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August 12, 2022 
 
Ms. Beverly Noble 
Equal Opportunity Specialist 
Office of Fair Housing and Equal Opportunity 
U.S. Department of Housing and Urban Development 
575 Pennsylvania Street, Suite 655 
Indianapolis, IN. 46204 
 
Subject: 2022-2026 Analysis of Impediments 
 
Dear Ms. Noble: 
 
The City of Gary is pleased to submit its 2022-2026 Analysis of Impediments study for your review and 
approval. In the development of this document, the City of Gary has utilized the guidelines provided by 
the Department of Housing and Urban Development. We have also facilitated several meetings with 
stakeholders and conducted focus group conversations to solicit input and to collect information. In 
addition, comments received through a community survey questionnaire helped to identify many of the 
concerns addressed in the AI.  
 
The City of Gary held a public meeting on July 11, 2022 for the study to get input from the citizens. In 
this meeting, we distributed a summary of the AI and discussed the findings. The participants were 
afforded an opportunity to comment on the study and to provide input.  
 
The Gary 2022 AI has identified seven impediments and contains an implementation matrix for the next 
five years. The City of Gary will aim to implement the recommendations contained in the study and look 
forward to working with you to further fair housing in the City of Gary. I would also like to take this 
opportunity to acknowledge the support we have received from you over the years and we look forward 
to working with you in the future.   
 
Should you require further information, please do not hesitate to contact me. 
 
Sincerely, 
 
 
Arlene Colvin, Esq.  
Director 
Enclosure(s) 
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Chapter I   
Introduction and Executive Summary 
 
In an effort to end housing segregation, the U.S. Congress passed Title VIII of the Civil Rights 
Act of 1968, making acts of housing discrimination based on race, sex, national origin, 
religion, or ethnicity illegal. Congress amended this landmark legislation in 1988 making acts 
of discrimination against families with children and people with mental or physical illness 
equally unlawful. 
 
Title VIII of the Civil Rights Act of 1968, as amended by the Fair Housing Amendments Act of 
1988, requires that the U.S. Department of Housing and Urban Development (HUD) 
implement its programs in a manner that affirmatively furthers fair housing. Until recently, 
only general guidelines were provided to CDBG grantees in fulfilling the AFFH requirement. In 
1989, HUD required CDBG grantees to undertake an Analysis of Impediments to Fair Housing 
Choice (AI). Grantees are now required to report on progress in meeting the actions to 
eliminate fair housing impediments in their Consolidated Plan Annual Performance Report 
(CAPER). 
 
The Consolidated Plan’s Certification to “Affirmatively Furthering Fair Housing” requires 
entitlement communities to undertake Fair Housing Planning. The Analysis of Impediments 
to Fair Housing should be viewed as part of the City’s Consolidated Plan.  
 
This report has been completed to meet requirements of the Housing and Community 
Development Act, as amended, and the HUD regulations governing the preparation of the 
“Consolidated Plan.” The Gary Department of Community Development conducted this 
analysis to identify impediments to fair housing in Gary, Indiana. The City is committed to 
taking the appropriate actions to overcome the effects of any impediments identified 
through this analysis, and will maintain records reflecting the analysis and actions taken in 
this regard. 
  
Fair Housing choice is a complex issue involving diverse and wide-ranging considerations. It is  
important to distinguish between the “impediments to fair housing choice” and “barriers to 
affordable housing”. Affordability in the market is largely dependent upon supply and 
demand and proximity to public transportation. Therefore, the purpose of Fair Housing laws 
extends beyond the basic issues of economics to consider discrimination within the housing 
delivery system that impedes a household’s ability to make a personal housing choice that is 
within their economic means.  
 
Impediments to Fair Housing Choice are defined as any actions, omissions, or decisions taken 
because of race, color, religion, sex, disability, familial status, or national origin that restrict the 
availability of housing choice. It also includes any actions, omissions, or decisions that have 
this effect. Discrimination includes discriminatory rental, real estate, and lending practices, 
and exclusionary zoning regulations, that limit housing choices for minorities, families with 
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children, and other protected classes. This analysis attempts to examine the impediments to 
housing choice within that context. 
 
Although the barriers to affordable housing are related to fair housing choice, this document 
will focus on the impediments to fair housing. The barriers to affordable housing are 
addressed extensively in the City’s Consolidated Plan document. 
 
A. STATEMENT OF PURPOSE 
 
The Analysis of Impediments to Fair Housing  (AI) is a study that is required by the 
Department Housing and Urban Development (HUD) to be submitted once every five years, 
by the City to meet funding requirements for several federal programs. The study provides an 
objective  analysis of access to  housing in the City as it relates to the Fair Housing policies of 
the federal government.  Specifically, the study examines current housing conditions and  
how they address  Section 808 (e) (5) of the Fair Housing Act of 1968, and the 1988 
amendments.  These laws outline the  guidelines for program administrators to address 
housing and related concerns in a manner to affirmatively further the objectives of the Act.     
 
Communities receiving HUD funds, as part of this certification for “Affirmatively Furthering 
Fair Housing” are required to: 
 

• Conduct an Analysis of Impediments to Fair Housing Choice (“AI”); 
• Take actions to address the Impediments Identified in the “AI”; 
• Maintain records and sources in accordance with 24 CFR 91.225(a). 

 
The federal laws provide that any  persons regardless of race, color, religion, sex, disability, 
familial status or national origin must have access to the same housing choices as any other 
group.   Any actions, omissions or decisions taken because of race, color, religion, sex, national 
origin, disability or familial status that restrict housing choice or the availability of housing 
choice qualifies as an Impediment to Fair Housing Choice. 
 
