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Key Terms

Abbreviation Definition

BAU Business as usual, referring to a control group of housing studies

HUD U.S. Department of Housing and Urban Development

ISHF Intensive Supportive Housing for Families

JCHS Joint Center for Housing Studies of Harvard University

LIHTC Low-Income Housing Tax Credit

PHA Public Housing Agencies

RCT Randomized Controlled Trial

SHF Supportive Housing for Families, Connecticut Program

Term Definition

Contract-for-deed Also known as a “land contract”, a contract between a buyer and seller of a
property, where the seller provides financing and the buyer repays through
installments.

In/adequate housing Described by the Urban Institute as housing which has plumbing, heating,
electricity, and upkeep issues, resulting in health and safety hazards.

Low-income As determined by the HUD, describes the income level to qualify for

government-supported housing, with income at 80 percent of the regional
median income. “Very low-income” and “Extremely low-income” qualifications
stand at 50 percent and 30 percent, respectively.

Low-rent stock The availability of low-rent housing units within a region.

Non/family households | According to the US census, a family household “includes a householder and
one or more other people living in the same household who are related to the
householder by birth, marriage, or adoption.”

Predatory lending A tactic in which lenders deceive vulnerable populations such as the elderly,
low income, or minorities into signing loans with excessive terms (“subprime
loans”).

Rent-to-own A type of loan agreement which presents the opportunity of property

ownership




Family Impact Seminars

Family Impact Seminars have been well received by federal policymakers in Washington, DC, and Indiana is
one of several states to sponsor such seminars for state policymakers. Family Impact Seminars provide
state-of-the-art research on current family issues for state legislators and their aides, Governor’s Office
staff, state agency representatives, educators, and service providers. One of the best ways to help
individuals is by strengthening their families. The Family Impact Seminars speakers analyze the
consequences an issue, policy or program may have for families. The seminars provide objective,
nonpartisan information on current issues and do not lobby for particular policies. Seminar participants
discuss policy options and identify common ground where it exists.

Hoosiers and Homes: Housing Policies in Indiana is the twenty-second seminar in a continuing series
design to bring a family focus to policy making. The seminar focused on the connection between housing,
finances, and well-being for Hoosier families. The topic was chosen by a bipartisan committee of legislators,
representing the very audience the seminars are intended to inform.

Seminar Speakers:

Whitney Airgood-Obrycki, PhD Anne F. Farrell, PhD

Senior Research Analyst, Joint Center for Housing Director of Research, Chapin Hall at the University
Studies of Harvard University of Chicago

Judith Fox, J.D. JoAnna Brown, PhD

Clinical Professor of Law, University of Notre Dame = Sagamore Institute

Seminar Advisory Committee:

Representative Dale DeVon Senator Jean Breaux
Representative. Dan Forestal Senator Vaneta Becker
Representative Sheila Klinker Senator Dennis Kruse
Representative Vanessa Summers Senator Jean Leising
Representative Jeff Thompson Senator Mark Stoops

The Indiana Seminars are a project of the Indiana Consortium of Family Organizations which includes:
e Center for Families, Purdue University
e Department of Early Childhood, Youth, and Family Studies, Ball State University
e Indiana Association for the Education of Young Children
e Indiana Association for Marriage and Family Therapy
e |ndiana Clinical and Translational Sciences Institute (CTSI)
e Indiana Extension Homemakers Association®
e |ndiana Family Services
e Indiana University School of Public Health - Bloomington
e Indiana Youth Institute
e Marion County Commission on Youth (MCCQY)
o National Association of Social Workers - Indiana Chapter
e Purdue Extension Health and Human Sciences



Issue Overview

Housing and homeownership are strongly related to family health and wellbeing. Prominent concerns for
Hoosier families include homeownership costs and rates, rental prices, housing quality, and housing
schemes and scams. Evidence indicates that families with stable, independent housing are more able to
provide food, clothing, transportation and healthcare for themselves and their children, reducing the
likelihood of school dropout, mental health concerns, and poor overall health outcomes for all family
members.1

Despite strong economic performance across the U.S., rates of homeownership have been declining. In
Indiana, rates of homeownership peaked in 2004 at 75.8%, falling to 69% by 2019.2 Declines in
homeownership have been accompanied by increases in renting (in Indiana, 5.3% since 20103). Currently,
Indiana receives $565 million in Federal Rental Assistance, which supports 89,100 households.4

Household demographics are also shifting. Indiana has seen a 3.9% decrease since 2010 in family
households consisting of married couples with children.5 Married couples without children (+2.2%), non-
family households (+5.4%), and people living alone (+6.8%) have all increased since 2010.

