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Chapter 1
INTRODUCTION

The May 2016 Collective Impact event highlighted that improved affordability
can only come from actions by many different groups.

In 2013, a group of community leaders in DuPage
County created Impact DuPage to advance the wellbeing of the DuPage community. Impact DuPage
includes a variety of public, private, and non-profit
organizations. To achieve “needle-moving” results
through public and social service assistance, the group
focuses on five priorities: mental health, access to
health services, substance abuse, healthy lifestyles,
and affordable housing. Work is underway for many
of these areas, with specific strategies progressing
for topics such as the prevention and treatment of
substance abuse issues.
Impact DuPage sought technical assistance from the
Chicago Metropolitan Agency for Planning (CMAP) to
inform its approach to affordable housing. This report
provides Impact DuPage with a menu of strategies for
work over the next few years, many of which focus
on outreach to build a network of individuals and
organizations to advance the other strategies. The
report includes three primary sections.
• Vision, detailing who Impact DuPage wants to help
with its work and why.
• Goals and strategies, explaining the actions Impact
DuPage may undertake to achieve that vision.
• Implementation, helping guide Impact DuPage on
how to triage the strategies.

Introduction
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Planning process
Starting in the spring 2016, CMAP worked closely
with Impact DuPage to gather both qualitative and
quantitative data that would form the basis for this
report. CMAP and Impact DuPage gathered feedback
on housing issues from a wide variety of stakeholders.
Beyond thoughts from the Impact DuPage Housing
Steering Committee, CMAP and Impact DuPage
interviewed or conducted focus groups with numerous
groups, including realtors, landlords, business
owners, developers, service providers, hospital human
resources workers, DuPage Pads clients, DuPage
County Family Self-Sufficiency Program clients,
DuPage County Senior Home Sharing Program
participants, and DuPage County Shared Housing
Program participants.

Figure 1.1 Project Timeline and Phases
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Document TitleHOUSING STRATEGY FOR IMPACT DUPAGE
AFFORDABLE

Impact DuPage hosted a workshop in conjunction with
the Tamarack Institute on Collective Impact. Finally,
DuPage County supplemented its Community Service
Block Grant survey with questions about housing
issues, allowing critical feedback both from service
providers and low- and moderate-income residents.
CMAP presented initial qualitative and quantitative
research in an Existing Conditions Report (ECR) in fall
2016. From that point forward, CMAP and the Impact
DuPage Housing Steering Committee created a vision,
goals, and strategies. This report represents the final
iteration of that work.

Figure 1.2 Impact DuPage study area

Source: Chicago Metropolitan Agency for Planning, 2017.
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Key findings

Figure 1.3 Proportion of the population by race and ethnicity
in the region

As noted earlier, CMAP prepared an ECR that serves
as a basis for this report. The key findings below
provide important context for the vision, goals, and
strategies that follow.
Despite headwinds from slowing regional population
growth, demand for housing in DuPage County
remains strong due to a sizable employment base,
good auto transportation access, and strong schools.
Maintaining these desirable characteristics will help
ensure strong demand in the future.
As the region becomes older and more diverse, the
changes are evident in the makeup of DuPage County
residents and the changing nature of housing demand.
Local and regional trends are unlikely to change (see
Figure 1.3).
While demand remains strong, growth in the housing
stock is likely not keeping pace with demand. In the
past, DuPage relied on greenfield sites to add housing
and address demand. Approaching built-out status,
there are few “easy” sites to add new housing.
Developers must create infill housing to meet market
demand. Infill is harder to accomplish due to many
factors, including land cost, building costs, approval
timeframes, and community resistance. These factors
increase the cost of development, necessitating
higher price points that render infill sites in lowercost markets undevelopable without subsidies or
regulatory changes. Table 1.1 shows how denser unit
types have been added more frequently in DuPage
County in recent years.
The imbalance between strong demand and slowing
supply helps explain low vacancy rates and rising
prices for renters and owners. Rising prices will drive
up the number of cost-burdened owners and renters
given the regional trend of declining incomes. Figure
1.4 shows the sharp increase in DuPage County rents
over the past few years.
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Source: Chicago Metropolitan Agency for Planning analysis of U.S. Census
1990 and American Community Survey 2010-14.

Table 1.1 Change in housing type in DuPage County
Housing Type

2000

2010-2014

% Change

Single-family detached

205,735

213,040

3.6%

Townhomes

36,223

43,913

21.2%

Small multifamily

12,247

13,981

14.2%

Large multifamily

80,951

85,071

5.1%

Other

465

620

33.3%

Total

335,621

356,625

6.3%

Source: Chicago Metropolitan Agency for Planning analysis of U.S. Census
2000 and American Community Survey 2010-14.

Figure 1.4 Average DuPage County multifamily rents per
square foot
$1.00

$0.95

$0.90
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Source: Chicago Metropolitan Agency for Planning analysis of CoStar. Inflationadjusted for 2000.

“The sentiment among some
existing owners seems to
be: If you can afford a house
as big as mine, ‘welcome,’
but if not, ‘stay out.’ ”
— A stakeholder comment on community resistance.

Much of the housing affordable to low- and moderateincome households is naturally occurring, neither
covered by unit-based subsidies nor available to
Housing Choice Voucher (HCV) holders.
Only 8 percent of the housing stock affordable to
households earning less than 80 percent of the area
median income is located in units with federal or state
housing subsidies. Moreover, HCV holders occupy
only 4 percent of the rental stock. Such naturally
occurring affordable housing is especially vulnerable
to a market with rising prices.

Anecdotally, community resistance magnifies housing
affordability issues in two ways. First, it creates a less
welcoming environment for current or prospective
residents. Second, it reduces the supply available
to such households by limiting the number of new
housing units built, making existing units unavailable
for cost-burdened households. Households struggling
with housing costs end up concentrated in a small
number of communities in northern and western
DuPage County. The actions of many different groups
drive affordability trends in DuPage County, including
municipalities, the County, non-profit developers, forprofit developers, elected officials, employers, school
districts, residents, etc. With so many groups, only
coordinated action around a common vision for the
future can improve housing affordability.

