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Executive Summary
This paper is about the housing crisis, both the endemic crisis that makes decent affordable 
housing an unrealizable dream for one-third of all American households, and the housing bubble 
that burst in 2006 forcing millions of working poor homeowners into foreclosure. It is written from 
the perspective of the working poor, a perspective that is sorely lacking in the national debate 
around housing. The information presented is grounded in a thorough review of the academic 
literature combined with our collective experiences in real life housing foreclosures. Based on 
calculations by the Federal Reserve Bank of Philadelphia, we develop a simple formula for 
calculating the bank costs for the foreclosure/eviction/REO liquidation process. We offer a 
creative alternative that saves banks money while also stabilizing families and neighborhoods — 
donation of properties to community-based organizations. Finally, we outline a functioning 
Community Land Trust and we invite financial institutions to discuss collaborations that can 
improve the bank’s bottom line while also keeping families out of poverty.

We draw the following important conclusions:

• The working poor, especially people of color, suffered the greatest losses from the 
current housing crisis, while real estate speculators are the only winners.

• The foreclosure/eviction process sentences working poor families to lives of poverty and 
has negative impacts on entire neighborhoods.

• In one-third to one-half of foreclosure cases in low income neighborhoods, banks lose 
more by proceeding with foreclosure than by simply donating the properties to 
community groups. 

In section 4, we outline an alternative to foreclosure — donation of unprofitable properties to 
Community Land Trusts. We address several possible concerns about this approach to loss 
mitigation, and we invite the major financial institutions in the US to discuss with us the donation 
option as an alternative to foreclosure. 

This paper is researched and written by members of the Casas del Pueblo Community Land Trust, 
part of the Centro Autónomo community center located on the north side of Chicago in Albany 
Park. The Centro Autónomo membership is largely Latino, and Albany Park is a majority Latino 
neighborhood, though also said to be the third most ethnically diverse neighborhood in the US. 
The community center is focused on four principal areas that are critical to the lives of working 
immigrants: education (adult high school, ESL and computer classes, gender workshop), work 
(women’s house-cleaning cooperative), health (community clinic), and housing.

Both Casas del Pueblo and the Centro Autónomo are projects of the Mexico-US Solidarity 
Network, a non-profit 501(c)(3) organization registered in the State of Illinois. For more 
information, contact msn@mexicosolidarity.org or call 773 583 7728.
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In 1949, Congress passed the federal Housing Act with a goal of “a decent home and a suitable 
living environment for every American family,” to be realized “as soon as feasible.”1 In 1998, the 
Quality Housing and Work Responsibility Act beat a hasty retreat. “The federal government cannot 
through its direct action alone provide for the housing of every American citizen, or even a majority 
of its citizens, but it is the responsibility of the Government to promote and protect the 
independent and collective actions of private citizens to develop housing and strengthen their own 
neighborhoods… [O]ur Nation should promote the goal of providing decent and affordable housing 
for all citizens through the efforts and encouragement of Federal, State and local governments, 
and by the independent and collective actions of private citizens, organizations and the private 
sector.”2

Today, one-third of all Americans live in physically deficient housing, spend 30% or more of their 
income on housing, or are homeless. If the goal is “decent and affordable housing for every 
citizen,” whether through government programs or the efforts of the private sector, then the results 
for the poorest third of the population must be judged a failure. The Department of Housing and 
Urban Development recognizes the problem: “The economic expansion of the 1990s obscured 
certain trends and statistics that point to an increased, not decreased, need for affordable 
housing.” Since decent affordable housing is a foundation for healthy families and strong 
neighborhoods, the failure has repercussions in nearly every aspect of life, including educational 
attainment, employment stability, crime prevention and mental health. 

The generally accepted definition of affordability is a household that pays no more than 30 percent 
of its annual income on housing.3 Families who pay more than 30 percent are considered cost 
burdened and may have difficulty affording necessities such as food, clothing, transportation and 
medical care. These are the working poor. These are the people who are writing this paper. We 
are them.

An estimated 12 million of us are renters or homeowners who pay more than 50 percent of our 
annual incomes for housing, and 21 million households pay more than 30 percent.4  A family with 
one full-time worker earning the minimum wage cannot afford the local fair-market rent for a two-
bedroom apartment anywhere in the United States. The lack of affordable housing is a significant 
hardship for low-income households, preventing us from meeting our other basic needs, including 
nutrition and healthcare, or saving for our future and that of our families. While the situation was 
serious before the current economic crisis, it got a lot worse after 2006.

Secretary of Housing and Urban Development Shaun Donovan attributes the recent housing crisis 
to “mortgages … sold to people who could not afford or understand them” and “banks [that] made 
huge bets and bonuses with other people’s money.” In other words, the wealthy took advantage of 
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us to make millions, with all the risks falling directly back on us. Is this the country we want to live 
in?

Clearly, housing policy is not effective for the working poor. We need to look at alternatives, and 
quickly, before the situation gets even worse. And every current economic trend indicates the 
situation will, in fact, get worse for us. According to the Internal Revenue Service, the country is in 
the midst of an historically unprecedented period in which the rich are getting richer at the 
expense of the poor: “The top 1 percent of U.S. earners collected 19.3 percent of household 
income in 2012, their largest share in Internal Revenue Service figures going back a century. U.S. 
income inequality has been growing for almost three decades.”5  During President Obama’s first 
term, 95% of income gains went to the top 1%,6 while between 2009 and 2011, the incomes of the 
bottom 93% declined by 4 percent.7  President Obama says, “growing inequality is not just morally 
wrong, it's bad economics.”8  This leaves us, the working poor, with fewer opportunities, less hope, 
and declining access to decent and affordable housing. It is in the spirit of looking for real 
solutions that we offer the following analysis, along with our vision of what housing for the working 
poor could look like.

Introduction
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5 Wiseman, Paul, 2013, “Top 1 percent took record share of US income in 2012,” Associated Press, Sept 10.
6 Nazworth, Napp, 2013, “Top 1% get 95% of income gains in Obama’s first term,” Christian Post, Sept 12.
7 MPR News, 2013, “Obama sees income inequality as ‘bad economics,’” Minnesota Public Radio, Aug 6.
8 MPR News, 2013, “Obama sees income inequality as ‘bad economics,’” Minnesota Public Radio, Aug 6.



There are few things more traumatic to a family than the loss of their home. This is especially true 
for the working poor who live economically insecure lives. Secure and decent housing is central to 
a family’s physical and mental health, educational opportunities for children, and employment 
options for parents, as well as neighborhood stability and crime prevention. When the home of a 
working poor family is foreclosed, several options are possible, involving both the family and the 
home. 
 

• The home may be sold to a speculator. This is often the case with REO (Real Estate Owned, 
or bank-owned properties) liquidations in working class neighborhoods where banks usually 
sell to the first available buyer with cash. The speculator in turn sells the home, sometimes 
after cosmetic repairs, for a quick profit. The lesson for the working poor is that banks often 
prefer to facilitate wealth accumulation by speculators rather than keeping families in our 
homes.

• The home may be sold to a middle class family, part of a process of gentrification that 
reduces the availability of housing for the working poor.

• The home may be sold to a landlord, in which case the new renters (most likely another 
working poor family) will pay the mortgage, insurance and taxes, plus management fees and 
profit for the new owner via rent payments. Accumulation of wealth is the prerogative of the 
landlord, not the working poor.

• The home may be sold to another working poor family, though this is very unlikely with 
today’s stricter loan qualifications.

• The home may be abandoned by the financial institution, either during or after foreclosure, 
contributing to the blight and downward spiral of the neighborhood.

Meanwhile, the family faces a limited number of options:

• Purchasing another home is out of the question because the family’s credit history is ruined. 
In fact, foreclosure condemns many working poor families to lives of permanent poverty.

• If the family experienced a health emergency, job loss, divorce or some other unexpected 
event that precipitated foreclosure, a voucher program or some form of state-subsidized 
housing may be necessary, though increasingly hard to find. Mostly, families are left to their 
own devices, and the children often suffer the most.

• Market rentals of smaller units will likely be the only viable option. In this case, the family 
covers the mortgage, taxes, insurance, management fees and profit through their rent 
payments, with nothing to show in terms of wealth accumulation at the end of the rental 
agreement. This may also force the family to move to a different neighborhood, leaving 
behind community support networks, forcing a change in schools for children, and possibly 
exasperating travel to work. It is virtually inevitable that the new housing will not be 
comparable to the foreclosed home.

2- Foreclosure from the 
homeowner’s perspective
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• The family may double up with extended family or friends in crowded conditions that stress 
everyone. It’s not uncommon in Albany Park for 10 or 15 people to live in a single apartment 
or home after a foreclosure.

None of these options are beneficial for the working poor. They all tend to put the particular family 
in question in a worse economic situation, to destroy “human capital” by interrupting social 
networks, and to reduce housing availability for the working poor in general.

Subprime mortgages
Foreclosure often begins, in a very real sense, when the working poor sign mortgage papers with 
a subprime broker or lender. From the late 1990s to 2006, unscrupulous brokers and lenders, 
anxious to profit from the lucrative housing bubble, were marketing all manner of “exotic” 
mortgages, a.k.a. predatory loans, including high interest loans (we’ve seen rates as high as 15%) 
often accompanied by excessive fees, adjustable rate mortgages and balloon payments without 
adequate explanations, no down payment loans, mortgages with inadequate or no documentation 
of borrower’s income, loans for more than 100% of the value of the building, etc. Predatory 
lenders seek out unsophisticated buyers via a barrage of direct mail appeals and sometimes even 
home visits, and persuade them to enter into agreements they clearly don’t understand, with 
onerous payments that are not sustainable. The problems with the subprime mortgage boom and 
the associated structural problems with the primary and secondary mortgage markets have been 
well-documented, and there is no need to repeat that analysis here.9

While subprime mortgages opened the door for many working poor families to purchase homes, 
the conditions were such that many families quickly lost not only their homes but also their 
mortgage initiation fees, down payments, and months or years of interest and principal payments. 
The deck was stacked from the beginning, particularly for Latino and Black borrowers who were 
30% more likely than white borrowers with similar economic characteristics to receive the highest 
cost subprime loans.10  Subprime loans in communities of color were also more likely to carry pre-
payment penalties.11

Subprime loans held out the promise of a home, but ended up sentencing many working families 
to a life of poverty. Once caught in the downward spiral of foreclosure, many families never 
recover. Meanwhile, despite a difficult couple of years in 2007 and 2008, the major financial 
institutions have recovered nicely, with the generous assistance of an unprecedented taxpayer 
bailout, and are now quite profitable. Wells Fargo, the largest mortgage lender in the US, reported 
record second quarter earnings in 2013 of $21.4 billion, marking the 14th consecutive quarter of 
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rising profits.12  With this kind of income, financial institutions are certainly in a position to share 
responsibility for the fallout from the housing bubble they largely created.

The foreclosure process
For the working poor, a sense of injustice reaches its pinnacle in foreclosure. Families that play by 
the rules and aspire to a slightly more comfortable life with a secure home are suddenly shot 
down. Payments made over the past years are lost, and this can often amount to hundreds of 
thousands of dollars (see example cases in section 3). Hopes for the future are dashed. Not only 
will life not be getting better, it will almost certainly be getting worse, and likely for a long time. 
Foreclosure is often the beginning of a downward spiral, and it is difficult, if not impossible, for a 
working poor family to recover.

The foreclosures process can be economically draining, often leaving families without reserves for 
rental security deposits, while plummeting credit scores make it hard even to find a place to rent. 
Comparable housing is generally out of the question. Foreclosed families often end up squeezing 
in with extended family or renting whatever substandard housing might be available, given their 
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new circumstances. Census Bureau data show the number of multi-family households jumped an 
astounding 11.7% from 2008 to 2010, accounting for 13.2% of all households.13

The formal foreclosure process starts with a letter from the bank. For homeowners who speak 
English as a second language, and even for many homeowners who are native speakers, this 
initiates a process that from its outset is unintelligible and downright scary. Telephone queries to 
the bank either go unanswered or the homeowner is left even more confused, often with 
contradictory advice coming from different bank officials. Written communications are couched in 
complicated legal lingo. Without professional legal advice, homeowners are lost. Even with honest 
professional advice, homeowners often find themselves facing contradictory or confusing 
demands. Worse still, the working poor often encounter “legal” advice that is anything but honest.

A predictable result of the 2006 housing crisis was the dramatic expansion of foreclosure scams. 
In Latino neighborhoods the scam typically takes the form of a “legal representative” who speaks 
Spanish but does not have a law degree. This person recruits foreclosure victims from the 
neighborhood for a lawyer, who in turn pays a finder’s fee and often a percentage of ongoing 
income. Legal offices often charge a set fee per month, generally in the $300 to $800 range, 
independent of whether or not lawyers perform any actual legal work. In the Centro Autónomo, 
almost every family that comes to us involved in a foreclosure case has been scammed by at least 
one attorney or “legal assistant,” and the sums can range from $1,200 to $15,000 per case.

Next to scamming lawyers, bogus consulting firms are probably the most common fraud. A 
company offers to act as intermediary with the bank, often guaranteeing a renegotiated loan in 
exchange for an upfront fee, typically in the $1,000 to $1,500 range. The homeowner is led to 
believe the company will handle communication with the bank and will represent the homeowner 
in court. For many homeowners swamped with threatening letters, phone calls and visits from 
debt collectors, this promises to be a huge relief. Unfortunately, the companies often do nothing. 
Many charge the homeowners for useless advice when it is clear from the outset they will not 
qualify for a new loan. Homeowners often discover the scam when the Sheriff shows up at their 
front door with eviction orders.  By then it’s too late. What little savings they have went directly to 
the scam artist, leaving them without a down payment for a rental unit when they lose their home.

Some scams are even more brazen. In equity skimming, “a company offers to take legal 
ownership of the home temporarily.The homeowners pay ‘rent’ to the company, which promises to 
return legal ownership to them once they regain their financial footing. But all too often, con artists 
borrow as much as they can against the equity in the house — and collect the rent from the 
original homeowners but never make any mortgage payments. In the end, the property still goes 
into foreclosure, and any equity the homeowner had built up is gone. Their financial ruin is 
complete.”14 The elderly, whose home is often their main source of equity for retirement, are 
particularly susceptible to these kinds of scams.15

2- Foreclosure from the homeowner’s perspective
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Banks often use arms-length relationships with property management firms to literally scare 
homeowners out of their homes. “Faced with more than 10 million foreclosures that have piled up 
since the start of the mortgage crisis, the nation’s largest banks are turning behind the scenes to 
property management firms, with the Ohio-based Safeguard [Properties] the largest…”16  
Safeguard is well-known for its heavy-handed, illegal tactics in neighborhoods like Albany Park. 
We know one family that received daily visits, complete with threats delivered by large men. After 
two months, the family abandoned the house. The wife wanted to stay and fight, but the husband 
was concerned about possible physical attacks on his family. Illinois Attorney General Lisa 
Madigan, who filed suit against Safeguard in September 2013, “contends that the company broke 
into homes despite stark evidence that homeowners still lived in them, bullied tenants into leaving 
even though they had no legal obligation to do so and, in some instances, damaged the very 
homes they were sent to protect… Sometimes Safeguard and its contractors duped struggling 
homeowners into believing that they no longer had a right to occupy their homes… To 
homeowners enmeshed in a grueling foreclosure process, those statements can be debilitating, 
threatening to sap their remaining desire to fight.”17  Short circuiting the legal process is clearly the 
objective, as homeowners in Albany Park already know. Threats, including threats of physical 
violence against homeowners, are not uncommon.

Some real estate agents and bankers convince homeowners to participate in questionable 
strategies like short sales, in which underwater homeowners agree to sell their home at a loss. 
Short sales certainly benefit real estate agents, who collect their 5% commission, and speculators, 
who can often pick up a cheap property, as well as bankers, who can short circuit a lengthy and 
expensive foreclosure process. Banks have been known to offer as much as $35,000 cash to 
homeowners in high rent districts who agree to a short sale, all to avoid the costs and hassles of 
foreclosure.18  But homeowners may still be on the hook for unpaid debt and are certainly without 
a place to live. From the perspective of a low income homeowner with limited options for housing, 
there is almost no good reason to agree to a short sale — unless the family is psychologically 
unable to sustain themselves under the constant pressure of threats in the mail, daily visits from 
collection agencies and property management firms, pressure from real estate agents looking for 
a quick sale, and fraudsters offering “help.” Foreclosure is not for the faint of heart.

Bankruptcy may be an option. For subprime mortgages, there is a high correlation between 
bankruptcy filings and mortgage defaults, and 9 percent of homeowners with subprime mortgages 
who default also file for bankruptcy.19 But bankruptcy is seldom successful in saving a home 
because “debtors may modify the terms of all debts in bankruptcy except those secured by 
mortgages on their principal residences. A bankrupt debtor who wishes to keep her house must 
pay the mortgage according to its original terms down to the last penny. As a result, many 
homeowners who are unable to meet their mortgage payments are losing their homes in 
foreclosure, thereby creating significant economic and social deadweight costs and further 
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depressing the housing market.”20  Even a successful bankruptcy often sentences the working 
poor to a life of poverty. While a chapter 13 bankruptcy consolidates a family’s debts and 
sometimes lowers the total monthly payments, the monthly house payments actually increase as 
the financial institution consolidates missed payments, interest and penalties in the new monthly 
payments. Plus, the bankruptcy process itself is expensive, with legal and court fees amounting to 
thousands of dollars — often beyond the means for a family already struggling to make ends 
meet.

