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Strategies for Neighborhood Stabilization 
through Housing Initiatives



ABOUT IHCDA

The Indiana Housing and Community Development Authority (“IHCDA”) is an 
Indiana quasi-state agency under the leadership of Lt. Governor Sue 
Ellspermann.

Mission: IHCDA creates housing opportunities, generates and preserves assets, 
and revitalizes neighborhoods by facilitating the collaboration of multiple 
stakeholders, investing financial and technical resources in development efforts, 
and helping build capacity of qualified partners throughout Indiana
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DEFINING THE PROBLEM
Vacant, abandoned, and dilapidated (“VAD”) structures in our communities

VAD is both an urban & rural issue



DEFINING THE PROBLEM:
WHY DOES IT MATTER?
PUBLIC HEALTH & SAFETY
• Crime & vandalism
• “Urban mining”
• Squatting
• Fire hazards
• Illegal dumping (trash, pet displacement, etc.)
• Infestation
• Trespassing dangers

ECONOMIC IMPACT
• Properties not on tax roll = lost tax revenue to  municipalities
• Alternative = city acquires = city must maintain ($)
• Decreased property values
• Potentially higher insurance premium for nearby homeowners
• “Eyesore” = possible detractor to new homeowners or businesses
• Emergency response resources spent due to public health issues (police, fire, 

cleaning, etc.)



DEFINING THE PROBLEM:
REFRAMING AS AN OPPORTUNITY
Your task as community leaders and community development professionals:

• View VAD properties as an opportunity for community development / 
neighborhood stabilization

• Strategically plan rehabilitation, reuse, and demolition of these properties to 
accomplish bigger picture community goals.  You have limited funds, so invest 
in those activities that will have the greatest impact.

• Increase quality of life for residents
• Improve public health
• Spur additional redevelopment activity
• Strengthen the community’s assets
• Other community identified goals

For the rest of this presentation, we will focus on using housing rehabilitation and 
development programs to combat VAD properties.



IHCDA PROGRAMS:
THREE TYPES OF HOUSING SOLUTIONS
1. PRESERVATION
- “An ounce of prevention is worth a pound of cure” – Benjamin Franklin
-Keep existing occupied housing from becoming VAD

- This includes both homeowner and rental housing stock

2. REDEVELOPMENT
-Rehabilitation = take existing VAD housing stock and rehabilitate to return to 
active safe, decent, and sanitary housing
-Adaptive reuse = take VAD non-housing parcels/buildings and rehabilitate to 
repurpose as housing

3. DEMOLITION
-Tear it down, but…
-Have an end purpose in mind

WHICH SOLUTION IS RIGHT FOR ME?
-What are the market conditions?
-What are my community’s goals?



IHCDA PROGRAMS:
PRESERVATION
CDBG OWNER-OCCUPIED REHABILITATION
Rehabilitation of owner-occupied homes (below 80% AMI) to improve quality of life 
and allow resident to stay;  max $25,000 per home

Priority List
-Priority #1 – Health & Safety Issues

e.g. mold remediation, plumbing or electrical deficiencies, etc.
-Priority #2 – Structural Issues

e.g. roof, foundation, ceiling, etc.
-Priority #3 – Aging in Place Issues

e.g. accessibility issues not covered under health & safety
-Priority #4 – Energy Efficiency Issues

e.g. HVAC deficiencies, insulation, etc.

Limitations = award recipient must be a local unit of government that does not
receive its own CDBG allocation from HUD
-Cities of East Chicago, Gary, Hammond, Michigan City
and Lake County are HUD entitlement communities



IHCDA PROGRAMS:
PRESERVATION OR REDEVELOPMENT
HOME
Rehabilitation or new construction of affordable homebuyer or rental housing.

IHCDA incentivizes revitalization efforts by awarding points in the following 
competitive scoring categories: 

•Utilization of existing structures for at least 50% of the HOME-assisted units, 
including developments in which substandard units will be demolished and 
replaced with HOME-assisted units

•Infill housing developed on vacant or underused parcels of land

•Developments that are part of a comprehensive community development plan

Limitations = IHCDA cannot make awards for development in cities that receive 
their own HOME allocation from HUD
-Cities of East Chicago, Gary, Hammond, 
and Lake County are HUD participating jurisdictions



IHCDA PROGRAMS:
PRESERVATION OR REDEVELOPMENT
LOW-INCOME HOUSING TAX CREDITS
Acquisition, rehabilitation, or new construction of affordable rental housing.

IHCDA incentivizes revitalization efforts by awarding points in the following 
competitive scoring categories: 

•Development is historic in nature (at least 50% of total units or utilizing historic 
tax credits)
•Preservation of existing tax credit, HUD, or USDA affordable housing (in 
addition to points this is also a 10% set-aside)
•Infill housing developed on vacant or underused parcels of land
•Adaptive reuse of an entire existing building or part of an existing building
•Development demolishes or redevelops foreclosed, abandoned, or blighted 
properties (per specific definitions in the Qualified Allocation Plan)
•Developments that are part of local redevelopment plan

No geographic limitation!  IHCDA covers full state



IHCDA PROGRAMS:
PRESERVATION OR REDEVELOPMENT
? = Do housing development programs, such as the low-income housing tax 
credit, really help stabilize communities?

We believe so, but the data is lacking.

IHCDA has contracted with Indiana State University to examine the impact of tax 
credit developments on their communities

•Do the developments increase surrounding property values, attract new 
businesses to the area, etc.?
•11 properties will be examined in the initial data set, including 1 in 
Hammond
•Study conducted in 2014/2015 with results in 2015



IHCDA PROGRAMS:
DEMOLITION
BLIGHT ELIMINATION PROGRAM (BEP)
Approximately 30% of the foreclosed homes in Indiana are abandoned

• Highest % in the nation
• Over 5000 homes statewide

In response, IHCDA launched the BEP in 2014, using a portion of its Hardest Hit 
Funds to eliminate blighted properties throughout the state.  For more 
information, visit http://www.877gethope.org/blight. 

Congratulations to the following Northwest Indiana recipients of BEP funding!
• City of East Chicago- $1,314,000
• City of Gary - $6,645,000
• City of Hammond- $615,000

http://www.877gethope.org/blight


CLOSING:
A FEW KEY PRINCIPLES
Every housing development plan should be unique to its environment (local 
needs, market conditions, community strategies, etc).

However, there are a few key concepts common to housing development 
initiatives that are successful in promoting neighborhood stabilization.

These principles apply regardless of the program or financing used to fund the 
development efforts.



CLOSING:
A FEW KEY PRINCIPLES
Principle #1- Sustainable Design
-Do not replace dilapidated buildings with low quality buildings
-Built to last (design features, building materials, energy efficiency, etc.)
-Underwritten to last (financially feasible for duration of project life)
-Preventative maintenance
-Universal design to allow aging-in-place

Principle #2- Promote Self-Sufficiency
-Do not replace vacant or abandoned buildings with units that are not affordable 
for the market; they will become vacant again
-Provide financial literacy and appropriate services to both homeowners and 
renters to empower them to maintain housing

Principle #3- “Place-based” Initiatives
-Undertake development initiatives unique to your specific needs
-Build upon community assets

-Even struggling communities have assets
-E.g. partnerships, natural resources, etc.

-Preserve community identity
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