Funding
Many stakeholders identified funding as a major
issue from the outset and that has only grown over
the course of the project. Developers and advocates
said that the small amount of funding available to
build or preserve housing for low- or moderateincome households prevents DuPage County from
really improving affordability.
HUD entitlement funding to communities in the
County decreased more than 20 percent between
2006 and 2016. Many remain concerned about the
prospect of further cuts in entitlement funding. The
specter of tax cuts at the federal level are already
reducing the return from Low-Income Housing Tax
Credits, shrinking the money available to build new
affordable housing.
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Yet, further conversations highlighted that
increasing funding, whether at the local, county or
state level, would be an all-consuming campaign
of its own. Therefore, the report recommends that
Impact DuPage not try to tackle the funding issues
yet, waiting until a successful coalition has been
built and mobilized to address the strategies in
this document. That said, Impact DuPage may need
to utilize organized people and groups to bolster
ongoing advocacy at the federal level and protect
ongoing programs.
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Chapter 2
VISION

Adding denser housing types is an important part of improving housing
affordability in DuPage County.

A DuPage County community inspired to offer housing
that meets the current and future socioeconomic and
demographic profile of the County.
The vision for this report includes all members of the
DuPage community -- those of different income levels
and ages, both employees and residents -- rather than
focusing only on low-income families. The end goal is
housing available that meets the needs of everyone in the
DuPage community. Such a broad, inclusive approach
reflects the wide-reaching effects of housing affordability.
The 2015 U.S. Figure 1.5 Affordable housing definition
What is affordable housing?
Census data
of the most essential elements in understanding local housing
indicates that One
dynamics is housing affordability. What constitutes “affordable housing”
varies from household to household, as the measure is relative.
more than
“Affordable housing” is housing that costs no more than 30
a quarter of
percent of household income (including utilities, insurance,
and taxes.)
owners and
“Unaffordable housing” is housing that costs between 30 and
50 percent of household income.
more than
“Severely unaffordable housing” is housing that costs more than
50 percent of household income.
45 percent
This time-tested standard is reflected in everything from the underwriting
of renters
standards of private lenders to data from the U.S. Census Bureau.
in DuPage
County are
cost-burdened, living in unaffordable housing. These
cost-burdened households represent the entire income
spectrum. About 13 percent of cost-burdened renters
and 43 percent of cost-burdened owners make more
than $50,000 a year. In the DuPage County Department
of Community Services 2016 Community Needs
Assessment, a majority of respondents (55 percent) said
that their family could use help with “finding affordable
housing that fits my family’s needs.” This indicates
that housing affordability is an issue many people in
the County think about -- not just the highest-need
members of the community.

Vision
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A wide-reaching approach to affordablity reflects the
many ways that improved affordability for households
struggling with housing costs can benefit all residents,
such as the following.
Creates a stronger workforce pool.
Better housing affordability can strengthen
the labor supply in an area. When housing is
affordable and close to job centers, residents
have stronger economic prospects and employers can
better attract and retain staff.1 In a national survey
of more than 300 companies, 55 percent of large
companies said there is a significant lack of affordable
housing nearby.2 Two-thirds said the shortage has a
negative impact on recruiting qualified employees, and
a majority reported that it leads to employee turnover.
This effect is clear in DuPage County. As noted in
the ECR, in many different industries seeking many
different occupations, from hotel staff to nurses to
web designers, employers talk about the difficulty in
attracting and keeping employees in DuPage County.
Improves health outcomes. Reducing the
housing cost-burden on households has
numerous health impacts for occupants,
and by extension all other uses of the health
care system. For example, substandard housing has
been shown to cause a multitude of health problems,
including infectious diseases such as tuberculosis
and respiratory infections, asthma and other chronic
respiratory symptoms, cardiovascular disease,
lead exposure, mesothelioma, lung cancer, injuries,
inadequate nutrition, and poor mental health.3
Households struggling to find a home at their price
point may have to settle for poor quality units to come
as close as possible to that goal. Similarly, households
spending a lot on housing may not have money left
for other critical needs, like healthy food, prescription
drugs, or doctors’ visits.4
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Improves child educational outcomes.
Cost burden is associated with less housing
stability, including repeated moves. Frequent
or unplanned childhood moves reduce
achievement and can set whole classrooms behind.5
However, research shows that parents who spend no
more than 30 percent of their income on housing—
meaning their housing is affordable—spend more
money on children’s enrichment items, which has a
strong connection to children’s cognitive development.6
Housing affordability alleviates residential instability,
which is associated with reduced earnings in adulthood
and lowers childhood achievement.7
Improves quality of life for the elderly.
More than 13 percent of cost-burdened
renters and 43 percent of cost-burdened
owners in DuPage County are over 65.
Beyond the health impacts noted before, aging in
place can be expensive, requiring costly special safety
features, in addition to standard home maintenance.
A lack of quality affordable housing is a critical health
and safety issue. The likelihood that an individual falls
in their home rises steeply as housing quality declines.
For low-income older adults, federally subsidized
senior housing with on-site services reduces hospital
admissions.8

Improves inclusion. The connection
between inclusion and long-term economic
growth has been well studied.9 International
Monetary Fund research of over 100
countries shows a strong correlation between income
equity and sustained growth of gross domestic
product over time.10

1. How Housing Matters,
https://howhousingmatters.org.

Additionally, racial and ethnic diversity, low rates
of racial segregation, and low levels of income
stratification contribute to regional growth -- and
the reverse stunts it.11 12 Low-income and minority
populations in more inclusive regions have better
access to opportunities, improving their outcomes
as well as strengthening regional economic
competitiveness and fostering more sustained
economic growth.13 These positive economic outcomes
benefit everyone.

5. How Housing Matters - Education.

Providing all communities in DuPage County access to
opportunities is very important. U.S. economic mobility
has decreased substantially in the last century, from
above 90 percent for children born in 1940 to 50 percent
for children born in 1984.14 This effect is stronger in
regions with more economic inequality. However,
DuPage County has been shown to have the highest
level of economic mobility in the country for youth who
move there at a young age.15
However, it is often difficult to move into areas where
economic mobility is likely because they can be
unaffordable, like DuPage. Housing is a key component
of expanding this positive effect of economic mobility
to more of the community, which then creates economic
benefits for all of the County.

Vision

2. How Housing Matters, “Even as American
Dream Changes, Housing is Central to the
Economy,” 2015
3. James Krieger and Donna L. Higgins, “Housing
and Health: Time Again for Public Health Action,”
American Journal of Public Health, 2002.
4. Nabihah Maqboll, Janet Viveiros, and Mindy
Ault, “The Impacts of Affordable Housing on
Health: A Research Summary,” 2015.