If financial institutions pursue post-foreclosure deficiency judgments, which are permitted in 40 
states, foreclosure will certainly condemn former owner to life-long poverty. A little-known 
exemption in most mortgage contracts gives collection agencies up to 36 years to pursue 
deficiency judgments.21  Most lenders either forgive or don’t pursue deficiency judgments, but 
Fannie Mae and Freddie Mac, who together control the majority of the home mortgage market, 
are gearing up aggressive legal strategies22 that could prolong the impact of the current real 
estate crisis and increase poverty for decades to come.

Family and neighborhood impacts of foreclosure
Many working poor families struggle for years under onerous monthly payments amounting to 
50% or more of their total household income, just to maintain their home. Yet at some point, many 
families encounter precipitating events that erase years of heroic efforts and make foreclosure 
inevitable — job loss is the leading cause, followed by divorce and illness. Talk about kicking 
someone when they’re down!

Job loss is not a coincidental occurrence, distributed evenly across the population. It depends a lot 
on race/ethnicity. During the Great Recession, Latinos and Blacks lost jobs at nearly double the 
rate of whites. Latino unemployment increased from 5.9% in the fourth quarter of 2007 to 12.6% in 
the fourth quarter of 2009, while Black unemployment went from 8.6% to 15.6%. White 
unemployment increased during the same period, but not as dramatically, from 3.7% to 8.0%.23  
Unemployment, more than any other single factor, accounts for the dramatically higher foreclosure 
rates in Latino and Black communities.

For the working poor, foreclosure means loss of their most important asset. From the formal end 
of the Great Recession in 2009 through 2011, both the poor and the middle class were losing 
wealth, an average net decline of 4 percent, while the wealthiest 7 percent increased their wealth 
by an average of 28%.24  But these averages hide devastating tendencies for the working poor, 
particularly Latinos and Blacks. Between 2005—the year before the housing bubble burst—and 
2009, the inflation adjusted median wealth among Latino households fell 66% (the largest among 
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all racial and ethnic groups) and 53% among Black households, compared with 16% among white 
households.25  The typical Black household had just $5,677 in wealth (assets minus debts) in 
2009, the typical Latino household had $6,325, and the typical white household had $113,149.26  
Researchers note, “these lopsided wealth ratios are the largest since the government began 
publishing such data a quarter century ago.”27 

According to President Obama, economic disparity “remains our great unfinished business…,” 
and the racial gap in wealth “has not lessened, it’s grown.”28  In 2010, the poorest fifth of 
households had an average income of $20,510, while the top fifth had an average income of 
$164,490.29  One study concluded, “For low- and middle-income families, the 2000s were a lost 
decade of falling incomes and economic insecurity.”30  The crisis of income and wealth inequity 
threatens the very fabric of American life.

The vast majority of wealth loss is due to loss of home equity. On loans made to owner-occupants 
from 2005 to 2008, an astounding eight percent of Blacks and Latinos lost their homes to 
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foreclosure.31  Goldman Sachs estimates there will be an additional 13 million mortgage defaults 
through the end of 2014,32 while PolicyLink estimates 10 million.33  An estimated 17% of Latino 
homeowners and 11% of Black homeowners may eventually lose their homes.34 The results are 
devastating. A third of Black (35%) and Latino (31%) families had zero or negative net worth in 
2009,35 not exactly a firm foundation for recovery from a foreclosure crisis. Latino homeowners 
were particularly hard hit, losing about half of their home equity between 2005 and 2009, while 
their home ownership levels fell from 51 to 47 percent.36 

Children are among the most seriously affected, both during and after foreclosure. In 2008, Lovell 
and Isaacs estimated 2 million children living in owner-occupied housing would suffer the effects 
of foreclosure,37 but the number “today far exceeds this estimate since the foreclosure crisis has 
worsened.”38  The impact is expected to be so great that the National Council of La Raza has 
designated this the “foreclosure generation.”39  “Children who experience instability in the home 
are more likely to have difficulty concentrating in school. Those who have to change schools as a 
result of foreclosure are distressed by the loss of familiar surroundings and social networks. The 
consequences of foreclosure on the most vulnerable will not be short-lived. Social and financial 
effects are forcing families to rethink the feasibility of sending their children to college,”40 which will 
extend the poverty effects of foreclosure to the next generation.

We repeat, many working poor families simply never recover. This may be difficult to internalize for 
middle class or wealthy families with a relative abundance of employment and housing options, 
but for us, the working poor, this is our reality. Foreclosure sentences us to a life of poverty. To 
date, there are no longitudinal studies following the working poor after foreclosure.41  (Given the 
huge number of studies on the impact of the crisis on financial institutions, this might cause one to 
question the priorities of researchers and their funders.) In Albany Park, members of the Centro 
Autónomo can speak with some authority from anecdotal experiences over a 15 year period. 
Typically foreclosure means radically reduced housing options (either doubling up with family or 
friends for long periods of time, or moving to a smaller rental unit), loss of wealth, and a life of 
increased poverty.

2- Foreclosure from the homeowner’s perspective
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The ability to obtain credit at reasonable interest rates, or at all, is a major post-foreclosure 
problem that impacts everything from renting an apartment to addressing a health emergency to 
purchasing another home. While there has been only one academic study on the subject, the 
indications are that “credit score recovery comes slowly, if at all,” and this is particularly true for 
foreclosures that happened between 2007 and 2009. 42  In another study using the same dataset, 
researches find, unsurprisingly, that most foreclosed families become renters, move to denser 
areas with lower homeownership rates and a higher fraction of female-headed households, and 
live in smaller houses in lower income neighborhoods.43  While both studies used data that 
allowed for analysis by income level, neither chose to make extensive use of this data. We can 
only conjecture that the impacts on middle class and wealthy families are much less dramatic than 
the impacts on working poor families.

Not only individual homeowners suffer the consequences of foreclosure. Entire neighborhoods 
suffer, especially more marginal blocks with multiple foreclosures. A “contagion discount” impacts 
prices of nearby homes, lowering them by about one percent per nearby foreclosed property, 
according to one study.44  Most of the price reduction can be traced to “the visible externality 
associated with deferred maintenance and neglect.”45  In recent years, financial institutions have 
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become notorious in many working class neighborhoods, particularly Black and Latino areas, for 
literally abandoning properties during the foreclosure process, which can take years, leaving the 
properties for drug users or thieves who strip the plumbing, heating and kitchens for resale on the 
black market.

As foreclosures increase, so does violent crime, at a rate of about 6.7% for every additional 2.8 
foreclosures per 100 homes in Chicago.46  Former Mayor Richard M. Daley compared the 
“menace” of abusive mortgage lending and the resulting foreclosures to criminal street gangs: 
“vacant buildings attract gangs [and] are the most frequent problems encountered by [community 
policing programs] and block clubs and community organizations.”47  It’s no wonder the Mayor 
was upset. The Urban Institute estimates a single foreclosure costs local government on average 
$19,229.48 

Centro Autónomo has extensive firsthand experience with this issue. In one block plagued by 
three foreclosed and boarded buildings, located half a block from the local middle school, we 
organized a crew to clean out a garbage and rat infested building. During the cleanup we found 
evidence of crack usage. Neighbors complained the building had become a party house for area 
drug users. Foreclosures can be the death knell for neighborhoods already on the edge, and in 
the case of Albany Park, may undo a generation of work done by immigrant families to turn a 
previously crime-ridden neighborhood into a safe place to raise a working class family.

Not all neighborhoods plagued by foreclosure are destined for decline. Some neighborhoods 
enjoy dense social networks and organizations that mitigate or overcome a foreclosure epidemic, 
maintaining livable neighborhoods in spite of the challenges. An organized and mobilized 
community is key. In other neighborhoods, particularly those with convenient public transportation, 
half decent or renewable housing stock, historic architecture, and/or appealing locations near 
downtown or shopping areas, gentrification49 is a possibility.

The gentrification literature is divided into two major schools of thought. The first, dominated by 
the economism of neoclassical and neoliberal thinkers, highlights the urban renewal aspects of 
gentrification, often referring to gentrified neighborhoods as part of a “natural ecology” relying on 
impersonal demand/supply dynamics and prioritizing “highest and best use” principles.50  The 
second highlights the displacement of the poor by professionals and the middle class, with 
emphasis on the impacts on the poor, particularly the destruction of social networks.51  The first 
group tends to think of gentrification in terms of quantifiable physical attributes like the increasing 
market value of properties. Cultural values are defined in terms of access to artistic venues, ethnic 
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restaurants or specialized services. Starbucks or other recognizable, high end chains are seen as 
important signs of progress and as filling a consumption need. The neighborhood is a site in which 
access to certain fashionable merchandise is prioritized over interpersonal exchanges. The 
second group tends to see neighborhood in terms of friendships and social networks. Exchanges 
are generally not mediated by money, but rather by trust and camaraderie. Cultural values are 
defined in terms of deep traditions and interpersonal interactions. Solidarity, information exchange 
and other non-market mechanisms are mobilized to resolve life problems more often than money. 
Gentrification threatens these dense and vitally important networks that make up a community. 

Analyzing the situation in Albany Park from our own life experiences, we find much more salience 
in the second academic genre than the first. Our interests and dreams revolve around a decent, 
affordable and reliable place to live, in a community that is supportive and organized. We find 
nothing “natural” about our displacement for the benefit of wealthier residents, and we intend to 
defend our homes and our families in the face of heartless “highest and best use” principles. We 
view housing as a human right that is worth struggling for, not an option governed by callous 
economic forces beyond our control. 

A housing crisis like the current one can be the inspiration for gentrification as speculators buy up 
cheap properties for cash, then re-sell them for a profit in a couple months or years. This may 
seem like risky business, yet every local real estate agent and speculator knows perfectly well 
which urban neighborhoods are primed for gentrification. In fact, the actions of speculators and 
real estate agents can be sufficient to insure the gentrification of a particular neighborhood. All 
that’s required is available cash. The profits can be immense. In a crisis like the current one, cash 
is king. Financial institutions are often willing to unload REO properties at fire sale prices if cash is 
offered. 

Albany Park is a prime example of a neighborhood that experienced at least the beginnings of a 
gentrification process. On the north and southeast perimeters are some of the wealthier 
neighborhoods in Chicago. To the east is a neighborhood that went through gentrification in the 
80s and 90s, and is now considered a trendy area. To the south is a neighborhood that has been 
in the process of gentrification for perhaps 15 years, and to the west is a neighborhood of 
principally single family homes that connects with a major metro line to the airport. Albany Park 
boasts the largest park system in Chicago and the metro Brown line terminates at the 
neighborhood center. The buildings are generally older, built before the 30s, but are generally 
solidly built brick construction. Apartments and houses are large in comparison to much of the rest 
of Chicago. Rents and housing prices have been historically low in comparison to the rest of the 
city. The neighborhood is majority Latino with a large immigrant population. Spanish, English, and 
Arabic are the most common languages, though some 80 languages are spoken in the 
neighborhood.

From the perspective of the working poor, gentrification means the end of our neighborhood. 
Rents and home prices increase, often rapidly, and we are quickly priced out of the market. Our 
community is destroyed and we are thrown to the four winds in search of affordable housing. In 
Albany Park, a process of gentrification began around 2003. Speculators bought many of the 16 to 
24 unit apartment buildings where rents were affordable for the working poor and converted them 
to condominiums selling for $200,000 and up. Condominium sales were quickly extinguished with 
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the 2006 real estate crisis. Now we’re in a wait and see period. Will this majority Latino 
neighborhood become white and middle class? Will we be forced from our homes, our schools, 
our friends, our social support networks? It’s not inevitable, and we know it. There are options that 
will allow us to continue to build a neighborhood in which we have a lot of love and pride, and in 
which, as working poor, we can find affordable housing. We maintain that renovation can be a 
reality without the instability that gentrification engenders. One community-based alternative is 
outlined at the end of this paper.

Gentrification clearly has its costs for the working poor. Sheppard highlights one of the most 
serious problems — the loss of social organization, also known as social capital, dedicated to 
neighborhood improvement and resolution of personal problems.52  The working poor depend on 
social networks to resolve many common problems, like day care for children, help with shopping 
when someone is ill, a ride when your car is broken, and a million other things. As Bentacur points 
out, “limited in their mobility and exchange value resources, lower-income groups depend on 
[neighborhood-based fabrics of support and advancement] far more than do the higher income.”53  
Bentacur also highlights the special difficulties faced by Latino immigrants: “The situation seems 
especially challenging for racial minorities who, like European ethnics, developed place-based 
social fabrics for self-help, incorporation and advancement but, unlike them, were deterred by the 
challenges of race and, most recently, urban restructuring via gentrification.”54  The value of social 
organization may be difficult for middle class or professional people to understand. The 
individualism that results, in part, from relative economic independence means that in many 
neighborhoods, particularly in the suburbs, the level of social organization that literally sustains us 
may be much harder to find.

The Centro Autónomo is a good example of a place that nurtures this kind of social capital. Our 
15-year-old community center addresses the fundamental issues of housing, work, education and 
health care through community-initiated programs. None of this work is financed by the State or by 
foundations. The Center and its many programs took years to build and depend on personal 
bonds of trust and commitment. This sense of community does not happen overnight. A process of 
gentrification that forces our members to look elsewhere for affordable housing would destroy it.

Foreclosure or “strategic default”
Interestingly, in the current economic crisis, where a quarter of all homes with mortgages are 
underwater,55 only the working poor suffer foreclosures. The wealthy and much of the middle class 
enjoy another option, called “strategic default.” Their relatively comfortable income levels mean 
quick(er) recovery and the possibility of purchasing another home in the near future (at reduced 
prices, no less, after the real estate bubble burst). Paul Krugman describes the mechanisms of the 
“great real estate devaluation” in a recent editorial: “everyone will just default on their existing 
mortgage and move one house to the left, buying a new house for less than they save by walking 
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away from the mortgage they have. Things don’t work that smoothly, but that gets the principle 
right.”56  This may work for professionals like Krugman, but the working poor don’t enjoy this 
option.

It’s not only liberal commentators like Krugman who are defending “strategic default.” No less an 
authority on the free market economy than the Wall Street Journal offers these words of wisdom: 
“Millions of Americans are now deeply underwater on their mortgage. If you're among them, you 
need to stop living in a dream world and give serious thought to walking away from the debt. No, 
you shouldn't feel bad about it, and you shouldn't feel guilty. The lenders would do the same to 
you—in a heartbeat. You need to put yourself and your family's finances first.”57  Even academics 
are jumping on board. Brent T. White argues, “breaching a mortgage contract is not only morally 
acceptable, it may be the most responsible course of action when necessary to fulfill more 
important obligations to one’s family.”58  But for the working poor, it’s foreclosure, plain and simple, 
along with all its negative consequences.

Banks play a parallel game, called “walkaway.” Especially in low income neighborhoods, it’s not 
uncommon for banks to begin a foreclosure, then drop the process because they don’t want to 
assume ownership and the accompanying responsibility for real estate taxes and maintenance. 
Consequently, “the largest mortgage servicers are blatantly ignoring Federal Reserve guidance 
that require borrowers be notified if a foreclosure is initiated and then abandoned.”59
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Renting v. buying: the poor pay more
The basic economics of housing are familiar to every family, whether owner or renter. Homeowner 
costs include mortgage and interest payments, real estate taxes, property insurance and 
maintenance. Renters generally cover all these costs through rent payments, plus owner profits 
and professional management fees. Unless the rental unit is subsidized in some way through a 
government program (this would be unusual in Albany Park given the preponderance of smaller 
rental buildings of 1-4 units), owners, and hence renters, generally pay higher interest rates on 
mortgages than single family owners, and the working poor always pay higher interest rates on 
subprime mortgages. Since the working poor generally live in marginal neighborhoods, they pay 
all these costs for substandard housing in less than ideal social settings. The bottom line is that 
the working poor pay more and get less. A reasonable society might look at this situation and find 
an internal contradiction. The working poor, given our daily experiences with exploitation above 
and beyond that experienced by other social classes, certainly internalize the situation as unjust.

In early 2013, it cost on average 44% less to own a home than to rent in the 100 largest metro 
areas in the United States (assuming a 3.5% mortgage, with owners in the 25% tax bracket who 
itemize their federal deductions and who will stay in their homes for seven years). The data 
analysis compares home ownership versus market-rate rental units of comparable size and 
neighborhood. Adjusting for characteristics that might more closely describe the working poor 
(5.5% interest, no itemized deductions), it is still cheaper to own than to rent in every metro area 
except San Francisco. In Chicago, the difference is a whopping 31%.The longer homeowners 
remain in their houses, the greater the difference.60

The New York Times offers a web page that allows fairly sophisticated calculations of the benefits 
of buying versus renting.61  In every “working poor” scenario applicable to Albany Park, buying is 
cheaper than renting after 2 to 4 years of ownership, and the economic benefits increase as the 
years of ownership increase.62  Of course, this assumes we have available a 20% down payment 
plus closing costs, and can pass the newly stringent mortgage application procedures — very 
unlikely for the working poor. This reveals a profound contradiction. In the early 2000s, when 
home prices were rising dramatically and interest rates were much higher than today, the working 
poor could easily obtain subprime loans and purchase houses. Today, with housing prices at rock 
bottom and interest rates at historic lows, we couldn’t get a mortgage if our lives depended on it! 
And so we are stuck paying rent, thereby providing income to property owners who live off the 
hard earned incomes of the working poor.