Since 2010, unemployment in Indiana has dropped from 11% to 3.2%.6 Though more Hoosiers are
employed, median home listing prices have risen 50% while household income has increased by only 11%
since 2010.7 Rental prices are also shifting: as the stock of low-rent units diminishes, median rental prices
are 27% higher than what the average renter can afford.8 Currently, 40% of low-income people in Indiana
pay more than half of their income in rent or are homeless.3 An estimated 19,210 Indiana school children
doubled up with other families, lived on the street, or in in shelters, hotels or motels during the 2016-2017
school year.3

Indiana has seen an increase in the number of “rent-to-own” and land contract cases in recent years, due in
part to the large number of properties abandoned during the housing crisis. These contracts can saddle
unaware renters with responsibilities that should have fallen on their landlords, leading to unsafe housing
conditions. A recent Indiana Supreme Court case helped to differentiate between rental and land contract
units, but confusion still surrounds issues related to recording, foreclosure and eviction.®

The 2019 Indiana Family Impact Seminar, offered by the Indiana Consortium of Family Organizations
(COFQ), focused on the connection between housing, finances, and well-being for Hoosier families. The
following pages provide research evidence and resources.

1 https://www.huduser.gov/portal/pdredge/pdr-edge-featd-article-020419.html

2 https://fred.stlouisfed.org/series/INHOWN

3 http://www.stats.indiana.edu/dms4/new_dpage.asp?profile_id=336&output mode=2
4 https://www.cbpp.org/research/housing/federal-rental-assistance-fact-sheets#IN

5 http://www.stats.indiana.edu/dms4/new_dpage.asp?profile_id=335&output mode=2
6
https://beta.bls.gov/dataViewer/view/timeseries/LASST180000000000003;jsessionid=BCF74A96EC4BC2181DE5SB8C73D7C3A
16

7 https://www.zillow.com/research/data/

8 https://www.jchs.harvard.edu/son2017-rental-units

9 https://www.in.gov/judiciary/opinions/pdf/09271801cjb.pdf




Considerations for Legislators

Low-income Families and Housing

After a 12-year decline, US homeownership rates incrementally increased in both 2017 and 2018,
but the construction of smaller, affordable homes continues to fall short of the demand?

There are 37 affordable and available homes for every 100 extremely low-income renter
households? (i.e. those with incomes at or below the poverty level or 30% of the area median
income, whichever is greater)

Seventy-one percent (7.8 million) of the country’s extremely low-income renter households are
severely cost-burdened, (pay more than half their income towards rent)2

There is no state or county in the country where a renter working full-time at minimum wage can
afford a two-bedroom apartment2

In Indiana specifically:

0 Median rents are increasing faster than median renter household incomes, leading to an
increase in the number of low-income households that struggle to afford housing3

0 Thereis a 134,485-unit shortage of affordable rental homes available to extremely low-
income renters4

0 There are 384,100 low-income renters who are severely cost-burdened, a population that
includes children (31%), working adults (35%), seniors (11%), adults with disabilities (20%)
and veterans (3%)3

0 Indiana lacks sufficient state-level affordable housing tax incentives aimed at increasing the
development of affordable housing12

Low-income renters who cannot afford adequate housing are more likely to be evicted and are at a
higher risk of becoming homeless3

Low-income renter households are more susceptible to predatory lending practices that lower their
property equity due to high fees, poor underwriting, and high penalties that raise the risk of default
or foreclosure.5

Increasing access to affordable housing is one of the most cost-effective strategies for reducing
childhood poverty and increasing economic mobility in the U.S.6

Low-Income Renters and Rent-to-Own Agreements

Contract-for-deed or rent-to-own agreements have been increasing in popularity as an alternate
means of financing home sales for buyers who cannot afford traditional mortgages?