6. Sandra J. Newman and C. Scott Holupka,
“Affordable Housing Is Associated with Greater
Spending on Child Enrichment and Stronger
Cognitive Development,” How Housing Matters,
2014.
7. Kathleen Ziol-Guest and Ariel Kalil, “Frequent
Moves in Childhood Can Affect Later Earnings,
Work, and Education,” How Housing Matters,
2014.
8. Lisa Sturtevant and Janet Viveiros, “How
Investing in Housing can Save on Health Care,”
Housing and Health, 2016.
9. The World Bank, the United Nations, the
International Monetary Fund (IMF), the World
Economic Forum, and the Organization for
Economic Cooperation and Development (OECD)
have all published material on the subject.;
Andrew Berg and Jonathan Ostry, “Inequality and
Unsustainable Growth: Two Sides of the Same
Coin?” International Monetary Fund, 2011.
10. Andy Berg, Carlos Leite, Jonathan D. Ostry and
Jeromin Zettelmeyer, “What makes growth more
sustained?” International Monetary Fund, Journal
of Development Economics, 2007.
11. OECD, Inclusive Growth Initiative, Going for
Growth.
12. Christ Benner and Manuel Pastor, Equity,
Growth, and Community: What the Nation Can
Learn from America’s Metro Areas. California:
University of California Press, 2015.
13. The Equality of Opportunity Project, 2016.
14. Raj Chetty and Nathaniel Hendren et. al., “The
Fading American Dream: Trends in Absolute
Income Mobility Since 1940,” National Bureau of
Economic Research, 2016.
15. Raj Chetty and Nathaniel Hendren, “The
Impacts of Neighborhoods on Intergenerational
Mobility: Childhood Exposure Effects and CountyLevel Estimates,” Harvard University and National
Bureau of Economic Research, 2015.
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Chapter 3
GOALS AND STRATEGIES

Helping landlords manage and maintain existing multifamily buildings can
minimize resident concerns about new rental housing.

Impact DuPage’s vision will benefit all of DuPage
County, meaning many different strategies could
improve housing affordability issues. Most of these
factors do not involve direct subsidies to households
or building new units. For example, improved
transportation access through the Elgin-O’Hare
Western Access project can benefit cost-burdened
households in northern DuPage County by helping
reduce commute times and costs.
Work by Choose DuPage, the County’s economic
development alliance, to maintain and grow the job base
ensures a strong non-residential tax base. This, in turn,
reduces potential property tax increases on residents
that could impinge housing stability. Ensuring high
quality local public education helps bolster demand to
live in DuPage County, limiting the potential for large
price declines that could harm many households.
Yet, such breadth also creates almost innumerable
potential goals and strategies. In an effort to focus the
work of Impact DuPage, the strategies that follow are
those tied most directly to housing. Over time, Impact
DuPage may decide to broaden its efforts.

Goals and strategies
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Goal: Municipalities
work with Impact
DuPage to address
the most common
regulatory barriers to
adding supply.
Stakeholders noted that zoning codes, building codes,
code enforcement, and rental regulations can all
play a role in shaping the types of housing built in
DuPage communities.
Zoning and building codes regulate what, where,
and how things can be built. Communities adopt
regulations for many reasons. Building codes and
their enforcement help ensure people live in safe,
decent, and sanitary homes. Zoning and design codes
help ensure development aligns with a community’s
vision or goals. Some local regulations seek to spur
new development desired by the community, or
the preservation of existing buildings. Codes can
implement sustainability goals, such as zoning code
changes that help manage stormwater in the context
of new development.
Yet, meeting regulatory requirements is often a
sequential process with cumulative financial costs.
Outdated and inflexible development regulations
can hinder housing goals, limiting potential housing
options for households across the income spectrum
that the market might otherwise provide. For example,
building and zoning codes can require specific
materials or processes beyond what is necessary
for minimum health and safety requirements. Such
development regulations can arise from a variety
of sources, such as an overabundance of caution;
redundancies; lobbying from special interest groups;
delays in updates to codes due to staff, budgetary, or
political constraints; aesthetic benefits; or exclusionary
goals (i.e. not in my back yard or NIMBY).
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The regulatory costs of such requirements eventually
transfer to owners and renters. When the cost of
meeting requirements exceeds what the market can
bear, it can scuttle residential development. This is
particularly challenging for low- and moderate-income
housing developments, which may have a limited
margin for extensive regulatory process and/or costly
additions due to local codes.
Decisions regarding the location, size, quantity of
units, and design of housing may also be affected
by regulations. Updating zoning codes to meet
community goals and current market preferences
can help increase opportunities for development.
Similar and modern building codes across multiple
municipalities can provide uniformity, transparency,
and predictability for developers, thereby reducing
costs and increasing development potential. Removing
unnecessary regulations or expediting the regulatory
process can potentially encourage building and
preserving more housing.
Yet, the presence or content of a regulation is not
always the barrier. Even when codes are substantially
similar, interpretations may differ considerably
between communities, potentially raising construction
costs and discouraging development. Clear, consistent
interpretations can also encourage the preservation or
construction of more housing.
While each of the previous barriers directly influence
what can be built, the final, rental regulation, is
an important indirect factor. DuPage communities
employ many different processes for monitoring and
maintaining rental units, with local requirements
changing based on capacity and legal authority.
Yet, residents concerned about the construction
of additional rental housing noted that if their
community has a high quality inspection and
regulation program, residents, staff, and elected
officials may be more likely to think new rental units
are appropriate.

Ensuring that all DuPage communities operate effective
rental inspection and monitoring programs may be an
important part of easing community resistance to new
housing, particularly rental or multifamily.

Strategy: Work with DuPage Mayors
and Managers to create an ongoing
municipal education series that
offers a forum for municipal staff and
elected officials to talk about each of
these barriers.
While the focus of this series should be sharing the
expertise of those within DuPage County, it may also
be helpful to utilize case studies, guides, and outside
speakers to broaden the pool of knowledge on some
subjects. Potential series topics include the following.
• Zoning changes to increase opportunities for
denser unit types, particularly in locations close
to job centers or transit. CMAP’s work both on this
project and previous housing work in DuPage County
highlights that many DuPage communities have
considered how to change local zoning codes to allow
for greater density, especially in underperforming
commercial corridors.