Another way to measure whether it’s cheaper to rent or buy is by checking the price-to-rent ratio 
(P/R ratio) in your neighborhood. Calculating the P/R ratio often requires some personal research 
since sufficient data is not publicly available for most neighborhoods. One needs to find a house 
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or apartment for sale, and a comparable house or condominium for rent, then compute the sale 
price divided by the cost of one year’s rent. A P/R ratio above 20 generally means it will cost more 
to buy than to rent. Of course, this general proposition is based on a number of assumptions, most 
importantly the length of time you would own the home, but it offers a pretty good rule of thumb 
calculation. The normal P/R range nation-wide has been between 10 and 14, but during the 90s, 
just before the housing bubble, the P/R ratio jumped to between 14 and 15.63  This confirms 
common sense knowledge that, with a few exceptional markets like San Francisco, it is almost 
always cheaper to buy than to rent. Otherwise why would landlords enter the rental business? 
However, it will come as no surprise that only one-quarter of the working poor ever manage to 
own a home.64  Even when the working poor manage to purchase a home, they are more likely to 
lose it. One study found 53% of low income homeowners left homeownership within five years of 
buying their first home,65 and another study confirmed this general trend, though with finding of 
41%.66

Only 4% of working poor homeowners have a college degree.67  Some academics jump to the 
conclusion that more advanced education will resolve the housing problem, along with a host of 
other evils. But don’t be too quick to make this easy, but false, assumption. If everyone in the US 
suddenly earns a college degree, we would have more competition, and hence lower wages for 
professional jobs, and a lot of very well educated service industry employees, secretaries and 
manual workers. Advanced education is valuable in and of itself, and should always be 
encouraged. On an individual level, it may move some people out of poverty. But as a universal 
solution, it can’t work.
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Financial institutions are profit-oriented, a fact that almost singularly drives the logic of their 
business. They establish the parameters of mortgages based on the statistical likelihood of 
recouping their loan plus interest, given the income and credit history of the borrower. Foreclosure 
is the go-to option when a homeowner defaults on a loan. Yet a closer look reveals that 
foreclosure may not be the best option, particularly for mortgages to low income families. There 
are more profitable options that can simultaneously provide important social benefits.

Loan renegotiation
Loan renegotiation is always a theoretical option, though one that is generally not available for the 
working poor. Mortgage servicers have been reluctant to renegotiate loans since the foreclosure 
crisis began in 2007, having performed payment reduction modifications on only 3 percent of 
seriously delinquent loans through 2009.68  The reason is partly structural: “The complex webs 
that securitization weaves can be a trap and leave no one, not even those who own the loans, 
able effectively to save borrowers from foreclosure. With the loan sliced and tranched into so 
many separate interests, the different claimants with their antagonistic rights may find it difficult to 
provide borrowers with the necessary loan modifications, whether they want to or not. In the 
tranche warfare of securitization, unnecessary foreclosures are the collateral damage.”69

Low income homeowners know this problem firsthand. Fannie and Freddie, banks, loan servicers 
and even some real estate agents are all part of a frustrating bait-and-switch game, with constant 
shifts from one “responsible” party to another, “lost” paperwork, and other strategies used in a 
game that depends on keeping the client confused and unable to proceed with renegotiation. 
Meanwhile, the foreclosure process moves ahead, despite an agreement signed in 2012 with 49 
Attorneys General prohibiting “dual tracking” (defined as simultaneous foreclosure and 
renegotiation). In any case, many banks are wantonly violating the agreement. A federal lawsuit 
filed in Boston in 2013 is based, in part, on the chilling testimony of five former BoA employees. 
Following is a report on some of those firsthand testimonies published by Bloomberg:

“My colleagues and I were instructed to inform homeowners that modification documents were not 
received on time, not received at all, or that documents were missing, even when, in fact, all 
documents were received in full and on time,” said Theresa Terrelonge of Grand Prarie, Texas, who 
worked at Bank of America from 2009 to 2010 as a loan-servicing representative. She said workers 
“were awarded incentives such as $25 in cash, or as a restaurant gift card” based on “how many 
applications for loan modifications they could decline.”
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Simone Gordon of Orange, New Jersey, who left Bank of America in 2012, gave a similar account. 
“Employees were rewarded by meeting a quota of placing a specific number of accounts into 
foreclosure, including accounts in which the borrower fulfilled a HAMP trial period,” Gordon said. 
“For example, a collector who placed ten or more accounts into foreclosure in a given month 
received a $500 bonus.” Other rewards for placing accounts into foreclosure included gift cards to 
Target or Bed Bath & Beyond. 

“We were regularly drilled that it was our job to maximize fees for the bank by fostering and 
extending delay of the HAMP modification process by any means we could – this included by lying 
to customers,” Gordon said. 

William Wilson, a Bank of America underwriter and manager in Charlotte, North Carolina, from 2010 
to 2012, described what he said was called a “blitz.” About twice a month, he said, Bank of America 
would order case managers and underwriters to clean out the backlog of HAMP applications by 
rejecting any file in which the documents were more than 60 days old. Employees were instructed 
to “enter a reason that would justify declining the modification to the Treasury Department,” Wilson 
said.

“Justifications commonly included claiming that the homeowner had failed to return requested 
documents or had failed to make payments,” he said. “In reality these justifications were untrue. I 
personally reviewed hundreds of files in which the computer systems showed that the homeowner 
had fulfilled a trial period plan and was entitled to a permanent loan modification,” but was 
nevertheless declined during a blitz. 

“On many occasions, homeowners who did not receive the permanent modification that they were 
entitled to ultimately lost their homes to foreclosure,” he said.70

Whether these problems are the result of securitization issues, poor client service, or outright 
deception as part of a carefully considered strategy is largely immaterial. The fact is the practices 
are widespread. Attorneys General from 49 states settled a potential law suit with five major banks 
in 2012 for $25 billion, in part, to end these practices. It hasn’t. New York’s Attorney General has 
taken notice, filing a lawsuit in October, 2013, against the largest home mortgage bank in the US, 
Wells Fargo, for violations.71

In Albany Park, we’ve seen this kind of illegal activity repeatedly. In one case, a homeowner 
renegotiated a mortgage three times, each time faithfully complying with a different monthly 
payment arrangement offered by the bank, only to have the newly negotiated loans canceled after 
the three month trial period.

Renegotiation involves lowering interest rates (or not raising interest on variable rate loans), 
extending the terms of a loan (often from 30 to 40 years), principal reduction, incorporating a 
balloon payment at the end of the loan, or some combination thereof. Principal reduction can be 
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particularly effective in the case of underwater loans, which accounted for a fifth of all outstanding 
loans at the end of 2012.72 Homeowners are relieved from paying both interest and principal on 
amounts that exceed the value of the home.

Despite encouragement for renegotiation by the federal government via the TARP and HAMP 
programs, including principal reduction, Fannie Mae and Freddie Mac prohibit the practice. After 
receiving $187 billion in taxpayer funds in 2008, the mortgage giants have the nerve to cite “moral 
hazard” as the reason for prohibiting principal reduction. “Moral hazard” means banks refuse to 
reduce the principal on homes now worth much less than when they were purchased, claiming 
that if they do it with one mortgage, they'll have to do it for all. Too bad the same logic doesn't 
apply when banks repeatedly get bailed out for wrecking the economy.

Following the lead of Fannie and Freddie, which own or guarantee more than half of existing 
mortgages, the major banks are also focused on anything but principal reduction, including 
encouraging short sales and adding balloon payments at the end of mortgages. Both strategies 
may be good for the banks’ bottom line, though even this is in doubt, but both strategies add to the 
likelihood that a working poor family will remain in poverty for the foreseeable future. Since HAMP 
added principal reduction as an option in 2010, only 120,000 underwater borrowers had benefited 
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by the end of 2012.73  The Congressional Budget Office recently published an analysis 
encouraging principal reduction on the grounds that it would result in government savings, reduce 
mortgage foreclosure and delinquency rates, and boost overall economic growth, but as of 
September 2013, Fannie and Freddie refuse to budge.74 

Despite the CBO analysis, Adelino, et al, find a simpler explanation for the very low number of 
renegotiations: “lenders expect to recover more from a foreclosure than from a modified loan.”75  
The researchers attribute this to two phenomena: first, 30% of seriously delinquent owners 
“cure” (pay off the original loan) without a renegotiation, and second, between 30 and 45 percent 
of borrowers who receive modifications end up in serious delinquency again in within six months.76  
Renegotiation is particularly rare for subprime loans and low income homeowners, probably in 
part due to the above findings and in part due to the relatively low value of the mortgages. Another 
study relying on pre-2006 data finds a 56% re-default rate on renegotiated subprime mortgages 
after 12 months.77  In combination with the problem of severely underwater loans, one would 
expect even higher re-default rates post-2006. Both studies explicitly make a compelling financial 
case for avoiding renegotiation on subprime loans, unless accompanied by substantial 
government assistance and/or generous principal reduction. Implicitly, both make a compelling 
case as well to avoid foreclosure on smaller mortgages because of their inherent costs. Below we 
offer an analysis of the costs of foreclosure, eviction and REO liquidation, and conclude that 
financial institutions could save substantial sums of money, plus improve their currently low 
standing in communities, by donating low income homes to Community Land Trusts.

Foreclosure economics
Let’s look at the economics of a typical foreclosure case from the Casa del Pueblo’s membership. 
This single mother with two children purchased a duplex in 2003 for $298,000. It is currently 
valued at $180,000, perhaps less given the extent of deferred maintenance. Since purchasing the 
building, she divorced and relies on her income from two jobs in maintaining the home and her 
family. Monthly payments are:

• Mortgage and Interest: Monthly payments of $2,187 at 8% interest. She does not qualify for a 
refinanced loan at lower interest rates because she is too poor, despite holding two jobs. This 
is a typical Catch-22 for the working poor - the poorer you are, the higher your interest rates, 
and the less likely that you will receive lower interest rates or qualify for refinancing.

• Real estate taxes: $5,200 per year, or $433 per month. 
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• Property insurance: $720 per year, or $60 per month.
• Maintenance: In recent years she hasn’t set aside any money for maintenance. Deferred 

maintenance over the years is a direct result of being excessively burdened by housing 
costs.

• Total monthly payments: $2,680 per month, or $32,161 per year.
• Rental income from second unit: $900 per month, but she hasn’t had a renter since the 

building went into foreclosure 2½ years ago.
• Total family income: $38,000 per year.
• Percent of family income spent on housing: 56%, assuming the second unit is rented, or 84% 

if the second unit is not rented.

This case is typical in many ways of the 70 families currently involved in the Casas del Pueblo 
CLT, particularly in terms of three variables: the percentage of family income spent on housing, the 
inability to refinance, and an underwater mortgage. Many went into foreclosure as a result of 
family changes — health problems, job losses, divorce, etc. — in conjunction with an economic 
crisis that reduced employment opportunities and left homes underwater. Most paid higher than 
normal interest rates on their initial home purchases, because the working poor are considered 
“high risk.” Today, in a much stricter mortgage market, they don’t qualify for refinancing at lower 
interest rates, and because they are low income, banks simply don’t want to deal with them. Yet 
the reality is they need a place to live. So what are the options for this family?

A comparable three-bedroom apartment in the same neighborhood costs about $1,500 per month 
in rent in today’s market — if one can find a comparable three-bedroom. In this case, the family 
would be paying (via rent) the mortgage, insurance, real estate taxes and maintenance on the 
building, plus any management fees and a profit for the owner. At the end of the rental agreement, 
the family would have no accumulated wealth via real estate ownership. This leaves the family 
both excessively burdened with housing costs and with less accumulated wealth for retirement, 
health emergencies, etc.

Another solution might be a refinanced mortgage at 3.5% interest (or even better, a subsidized 
mortgage at 2% interest), in combination with principal reduction to market value, which would 
bring their percent of family income spent on housing down to 13% (again, assuming the rental of 
one unit) at 3.5% interest, or 8% at 2% interest. These calculations don’t take into consideration 
overdue mortgage costs, but in any case, the banks have already rejected refinancing under any 
circumstances, so neither is a genuine option. This points to one of the great contradictions of the 
recent housing market — credit is available for the working poor to purchase homes when prices 
and interest rates are high, which in turn virtually guarantees their failure to keep their home, but 
when prices and interest rates are low, only speculators with cash can buy properties.78

The bank, of course, wants its money, hence the millions of foreclosures, evictions and REO 
liquidations since 2007. Foreclosures in Illinois peaked in 2012, with one of every 298 homes 
receiving a notice in August.79  The numbers are down somewhat in 2013, to one of every 571 
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homes in the Chicago area, but these are still alarming numbers.80  We discussed the impact on 
families and neighborhoods above, but here we take a closer look at the impact of foreclosure/
eviction/liquidation on the bottom line of financial institutions. The results may surprise you.

The family paid the bank $2,187 per month for almost nine years (105 months) for a total of 
$229,635. Of the total payments, $30,265 was principal and $199,376 was interest. The balance 
due on the mortgage is $267,735, which puts the building under water by about $87,000. The 
family hasn’t made a mortgage payment in 2½ years, which is perhaps the only benefit the family 
enjoys in this situation. After making housing payments totaling at least 46% of their total income, 
they might be able to save some money for their next move. But in this particular case, the owner 
fell victim to two scams that diminished her already meager savings.

From the bank’s perspective, this situation is not particularly favorable. While banks are often able 
to convince, scare, or force (choose your verb) families from their homes quickly, in Illinois families  
have discovered that if they are organized and willing to fight, the foreclosure process can last for 
years. In part, this is due to the fact that Illinois is a judicial foreclosure state, and in part it is due 
to the community support and resources available to defend this particular family facing 
foreclosure. The bank quickly incurs substantial expenses: lawyer’s fees, court fees, bank staff 
time, sub-contractor fees, maintenance and repair costs, real estate sales fees, real estate taxes, 
property insurance, etc. The bank’s money is tied up during the foreclosure process. And even 
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once the foreclosure is over, there is still eviction, a legal process that can also drag out for 
months or longer if community support is available.

Finally, sales prices for REO liquidations are typically 20 to 50 percent below market value. Twenty 
percent is the most conservative of estimates. While data is not available for the Chicago market, 
RealtyTrac reported the “foreclosure discount” nationally at 35.2% in June 2013.81 In the 
Cleveland area, “in 2000, properties sold out of REO were purchased for up to 76 percent of their 
pre-foreclosure estimated market value… In Cuyahoga County and suburban Cleveland, 
properties selling out of REO in 2009 fetched sales prices of 28 percent and 37 percent of their 
estimated market value, respectively… [while] from 2004 to 2009, housing prices in the Cleveland 
metropolitan region fell only 11 percent…”82  A Massachusetts study found REO sales are typically 
28% below market value.83

In addition, there are real costs that are difficult to quantify. Foreclosures concentrated in particular 
neighborhoods, which often happens when the working poor are involved as homeowners, can 
quickly bring down property values throughout the neighborhood. This is known as foreclosure 
contagion, “where the indirect impacts of foreclosure cycle back to produce additional indirect 
effects on the lender … as contagion may weaken the performance of other loans in their 
portfolio.”84  Non-quantifiable costs include “‘headline’ or reputational risk associated with being 
publicly perceived as responsible for removing families from their homes.” 85  The “cost” of 
demonstrations in front of banks is readily apparent by the high percentage of passers-by who 
honk their horns in support of demonstrators, something that seasoned organizers haven’t 
experienced around any other social issue in the past two decades. Who knows how much 
investment in branding and advertising is whisked away with each honk? In 2012, only 21% of 
Americans had “a great deal” or “quite a lot” of confidence in banks, according to a Gallup poll, 
ranking them within striking distance of the infamously unpopular U.S. Congress at 13%.

Cost of foreclosure for financial institutions
There have been few academic studies on the actual costs of foreclosure and eviction to financial 
institutions. Undoubtedly the most extensive was conducted by the Federal Reserve Bank of 
Philadelphia using a national database of some 3 million REO liquidations and 1.3 million 
defaulted loans over a 14 year span through September 2012.86  The study “compare[s] 
liquidation performance under different foreclosure laws and policies across states, controlling for 
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geography down to the zip code; present[s] analysis across all major types of mortgages and 
investors; and control[s] for a large array of borrower, property, and loan characteristics to get 
estimates of direct time-related costs.”87

The Federal Reserve study first calculates the average timeframe from the last mortgage payment 
to REO liquidation, taking into consideration the various state legal structures that govern 
foreclosures and the changing regulatory and political climate from 1998 to 2012. We are most 
interested in the data since 2012, which is impacted by the real estate crisis that began in 2007, 
the creation of the HAMP program, the 2012 agreement between financial institutions and state’s 
Attorneys General prohibiting dual tracking,88 and the “robo-signing” scandal. This context leads 
the authors to predict typical timelines for foreclosure and REO liquidation will increase in the 
immediate future from those estimated in 2012. In 2013, our observations in Albany Park concur 
with this prediction.

