting stations, PACE Routes 350 and 364, Coach USA in Highland.
2. The City is in the process of developing a audit, by 2013 for all of its public facilities and
right of ways. The aim of this assessment will be to maintain a reasonable process of
improving its public facilities' and right-of-ways for full compliance with accessible codes.
3. The City and the Housing Authority continue to incorporate visitability standards in the
homeownership or rental developments.
4. The City and the Housing Authority typically incorporate visitability standards into
rehabilitation projects where applicable.
5. The City of Hammond or the Housing Authority do not have a written visitability policy
and/or a visitability transition plan in place to make all or a significant percentage of its
units visitable.
In other areas related to visitability, services and access to services are evenly distributed
throughout the community. Access to bus and train transportation available through Easygo,
Amtrak, and PACE. The City continues to invest in infrastructure improvements, which are
evenly distributed throughout the neighborhoods. In addition, the City intends to complete
a new accessibility audit by 2013 for all of its public facilities and right of ways. The aim of this
assessment will be to maintain a reasonable process of improving its public facilities' and
right-of-ways for full compliance with accessible codes.
Recommendation:
City of Hammond as a part of the 504 Audit effort should attempt to develop a written
Visitability Policy and a transition plan to make all or a significant percentage of its units
visitable.
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