• Best practices on rental regulation. Despite sharing
similar housing markets and issues, municipalities
regulate rental units very differently. A forum series
would allow municipalities to meet at least annually
to discuss the operation of their programs, recent
changes, and even problem landlords. Forums could
build off previous regional work on best practices
for rental regulation. For example, the Metropolitan
Mayors Caucus has worked with the Center for
Community Progress, a national technical assistance
provider, to create a guide for municipalities on rental
regulation and landlord incentives.
• Tours of neighborhoods that have successfully
created denser or subsidized housing. Giving people
the opportunity to see first-hand a positive example
of new housing, including multifamily, rental, or
subsidized, and having the ability to speak with
residents of these developments, can go a long way
towards assuaging concerns and building support.
Such tours should include discussions with municipal
officials to understand the local process that resulted
in the development, including zoning, building codes,
and design requirements.

1

• Best practices on building codes. Anecdotally,
many communities develop building codes through
a combination of international, national, and state
requirements, borrowing from neighbors, and learning
from local issues. A focused forum that allows code
officials a chance to talk about these topics more
regularly could help foster greater similarity over time.
Moreover, forums offer the chance to educate on the
effects of new building approaches to both the safety
and economy of construction. Forums will be more
successful if targeted to a particular code topic.
• How communities ensure consistency in building
inspections. Communities take different approaches
when trying to ensure consistency of interpretation
across enforcement staff. Discussions of the best
approaches can help foster more reliability.

Goals and strategies

RAISING THE BAR
A short guide to landlord incentives
and rental property regulation
Alan Mallach

Prepared for the Metropolitan
Mayors Caucus and the South
Suburban Mayors and Managers
Association

December 2015
www.communityprogress.net
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Vacant commercial areas could be repositioned for new residential units to
add to the housing stock in DuPage County.

Goal: More commercial
redevelopment projects
include housing
opportunities
Aging commercial properties could provide the
opportunity to increase the supply of multifamily units
in the County. As noted before, this topic came up in
CMAP’s previous housing work in DuPage County.
Other communities have incorporated new residential
units into commercial redevelopment projects. For
example, a developer in Raleigh, North Carolina
repositioned the North Hills Mall to become a regional
housing and employment center, by adding new office
space or new residential units to the project.16

16.Urban Land Institute case study on North Hills
Mall, https://casestudies.uli.org/north-hills/.
17. Metropolitan Mayor’s Caucus and The Center
for Community Progress. Raising the Bar, 2015.
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Strategy: Impact DuPage should
engage real estate partners to
understand the feasibility of
commercial conversion to residential
projects; and to identify potential sites
and corridors that could have the most
potential for conversion.
Because there is limited land to develop new
residential units in DuPage County, the coalition
should pursue opportunities to work with property
developers repositioning older commercial properties.
Typically, commercial properties are zoned for higher
intensity use, which could make them ideal sites for
new residential units. Moreover, incorporating new
residential units would provide more households to
support underperforming or outdated retail centers.
In essence, this strategy would require working with
real estate partners to assess the feasibility and
location of potential conversion sites, including helping
interested communities identify corridors particularly
ripe for rezoning for certain types of residential
redevelopment. The coalition should target corridors
that could be suitable for new mixed development,
and work with developers of mixed-use properties
to consider incorporating affordable units into these
projects. This strategy may be best undertaken in
conjunction with the forum series.

Goal: The number of
rental units available to
HCV holders grows.
HCV holders occupy approximately 4 percent of the
DuPage rental stock in 2016. Yet, many residents think
that share is far higher. In fact, the share has declined
since 2000 as the number of rental units grew faster
than the number of vouchers. The share declined, in
part, because many landlords in DuPage County do
not participate in the HCV program. The reasons vary.
Landlords mentioned negative perceptions of voucher
holders and a stigma of the program as challenges.
Both advocates and landlords note that the rent
subsidies provided through HCVs are often below
market rents in DuPage County, further dampening
landlord interest, particularly in a tight rental market.
Improving housing affordability
in DuPage County will require
partnerships with private market
landlords. The DuPage Housing
Authority (DHA) has already
tried to build these relationships
by using nationally recognized
landlord engagement strategies: monthly and quarterly
seminars, newsletters, guidebooks, reading materials
about the program, and a security deposit grant
program for tenants. The educational strategies,
however, receive little participation from landlords. The
security deposit grant, which incentivizes tenants to
find leases more quickly after coming off the wait list,
has similarly low participation. Other best practices
require large financial resources, such as risk mitigation
funds or tenant counseling. Most of the assistance
requested by landlords focuses on how to own a rental
property, not participation in the HCV program, thereby
matching the types of educational programs that
municipal rental regulations should be including.17

Strategy: Help DHA lead a coalition for
landlord education and training.
The overlap between what DHA sees as needed
training, the types of training landlords seek, and
what municipalities may wish to implement creates
an opportunity for a coalition to provide high quality
landlord education and training throughout the County.
The ideal
outcome would
Residential
Property Management
be a landlord
Procedures Manual
certification
course similar
to Community
Investment
Corporation’s
Property
Management
2016
Training.
DHA provided
information about
the voucher
program would be a core component of the training.
Municipalities must be involved to drive participation
because they can require and incentivize landlord
education through local standards. Broad-based training
would improve landlord education, increase engagement
with the HCV program, and could provide a structure to
enable more collaboration moving forward.
A practical guide for developing a property-specific procedures manual

Impact DuPage’s involvement would include bringing
the various participants (DHA, municipalities, the
County) together to scope potential training content,
frequency of trainings and topics, including who
should be responsible for production and content of
the trainings (perhaps DHA), the best location for
trainings, etc. Work could also consider whether and
what resources related to the programing might be
best put online, perhaps through the DHA website.
Such online resources could provide specific guidance
in operating in each jurisdiction, along with DHA and
HCV information available.

Goals and strategies
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Goal: Impact
DuPage builds a
targeted network of
individuals, groups, and
organizations, that can
advance the strategies
outlined under this and
other goals.
Only coordinated action around a common vision for
the future is likely to improve housing affordability
issues. Advancing the previously discussed goals and
strategies will require the development of numerous
overlapping coalitions. Impact DuPage’s primary
work over the next several years will likely be such
coalition building. To guide those efforts, the following
strategies outline both potential actions (i.e. discreet
activities Impact DuPage should undertake to build
support) and broad principles (i.e. guidelines for
coalition building).