The study finds “for the average borrower in a judicial foreclosure state, from the time he (sic) 
stops paying on his mortgage, it will take 3.7 years before the loan is liquidated.”89  Illinois is a 
judicial foreclosure state. Anecdotal experience in Albany Park indicates this estimate is low, at 
least for organized homeowners. Organized homeowners with sufficient community support and 
free legal advice are able to extend the timeline to REO liquidation well beyond 3.7 years, and 
from the perspective of the homeowner, this makes sense. In the example outlined above, the 
homeowner paid $230,000 to the bank over eleven years, all of which may be lost in the 
foreclosure process. The payments amounted to 46% of household income, leaving the 
homeowner with no savings. From the owner’s perspective, the longer the family can stay in the 
home without making mortgage payments, the better prepared financially they will be to face the 
next set of challenges in life. With community support that can include disruption of county real 
estate auctions, protests at banks, home re-occupations, and many other tactics, the timeline can 
easily extend beyond 3.7 years. Many academics fully recognize this dynamic, though perhaps 
without using the same rationale: “Owner-occupied properties take longer to liquidate than second 
homes and investor properties, reflecting more difficulties in evicting borrowers from their own 
residences.”90

Organized homeowners are also likely to contradict the “consistent pattern of increasingly 
negative equity resulting in faster timelines” predicted by the authors of “The Cost of Delay” 
study.91  Here the researchers suppose that homeowners with negative equity (that is, underwater 
homeowners) are more likely to walk away from their loans without a fight. This may be true for 
unorganized homeowners, or for the middle class or professionals who may prefer “strategic 

3- From the bank’s perspective

Casas del Pueblo                                                         The Housing Crisis and the Working Poor    25

87 Cordell, Larry, Liang Geng, Laurie Goodman and Lidan Yang, 2013, “Working paper no. 13-15, The cost of delay,” 
Research Department, Federal Reserve Bank of Philadelphia.
88 The AG settlement prevents financial institutions from simultaneously negotiating refinancing and carrying out 
foreclosure proceedings.
89 Cordell, Larry, Liang Geng, Laurie Goodman and Lidan Yang, 2013, “Working paper no. 13-15, The cost of delay,” 
Research Department, Federal Reserve Bank of Philadelphia.
90 Cordell, Larry, Liang Geng, Laurie Goodman and Lidan Yang, 2013, “Working paper no. 13-15, The cost of delay,” 
Research Department, Federal Reserve Bank of Philadelphia: 11.
91 Cordell, Larry, Liang Geng, Laurie Goodman and Lidan Yang, 2013, “Working paper no. 13-15, The cost of delay,” 
Research Department, Federal Reserve Bank of Philadelphia: 11.



default.” But organized homeowners are generally better educated about both the possibilities for 
struggle and the economic realities of their situation, and they tend to fight longer for their homes.

“The Cost of Delay” authors then make a series of time-dependent calculations estimating the 
“carry cost” to financial institutions during the foreclosure/eviction/liquidation process, which 
include property taxes, hazard insurance premiums, and excess depreciation. In Illinois they 
estimate this carry cost amounts to 29% of the unpaid mortgage balance, assuming an average 
foreclosure/eviction/REO liquidation process of 3.7 years.92

The study recognizes that “substantial short term house price depreciation, measured as the one-
year price change the year before default, lengthens the liquidation process by up to 15%, likely 
reflecting the difficulties in selling properties in declining real estate markets.”93  Rapid price 
depreciation has been a fact in Albany Park from 2007 through early 2013, with decreases of 40 to 
50 percent from peak to trough being common. The study found that loan size also has a 
substantial impact on liquidation timelines, with high balance loans taking longer than low balance 
loans. In part, this indicates banks have much more patience with middle class and professional 
homeowners, but it is also a tacit recognition of the bank’s cost-benefit analysis, outlined below. 
The study made no correction for the difference between organized and unorganized home 
owners. Most likely, this kind of data was unavailable to the researchers. Given the caveats noted 
above, we can expect time-dependent foreclosure/eviction/REO liquidation costs to increase 
substantially over average numbers for organized home owners in Albany Park.

While the study covers carry costs associated with real estate taxes, insurance and excess 
depreciation,94 there are additional costs borne by financial institutions during foreclosure, eviction 
and REO liquidation. The easily quantifiable costs include legal and judicial expenses (which can 
increase substantially if evictions are challenged, or if both tenants and home owners are evicted) 
and the salaries and accompanying office expenses of bank employees and subcontractors.95  JP 
Morgan Chase, the largest US bank and a big player in the mortgage sector, reported a small third 
quarter loss in 2013, due mainly to over $9 billion in legal costs, including money put in reserve for 
legal and regulatory costs associated with their mortgage business.96  We have no way of 
calculating the amount dedicated to individual foreclosure cases, but apparently the bank’s legal 
bills are substantial.

Managing foreclosed properties requires personnel who are familiar with the Federal 
Government’s rules and regulations regarding REO property, including accounting practices, 
compliance with HUD property and preservation guidelines, appraisal requirements, foreclosure 
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registration requirements, management of tax and insurance payments, and any third-party 
contracts related to preservation expenses and marketing costs. In addition there are the little 
discussed but potentially costly “cash reserve” requirements that force banks to put aside a 
percentage of their money to cover potential losses. This is money not available for profit-
generating activities during the duration of the foreclosure process.

Finally, and perhaps most importantly from the perspective of the financial institution, outstanding 
debts on underwater homes owned by the working poor are seldom recoverable. Financial 
institutions recognize this and seldom invest funds in legal resources to pursue the debts of the 
working poor, even in “recourse” loan state like Illinois. (With the Mortgage Forgiveness Debt 
Relief Act of 2007, subsequently extended to 2012 and then 2014, homeowners suffer no tax 
consequences from this kind of passive debt forgiveness.)

We can apply the carrying cost estimates from the study plus the quantifiable costs listed above to 
the case study cited above, with the following results:

Costs of foreclosure:

• 29% of unpaid mortgage balance for “carry costs” = $86,420. 
• Legal and judicial expenses estimated at a minimum of $6,500 per case. The estimate does 

not include eviction costs, if necessary, but only the minimal costs of foreclosure:
๏ Filing fees and service costs - $500.
๏ Legal fees - $2,500.97

๏ Publication - $500.
๏ Inspection - $500 per year, for a total of $2,000 over 3.7 years timeframe.
๏ Title insurance - $1,500.

Total: $92,920

REO liquidation:

• Typically REO sales are at least 20 percent below market price. In this case, based on 
intimate knowledge of the real estate market in Albany Park, we estimate the market value at 
a maximum of $180,000 and the REO liquidation price at 20% less, or $144,000 (probably a 
generous estimate), minus 5% realtor fee for a total of $136,800.

This leaves $43,880 income for the bank, without subtracting internal bank costs,98 including loss 
of income on reserve funds, and legal costs for eviction, and using the most optimistic estimate for 
REO liquidation. The question for the bank is simple: Is $44,000 worth the trouble for the bank, 
particularly considering the impact on the family and community and the bad press?

Any possible bank recovery of funds disappears using more realistic numbers:
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• Sale price at 70% of market value (still a relatively optimistic estimate, given the results of 
academic studies cited above).

• An estimate of $10,000 for bank costs over the years.
• Legal costs of $20,000, since this case will surely require a contested eviction.
• A timeline of 5 years instead of 3.7 for the entire process.

With these assumptions, the bank loses a total of $30,000 by carrying out the foreclosure. 

The following function can be used to calculate the bank’s gross income/loss:

F(X) = (Pd - .05Pd) - [(M x T/3.7 x .29) + (6,500q) + B]

The function can be read as follows:

Bank profit/loss = (REO sales price minus real estate sales commission) minus (time-dependent 
carry costs plus legal costs plus internal bank costs)

Or even more simply:

Bank profit/loss = (Income from property sale) minus (bank carry and legal costs)

• F(X) is the gross income/loss realized by the bank from REO liquidation
• P is the current market Price of the home
• d is a number between 0 and 1 representing the fraction of full market price obtainable for an 

REO sale
• .05Pd is the realtor’s fee
• M is the outstanding Mortgage balance
• T is the Time in years between the final mortgage payment and REO liquidation
• q is a multiplier that takes into consideration the level of complication in the legal process to 

foreclose, evict and liquidate, for example, q=1 for a simple case, or q=6 for a particularly 
challenging case. Legal experts in Chicago estimate q could vary between 1 and 6, but would 
be unlikely to exceed 6.

• B is an estimate of Bank costs for salaries, office supplies, sub-contractors, etc. dedicated to 
foreclosure, eviction and REO liquidation.

The function is flexible enough to allow for:

• different estimates in the amount of time between final mortgage payment and REO 
liquidation, with the average being 3.7 years

• the relative difficulty of the legal case
• varying estimates of the current market price of the home and different estimates of the 

fraction of market price available for an REO sale
• different estimates of internal bank expenses
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Applying the function to Albany Park
We next apply the function to a database of foreclosures in Albany Park from the fourth quarter of 
2005 to the first quarter of 2012 with an initial universe of 789 properties. Albany Park includes 
nine census tracts, with median annual incomes ranging from $30,764 to $51,411. Since we are 
interested in housing for the working poor, we look at the four poorest census tracts with median 
incomes of $30,764, $33,869, $34,792 and $38,346. We consider properties with completed REO 
liquidations as of September 2013 in which we could document the REO sale price. We include 
condominiums, single family homes and buildings with up to four apartments. After these 
considerations, our resulting universe is 208 properties.

We utilize the function:

F(X) =   (Pd - .05Pd)  -  [(M x T/3.7 x .29) + (6,500q) + B]

The sale price (Pd) is a known quantity, which we will refer to as P’. M (outstanding Mortgage 
balance) is not known, but we substitute M’ (foreclosure complaint judgment), which includes legal 
expenses incurred during the foreclosure (included in our function as 6,500q). M’ includes accrued 
interest and penalties, which tends to make the number somewhat larger than M, which includes 
only the outstanding mortgage amount. However, since M’ is ultimately multiplied by .29 (the 
multiplier provided by “The Cost of Delay” for the State of Illinois), we are lowering the total legal 
costs by this multiplier. This may or may not make up for the accrued interest and penalties 
included in M’. Since our data set is limited to M’ rather than M, we make these adjustments with 
the understanding that we will generate rough estimates rather than exact figures. (If financial 
institutions decide to adopt this methodology, they are certainly capable of generating more 
sophisticated functions using more extensive databases.)  T (time in years between the final 
mortgage payment and REO liquidation) is calculated from known data: the total time between the 
original mortgage date and the property REO sale, minus the time before initiation of foreclosure, 
plus four months, which is the typical time between the last mortgage payment and the beginning 
of the foreclosure process. See the spreadsheet in Addendum 1 for detailed results.

We find an average of 2.7 years from last mortgage payment to REO liquidation, which is below 
the 3.7 years predicted in the Federal Reserve study. Three things may explain this difference. 
First, the previous study notes that foreclosure-to-REO-sale timeframes are increasing in recent 
years, and our figures include data going back to 2006. Second, our data comes from a low 
income neighborhood, meaning the mortgages are relatively smaller than in other parts of 
Chicago. As predicted in the previous study, financial institutions are more likely to foreclose 
quickly on smaller loans. Third, the vast majority of our mortgage sample is subprime, as indicated 
by non-ARM interest rates that average 7.1% and go as high as 10.625%. As with smaller 
mortgages, banks tend to foreclose more quickly on subprime mortgages.

We have no way of knowing the quantity of B (internal bank costs for each foreclosure case). We 
are certain this number is not zero, but we will leave it to bank personnel who decide to 
experiment with this function to insert an appropriate estimate. This leaves us with the following 
function:
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F(X) = (P’ - .05P’) – (M’ x T/3.7 x .29)

Applying this function to the 208 buildings in our sample reveals a net loss to the banks in 30 
cases when they choose foreclosure and an additional 36 properties in which the net profit was 
less than $25,000. We assume no additional legal costs for eviction and no internal bank costs, 
hence the properties that show a profit of less than $25,000 could easily be a loss in reality once 
these numbers are factored in. As many as a third (66 of 208 properties, or 32%) of foreclosures 
in this low income neighborhood may be costing banks more money than they receive from REO 
sales.

It is a given that financial institutions lose money on a foreclosure, if we consider only the 
difference between the original mortgage and the REO sale price. This is not the calculation we 
are making here. The calculation we are making involves the profit/loss after the decision is made 
to foreclose on the property, and involves the difference between the REO liquidation price and 
the amount of money the bank invests in the process. The profit/loss determination is largely a 
function of three factors — the length of time between the last mortgage payment and REO 
liquidation (longer timeframes lead to losses or smaller profits), the relative size of the original 
mortgage (smaller mortgage amounts result in losses or smaller profits), and the REO sale price/
mortgage ratio (lower ratios result in losses or smaller profits). One might expect a clear 
correlation between the REO sale price/mortgage ratio and the amount of time between last 
mortgage payment and REO liquidation, with longer timeframes leading to lower ratios. However, 
the data does not support such a correlation. This may indicate that banks selectively invest funds 
for repairs and updates in properties viewed as particularly marketable. Since we have no way of 
knowing if banks invested extra funds in our property universe, this is only speculation. But if true, 
it could substantially increase the calculated losses or decrease the calculated profits. The lack of 
correlation might also be due to some families living in properties until the REO sale, and 
sometimes even after the sale, thereby protecting the properties from looters and criminal 
destruction. This would indicate that even in drawn out cases, above five years between last 
payment and REO sale, the families are ultimately doing the financial institutions a service by 
remaining in the properties.

On average, banks sold their REO properties at a 55% discount from the original mortgage 
amount, well below the average decline in real estate prices in Chicago of about 30% between 
2006 and 2011. The difference is even starker when one considers that 76 of the 208 properties 
were purchased in 2007 or later, presumably with prices reflecting a declining market. In the five 
cases where the REO sale price was higher or equal to the original mortgage, there is visual and 
marketing evidence that either the owners or the bank invested substantial sums of money to 
improve the properties before the REO sale, making them anomalies among the universe of 
properties. Removing these anomalies from the calculation results in a 57% discount. Only five 
additional properties were sold above 80% of the original mortgage. This is a strong indication that 
banks are willing to unload REO properties at almost any price, and a tacit recognition that 
property ownership, including the lengthy foreclosure process, is not in their self-interest.

A study in Cuyahoga County, Ohio conducted in 2012 by the Federal Reserve Bank of Cleveland 
supports the findings in our study. Researchers looked at “property transaction data from the 
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county auditor from January 2006 to June 2011, comparing the auction price paid by the lender 
[auction prices are generally equal to the amount of the foreclosure judgment] and the subsequent 
sale price of the home… Among homes sold after one year in REO, the losses are very high. At 
least a quarter of the long-held properties are complete losses.”99  The study does not take into 
consideration the costs of foreclosure, only the difference between the foreclosure judgment and 
the REO sales price, which means the actual profit/loss to the banks is substantially lower. The 
study by the Federal Reserve Bank of Philadelphia (cited earlier) estimates foreclosure/REO 
liquidation costs at 23% of the outstanding mortgage for Ohio. We have no knowledge of the 
foreclosure/REO liquidation timeline for each case in the Federal Reserve Bank of Cleveland 
study, which means we can’t calculate the time-dependent costs for each property. With this 
shortcoming, we can still apply the average 23% foreclosure cost predicted for Ohio, revealing 
about half of the properties in the study are complete losses.
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Conclusions
This analysis demonstrates the economics of foreclosure/eviction/liquidation from the bank’s 
perspective. The analysis reveals that banks often reach a point at which the cost of foreclosure 
outweighs the eventual reward. The function we developed allows home owners and banks to 
calculate that approximate point, taking into consideration a series of variables. Of course, many 
of these variables cannot be known in advance, but must be estimated. Financial institutions are 
accustomed to utilizing these kinds of calculations, and, in fact, use similar (though much more 
complex) functions combined with extensive databases to calculate mortgage repayment 
probability, insurance margins, etc. that ultimately determine bank policies.

The authors of the Federal Reserve study conclude “fast liquidation timelines for low balance 
loans reflect a tendency of servicers to write off small-balance loans quickly due to large fixed 
costs relative to loan size in foreclosing and liquidating properties.” 100  This indicates banks fully 
recognize the argument we are ultimately making here: it is often counter-productive to chase 
overdue mortgages on low value properties, which are generally the homes of the working poor. 
From the home owner’s perspective, foreclosure very likely sentences the family to many years of 
poverty, with long term effects on children and communities. Given the housing and poverty crises 
we face in the United States, is foreclosure of low income properties worth the ultimate social 
costs, especially when the financial returns to banks are negative or minimal?

There are options, including property donations to community groups. At this point in the 
discussion, financial institutions generally raise the issue of “moral hazard” — if mortgages for low 
income borrowers are forgiven and the properties donated, what will prevent all low income 
borrowers from defaulting? We offer a rejoinder in the next section, where we outline a 
community-based response to the housing crisis faced by the working poor.
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The Casas del Pueblo Community Land Trust takes its inspiration from the hundreds of Latino 
families in Albany Park, and the thousands of families throughout Chicago, who face foreclosure/
eviction from homes or rental units, and who understand the meaning of community. We know 
firsthand the results when hard working families are unexpectedly uprooted from homes and 
neighborhoods. We’ve seen the impacts on our children, our seniors, our single parent 
households, and our families. Now we’re proactively trying to make our neighborhood stable and 
our homes affordable through Casas del Pueblo.

The Casas del Pueblo CLT currently includes 70 families, most facing foreclosure or eviction, with 
more joining every month. We want the banks and the federal government, in the form of Fannie 
Mae, Freddie Mac and HUD, to donate our homes to Casas del Pueblo, along with other 
appropriate homes or apartment buildings, to provide permanently affordable housing for low 
income residents. As a registered non-profit,101 Casas del Pueblo will maintain ownership in 
perpetuity of the buildings and guarantee them for occupancy by low income residents, defined as 
families earning 80% or less of the city-wide median income.