Rent-to-own agreements are especially common in low-income communities, as well as in low-
income immigrant communities,”.8 where access to mortgages is limited and houses are commonly
in substandard conditions,

Buyers who commit to rent-to-own agreements face a higher risk of being forced out of their
residence, and build no home equity”



In a recent report examining trends in rent-to-own agreements from 2005-2016, researchers found
that Indiana was one of six states containing the highest number of rent-to-own contract records?

The Link between Housing Instability and Child and Family Welfare

Research has established that low-income households that are severely cost-burdened,
compromise on other essential needs such as food, clothing, transportation, and health care,
leading to children with poorer health outcomes, lower levels of school engagement, and higher
levels of mental health concerns.®

Children experiencing homelessness perform worse in school, are more likely to experience physical
and psychological health concerns, and are at greater risk for accidental injury or physical assault.
Living in crowded homes results in similar consequences®

Child welfare system involvement is more likely among homeless families than among low-income
families that are housed?10

0 ‘“Inadequate housing” (homelessness, overcrowding, unsafe conditions) has been identified
as one of the circumstances of removal for 11% of children in foster care

0 Providing child welfare involved families with housing-related services can significantly
reduce the incidence of subsequent maltreatment, and facilitate reunification for families
with children in out of home care

0 The cost of providing homeless or precariously housed families with some type of housing
assistance is lower in “almost every case” than the cost of placing children in out of home
care

Access to higher-quality, affordable housing helps to provide a stable environment for children and
can reduce the likelihood of low-income at-risk families becoming homeless. In one study, families
that received housing vouchers over a 4-year period were 74% less likely to stay in a shelter or on
the street than families without a housing subsidy11

Promising Policy Strategies

Inclusionary Zoning (IZ): Programs at the state or municipal level that help to create affordable
housing units by requiring or encouraging the development of below-market affordable housing
alongside market-rate rentals12 13

0 Since the 1970s, more than 800 inclusionary zoning programs have helped to create and
expand the availability of below-market rate rentals across 25 states and the District of
Columbiai4

0 IZ programs are most effective in expanding the supply of affordable housing when they are
mandatory rather than voluntary1s

0 The longer IZ programs are in place, the more affordable units they producei6
0 Example of a successful IZ program in Montgomery County, MD:

= Developed in 1974, this program addressed Montgomery County’s housing needs
by requiring that up to 15% of new developments of twenty units or more be



moderately priced, and that 40% of new developments be offered through public
housing agencies and non-profit housing providerst?

= Qver 30 years, the program produced a total of 13,000 affordable units, generating
a total of $477.4 million in private sector investments in affordable housing
programs across the countyl?

o Affordable Housing Tax Incentives: These are intended to generate private investment in affordable
housing by providing credits on taxes owned for investments in affordable housing13

(0]

Nineteen states and the District of Columbia have state-level tax incentives for new
construction or rehabilitation of existing affordable housing for low-income households, 14
of which pair their tax credits to federal Low Income Housing Tax Credits (LIHTCs)12 to help
fill the gaps in development costs

[llinois Affordable Housing (Donation) Tax Credit is separate from the federal LIHTC, and
encourages private investment in affordable housing by offering individuals or organizations
a one-time state income tax credit equal to 50% of their donation to a participating non-
profit housing developeris

Colorado’s Affordable Housing Tax Credit pairs its program exclusively with the LIHTC, such
that in order to receive the state tax credit, developers must also use the federal 4%
LIHTC19. Since 2014, the program has helped finance the construction of 6,140 affordable
housing units, and in 2018, the program was extended for five years, and it's annual
allocation doubled from $5 million to $10 million1®

o Housing Vouchers Protections: Administered by HUD and managed at the local level by public
housing agencies (PHAs), the Housing Choice Voucher is the largest federal rental assistance
program, created to help low-income households obtain affordable housing in the private
market.12.13 However, research has established that there has been a growing number of
discriminatory housing practices against voucher holders.20

(0]

(0]

Only 1 in 3 voucher households are protected by non-discrimination laws20

11 states and the District of Columbia have enacted laws to protect housing voucher
holders that prohibit housing providers from refusing to rent based solely on a renter’s
source of income, when that source is tied to housing vouchers12. 20

Indiana is one of two states in which cities are preempted from implementing housing
voucher protections?!2

Voucher non-discrimination laws are associated with notable reductions in the share of
landlords that refuse to accept vouchers2?