Strategy: Utilize national best
practices to cultivate the participation
of needed groups.
Housing is a sensitive topic; affordable housing even
more so. Upon hearing the words affordable and
housing, some only think of HCV holders or notorious
public housing developments. These associations
stoke fear and immediately put the discussion in a
negative light. Changing long-standing impressions,
attitudes, and viewpoints takes time and patience.
Some of these concerns stem from genuine care
for the community. Whatever the motive, how the
discussion is framed makes a big difference in how
receptive an audience may be in talking about housing
issues, including affordability.

“You Don’t Have
to Live Here”
Why Housing Messages Are Backfiring
and 10 Things We Can Do About It

Tiffany Manuel, PhD

Nat Kendall-Taylor, PhD

Vice President
Knowledge, Impact, and Strategy

Chief Executive Officer

Enterprise Community Partners, Inc.
TManuel@EnterpriseCommunity.org

FrameWorks Institute
Nkendall-Taylor@FrameWorksInstitute.org

October 2016
1

Recent national work has highlighted best practices
in terms of such messaging and how best to build
relationships with the types of individuals and
groups who need to be involved to advance various
strategies.18 19 What follows are national best practices
Impact DuPage can use from these in cultivating
participation and discussion.
• Frame affordable housing selling points in a way
that is most acceptable to the local community
and in a manner where people can share common
ground. Emphasis should be placed on addressing the
economic and social needs of people and a sense of
tackling a shared community challenge with collective
civic responsibility. This approach encourages people
to view affordable housing creation as implementation
of a unified vision that promotes shared benefits like
thriving business districts, lower commute times, and
walkable communities.

18. FrameWorks Institute. “A house, a tent, a box”:
Mapping the gaps between expert and public
understandings of healthy housing, 2016.
19. FrameWorks Institute. “You don’t have to live
here”: Why housing messages are backfiring and
10 things we can do about it, 2016.
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• Pay attention to the terminology used to describe
affordable housing to make it most palatable to
various communities. Words are important to
community acceptance. The term “affordable” often
erects psychological barriers and can cause immediate
reflexive resistance. Some communities have been
successful by using terms like “workforce housing” or
“entry-level housing options.”
• Be open about potential prejudices of all sorts as
a causal factor to resistance. Since poorer residents
may be people of color or foreign-born, racism should
be confronted as one potential underlying sentiment
and considered as a topic to address along with
classism and discrimination directed towards people
with physical or mental disabilities. Understanding the
sentiment behind the opposition to affordable housing
can help frame the issue and overcome the barrier.
• Create a task force on community acceptance. A
targeted group of those most interested in community
acceptance questions would be valuable to maintain
momentum on other potential actions. Stakeholders
could include elected officials, business owners,
developers, realtors, banks, foundations, appraisers,
churches, public housing authorities, social service
providers, hospitals, police officers, low-wage workers,
and others.
• Host a series of public workshops and forums
with key stakeholders, supporters and outside
experts as needed. These will serve as educational
meetings showing the seriousness and importance
of the issue and be a platform to discuss strategies
and build consensus. They also increase the network
of supporters and build local coalitions throughout
the County. They should include affordable housing
seekers and low-wage workers as an opportunity for
them to share their experiences and for opponents
to empathize with their situation. Meetings must be
held at convenient locations accessible to a diverse
group of people, like a community center, government
facility, or place of worship. Such workshops can be
used to train allies and give them the tools needed to
educate their respective networks and communities.

Goals and strategies

• Make use of outside experts. Outside experts can
add a neutral sense of credibility to the cause and
can sometimes be more effective and better received
than a neighbor or someone considered familiar with
local issues.
• Canvass door-to-door. Personal invitations to
meetings and delivery of marketing materials can
increase attendance and illustrate the seriousness of
the issue and the dedication of the people supporting
the cause. This can be an effective tool for gaining
support in key neighborhoods.
• Conduct tours of neighborhoods that have
successfully created affordable housing. Giving
people the opportunity to see first-hand a positive
example of affordable housing and have the ability
to speak with residents can go a long way towards
constructive opinion-making.
• Set up a resource website. An effective website
can be a 24-hour interactive billboard that outlines
the problem and addresses the need for affordable
housing. An informative website is a way for people to
interact around the need for affordable housing and is
a means for people to get involved. A website can also
build consensus and showcase current supporters.
• Consider and be prepared for opponent tactics.
Despite best efforts, be prepared for the opposition
who will resist no matter what. Clear and obvious
opponents should be identified upfront and their
potential tactics to oppose new developments should
be anticipated. Opposition can come from organized
groups or from individuals who seek to reverse any
progress made on the issue.
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• Be ready for opponents to organize to counter
progress and stop developments from being built.
Potential frequent tactics that affordable housing
opponents will employ to block developments include:
o Collecting signatures for petitions.
o Distributing counter-messaging flyers or
conducting media outreach to play on existing fears.
o Lobbying local government officials against
approving new developments.
o Pursuing lawsuits if developments are approved.

• Opposition should be met with information,
outreach, and marketing strategies. Outreach and
messaging strategies mentioned elsewhere in this
report can combat or preempt tactics of opponents if
these methods are put in place early.
Different audiences have different concepts of affordable
housing and varying reactions upon hearing about
different kinds of neighbors moving in. Multiple
messages must be crafted to combat each specific fear.
Pervasive stereotypes exist about how affordable housing
will increase crime, drugs, loitering, and contribute
to overall social decay and the lowering of property
values. The Campaign for Affordable Housing prepared
a Housing Advocacy Toolkit with additional examples
of specific messages for various demographics.20 Below
are some examples on the types of messages that are
effective with some important groups.
• Messages to existing families (adults with children)
should center around alleviating fears of homeowners
and providing assurances that affordable housing
seekers are like-minded people looking for quality
options like market-rate home owners. It should also
be emphasized that property managers and public
safety officials quickly enforce grievances.

• Messages to businesses should express that
an increase in affordable housing leads to a more
sustainable workforce and decreases turnover in
addition to providing a higher quality of life for workers.
• Messages to elected officials should center on
the growing diversity of DuPage County and the
need for an inclusive housing stock with a variety of
housing options.