4- Casas del Pueblo, 
Community Land Trust
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Our collective ownership model avoids what financial institutions refer to as “moral hazard.” The 
current owners give up their ownership and any accumulated assets related to the building (which 
they would lose in any case in a completed foreclosure). Yet, as working poor families who would 
otherwise be sentenced to a life of poverty, they maintain a decent and affordable place to live, 
and they have an opportunity to gradually rise up out of poverty by accumulating wealth through 
their continuing relationship with the property.

Residents must maintain membership in good standing with Casas del Pueblo, which includes 
participation in management of existing buildings and procurement of future buildings, with 
responsibilities appropriate to age, physical abilities, and work and family situations. Instead of 
trying (and failing) to pay a high mortgage, residents pay a monthly fee that covers real estate 
taxes, insurance and maintenance. We’ll use the example cited earlier in this paper to explain.

The homeowner currently owes $2,680 per month to the bank, including $2,187 principal and 
interest, $433 real estate taxes and $60 insurance. With these high payments that consume more 
than half of her income, she hasn’t spent anything on maintenance in the past six years. Once the 
house is donated to Casas del Pueblo, the monthly payments would include the following:

• $433 per month for real estate taxes
• $60 per month for insurance
• $300 per month (2% of the market value of the building) for maintenance and repairs 

The new monthly payments would total $793, but since the building is a duplex, it will house two 
low income families, with the costs divided according to square footage of the apartments. In this 
case the monthly payments would be about $460 for the lower unit and $333 for the upper unit.

The maintenance and repair fund is calculated annually at 2% of the value of the property, which 
is four times the standard calculation of .05%. In part, this is to cover deferred maintenance and 
counteract neighborhood blight. Upon donation of a building, Casas del Pueblo conducts a 
professional inspection to document the condition of the building and log any necessary 
maintenance or repairs. These repairs are gradually addressed as the maintenance fund 
accumulates resources. If immediate repairs are necessary, the maintenance fund may take 
temporary no-interest loans from other maintenance funds, to be repaid via normal monthly 
payments.

Let’s take a look at this particular maintenance account. After ten years, the account would 
accumulate $36,000. Let’s say half of that amount was spent on maintenance and repairs, both 
those documented at the beginning and those that accumulated during the ten year period. That 
would leave $18,000 in the account. If the family decides to move after ten years, Casas del 
Pueblo would conduct another inspection. Repairs or maintenance that need urgent attention 
would be deducted from the $18,000 account and 80% of the remaining money would be returned 
to the family. This strategy accomplishes several important goals. First, because the fund is in part 
a kind of savings account, families are encouraged to maintain their building well. Second, the 
account allows families living in poverty to accumulate wealth over the years. If the family 
encounters an unexpected emergency, the funds could be drawn on to pay the rent for a couple 
months until they get back on their feet. This option is available subject to approval by a 
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committee of residents and Casas del Pueblo staff. No one understands a family’s individual 
needs like their neighbors who live in similar circumstances. And if the family eventually moves, 
they would have a nest egg for medical emergencies, moving expenses, college expenses for 
children, retirement, etc. Third, many of the members of Casas del Pueblo work in the 
construction industry. In conjunction with our professional management team (more on this 
below), which includes a former general contractor, repairs can be made on properties at 
substantially less than contractors would charge, while also offering work opportunities for Albany 
Park residents.

The donated homes are owned and managed in perpetuity by Casas del Pueblo. If a family 
decides to move or for some other reason leaves a managed building, another low income family 
from the Casas del Pueblo membership moves in. Eligible tenants must have been members of 
Casas del Pueblo for at least six months before moving into a home, so they have an opportunity 
to demonstrate their commitment to community before assuming residency.

The CLT is managed by the community assembly, which includes residents of our buildings, 
neighbors, and representatives of the 501(c)(3) parent organization. The elected Board of 
Directors works closely with a professional management team from the 501(c)(3) parent 
organization to deal with daily implementation of policies set by the Board. The ultimate decision-
making body is the community assembly, which meets monthly to oversee management of our 
buildings, including taking appropriate measures for unruly tenants or tenants that are behind in 
monthly payments. The organizational bylaws prohibit sale of the buildings, and no member of the 
CLT will ever benefit financially from the use or sale of any building. All buildings are reserved in 
perpetuity for use by low income families. Residents give up the dubious (and for the working 
poor, usually failed) opportunity to accumulate wealth through speculation in the real estate 
market for a secure and affordable home, plus the ability to accumulate a modest but secure 
savings.

Casas del Pueblo is not a financially wealthy organization, but we make up for it with strength in 
other areas, including a commitment to community, strong relations with community banks and 
sources of non-profit financing, and unparalleled human capital. Our professional management 
team includes decades of experience in community organizing, general contracting and building 
management. The management team has the added advantage that it does not depend on 
income from Casas del Pueblo for survival. The Casas del Pueblo bylaws included in Addendum 2 
provide a more detailed look at the structure and function of the organization.

Challenges
We fully recognize Casas del Pueblo CLT is taking a road less traveled in terms of relying on REO 
donated properties, in terms of the community management of properties, and in terms of the 
unique wealth-building strategies for the working poor that are included in the project. We are 
conscious of the challenges we face. Despite federal efforts to encourage donations, REO 
acquisitions are difficult for community groups even under the best of circumstances. Lenders and 
servicers that hold REOs can be difficult to access, and they may not be anxious to donate 
properties, even when foreclosure would guarantee them a loss, due to fiduciary obligations to 
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investors in mortgage-backed securities. When mortgages are securitized, it may not even be 
clear who can make decisions about donation.102

Potentially another challenge in our CLT model is a sort of Catch-22 — financial institutions cannot 
donate properties until they have title, and they can’t obtain title without a foreclosure, so most of 
their expenses have already been logged by the time a donation is even possible. Of course, 
there are some properties that will not return significant funds even at the end of the foreclosure/
REO liquidation cycle, and these are prime candidates for donation at any point in the cycle.

However, there are also many properties that can be identified at the initiation of the foreclosure 
process as unprofitable for the banks, using either the simple functions developed in our analysis 
or more sophisticated functions developed by banks. Then banks, in coordination with non-profits 
like Casas del Pueblo, can approach homeowners with an additional option to foreclosure in the 
form of property donation. This option benefits banks by mitigating financial losses. It benefits 
working poor homeowners who are able to maintain stable housing while lowering housing costs 
to a manageable level. And it benefits the community by avoiding vacant properties that are 
subject to robbery, vandalism, delinquency and blight. It’s a win-win-win situation.

The donation option might require creative new thinking by Freddie Mac and Fannie Mae. These 
two enterprises control more than half the mortgages in the US, either directly as part of their own 
portfolios or indirectly through insurance programs, and hence exert on outsized influence on 
acceptable loss mitigation strategies. There are precedents for the kinds of changes Freddie and 
Fannie could make. In 2012, Freddie Mac took measures to facilitate alternatives to foreclosure by 
negotiating agreements with private mortgage insurance companies “to review and approve 
alternatives to foreclosure for mortgages covered by mortgage insurance policies without 
obtaining pre-approval from the applicable MIs [Mortgage Insurers].”103  So far the agreement 
applies only to short sales and deeds-in-lieu of foreclosure, but there is no reason Freddie could 
not extend the agreements to cover donations of properties as an additional loss mitigation 
strategy.

To a limited extent, both Fannie Mae and HUD already recognize donation as effective loss 
mitigation. Fannie has a standing agreement with a Cuyahoga County land bank in which the land 
bank can acquire — without competition from private investors — all of Fannie’s properties valued 
at less than $25,000 for $1 each. HUD has a similar agreement for properties worth less than 
$20,000, with a purchase price of $100.104  This is a simplistic approach to loss mitigation that 
assumes foreclosure proceedings that may not be necessary. During foreclosure, the homes are 
often left vacant, subject to robbery and vandalism, with the subsequent blight exerting a negative 
impact on neighborhood home values. Given their extensive experience and immense databases, 
there is no reason Fannie and HUD could not conduct a pre-foreclosure cost/benefit analysis and 
adopt a more sophisticated and socially conscious approach to loss mitigation that includes the 
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donation option. If a community-based group like Casas del Pueblo can do it, certainly Fannie, 
Freddie and HUD are capable.

There are no legal barriers to housing donations by financial institutions. The 2012 settlement for 
$25 billion between Attorney’s General and five of the largest mortgage lenders in fact encourages 
this kind of activity, setting aside up to $2 billion in credits for home donations.105  Unfortunately, 
this segment of the AG settlement has been widely abused by banks who take credits for activities 
that were routine before the settlement.106  An honest effort to implement the settlement by 
donating livable properties in low income neighborhoods could be an important step toward 
resolving the lingering housing crisis for the working poor, while also mitigating losses for the 
banks.

The fact that banks are free to walk away from foreclosures, and do so in increasing numbers, 
indicates financial institutions already enjoy a good deal of flexibility. Just as homeowners can 
quit-claim properties, banks can surely quit-claim their interests in a property in exchange for 
transfer of ownership to a non-profit like Casas del Pueblo. Community groups can be effective 
partners in loss mitigation, while also helping to resolve the national housing crisis for the working 
poor.

Casas del Pueblo extends an invitation to Fannie Mae, Freddie Mac, HUD, Wells Fargo, Chase, 
CitiBank, Bank of America and any other interested institution to meet with our members and 
professional staff to discuss the property donation option. We’re asking for a partnership that will 
benefit the working poor in our community and help keep our community stable, while also aiding 
the bottom line of the financial institutions. The current financial crisis is severe, the housing crisis 
for the working poor is endemic, and both cry out for creative solutions. Give the donation option a 
chance.

To set up a meeting with Casas del Pueblo, please call 773 583 7728 or email 
msn@mexicosolidarity.org. Find us online at www.mexicosolidarity.org 
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Addendum 1 

Defendant	  Address	   Plaintiff	   Sold	   DateSold	   Original	   Original	   Last	  Mort	  Pay	   Foreclose	   Bank	  P/L	   Sale/Mortgage	  

	   	   	   	  
Mortgage	   Mort	  Date	   To	  Sale,	  Yrs	   Judgment	  

	   	  
4610	  N	  HARDING	  AVE	   CITIMORTGAGE	  INC	   80000	   11-‐Aug	   243750	   16-‐Dec-‐02	   6.1	   235917	   -‐36794	   0.33	  

4530	  N	  CENTRAL	  PARK	  AVE	   DLJ	  MORTGAGE	  CAPITAL	  INC	   269325	   9-‐Jul	   531000	   13-‐Dec-‐05	   2.9	   566924	   126998	   0.51	  

4713	  N	  ST	  LOUIS	  AVE	   DEUTSCHE	  BANK	  NATL	  TRUST	  CO	   229900	   9-‐Nov	   384800	   28-‐Feb-‐06	   3	   418896	   119908	   0.60	  

4914	  N	  SPAULDING	  AVE	  UNIT	  1A	   LASALLE	  BANK	  NA	   17000	   11-‐Feb	   255600	   28-‐Nov-‐06	   4.1	   279330	   -‐73613	   0.07	  

4627	  N	  DRAKE	  AVE	   GMAC	  MORTGAGE	  CORP	   290950	   8-‐Sep	   460000	   2-‐Feb-‐07	   1.7	   482127	   212162	   0.63	  

4941	  N	  ALBANY	  AVE	  UNIT	  G	   MILLENNIUM	  FINANCIAL	  CORP	   115000	   12-‐Dec	   180000	   29-‐Nov-‐05	   5.9	   193105	   19952	   0.64	  

3102	  W	  ARGYLE	  ST	  UNIT	  2E	   US	  BANK	  NA	   50000	   9-‐Aug	   142500	   28-‐Sep-‐05	   2.6	   159126	   15073	   0.35	  

4651	  N	  SPRINGFIELD	  AVE	   US	  BANK	  NA	   185000	   10-‐Feb	   351000	   18-‐May-‐05	   3.9	   384488	   58221	   0.53	  

4603	  N	  SPAULDING	  AVE	  UNIT	  2	   WELLS	  FARGO	  BANK	   55000	   9-‐Jun	   142500	   8-‐Dec-‐04	   2.2	   139561	   28185	   0.39	  

4544	  N	  ST	  LOUIS	  AVE	   GMAC	  MORTGAGE	  CORP	   305000	   8-‐Oct	   432000	   3-‐Apr-‐07	   1.5	   432000	   238961	   0.71	  

4814	  N	  BERNARD	  ST	   DEUTSCHE	  BANK	  NATL	  TRUST	  CO	   175000	   9-‐Oct	   280000	   31-‐Aug-‐05	   2.6	   299989	   105117	   0.63	  

4708	  N	  HARDING	  AVE	   US	  BANK	  NA	   280000	   8-‐Jul	   350400	   24-‐May-‐06	   1.4	   394237	   222740	   0.80	  

4914	  N	  SPAULDING	  AVE	  UNIT	  3A	   WASHINGTON	  MUTUAL	  BANK	   17000	   10-‐Jul	   255600	   11-‐Dec-‐06	   3.2	   272081	   -‐52091	   0.07	  

4714	  N	  SPRINGFIELD	  AVE	   DEUTSCHE	  BANK	  NATL	  TRUST	  CO	   155000	   8-‐Jun	   436000	   25-‐Oct-‐06	   1.4	   472813	   95368	   0.36	  

3743	  W	  WINDSOR	  AVE	   LASALLE	  BANK	  NA	   220000	   10-‐Aug	   360000	   22-‐Sep-‐06	   3.4	   390376	   104970	   0.61	  

4646	  N	  SAINT	  LOUIS	  AVE	   COUNTRYWIDE	  HOME	  LOANS	  INC	   115,500	   9-‐Oct	   444000	   12-‐Dec-‐06	   2.6	   486786	   10526	   0.26	  

4824	  N	  ALBANY	  AVE	   US	  BANK	  NA	   267,000	   9-‐Feb	   328000	   17-‐Feb-‐05	   2.1	   366151	   193384	   0.81	  

4559	  N	  SAINT	  LOUIS	  AVE	   WELLS	  FARGO	  BANK	   103000	   9-‐Sep	   399500	   27-‐Oct-‐06	   2.5	   427164	   14149	   0.26	  

4550	  N	  DRAKE	  AVE	  FL	  2ND	   US	  BANK	  NA	   60250	   9-‐Nov	   204000	   24-‐Apr-‐06	   2.5	   211459	   15803	   0.30	  

4510	  N	  SPRINGFIELD	  AVE	   WELLS	  FARGO	  BANK	   260000	   9-‐Dec	   424000	   4-‐Dec-‐06	   2.6	   460407	   153177	   0.61	  

4836	  N	  SAWYER	  AVE	   BAYVIEW	  LOAN	  SERVICING	  LLC	   153000	   9-‐Mar	   223625	   15-‐Dec-‐05	   1.9	   221823	   112316	   0.68	  

4914	  N	  SPAULDING	  AVE	  UNIT	  3B	   DEUTSCHE	  BANK	  NATL	  TRUST	  CO	   17000	   10-‐Jul	   287550	   29-‐Nov-‐06	   3.1	   314514	   -‐60268	   0.06	  

4650	  N	  ST	  LOUIS	  AVE	  APT	  1C	   HSBC	  BANK	  USA	   45000	   11-‐Jun	   238000	   5-‐Jan-‐07	   4.2	   258643	   -‐42392	   0.19	  

4710	  N	  CENTRAL	  PARK	  AVE	   BANK	  OF	  NEW	  YORK	   167000	   9-‐May	   342400	   28-‐Dec-‐05	   2.2	   359174	   96717	   0.49	  

4914	  N	  SPAULDING	  AVE	  UNIT	  2A	   AVELO	  MORTGAGE	   17000	   10-‐Sep	   287550	   28-‐Sep-‐06	   3.4	   286729	   -‐60259	   0.06	  

4527	  N	  CHRISTIANA	  AVE	   AURORA	  LOAN	  SERVICES	  INC	   259000	   9-‐May	   522500	   20-‐Mar-‐07	   2	   522500	   164145	   0.50	  

3328	  W	  EASTWOOD	  AVE	   HSBC	  BANK	  USA	   237000	   9-‐Mar	   320000	   28-‐Jun-‐05	   1.8	   350934	   175640	   0.74	  

4735	  N	  AVERS	  AVE	   WM	  SPECIALTY	  MORTGAGE	  LLC	   139900	   9-‐Jun	   313600	   8-‐Aug-‐05	   2	   308465	   84551	   0.45	  

4914	  N	  SPAULDING	  AVE	  APT	  1B	   COUNTRYWIDE	  HOME	  LOANS	  INC	   17000	   10-‐Jan	   255600	   11-‐Dec-‐06	   2.6	   272269	   -‐39334	   0.07	  

4629	  N	  SPRINGFIELD	  AVE	   WASHINGTON	  MUTUAL	  BANK	   230000	   13-‐Feb	   403200	   9-‐Feb-‐07	   5.6	   428783	   30299	   0.57	  

4427	  N	  LAWNDALE	  AVE	  APT	  3B	   LASALLE	  BANK	  NA	   30000	   9-‐Jul	   117600	   25-‐Sep-‐06	   2.1	   116979	   9246	   0.26	  

3720	  W	  GIDDINGS	  ST	   FREMONT	  INVESTMENT	  &	  LOAN	   120000	   9-‐Sep	   344700	   20-‐Apr-‐06	   2.3	   376625	   46106	   0.35	  
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3436	  W	  LELAND	  AVE	  APT	  2W	   DEUTSCHE	  BANK	  NATL	  TRUST	  CO	   41000	   13-‐Jun	   127200	   30-‐Aug-‐05	   6	   136794	   -‐25380	   0.32	  