Example: Washington state was the most recent to enact ‘source of income’ protections, in
which landlords may be penalized up to 4.5 times a unit’'s monthly rent, as well as be
responsible for court costs and attorney’s fees, if they discriminate against a current or
prospective tenant based on their source of income22. In addition, the state established a
program to incentivize landlords to rent to voucher holders by covering the cost of repairs
from $500 to $1000 for a prospective tenant based on their source of income22
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Appendix: Seminar Presentations

The State of the Nation’s Housing: How Does Indiana Stack Up?

Whitney Airgood-Obrycki, PhD
Senior Research Analyst, Joint Center for Housing Studies of Harvard University

Dr. Whitney Airgood-Obrycki is a Senior Research Analyst at the Joint Center for Housing Studies of Harvard
University. Her research focuses on affordable and assisted rental housing for low-income households,
rental housing markets, and the housing needs of older adults. Dr. Airgood-Obrycki contributes regularly to
the signature JCHS reports, including the State of the Nation's Housing and Housing America's Older Adults,
and serves as the lead author of America's Rental Housing. Dr. Airgood-Obrycki holds a BA in History from
Simmons College, an MS in Historic Preservation from Ball State University and a PhD in City & Regional
Planning from The Ohio State University.
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Supportive Housing for Families in the Child Welfare System

Anne F. Farrell, PhD
Director of Research, Chapin Hall at the University of Chicago

Dr. Anne Farrell is Director of Research at Chapin Hall at the University of Chicago. In addition to leading
Chapin Hall’s policy research agenda, Dr. Farrell conducts research and policy analysis on housing and child
welfare, cross-systems collaborations, family-centered services, and family and community resilience. Dr.
Farrell served as Pl on a federally funded demonstration project on housing and child welfare, developed a
screening tool on housing instability, and publishes and speaks frequently on the topic of housing and
homelessness. Dr. Farrell previously directed the Center for Applied Research in Human Development at
the University of Connecticut. As a translational researcher, her leadership in CT included evaluations such
as: Head Start and Head Start, out-of-school time, school attendance, family/youth empowerment, school
nutrition, and community development efforts under Promise Neighborhood funding. Dr. Farrell has her PhD
in clinical and school psychology from Hofstra University. She is the Chair of the Family Policy Section of the
National Council on Family Relations and the incoming coeditor of the Journal of Child and Family Studies.
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Indiana Property Issues: The Mess the Foreclosure Crisis Left Behind

Judith Fox, J.D.
Clinical Professor of Law, University of Notre Dame

Judith Fox is a Clinical Professor of Law at the Notre Dame Law School, where she teaches and practices
consumer law. She joined the faculty in 1997 and teaches courses in consumer law and negotiation. Ms.
Fox directs the Economic Justice Project, a low income clinic specializing in foreclosure and debt collection
defense. Ms. Fox graduated from Notre Dame Law School, magna cum laude in 1993, where she was the
articles editor of the Notre Dame Law Review.

Ms. Fox’s advocacy and research focus on housing issues and debt collection. She has served on a number
of boards and committees, including the Consumer Advisory Board of the Consumer Financial Protection
Bureau, the National Association of Consumer Advocates, the United Way and the Indiana Mortgage
Foreclosure Task Force. She was recently appointed by the Indiana Supreme Court to the Coalition for
Access to Justice, where she serves as chair of the data committee.

Ms. Fox has received numerous awards for her advocacy, including the Rodney F. Ganey, Ph.D. Faculty
Community Based Research Award for her research on foreclosure issues in Indiana and the Grenville Clark
Award for voluntary activities that advance the cause of peace and human rights. Ms. Fox provides trainings
and seminars across the country on issues related to mortgage foreclosure and debt collection.

Ms. Fox has authored a number of publications on issues of foreclosure and debt collection. Her book,
Foreclosure Echo: How the Hardest Hit Have Been Left Out of the Economic Recovery, was recently
released by the Cambridge University Press. It focuses on the housing issues which remain in the wake of
the recent foreclosure crisis.
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State of the State: Housing Perspectives from the Field

JoAnna Brown, PhD
Sagamore Institute
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