Strategy: Raise the profile of housing
as a topic of concern in DuPage County
through a targeted media strategy.
Public discussions about housing developments that
generate controversy, such as new housing for low- and
moderate-income households, often follow a similar arc:
developer makes a proposal, the community responds
negatively to the proposal, advocates attempt to rally a
positive response to counter the concerns. The playbook
is reactive. An important shift Impact DuPage can make
in the typical process is building the framework for
proactive discussion.
Media represents a key part of that proactive discussion.
Recent work by the FrameWorks Institute outlined
the important role that media messaging plays in
discussions about housing, often reinforcing some of
the most challenging frames and shaping the discussion
about individual projects from the outset.21 To address
these concerns, Impact DuPage should undertake
a proactive media strategy over the next few years
through important communication outlets in DuPage
County (e.g. radio, tv, newspapers, electronic news
letters, etc.). Messages should emphasize complete
stories on why building more housing can improve
a wide range of outcomes for all DuPage residents,
particularly economic and social/health benefits.

20. The Campaign for Affordable Housing.
“Housing Advocacy Catalog.” http://www.tcah.
org/pdf/Housing_Advocacy_Catalog.pdf.
21. FrameWorks Institute. Not telling the whole
story: media and original discourse about
affordable housing. 2016.
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• Economic benefits: Many of these benefits were
covered in the vision section of this report, but it is
important to use these as part of the messaging in a
media campaign.
o Show that locating housing close to where people
work promotes shared prosperity and is good for
the overall economy of the region. Having a local
workforce encourages new businesses to move
to DuPage and improves the environment for
entrepreneurship and innovation. One DuPage
hospital with the word “community” in its title and
creed lamented not being able to actually live up to
its name by hiring locally.

Not Telling the Whole Story:
Media and Organizational Discourse about
Aﬀordable Housing
A FrameWorks Research Report

Sponsored by Enterprise Community Partners

Moira O’Neil, PhD, Director of Interpretation
Drew Volmert, PhD, Director of Research
Nat Kendall-Taylor, PhD, Chief Executive Oﬃcer

22. National Equity Atlas, “Chicago-NapervilleJoliet IL-IN-WI Metro Area Data Summary,” 2016.

Goals and strategies

o Highlight that greater inclusion yields greater
economic success for everyone. Housing issues
affect other quality of life areas like economic
opportunity and mobility, economic segregation,
education, aging, and mental and physical health.
Successful economies are characterized by lower
segregation, lower income inequality, greater family
stability, increased social capital, and better school
quality. The Federal Reserve studied 118 U.S.
regions and cited that regions with greater economic
inequality face lower growth rates and suffer
economically. Analysis from the National Equity
Atlas indicates that gross domestic product in the
Chicago region would have been approximately $700
billion in 2012, or $130 billion larger, if there were no
racial gaps in income in the regional economy.22
• Social and health benefits: Although emphasizing
the economic benefits to inclusion is a strong way
to sell the need for affordable housing, the social
consequences of inaction should not be overlooked.
Society often places causal and moral responsibility on
persons who are housing insecure with implications
that they made poor choices in life or are lazy and
somehow deserve their predicament. In reality,
their condition is often the result of a confluence of
circumstances that can effect anyone, like employment
loss or a sudden health issue. Inability to afford
housing can result in people having to live in
unhealthy conditions which are particularly harmful to
children and can cascade into homelessness or other
detrimental outcomes. It is important for hospitals
and social service providers in DuPage County to be
involved and take a lead role in this discussion.
o Highlight that more affordable housing produces
greater public health outcomes for society as a
whole. Having high-quality housing contributes
to overall health and increases self-esteem, social
engagement, happiness, and physical and mental
health. Lack of affordable housing leads to people
having to make unhealthy trade-offs like choosing
between housing and vital needs including delaying
medical care or eating poorly. All of these decisions
contribute to stress and can be detrimental to health
and quality of life.
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Naperville
A recent DuPage County success used many of the
strategies outlined in this section. In October 2016,
the Naperville City Council approved legislation
requiring local landlords to accept HCVs as income in
the tenant qualification process. This helps prohibit
discrimination against voucher holders at the time of
application and increase the pool of properties that
they can access.
Some of the best practices from this effort can
potentially be replicated elsewhere in the County.
Numerous groups came together to push the
legislation. Some of these organizations included
the Naperville Housing Advisory Commission, DHA,
DuPage United, HOPE Fair Housing Center, and various
homeless coalitions. Much of the advocacy work
was coordinated through a faith-based institution, St.
Thomas the Apostle Catholic Church, who acted as
central organizers and conveners. The church has a
history of activism in DuPage County and has staff
dedicated to outreach and social justice. Many key
organizers are members of this church and parishioners
were used to galvanize support by collecting
signatures, writing newspaper op-eds, and directly
communicating with city council members.
The group came up with a messaging plan that
clearly spelled out the benefits and identified the
most common objections to HCV occupants, like
the screening and background check procedures
for all potential tenants. The group also itemized
the HCV rental process from application to movein and clearly explained the ongoing expectations
of tenants. This demystified the process of tenant
selection and approval and increased the comfort
level of existing residents. Real stories from everyday
applicants humanized the issue and created empathy.
Qualitative messages backed up data on HCV holders
and the diversity of voucher and tenant types in the
marketplace. Despite opposition from some in the
business community, this process was an effective
way of “myth-busting” and building acceptance.
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o Stress affordable housing as a human rights issue.
Access to decent housing is a fundamental human
right, not a market-driven consumer good available
only for the highest bidder, no matter the income level.
o Reinforce social services as a means of
homelessness and illness prevention. Preventive
measures should be enacted in the area of social
service provision including mental health, substance
abuse, and homelessness prevention. This could
also include workforce training and counselling and
assistance with food and healthcare. Combining
these issues and addressing their inherent links can
help build a network of support for the population.

Strategy: Utilize common messaging
about housing issues and solutions.
FrameWorks Institute also emphasizes the benefits of
common messaging built on known effective frames
by all parties working on housing issues. Similar to
the media strategy, Impact DuPage should work to
encourage those working on housing issues in DuPage
County to adopt similar frames and messaging . They
can offer a forum for the determination of those
frames and messages.