4912	  N	  KEDZIE	  AVE	  UNIT	  1E	   BANK	  OF	  NEW	  YORK	   75000	   10-‐Apr	   186000	   25-‐Jun-‐05	   2.9	   220774	   21069	   0.40	  

4553	  N	  SPRINGFIELD	  AVE	   LASALLE	  BANK	  NA	   190500	   9-‐Jul	   327920	   6-‐Mar-‐06	   1.9	   351823	   128582	   0.58	  

4453	  N	  ST	  LOUIS	  AVE	   US	  BANK	  NA	   367500	   11-‐Mar	   256000	   2-‐Dec-‐05	   4.4	   255129	   261140	   1.44	  

4511	  N	  SPRINGFIELD	  AVE	   JP	  MORGAN	  MTG	   201000	   9-‐Jul	   440000	   25-‐Sep-‐06	   1.7	   479111	   127112	   0.46	  

4614	  N	  HAMLIN	  AVE	   FIRST	  ROOSEVELT	  LLC	   137000	   9-‐Oct	   300000	   3-‐Apr-‐06	   2.4	   372010	   60172	   0.46	  

3750	  W	  SUNNYSIDE	  AVE	   CITIMORTGAGE	  INC	   155000	   10-‐Jan	   432000	   19-‐Sep-‐06	   2.3	   471939	   62173	   0.36	  

4445	  N	  KIMBALL	  AVE	  UNIT	  1	   AURORA	  LOAN	  SERVICES	  INC	   27500	   12-‐Dec	   224000	   8-‐Feb-‐07	   5.1	   257619	   -‐76853	   0.12	  

4614	  N	  ST	  LOUIS	  AVE	   US	  BANK	  NA	   247000	   10-‐Mar	   416000	   11-‐Oct-‐05	   2.4	   406850	   158118	   0.59	  

4452	  N	  SAINT	  LOUIS	  AVE	   DEUTSCHE	  BANK	   340000	   9-‐Nov	   351920	   30-‐Jun-‐04	   2.1	   402020	   256830	   0.97	  

3004	  W	  LAWRENCE	  AVE	  UNIT	  2A	   CITIMORTGAGE	  INC	   100000	   10-‐Dec	   356250	   1-‐Oct-‐07	   2.1	   382473	   32047	   0.28	  

4606	  N	  MONTICELLO	  AVE	  APT	  2S	   WELLS	  FARGO	  BANK	  TRUSTEE	   47000	   10-‐Feb	   124000	   8-‐Jun-‐05	   2.1	   136160	   22239	   0.38	  

4723	  N	  AVERS	  AVE	   US	  BANK	  NA	  TRUSTEE	   146000	   10-‐Mar	   396000	   29-‐Nov-‐05	   1.3	   419745	   95931	   0.37	  

4919	  N	  TROY	  ST	   DEUTSCHE	  BANK	   165000	   10-‐Jan	   344000	   21-‐Apr-‐05	   2	   382067	   96858	   0.48	  

4712	  N	  ST	  LOUIS	  AVE	   HSBC	  BANK	  USA	  TRUSTEE	   130000	   10-‐Feb	   399000	   30-‐Aug-‐06	   2	   443444	   53987	   0.33	  

3102	  W	  ARGYLE	  ST	  UNIT	  1	   CITIMORTGAGE	  INC	   55000	   10-‐Mar	   218500	   27-‐Aug-‐07	   2.3	   247102	   7705	   0.25	  

3550	  W	  MONTROSE	  AVE	  UNIT	  407	   GREENPOINT	  MORTGAGE	   184200	   9-‐Aug	   188000	   22-‐Feb-‐05	   1.7	   212428	   146685	   0.98	  

3343	  W	  ARGYLE	  ST	  APT	  2	   WELLS	  FARGO	  BANK	   50000	   10-‐Aug	   267300	   28-‐Sep-‐07	   2.7	   284985	   -‐12809	   0.19	  

4650	  N	  MONTICELLO	  AVE	   INDYMAC	  FEDERAL	  BANK	   117000	   11-‐May	   448000	   16-‐Feb-‐07	   3.9	   482714	   -‐36404	   0.26	  

4622	  N	  DRAKE	  AVE	   CENTRAL	  MORTGAGE	   385000	   13-‐Mar	   384000	   18-‐Mar-‐05	   5.6	   416293	   183031	   1.00	  

4414	  N	  AVERS	  AVE	   DEUTSCHE	  BANK	   99900	   10-‐Jul	   327000	   22-‐Nov-‐05	   2.5	   361997	   23973	   0.31	  

3013	  W	  GUNNISON	  ST	  APT	  GW	   INDYMAC	  FEDERAL	  BANK	   42500	   10-‐Jun	   220000	   25-‐Jan-‐07	   2.9	   235206	   -‐13087	   0.19	  

4734	  N	  SAINT	  LOUIS	  AVE	   WELLS	  FARGO	  BANK	  TRUSTEE	   299000	   12-‐Mar	   467000	   14-‐Aug-‐06	   4.2	   496742	   120528	   0.64	  

4709	  N	  AVERS	  AVE	   CITIMORTGAGE	  INC	   235000	   9-‐Nov	   493000	   13-‐Sep-‐07	   1.8	   492561	   153759	   0.48	  

4601	  N	  SPAULDING	  AVE	  APT	  2	   US	  BANK	  NA	  TRUSTEE	   53900	   11-‐Jul	   168800	   8-‐Aug-‐05	   4.5	   168800	   -‐8331	   0.32	  

4450	  N	  CENTRAL	  PARK	   ACCREDITED	  HOME	  LENDERS	   312000	   10-‐May	   280000	   5-‐Jan-‐06	   2.3	   276723	   246515	   1.11	  

4529	  N	  DRAKE	  AVE	   DEUTSCHE	  BANK	   395000	   10-‐Dec	   326400	   18-‐Feb-‐05	   2.8	   316325	   305829	   1.21	  

4636	  N	  AVERS	  AVE	   LASALLE	  BANK	  NA	  TRUSTEE	   110000	   10-‐Apr	   380000	   28-‐Nov-‐06	   2.2	   410155	   33776	   0.29	  

3550	  W	  MONTROSE	  AVE	  UNIT	  303	   INDYMAC	  FEDERAL	  BANK	   170000	   10-‐Feb	   236000	   24-‐Mar-‐06	   1.9	   251266	   124082	   0.72	  

3653	  W	  LELAND	  AVE	  APT	  2E	   COUNTRYWIDE	  HOME	  LOANS	  INC	   50022	   11-‐Jun	   218400	   13-‐Sep-‐06	   3.5	   215334	   -‐11550	   0.23	  

4723	  N	  CENTRAL	  PARK	  AVE	   INDYMAC	  FEDERAL	  BANK	   200000	   9-‐Dec	   416000	   31-‐Mar-‐06	   1.7	   446483	   130509	   0.48	  

3738	  W	  SUNNYSIDE	  AVE	   MOC	  INVESTMENTS	  LLC	   65000	   9-‐Nov	   120848	   22-‐Feb-‐07	   1.6	   143279	   43782	   0.54	  

3740	  W	  WINDSOR	  AVE	   HSBC	  BANK	  USA	  TRUSTEE	   160000	   10-‐Sep	   386400	   21-‐Sep-‐05	   2.5	   379796	   77581	   0.41	  

4635	  N	  MONTICELLO	  AVE	   CHASE	  HOME	  FINANCE	  LLC	   218350	   11-‐Jan	   369750	   1-‐Jun-‐07	   2.6	   369696	   132094	   0.59	  

4437	  N	  BERNARD	  ST	   WACHOVIA	  MORTGAGE	  CO	   202500	   11-‐Mar	   456300	   17-‐Oct-‐07	   3	   483114	   78778	   0.44	  

3733	  W	  AGATITE	  AVE	   CITIBANK	  NA	  TRUSTEE	   270000	   10-‐Sep	   307200	   21-‐Jul-‐04	   2.5	   307108	   196323	   0.88	  
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4931	  N	  DRAKE	  AVE	   DEUTSCHE	  BANK	  NATL	  TRUST	  CO	   201000	   9-‐Sep	   399200	   29-‐Apr-‐05	   2	   433272	   123032	   0.50	  

4608	  N	  MONTICELLO	  AVE	  APT	  2W	   US	  BANK	  NA	  TRUSTEE	   52000	   10-‐Jun	   156000	   25-‐Sep-‐06	   2.2	   155113	   22653	   0.33	  

4801	  N	  SACRAMENTO	  AVE	   US	  BANK	  NA	  TRUSTEE	   220000	   10-‐Oct	   382500	   26-‐Apr-‐05	   2.6	   387413	   130052	   0.58	  

4717	  N	  SPRINGFIELD	  AVE	   WACHOVIA	  MORTGAGE	  CO	   182000	   11-‐Mar	   360000	   24-‐Jan-‐05	   2.9	   379793	   86574	   0.51	  

4608	  N	  MONTICELLO	  AVE	  UNIT	  1E	   US	  BANK	  NA	   70000	   10-‐Aug	   166500	   25-‐May-‐05	   2.3	   180801	   33907	   0.42	  

4450	  N	  DRAKE	  AVE	  APT	  G	   NATIONAL	  CITY	  BANK	   85000	   12-‐Mar	   232750	   11-‐Apr-‐08	   3.9	   232750	   9604	   0.37	  

4944	  N	  TROY	  ST	   MERS	   228250	   11-‐Mar	   451940	   25-‐Feb-‐08	   2.7	   450952	   121406	   0.51	  

3004	  W	  LAWRENCE	  AVE	  UNIT	  4B	   CHASE	  HOME	  FINANCE	  LLC	   125000	   10-‐Nov	   356250	   14-‐Sep-‐07	   2.5	   354388	   49309	   0.35	  

4803	  N	  SACRAMENTO	  AVE	   CHASE	  HOME	  FINANCE	  LLC	   210000	   10-‐Dec	   343000	   27-‐Aug-‐07	   2.6	   362265	   125676	   0.61	  

4705	  N	  SPAULDING	  AVE	   FIRST	  COMMERCIAL	  BANK	   111000	   10-‐Apr	   220000	   12-‐Mar-‐04	   1.7	   222366	   75821	   0.50	  

4527	  N	  SAWYER	  AVE	   AURORA	  LOAN	  SERVICES	  INC	   315000	   10-‐Aug	   440000	   29-‐Jun-‐07	   2.2	   440000	   223380	   0.72	  

3023	  W	  GUNNISON	  ST	   US	  BANK	  NA	   165100	   12-‐Aug	   500000	   9-‐Apr-‐07	   4.1	   570529	   -‐26495	   0.33	  

5019	  N	  TROY	  ST	   US	  BANK	  NA	  TRUSTEE	   220000	   10-‐Nov	   417000	   1-‐Mar-‐06	   2.3	   427884	   131865	   0.53	  

4960	  N	  SPAULDING	  AVE	  UNIT	  1	   GMAC	  MORTGAGE	  CORP	   75000	   11-‐May	   232750	   24-‐Apr-‐08	   2.9	   246106	   15311	   0.32	  

4621	  N	  CENTRAL	  PARK	   BANK	  OF	  NEW	  YORK	  TRUSTEE	   169900	   10-‐Oct	   339500	   28-‐Oct-‐05	   2.4	   369523	   91895	   0.50	  

4607	  N	  MONTICELLO	  AVE	   TAYLOR	  BEAN	  &	  WHITAKER	  MTG	   280500	   12-‐Jul	   483750	   6-‐Mar-‐06	   3	   524121	   143236	   0.58	  

3207	  W	  ARGYLE	  ST	  APT	  2W	   WELLS	  FARGO	  BANK	   97000	   10-‐Nov	   176000	   8-‐Sep-‐05	   2.5	   176000	   57664	   0.55	  

4833	  N	  SAWYER	  AVE	   EQUIFIRST	  CORP	   300000	   11-‐Aug	   466200	   26-‐Jan-‐07	   3.4	   464441	   161233	   0.64	  

4646	  N	  MONTICELLO	  AVE	   WASHINGTON	  MUTUAL	  BANK	   175000	   9-‐Mar	   444000	   2-‐Apr-‐07	   1.6	   474130	   106792	   0.39	  

4729	  N	  DRAKE	  AVE	   GMAC	  MORTGAGE	  CORP	   175000	   10-‐Aug	   354000	   16-‐Aug-‐07	   2.1	   385834	   102744	   0.49	  

3011	  W	  GUNNISON	  ST	  UNIT	  GE	   JP	  MORGAN	  CHASE	  BANK	   44000	   13-‐Mar	   170000	   3-‐Oct-‐03	   4.7	   170697	   -‐21081	   0.26	  

3720	  W	  AGATITE	  AVE	   HSBC	  BANK	  USA	  TRUSTEE	   205000	   9-‐Aug	   440000	   22-‐Dec-‐06	   1.9	   478858	   123439	   0.47	  

4445	  N	  KIMBALL	  AVE	  UNIT	  3	   US	  BANK	  NA	  TRUSTEE	   123000	   11-‐Apr	   248000	   11-‐Jan-‐07	   3.6	   270381	   40559	   0.50	  

4640	  N	  ST	  LOUIS	  AVE	   AMERICAN	  HOME	  MTG	  SERVICES	   136100	   10-‐Apr	   504000	   3-‐May-‐06	   2.6	   543793	   18479	   0.27	  

3011	  W	  AINSLIE	  ST	   COUNTRYWIDE	  BANK	   162150	   10-‐Dec	   364000	   12-‐Feb-‐07	   3.1	   388721	   59594	   0.45	  

4904	  N	  TROY	  ST	   EASTERN	  SAVINGS	  BANK	   180000	   9-‐Sep	   280000	   13-‐Mar-‐07	   2	   322926	   120379	   0.64	  

4523	  N	  SPAULDING	  AVE	   HSBC	  BANK	  USA	  TRUSTEE	   140900	   12-‐Dec	   413000	   30-‐May-‐06	   5.2	   445666	   -‐47784	   0.34	  

4914	  N	  KEDZIE	  AVE	  APT	  2W	   BANKUNITED	  FSB	   53000	   10-‐Nov	   124000	   6-‐May-‐05	   2.3	   132230	   26513	   0.43	  

4722	  N	  BERNARD	  ST	  APT	  3W	   TAYLOR	  BEAN	  &	  WHITAKER	  MTG	   49900	   13-‐Feb	   248000	   25-‐Aug-‐08	   3.3	   248000	   -‐16740	   0.20	  

4720	  N	  CENTRAL	  PARK	  AVE	   INDYMAC	  FEDERAL	  BANK	   171000	   12-‐May	   362000	   16-‐Jan-‐07	   3.6	   362000	   60307	   0.47	  

4711	  N	  ST	  LOUIS	  AVE	   INDYMAC	  FEDERAL	  BANK	   193600	   11-‐Oct	   402861	   27-‐Jun-‐06	   3.1	   436944	   77754	   0.48	  

4621	  N	  SPRINGFIELD	  AVE	   COUNTRYWIDE	  HOME	  LOANS	  INC	   123000	   12-‐May	   308000	   16-‐Aug-‐06	   3.5	   308000	   32358	   0.40	  

4642	  N	  SPRINGFIELD	  AVE	   WELLS	  FARGO	  BANK	  TRUSTEE	   120000	   13-‐Jan	   186000	   18-‐Apr-‐05	   4.2	   178351	   55289	   0.65	  

3607	  W	  LELAND	  AVE	  APT	  3	   CITIMORTGAGE	  INC	   7000	   12-‐Jan	   197100	   3-‐Mar-‐08	   3.1	   195715	   -‐40903	   0.04	  

5039	  N	  TROY	  ST	   PHH	  MORTGAGE	  CORP	   260000	   11-‐Aug	   297600	   26-‐Sep-‐02	   3	   296146	   177366	   0.87	  

3705	  W	  SUNNYSIDE	  AVE	   US	  BANK	  NA	  TRUSTEE	   72000	   10-‐Sep	   252000	   21-‐Jul-‐05	   2.9	   259574	   9400	   0.29	  
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3550	  W	  MONTROSE	  AVE	  UNIT	  404	   US	  BANK	  NA	   141000	   10-‐Dec	   269900	   7-‐Mar-‐07	   2.1	   266700	   90053	   0.52	  

4855	  N	  DRAKE	  AVE	  UNIT	  1	   US	  BANK	  NA	   57500	   11-‐Oct	   219000	   19-‐Jan-‐07	   2.9	   216854	   5335	   0.26	  

4554	  N	  HARDING	  AVE	   BANK	  OF	  AMERICA	   254000	   13-‐Apr	   377600	   26-‐Oct-‐06	   4.5	   377543	   108140	   0.67	  

4603	  N	  SPAULDING	  AVE	  UNIT	  3A	   US	  BANK	  NA	   45000	   10-‐Jul	   130950	   21-‐Apr-‐06	   1.7	   130130	   25411	   0.34	  

4419	  N	  KIMBALL	  AVE	   DEUTSCHE	  BANK	   108900	   11-‐Sep	   312000	   26-‐Jan-‐07	   3.4	   308318	   21292	   0.35	  

4426	  N	  CHRISTIANA	  AVE	   INDYMAC	  FEDERAL	  BANK	   75000	   12-‐Mar	   247000	   22-‐Jun-‐07	   3.1	   245582	   11580	   0.30	  