Strategy: Build support with targeted
public groups for advancing various
housing strategies in the report.
Stakeholders consistently discussed the need to
cultivate “YIMBYs” (yes in my back yard) for use
during the local development approval process.
The primary ask of swayed residents is public
demonstrations of support, showing up to meetings,
writing letters, talking to neighbors, etc. Yet, potential
supporters are most effective when they are local and
most must see the specific development details before
being willing to play the YIMBY role. To address this
gap, Impact DuPage should court existing public groups
that work closely with residents as potential partners.

CMAP research found that faith-based organizations
- including faith-based community development
corporations (CDCs) - can be critical to the success
of any housing community outreach campaign. Faithbased organizations can often provide central gathering
space for meetings. Their congregations can also be
a diverse source of community support. Faith-based
affiliates can also help mediate conflicts that may arise
and alliances with them engender trust and legitimacy.23
Outreach to faith-based organizations should
demonstrate the need and role they can play. In
certain communities where a church, mosque, or
synagogue may be a central hub – having them as a
primary ally and putting the relationship with them
at the forefront can be crucial. In communities where
faith-based institutions play a less important role,
leadership or representatives should be involved
as participants on committees. In either instance,
cultivating relationships with faith-based leaders is
crucial for building support and alliances.

Strategy: Build support from healthcare
providers, including hospitals, for
advancing various housing strategies
in the report.
Housing issues affect employers. The Impact DuPage
Housing Steering Committee discussed the ways that
employers are effected, supplemented by findings
from the ECR on the importance of good affordable
and balanced housing in reducing employee turnover
and increasing employee attraction. While such broad
relationships emphasize the importance of outreach to
all employers on the nature of housing issues in DuPage
County through organizations like Impact DuPage and
local chambers of commerce, research discussed earlier
in this report supports a narrower initial focus on
healthcare providers, including hospitals.

23. Further exploration of the role of Faith-Based
organizations in community development was
done by HUD and The Urban Institute in their
report called “Faith-Based Organizations in
Community Development.”

Goals and strategies

The coalition should develop an outreach strategy
and health needs assessment that identifies common
themes for healthcare providers in DuPage County.
The key messages to healthcare providers should
revolve around protecting the health of their patients;
reducing utilization of inpatient facilities through
readmissions; providing long-term housing stability
and patient wellbeing; and increasing longevity. Many
healthcare providers that have taken on housing
initiatives, such as the University of Illinois Hospital
and Health Sciences System in Chicago and the Mayo
Clinic in Rochester, Minnesota, have focused on the
high cost of readmissions. Another approach by the
Bon Secours Health System in Baltimore focuses on
a holistic approach to public health that includes
improving their patients’ overall quality of life. The
most important factor in all of these approaches
strategies has been the focus on housing as a critical
social determinant of health.

YIMBY Cultivation
Many of the recommendations in this
report are designed to cultivate YIMBYs.
A noteworthy model for such cultivation
is the Southern California Association of
Governments. They held a summit in late
2016 and built a website with facts sheets,
a report, and videos from real people talking
about their struggle to find housing. The
website and summit was marketed under
the theme “The Cost of Not Housing”. The
theme was intended to send the message
that young and talented people could not
afford to live in the region and that their
counties were therefore less competitive as
a result. The summit was targeted at local
elected officials to create “political will.”
www.scag.ca.gov/SiteAssets/HousingSummit.
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Chapter 4
IMPLEMENTATION

The ability to prioritize and carry out the strategies in
this report will determine whether Impact DuPage can
make meaningful progress on affordability issues in
DuPage County. Only a few individuals and groups are
currently involved in Impact DuPage’s housing work,
limiting the amount Impact DuPage can undertake.
Therefore, many of the strategies focus on growing
the group. This chapter provides a prioritized approach
to working through the strategies in this report over
the next two years. The people and organizations
responsible for undertaking all of these actions are
current members of the Impact DuPage Housing
Steering Committee.

Geographic targeting
Implementing any of the strategies across all of
DuPage County from the outset would be challenging.
A group of citizens, advocates, business, and churches
have already come together in Naperville to support
source of income legislation; the very type of group
this report envisions Impact DuPage creating. Many of
the strategies in this report emphasize building similar
support groups at the local level. Impact DuPage
should look for communities in which to target its
year one and year two assistance.
In ideal focus communities, people are currently
interested in housing affordability, whether that is
coming from individual residents, an established local
group, or the municipality. It may also be beneficial
if the community had a large local hospital or health
care firm, as employer engagement is critical. Based on
subcommittee discussions and report findings, good
target community types may be one of the following.

Implementation

• Affluent communities similar to Naperville
(offering Impact DuPage the chance to benefit from
lessons learned).
• Suburban communities struggling to attract new
development (offering a focus on communities already
looking for new development opportunities).
• Communities that have done or are working on
Homes for Changing Region plans (offering the benefit
that these municipalities are already interested
in housing). Addison, Bensenville, Glendale Heights,
Hanover Park, Villa Park, West Chicago, and Wood
Dale have participated in a Homes plan.
CMAP and its partners worked with the DePaul
University Institute for Housing Studies to help
define variation in housing market conditions
across the region. DePaul looked at more than 40
variables, including housing stock characteristics,
the affordability of the stock, housing investment
and market conditions, and demographic
variables. Learn more about the submarkets at
http://www.regionalhousingsolutions.org.
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Figure 1.6 DuPage County housing submarkets

Source: Chicago Metropolitan Agency for Planning, 2017.
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The submarkets can help the steering committee
select similar communities that fit into the broad
categories above. Impact DuPage should identify
two target municipalities in the first three months
of implementation.

Submarket 2
Only three isolated parts of DuPage County, in
Addison, Bensenville, and West Chicago, are in
submarket 2. This is the most distressed submarket
in DuPage County, with high and increasing levels
of cost-burden due to declining incomes, largerhousehold sizes, and an older (pre-1940) housing
stock. Mortgage investment is low but cash sales are
high, which when combined with the high foreclosure
rates, points to the transitioning of homes from
owners to renters.