3004	  W	  LAWRENCE	  AVE	  UNIT	  4E	   CITIMORTGAGE	  INC	   106000	   11-‐Jul	   356250	   12-‐Dec-‐07	   2.6	   354911	   28375	   0.30	  

4821	  N	  TROY	  ST	   HSBC	  BANK	  USA	  TRUSTEE	   280000	   13-‐Jan	   519600	   20-‐Jul-‐06	   4	   519600	   103098	   0.54	  

4827	  N	  SAWYER	  AVE	   BAC	  HOME	  LOANS	  SERVICING	   280000	   11-‐Mar	   500000	   16-‐Jul-‐07	   2.2	   500000	   179784	   0.56	  

4604	  N	  MONTICELLO	  AVE	  APT	  2E	   LASALLE	  BANK	  NA	  TRUSTEE	   60500	   10-‐Oct	   198000	   8-‐May-‐07	   2.3	   217854	   18202	   0.31	  

3549	  W	  AINSLIE	  ST	  UNIT	  3	   WELLS	  FARGO	  BANK	   55150	   12-‐Jan	   246000	   5-‐Sep-‐08	   3	   244989	   -‐5213	   0.22	  

4655	  N	  SPAULDING	  AVE	  APT	  3	   FIFTH	  THIRD	  MORTGAGE	  CO	   98500	   10-‐Nov	   159600	   6-‐Jan-‐06	   1.8	   153972	   71852	   0.62	  

4621	  N	  MONTICELLO	  AVE	   HSBC	  BANK	  USA	  TRUSTEE	   286000	   10-‐Sep	   504000	   14-‐Jul-‐06	   1.8	   500845	   201040	   0.57	  

4841	  N	  SAWYER	  AVE	   INDYMAC	  FEDERAL	  BANK	   298100	   10-‐Sep	   410000	   11-‐Dec-‐06	   1.9	   402515	   223253	   0.73	  

3313	  W	  SUNNYSIDE	  AVE	  UNIT	  1A	   BAC	  HOME	  LOANS	  SERVICING	   122000	   11-‐Jul	   217600	   21-‐Jul-‐06	   2.4	   217600	   74968	   0.56	  

3547	  W	  AINSLIE	  ST	  APT	  2	   BAC	  HOME	  LOANS	  SERVICING	   50000	   12-‐Mar	   229500	   4-‐Dec-‐08	   3.1	   229292	   -‐8212	   0.22	  

4633	  N	  SPRINGFIELD	  AVE	   BANK	  OF	  NEW	  YORK	  MELLON	  TRT	   155000	   13-‐Apr	   400000	   16-‐Feb-‐07	   4.3	   400000	   12439	   0.39	  

4610	  N	  MONTICELLO	  AVE	  UNIT	  GE	   CITIMORTGAGE	  INC	   12000	   11-‐Mar	   132050	   31-‐Mar-‐06	   2.1	   127179	   -‐9533	   0.09	  

5051	  N	  SAWYER	  AVE	   US	  BANK	  NA	  TRUSTEE	   145000	   11-‐May	   288000	   5-‐Jul-‐06	   2.3	   296856	   84236	   0.50	  

4517	  N	  CENTRAL	  PARK	  AVE	  UNIT	  GE	   CHASE	  HOME	  FINANCE	  LLC	   35000	   11-‐Jan	   129600	   31-‐Oct-‐05	   2	   125353	   13600	   0.27	  

4711	  N	  MONTICELLO	  AVE	   AURORA	  LOAN	  SERVICES	  INC	   153500	   10-‐Dec	   356000	   8-‐Oct-‐04	   1.8	   328435	   99489	   0.43	  

3305	  W	  AINSLIE	  ST	  APT	  1	   AMTRUST	  BANK	   65000	   11-‐May	   161040	   30-‐Mar-‐05	   2.4	   161040	   31457	   0.40	  

4549	  N	  SAINT	  LOUIS	  AVE	   BAC	  HOME	  LOANS	  SERVICING	   178000	   13-‐Aug	   371250	   8-‐Mar-‐07	   4.4	   371250	   41069	   0.48	  

4654	  N	  CENTRAL	  PARK	  AVE	  APT	  3	   BAC	  HOME	  LOANS	  SERVICING	   8400	   12-‐Feb	   218500	   15-‐Feb-‐08	   3.7	   217038	   -‐54961	   0.04	  

4839	  N	  CENTRAL	  PARK	  AVE	   CITIBANK	  NA	  TRUSTEE	   222000	   13-‐Jul	   451200	   21-‐Aug-‐06	   4.4	   441499	   58643	   0.49	  

4544	  N	  SPRINGFIELD	  AVE	   FIRST	  FRANKLIN	  FINANCIAL	  CORP	   145000	   11-‐Dec	   350100	   28-‐Sep-‐07	   2.8	   347640	   61457	   0.41	  

4515	  N	  SAWYER	  AVE	   BANK	  OF	  AMERICA	   195000	   13-‐Jan	   408000	   23-‐May-‐07	   3.6	   407352	   70311	   0.48	  

4811	  N	  SACRAMENTO	  AVE	   BANKUNITED	  FSB	   170000	   11-‐Jun	   340700	   17-‐Dec-‐04	   2.2	   371978	   97359	   0.50	  

3942	  W	  MONTROSE	  AVE	   JP	  MORGAN	  CHASE	  BANK	   108000	   11-‐Jan	   297500	   31-‐Jul-‐07	   1.8	   290300	   61644	   0.36	  

4421	  N	  KIMBALL	  AVE	   CHASE	  HOME	  FINANCE	  LLC	   140000	   12-‐Aug	   288000	   13-‐Jul-‐06	   3.3	   280550	   60436	   0.49	  

3440	  W	  LELAND	  AVE	  APT	  1W	   BAC	  HOME	  LOANS	  SERVICING	   26500	   12-‐Jan	   133600	   1-‐Aug-‐05	   2.7	   128572	   -‐2034	   0.20	  

4719	  N	  SPRINGFIELD	  AVE	   RESIDENTIAL	  CREDIT	  SOLUTIONS	   139000	   12-‐Dec	   320241	   21-‐Jul-‐06	   3.7	   320241	   39180	   0.43	  

3004	  W	  LAWRENCE	  AVE	  UNIT	  4G	   CHASE	  HOME	  FINANCE	  LLC	   139000	   10-‐Sep	   375000	   16-‐Nov-‐07	   2.1	   401843	   65909	   0.37	  

3218	  W	  EASTWOOD	  AVE	   US	  BANK	  NA	  TRUSTEE	   240000	   11-‐Mar	   363930	   12-‐Dec-‐05	   2.6	   363929	   153837	   0.66	  

4966	  N	  SPAULDING	  AVE	  APT	  2	   CITIMORTGAGE	  INC	   60000	   13-‐Jan	   164800	   7-‐Oct-‐05	   3.6	   211964	   -‐2808	   0.36	  

3752	  W	  LELAND	  AVE	  APT	  2N	   CITIMORTGAGE	  INC	   160575	   12-‐Mar	   248000	   10-‐Apr-‐06	   2.9	   236809	   98720	   0.65	  
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4941	  N	  ST	  LOUIS	  AVE	  UNIT	  G	   GMAC	  MORTGAGE	  CORP	   25,500	   12-‐Feb	   154500	   12-‐Mar-‐08	   3.5	   175891	   -‐24026	   0.17	  

4854	  N	  SACRAMENTO	  AVE	  APT	  1	   DEUTSCHE	  BANK	   65000	   11-‐Aug	   146700	   8-‐Dec-‐03	   3.2	   140383	   26540	   0.44	  

4742	  N	  SAWYER	  AVE	   MB	  FINANCIAL	  BANK	  NA	   430000	   12-‐May	   1260000	   3-‐May-‐02	   2.9	   628889	   265555	   0.34	  

4656	  N	  CENTRAL	  PARK	  AVE	  APT	  1	   WELLS	  FARGO	  BANK	   7000	   12-‐May	   216750	   1-‐Jul-‐08	   2.8	   215693	   -‐40686	   0.03	  

4729	  N	  SAWYER	  AVE	   AURORA	  LOAN	  SERVICES	  INC	   143500	   12-‐Dec	   272000	   11-‐Mar-‐05	   3.4	   275083	   63019	   0.53	  

4611	  N	  SPAULDING	  AVE	  UNIT	  3	   WACHOVIA	  BANK	  NA	   45200	   12-‐Jul	   113600	   27-‐Jun-‐05	   3	   108441	   17442	   0.40	  

3000	  W	  LAWRENCE	  AVE	  APT	  4C	   CHASE	  HOME	  FINANCE	  LLC	   110000	   11-‐Jun	   337500	   19-‐Jun-‐08	   2.8	   337106	   30519	   0.33	  

4851	  N	  ST	  LOUIS	  AVE	   INDYMAC	  FEDERAL	  BANK	   115000	   11-‐Sep	   337500	   8-‐Jun-‐07	   3.1	   336740	   27431	   0.34	  

3004	  W	  LAWRENCE	  AVE	  UNIT	  4D	   US	  BANK	  NA	   110000	   10-‐Dec	   356250	   31-‐Aug-‐07	   2.3	   352395	   40974	   0.31	  

3000	  W	  LAWRENCE	  AVE	  APT	  2B	   HSBC	  BANK	  USA	  TRUSTEE	   102000	   11-‐Jan	   236000	   2-‐Jun-‐06	   3.2	   245679	   35281	   0.43	  

3607	  W	  LELAND	  AVE	  APT	  1	   CITIMORTGAGE	  INC	   7000	   12-‐Jan	   197100	   7-‐Mar-‐08	   3.2	   211665	   -‐46438	   0.04	  

4906	  N	  WHIPPLE	  ST	  UNIT	  1	   COUNTRYWIDE	   23000	   11-‐Feb	   223920	   28-‐Jan-‐08	   2.3	   223920	   -‐18516	   0.10	  

3744	  W	  EASTWOOD	  AVE	   EASTERN	  SAVINGS	  BANK	   190000	   11-‐Nov	   260000	   4-‐Feb-‐08	   3.1	   287686	   110600	   0.73	  

4815	  N	  KIMBALL	  AVE	  UNIT	  3	   ONE	  WEST	  BANK	   100000	   11-‐Jul	   205640	   29-‐Sep-‐06	   1.7	   205285	   67647	   0.49	  

4936	  N	  DRAKE	  AVE	   DEUTSCHE	  BANK	   119700	   12-‐Jan	   384000	   29-‐Sep-‐05	   2.4	   361113	   45787	   0.31	  

3550	  W	  MONTROSE	  AVE	  UNIT	  101	   CITIMORTGAGE	  INC	   134000	   11-‐Jul	   256000	   6-‐May-‐08	   1.7	   251359	   93808	   0.52	  

3505	  W	  WILSON	  AVE	  UNIT	  2	   CITIMORTGAGE	  INC	   74000	   11-‐May	   194970	   8-‐Aug-‐08	   1.5	   192414	   47678	   0.38	  

4427	  N	  LAWNDALE	  AVE	  APT	  1A	   CHASE	  HOME	  FINANCE	  LLC	   24500	   12-‐Apr	   94000	   14-‐Aug-‐06	   2.4	   89932	   6358	   0.26	  

4742	  N	  SPRINGFIELD	  AVE	   CITIMORTGAGE	  INC	   131000	   12-‐Feb	   214000	   5-‐Jan-‐06	   2.2	   213999	   87550	   0.61	  

4450	  N	  SPRINGFIELD	  AVE	   GMAC	  MORTGAGE	  CORP	   167000	   12-‐Aug	   305300	   24-‐Apr-‐06	   2.7	   305086	   94087	   0.55	  

3337	  W	  SUNNYSIDE	  AVE	  UNIT	  2B	   BANK	  OF	  AMERICA	   121500	   12-‐Nov	   188400	   21-‐Nov-‐05	   3	   172071	   74965	   0.64	  

4952	  N	  SPAULDING	  AVE	  APT	  2	   BANK	  OF	  AMERICA	   74000	   13-‐Jan	   167920	   14-‐Apr-‐06	   2.6	   160375	   37618	   0.44	  

3100	  W	  ARGYLE	  ST	  APT	  G	   AURORA	  LOAN	  SERVICES	  INC	   20100	   12-‐Apr	   88550	   15-‐Sep-‐05	   2.4	   88426	   2461	   0.23	  

3553	  W	  AINSLIE	  ST	  APT	  3	   BANK	  OF	  AMERICA	   53000	   13-‐Apr	   261250	   17-‐Jul-‐08	   3.2	   261250	   -‐15174	   0.20	  

4550	  N	  DRAKE	  AVE	  UNIT	  G	   DEUTSCHE	  BANK	   51900	   12-‐Jan	   216750	   1-‐Aug-‐07	   1.8	   212930	   19265	   0.24	  

4438	  N	  HAMLIN	  AVE	   FLAGSTAR	  BANK	  FSB	   155000	   12-‐Feb	   440000	   1-‐Sep-‐06	   2.1	   423531	   77539	   0.35	  

4838	  N	  ALBANY	  AVE	   ONE	  WEST	  BANK	   130000	   12-‐Jul	   254000	   30-‐Nov-‐07	   2.9	   254000	   65766	   0.51	  

4521	  N	  CENTRAL	  PARK	  AVE	  APT	  2W	   FLAGSTAR	  BANK	  FSB	   47000	   12-‐Aug	   164800	   12-‐Aug-‐05	   2.5	   172186	   10911	   0.29	  

3732	  W	  SUNNYSIDE	  AVE	   ONE	  WEST	  BANK	   137000	   13-‐Feb	   217000	   11-‐May-‐06	   2.8	   207738	   84560	   0.63	  

3722	  W	  SUNNYSIDE	  AVE	   US	  BANK	  NA	  TRUSTEE	   122000	   11-‐Oct	   320000	   3-‐Aug-‐06	   1.6	   359032	   70875	   0.38	  

4936	  N	  SAINT	  LOUIS	  AVE	   CENTRAL	  FEDERAL	  S	  &	  L	  ASSN	   239900	   13-‐Sep	   322000	   30-‐May-‐08	   3.6	   328641	   135175	   0.75	  

4604	  N	  MONTICELLO	  AVE	  APT	  3E	   US	  BANK	  NA	  TRUSTEE	   50500	   12-‐Aug	   158400	   31-‐Oct-‐05	   3	   150117	   12677	   0.32	  

4942	  N	  SPAULDING	  AVE	  UNIT	  G	   CITIMORTGAGE	  INC	   41500	   11-‐May	   184900	   23-‐Feb-‐06	   1.9	   178372	   12862	   0.22	  

4714	  N	  BERNARD	  ST	  APT	  2E	   JP	  MORGAN	  CHASE	  BANK	   60000	   13-‐Jul	   148000	   15-‐Dec-‐06	   3.2	   141480	   21515	   0.41	  

3222	  W	  EASTWOOD	  AVE	  UNIT	  3W	   GMAC	  MORTGAGE	  CORP	   104000	   11-‐Dec	   205600	   16-‐Mar-‐05	   1.6	   185115	   75586	   0.51	  

5059	  N	  SAWYER	  AVE	   US	  BANK	  NA	  TRUSTEE	   162000	   12-‐Jul	   281250	   16-‐Nov-‐06	   2.2	   317180	   99208	   0.58	  
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4966	  N	  SPAULDING	  AVE	  APT	  1	   CITIMORTGAGE	  INC	   53000	   12-‐Jun	   189925	   30-‐Nov-‐05	   2.1	   177466	   21140	   0.28	  

4838	  N	  TROY	  ST	   PROVIDENT	  FUNDING	  ASSOC	  LP	   260000	   13-‐Jun	   362000	   9-‐Nov-‐06	   3	   346881	   165436	   0.72	  

4449	  N	  KIMBALL	  AVE	   BAC	  HOME	  LOANS	  SERVICING	   258000	   13-‐Sep	   356000	   15-‐Feb-‐05	   3.4	   355999	   150231	   0.72	  

4914	  N	  KEDZIE	  AVE	  APT	  3E	   BANK	  OF	  AMERICA	   64900	   13-‐Sep	   186000	   30-‐Mar-‐07	   3.3	   217195	   5478	   0.35	  

4703	  N	  LAWNDALE	  AVE	  APT	  2	   CREDIT	  UNION	  ONE	   80000	   12-‐Jul	   176000	   25-‐Apr-‐06	   2.2	   185227	   44061	   0.45	  

4952	  N	  CENTRAL	  PARK	  AVE	   FLAGSTAR	  BANK	  FSB	   122000	   12-‐Oct	   299000	   26-‐Jan-‐08	   2.3	   298931	   62012	   0.41	  

4958	  N	  SPAULDING	  AVE	  APT	  3	   CITIMORTGAGE	  INC	   52000	   12-‐Apr	   183750	   2-‐Nov-‐07	   1.7	   178765	   25581	   0.28	  

4821	  N	  KIMBALL	  AVE	  UNIT	  1	   HSBC	  MORTGAGE	  CORP	  (USA)	   95000	   12-‐Jun	   222500	   31-‐Aug-‐07	   2.9	   222500	   39676	   0.43	  

4907	  N	  CHRISTIANA	  AVE	   BANK	  OF	  AMERICA	   165000	   13-‐Jan	   412000	   16-‐Jun-‐06	   2.4	   409425	   79734	   0.40	  

4503	  N	  SPRINGFIELD	  AVE	  UNIT	  1	   PHH	  MORTGAGE	  CORP	   125000	   13-‐Aug	   289656	   6-‐Jul-‐09	   2.9	   331484	   43405	   0.43	  

4700	  N	  SPAULDING	  AVE	   JP	  MORGAN	  CHASE	  BANK	   174900	   11-‐Oct	   310000	   2-‐May-‐06	   2.2	   324193	   110254	   0.56	  

3547	  W	  AINSLIE	  ST	  APT	  3	   SEAWAY	  BANK	  &	  TRUST	   66000	   12-‐Mar	   212500	   9-‐Sep-‐09	   2.5	   217174	   20146	   0.31	  

4644	  N	  SPRINGFIELD	  AVE	   WELLS	  FARGO	  BANK	   174900	   12-‐May	   280000	   20-‐Aug-‐04	   2.6	   258771	   113422	   0.62	  

4710	  N	  BERNARD	  ST	  APT	  1W	   CHASE	  HOME	  FINANCE	  LLC	   50000	   13-‐Jan	   156000	   24-‐Jan-‐07	   3.3	   150571	   8555	   0.32	  

4650	  N	  SAINT	  LOUIS	  AVE	  APT	  2C	   CENTRAL	  MORTGAGE	   45000	   11-‐Jun	   173000	   9-‐Sep-‐08	   1.7	   172283	   19794	   0.26	  

3201	  W	  ARGYLE	  ST	  UNIT	  GN	   CITIMORTGAGE	  INC	   42000	   13-‐Mar	   135200	   5-‐Nov-‐04	   2.3	   121577	   17983	   0.31	  

4966	  N	  SPAULDING	  AVE	  APT	  3	   WELLS	  FARGO	  BANK	   65500	   12-‐Sep	   199405	   29-‐Sep-‐05	   1.9	   182476	   35051	   0.33	  

5001	  N	  DRAKE	  AVE	   WELLS	  FARGO	  BANK	   180000	   12-‐Nov	   160000	   21-‐Jan-‐09	   2.1	   154863	   145510	   1.13	  

4515	  N	  SPAULDING	  AVE	   PNA	  BANK	   170000	   12-‐Dec	   301500	   14-‐Jul-‐08	   2.2	   314880	   107204	   0.56	  

4701	  N	  LAWNDALE	  AVE	  APT	  2	   US	  BANK	  NA	   76000	   13-‐Mar	   192000	   17-‐Feb-‐06	   2.1	   212409	   37239	   0.40	  

3216	  W	  LELAND	  AVE	  UNIT	  1A	   OCWEN	  LOAN	  SERVICING	  LLC	   115000	   13-‐Jan	   211000	   5-‐Dec-‐06	   2.4	   199784	   71669	   0.55	  

3255	  W	  LELAND	  AVE	   HSBC	  BANK	  USA	  TRUSTEE	   220000	   13-‐Apr	   405000	   23-‐Nov-‐05	   2.1	   417588	   140267	   0.54	  

4656	  N	  SPAULDING	  AVE	  APT	  1	   CITIMORTGAGE	  INC	   100000	   12-‐Jun	   180175	   20-‐Aug-‐07	   1.9	   173228	   69203	   0.56	  

4461	  N	  AVERS	  AVE	   BANK	  OF	  AMERICA	   122500	   13-‐Jul	   215000	   15-‐Mar-‐08	   2.3	   207209	   79021	   0.57	  

3201	  W	  ARGYLE	  ST	  APT	  2N	   RBS	  CITIZENS	  NA	   62000	   12-‐Oct	   158650	   24-‐Dec-‐03	   1.5	   129182	   43712	   0.39	  

3536	  W	  AINSLIE	  ST	  APT	  3	   BANK	  OF	  AMERICA	   50000	   13-‐Jan	   136338	   12-‐Jan-‐10	   1.8	   133626	   28648	   0.37	  

3538	  W	  AINSLIE	  ST	  APT	  3	   PHH	  MORTGAGE	  CORP	   70000	   13-‐Aug	   175750	   20-‐Mar-‐06	   3.1	   166315	   26090	   0.40	  

4951	  N	  LOWELL	  AVE	   US	  BANK	  NA	   225500	   12-‐May	   342000	   31-‐Jul-‐08	   1.7	   334119	   169706	   0.66	  

3434	  W	  LELAND	  AVE	  APT	  3E	   BANK	  OF	  AMERICA	   38500	   13-‐Jan	   124500	   26-‐Oct-‐07	   1.6	   119438	   21597	   0.31	  

4953	  N	  SAINT	  LOUIS	  AVE	  UNIT	  1	   WELLS	  FARGO	  BANK	   177500	   13-‐Apr	   330000	   24-‐Aug-‐07	   1.8	   324898	   122788	   0.54	  

4449	  N	  HARDING	  AVE	   PNC	  BANK	   170000	   13-‐Apr	   185800	   29-‐Oct-‐03	   2.6	   124950	   136037	   0.91	  

3536	  W	  AINSLIE	  ST	  APT	  2	   CITIMORTGAGE	  INC	   45000	   12-‐Aug	   155000	   21-‐Sep-‐07	   2	   149114	   19375	   0.29	  
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Addendum 2- Casas del Pueblo Community Land Trust Bylaws 
 
Community Housing Trust BY-LAWS 
 
ARTICLE I – General 
 
SECTION 1 – Name 
 
Community Homes Trust: of which the sole owner is the Mexico-US Solidarity Network, a 501(c)(3) 
corporation registered in the state of Illinois. 
 
SECTION 2 – Purposes 
 
The purposes of the corporation are to: 
A. Acquire houses and land and interests in houses and land, 
B. Maintain houses and land for the permanent benefit of low income residents 
C. Maintain houses and land under the permanent control of the community 
D. Protect the integrity of the community 
E. Retain for the community any unearned increment in the market value of the houses and land. 
 
SECTION 3 – Offices and region of coverage 
 
A. The principal office of the corporation shall be in Chicago, Illinois 
B. The corporation shall obtain houses and land in Cook County, Illinois 
 
ARTICLE II – Members 
 
SECTION 1 - Initial Membership 
 
The incorporators of the corporation shall constitute the initial membership of the corporation.  Initial 
members are defined as those people who participated in all of the initial meetings outlining the bylaws, 
with absences allowed for those who present an excuse acceptable to the initial members.  
 
SECTION 2 - General Membership 
 
There are two classes of members – full members with voting rights and provisional members without 
voting rights - comprising: 

A.  Members who reside in the houses of the corporation or use the land of the corporation: Any person 
who shall have acquired from the corporation (by lease or other conveyance of limited duration) an 
interest in the dwelling or dwelling unit and any person in the household of that person who is 
competent to share the responsibilities of leasing membership; 

B. Non-leasing Members: Any non-leasing person who is a resident of the Cook County region and who 
is interested in actively furthering the Community Land Trust purposes and who complies with the 
commitments of membership. 

C. Applicants for membership submit an application to the corporation and, subject to agreement with 
the purposes and methods of the corporation and subject to approval by the membership committee, 
are awarded a six-month probationary membership without voting rights.  Probationary members 
who attend at least 50% of meetings and participate in at least 50% of public actions can be approved 
for membership with voting rights by the membership committee.  

 
Members are required to attend at least 50% of meetings and at least 50% of public actions in order to 
maintain membership. 
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SECTION 3 – Dues  
An annual fee of $25 cash or the equivalent in in-kind service for very low income members is expected of 
each member, to be submitted no later than the annual meeting of the General Membership, initially fixed 
herein as occurring during the last two weeks of January. These fees may be changed at any General 
Membership meeting by the decision making procedure outlined in Article V, Section 1. However, it is the 
intention of the Community Land Trust never to exclude a member for lack of funds. 
 
SECTION 4 Voting Rights 
 
Except with regard to the selection of Leasing Member representatives by the 
Leasing Members and the selection of Non-leasing Member representatives by the Non-leasing Members, 
the membership constitutes one body acting as a whole by way of consensus. That failing, matters will be 
resolved by voting in accordance with the “Decision Making Procedure” outlined in Article V, Section 1. 
 
SECTION 5 Meetings 
 

A. Annual Meeting 
 
1. Time and Place: 
The annual meeting of the membership shall be held during the last two weeks of January and at such place 
as the Board of Trustees may select and notice thereof shall be afforded each of the members of the 
corporation not later than ten days prior thereto. 
 
2. Business 
At the annual meeting of the membership: 
a. The President shall report on the affairs of the corporation;  
b. The Treasurer shall report on the financial condition of the corporation.  
c. The members shall conduct such business as may properly come before them; and  
d. At each annual meeting of the membership, the members shall select new members of the Board of 
Trustees in accordance with Article III, Section 2. If, for any reason, the annual meeting shall not be so held, 
or being so held, shall be adjourned without completing the election of Trustees, as the case may be, the 
election of Trustees may be held at a special meeting. 
 
B. Regular Meetings 
Regular meetings of the membership may be held as such times and places as the membership may 
establish at the annual meeting or at any regular meeting.  
 
C. Special Meetings 
Any officer of the corporation may and, at the direction of any ten members of the corporation, any officer 
shall call a special meeting of the membership and notice thereof shall be afforded each of the members of 
the corporation not later than ten days prior thereto. At a special meeting of the membership, only that 
matter for which the meeting was called, as stated in the notice of the meeting may be acted upon by the 
membership. 
 
Special meetings for the selection of Leasing representatives and Non-Leasing representatives shall require 
written notification to each affected member (leasing members for the selection of a leasing member; non-
leasing members, for selection of a nonleasing member) not later than ten days prior thereto. 
 
SECTION 6 – Quorum 
 
A quorum for any action of the General Membership or of Non-Leasing or Leasing Members shall be 50% 
percent of the members entitled to vote plus 1. 
 
SECTION 7 - Action in Lieu of Meeting 
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The membership may take any action which it might lawfully take at any meeting of the membership in the 
absence of such a meeting but with the same effect as if adopted or taken at such a meeting by causing a 
written statement of the action to be written into the records of the corporation over the signature of each 
and every member of the corporation and such statement shall specify the effective date of such action. 
 
SECTION 8 – Veto 
 
The membership may any action by the Board of Trustees by calling a special meeting for the purpose of 
doing so within ten days of the taking of such action by the Board of Trustees. Any decision by the 
membership to nullify any action by the Board of Trustees shall be expressed by a quorum of members in 
accordance with the decision-making procedures outlined in Article V, Section1. 
 
SECTION 9 – Expulsion 
 
The membership may expel any member at any time by a Special Meeting in accordance with the decision-
making procedures outlined in Article V, Section 1. 
 
SECTION 10 - Benefits to members 
 
A member can work actively with other members to promote the purposes of the corporation.  A member 
holds priority to the use of corporation land. A member has the right to attend Board and General 
membership meetings. 
 
ARTICLE III – Trustees 
 
SECTION 1 - Initial Board of Trustees 
 
The incorporators of the corporation shall constitute the initial Board of Trustees. 
 
SECTION 2 - Successor Board of Trustees 
 
A. Size: 
The Board of Trustees shall consist of 6 or more members, with the exact size determined at the annual 
general membership meeting. 
 
B. Composition Board of Trustees: 
1. Leasing member representatives: The leasing members of the corporation shall select one-third of the 
members for the Board of Trustees. 
2. Non-leasing member representatives: The non-leasing members shall select one-third of the Board of 
Trustees; and 
3. Representatives from the Mexico-US Solidarity Network: The Mexico-US Solidarity Network, in 
consultation with the Centro Autonomo de Albany Park, shall select one-third of the Board of Trustees. 
4. If the corporation does not have leasing members, two-thirds of the Board of Trustees will be comprised 
of non-leasing members from the community.  
 
C. Selection and Tenure 
Representatives on the Board of Trustees are selected each year at the annual meeting, with formal 
representation beginning at the termination of the meeting.  Tenure is for one year with the possibility of re-
election. 
 
D. Vacancy 
1. Leasing member representatives: If any leasing member representative on the Board of Trustees shall 
vacate that office, for any reason, before the expiration of his or her term, the leasing members of the 
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corporation may, within thirty days from the date on which he or she shall have vacated that office, select a 
person to succeed him or her for the then balance of his or her term in accordance with Article V, Section 1, 
Subsection C. 
 
2. Non-leasing member representatives: If any non-leasing member representative on the Board of Trustees 
shall vacate that office for any reason, before the expiration of his or her term, the non-leasing members 
may, within thirty days from the date on which he or she shall have vacated that office, select a person to 
succeed him or her for the term of the then balance of his or her term. If the non-leasing members shall fail 
to select a successor as stated above, the then remaining members of the Board of Trustees shall, within sixty 
days from the date on which he or she shall have vacated that office, select a person to succeed him or her 
for the then balance of his or her term in accordance with Article V, Section 1, Subsection B. 
 
3. Local community representatives: If any local community representative on the Board of Trustees shall 
vacate that office, for any reason, before the expiration of his or her term, the then remaining members of the 
Board of Trustees shall, within thirty days from the date on which he or she shall have vacated that office, 
select a person to succeed him or her for the then balance of his or her term in accordance with Article V, 
Section 1, Subsection D. 
 
E. Term of Office 
1. The term of office of a regularly selected member of the Board of Trustees shall commence at the 
adjournment of the annual meeting of the Board of Trustees prior to which he or she was so selected. 
2. The term of office of a member of the Board of Trustees selected to fill a vacancy shall commence at the 
time of his or her acceptance of that office. 
3. Except as otherwise specifically provided for pursuant to the provision of these by-laws, each member of 
the Board of Trustees shall serve for a term of three years unless he or she shall be removed from office as 
hereinafter provided for. 
 
SECTION 3 - Duties of the Board of Trustees 
 
The Board of Trustees shall: 
A. Be responsible for the general management of the affairs of the corporation; 
B. Determine the compensation and duties (in addition to those imposed by law and these by-laws) of the 
officers, employees and agents of the corporation; 
C. Select all officers of the corporation; and 
D. Determine by whom and in what manner deeds, contracts and other instruments shall be executed on 
behalf of the corporation. 
 
SECTION 4 - Powers of the Board of Trustees 
 
The Board of Trustees may: 
A. Create such offices in addition to those created pursuant to the provisions of Article IV of these by-laws 
as it may determine to be necessary and desirable for the conduct of the affairs of the corporation. 
B. Appoint the officers to fill such offices, establish the term of service and duties, if any, of such officers and 
discharge such officers; 
C. Create such committees as it may determine to be necessary and desirable for the conduct of the affairs of 
the corporation and delegate authority to such committees; and 
D. Appoint the member(s) of any committee(s) so created.  

 
SECTION 5 - Limitation on Power of the Board of Trustees 
 

A. The Board of Trustees may not sell or otherwise alienate or encumber any land or interest(s) in land 
except in accordance with approval of a ¾ majority of the General Members. 
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B. All members of the Board of Trustees serve without salary.  Salary for any member of the Board of 
Trustees or any other position within the corporation must be approved by a ¾ majority of the 
General Members. 

C.  Every lease governing the land and houses of the corporation must be approved by a ¾ majority of 
the General Members.  

 
SECTION 6 – Meetings 
 
A. Annual Meeting 
1. Time and place: The annual meeting of the Board of Trustees shall be held at such time and place as the 
Board of Trustees may select and notice thereof shall be afforded each of the members of the 
Board of Trustees not later than ten days prior thereto. In default of such selection, the annual meeting of the 
Board of Trustees shall be held on the 2nd Sunday of May of each year at the office of the clerk. 
2. Business: At the annual meeting of the Board of Trustees: 
a. The President shall report on the affairs of the corporation; 
b. The Treasurer shall report on the financial condition of the corporation; and 
c. The Board of Trustees shall conduct such business as may properly come before it. 
 
B. Regular meetings 
1. Regular meetings of the Board of Trustees may be held at such times and places as the Board of Trustees 
may establish at the annual meeting and notice thereof shall not be required.  
C. Special Meetings 
1. The President, Treasurer, Clerk or any three Trustees may call a special meeting of the Board of Trustees 
and notice thereof shall be afforded each of the members of the Board of Trustees not later than seven days 
prior thereto. 
2. At a special meeting of the Board of Trustees, only that matter or those matters for which the meeting was 
called, as stated in the notice of the meeting, may be called upon by the Board of Trustees unless all of the 
Trustees shall be present at the meeting and shall consent to taking action on other matters. 
 
SECTION 7 – Quorum of the Board of Trustees  
 
A majority of the members of the Board of Trustees then in office shall constitute a quorum for any meeting. 
 
SECTION 8 - Action in Lieu of Meeting 
 
The Board of Trustees may take any action which it might lawfully take at any meeting of the Board of 
Trustees in the absence of such a meeting but with the same effect as if adopted or taken at such a meeting 
by causing a written statement of the action to be entered into the records of the corporation over the 
signatures of each and every one of the members of the Board of Trustees then in office and the Board of 
Trustees may specify the effective date of such action. 
 
SECTION 9 – Removal 
 
The Board of Trustees may remove a Trustee at any time by consensus of all members of the Board of 
Trustees but, for the purpose of determining whether or not consensus has been reached, the position of the 
member the removal of whom is being decided upon shall not be considered. If the person so removed is a 
member of the corporation, the removal of such person as a Trustee by the 
Board of Trustees shall not affect the status of that person as a member of the corporation. 
 
ARTICLE IV – OFFICERS 
 
SECTION 1 – Designation 
 


	The Housing Crisis and the Working Poor COVER.pdf
	The Housing Crisis and the Working Poor
	The Housing Crisis and the Working Poor ADDENDUM 1
	The Housing Crisis and the Working Poor ADDENDUM 2