Submarket 4
Areas in submarket 4 are concentrated in the
northeastern part of the County, especially the
communities of Addison, Lombard, and Villa Park.
Cluster 4 is mainly comprised of lower density
housing built between World War II and 1959. Most
households are owners and very little of the stock is
subsidized for low- and moderate-income households.
Despite some foreclosures and distressed sales, the
private market continues to function, with moderate
levels of mortgage lending. The middle-income
households who live in these areas are struggling
with increasing cost-burden, due in part of higher
transportation costs, declining incomes, and a growing
senior population.

Submarket 5
Submarket 5 areas can be found throughout DuPage
County. In many ways, clusters 4 and 5 are quite
similar, except that the housing stock is less dense
and slightly newer (built between 1960 and 1979). It
is largely owner occupied. Investment and market
conditions for this cluster are weak. There are
moderate levels of foreclosure activity and moderate
to high levels of distressed and cash sales.

Implementation

Submarket 6
Submarket 6 is the most affluent submarket in the
region and can be found in central and eastern parts
of DuPage County. Home prices and rents are both
high, but cost-burden is low because of the high
incomes. The housing stock is mostly single-family
homes of varying ages. Strong demand supports
private efforts to maintain, rehabilitate, or replace
older units. Cluster 6 had the highest increase in
people 60 and over since 2000.

Submarket 7
A small part of northwestern DuPage County near
Wayne is in submarket 7. Recent growth after 2000
defines this cluster. The housing stock is primarily low
density, and the cluster has the lowest level of renters
overall. There are moderate levels of foreclosure
activity and distressed sales. Despite strong market
conditions before 2008, there have been moderate
levels of lending and market activity has stagnated
recently. Regionally, submarket 7 has the most
significant population growth.

Submarket 8
Much of western DuPage County falls into submarket
8 due to the low-density suburban development that
occurred after 1980. Most homes are owned, with
moderate to high home prices offset by similar incomes.
Cluster 8 has some of the highest transportation costs
of any of the clusters. The cluster is not heavily affected
by foreclosures, but has moderate levels of distressed
sales. There is low vacancy with moderate levels of
mortgage activity. Cluster 8 has seen moderate levels
of population growth and a large increase in the senior
population (60+).
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Months 0-6

Months 7-12

The following items represent the first tasks for
Impact DuPage to tackle. Some of the tasks in the first
six months may take less time than anticipated. If so,
the Steering Committee should consider starting in on
tasks for months 7-12.

Within the identified target communities, Impact
DuPage Housing Steering Committee should undertake
the following strategies first. These initial efforts
focus on building the coalition in using the national
best practices discussed earlier. Potential participants
should not be asked for major actions yet, just
agreement to become involved in the process, help
conduct the outreach to the groups identified below,
and potentially participate in the Impact DuPage
Housing Steering Committee.

• Identify two or three target communities via
Steering Committee discussion and one-on-one
interviews. (Timeframe: Months 0-3)
• Evaluate Steering Committee membership. With
the report finished and implementation started,
the Impact DuPage Housing Steering Committee
should again evaluate membership and consider
whether there are new or different voices that would
be valuable as all prepare to build local coalitions.
(Timeframe: Months 0-6)
• Finalize the implementation structure. The existing
Impact DuPage Housing Steering Committee should
agree on the final organizational structure for future
work. The anticipated structure would involve staff
time commitments from all of the Impact DuPage
Housing Steering Committee members to work on
implementation. A project coordinator who can
provide day-to-day oversight would guide this work.
The Impact DuPage Housing Steering Committee
should work with the DuPage County Continuum of
Care on its ability to house the coordinator. Work
should also include fundraising to help pay for such a
coordinator position. (Timeframe: Months 0-6)

At the 9-month mark, the Impact DuPage Housing
Steering Committee should evaluate the degree to
which they have been able to build support in the
targeted communities and determine whether to
continue with local coalition-building efforts.
• The Impact DuPage Housing Steering Committee
should work with known non-profits in the County
to hone a consistent message on affordable housing
issues and solutions in the County. This messaging
should build off the principles and points in the
vision section of this report and will form the basis
for discussions with potential partners. (Timeframe:
Months 7-12)
• Educate local employers, primarily local hospital and
health care providers, on the importance of housing
affordability as an issue in the target communities. The
intent would be to gather employers whose leadership
sees value in continued action to address local housing
issues. (Timeframe: Months 7-12)
• Educate local congregations and religious assemblies
on the importance of housing affordability as an issue
in the target communities. The intent would be to
build up a number of churches whose leadership sees
value in continued action to address local housing
issues. (Timeframe: Months 7-12)
• Targeted one-on-ones with other individuals whose
names filter back to the Impact DuPage Housing
Steering Committee on the importance of housing
affordability as an issue in the target communities.
(Timeframe: Months 7-12)
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Year 2
At the end of year 1, Impact DuPage should evaluate
the readiness of the coalition in any particular
community to move on to the subsequent efforts below.
Impact DuPage should be looking for a cadre of
committed local participants, including employers,
that can pair with the existing County-level partners
on the Impact DuPage Housing Steering Committee.
The Year 2 activities increase the level of commitment
required by all participants.
• Create a community acceptance committee for each
targeted community. (Timeframe: Months 12-15)
• Create a subcommittee of the Impact DuPage
Housing Steering Committee to begin a targeted media
campaign using messaging tested and honed in year 1.
(Timeframe: Months 12-15)

At the end of year 2, the Impact DuPage Housing
Steering Committee should assess the progress made
in the target communities and from wider media/
messaging campaign. The assessment can then help
the Impact DuPage Housing Steering Committee
develop another implementation plan for the following
two years. Possible measures of success could include:
• The willingness of municipalities to participate in
activities identified by the community acceptance
committees.
• Known instances in target communities where a
proposed project was approved with support from the
community acceptance committees.
• Known instances in the wider county where a where
a proposed project was approved with support from
the Impact DuPage Housing Steering Committee.

• Have each community acceptance committee
discuss the importance of addressing housing
affordability issues with municipal staff and elected
officials. Discussions should highlight the key
barriers and findings from the ECR along with the
vision. These discussions could occur as one-on-ones
between a committee member and an elected official,
small group discussions, or even attendance at public
meetings. (Timeframe: Months 15-21)
• After multiple meetings, each community acceptance
committee should ask for municipal involvement in a
specific task, ideally related to one of the first three
goals of this report, but other tasks could be locally
determined based on information gathered thus far.
(Timeframe: Months 22-24)

Implementation
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