The City of Gary is a recipient of HUD funded Community Development Block Grant (CDBG) 
and Home Investment Partnership Act (HOME) entitlement grants.  As a recipient of these 
funds, the City must complete and submit an  Analysis and Plan of Action report.   The 
Analysis report will address the issues identified and propose recommendations to address 
them.  Each area of concern identified must be addressed with a corrective action.    It is the 
City's responsibility to maintain records of the actions taken and results of those actions for 
the five years that the study is in effect.  The City further must take action to ensure that the 
Analysis is accessible to the protected classes.  
 
The Analysis of Impediments will be shared with all City departments, agencies,  and 
subrecipients who are receiving entitlement funds.  Recipients of any federal funds 
administered throughout the City are responsible for compliance with all legislative 
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mandates for protected classes.  In addition to the Fair Housing Act, these mandates  include, 
but are  not limited to: 
 

• Section 504 of the Rehabilitation Act of 1973; 
• Americans with Disabilities Act of 1973; and  
• Americans with Disability Act of 1990.  

  
The Analysis of Impediments to Fair Housing Choice (AI) supplements the 2021-2025 
Consolidated Plan document by providing additional data which can be used to expand the 
City's efforts to remove impediments in the community and expand housing choice. 
 
The Department of Housing and Urban Development (HUD) encourages a lead agency be 
designated to oversee the (AI) process.  The City of Gary Department of Community 
Development was the facilitator for both the Analysis of Impediments and Consolidated Plan 
coordination process.  The Department desired to provide an independent assessment of the 
conditions in the City.  In addition, the current work load of staff  prompted the department 
to seek outside resources to prepare both documents. 
 
The City of Gary  process for procurement requires that the Department complete A Request 
For Proposal (RFP) procedure. The scope of work for the Request included both Analysis of 
Impediments to Fair Housing and Fair Housing Choice (AI)  and the 2022 Annual Action Plan. 
At the conclusion of the process the City of Gary selected The Arsh Group Inc. as the 
consultant to complete both the Analysis of Impediments and the 2022 Annual Action Plan.   
  
B. DEFINITION OF TERMS 
 
1.   Objectives of Affirmatively Furthering Fair Housing  
 

• Reducing or eliminating housing discrimination; 
• Providing opportunity for racially and ethnically inclusive occupancy patterns; 
• Promoting fair housing choice; 
• Providing accessibility options for persons with disabilities; 
• Identify impediments to fair housing choice within the jurisdiction; 
• Outlining appropriate actions to overcome the effects of any impediments 
 identified through the analysis; and 
• Maintaining records reflecting the analysis and actions taken. 

 
2.   Housing Problems 
 
The Department of Housing and Urban Development (HUD) uses unambiguous terms to 
define housing related issues.  These conditions are commonly used to demonstrate the 
extent of housing problems and needs for low-income households.  The  Comprehensive 
Housing Affordability Strategy (CHAS) and United States Census Data are the sources used to  
measure if a household can be identified as having a housing problem.  Conditions in this 



Introduction and Executive Summary 4 

 

category are commonly identified by the following circumstances: 
 

Overcrowding  More than 1 person per room (bathrooms, halls, utility rooms 
and storage areas are not counted as rooms).  Extreme 
overcrowding exists if there are more than 1.5 persons per 
room. 

   
Cost Burden  Housing expenditures exceed 30 percent of income. Severe cost 

burden is realized when 50 percent of income is spent on 
housing. 

   
Substandard Conditions  Lack of either complete plumbing or kitchen facilities, or both. 

 
 

3.   Impediments 
 
The Analysis of Impediments to Fair Housing and Fair Housing Choice addresses similar 
concerns prescribed under the Fair Housing Act and other legislations.  A number of areas, 
more clearly defined are: 
 

i.  
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 A single person. 
 An expecting woman or a household with children under 18    

living with parents 
 Legal custodians who might experience housing 

discrimination. 
 

ii.  
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 Federal law defines a ‘disability’ or ‘handicap’ as being: 

A physical or mental impairment which substantially limits one or 
more of such person’s major life activities. 

 A record of having such an impairment. 
 Being regarded as having such impairment. 

 
iii.  
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• Title VIII of the Civil Rights Act of 1968 prohibits 

housing discrimination based on race, color, national 
origin or ancestry, sex, or religion.  The 1988 Fair 
Housing Amendments Act added familial status and 
mental and physical handicap as protected classes. 



Introduction and Executive Summary 5 

 

C. DESCRIPTION OF THE PROCESS, PARTICIPANTS AND METHODOLOGY  
 
1. Participants in the Analysis 

 
A critical element of the Analysis of Impediments to Fair Housing Choice and the Plan of 
Action was collection of data and input from stakeholders. This process involved a 
considerable amount of effort to schedule and coordinate conversations with several 
agencies that were deemed necessary to provide input.  
 
The City of Gary Department of Community Development served as the lead agency under 
the direction of Ms. Arlene Colvin.  With the support of the Director, stakeholder coordination, 
public participation, interviews and focus group meetings, were facilitated by the 
Department and conducted by the City’s consultant, the Arsh Group Inc. Participants were 
comprised of  twenty-three individuals, representing  twenty agencies. 
 
The City requested participation and received input from a full range of stakeholders and 
interested agencies.  The participants included financial institutions, housing providers, 
educators, community service groups, homeless organizations, and government officials. The 
community input efforts  consisted of group discussions, one-on-one-interview, and a public 
hearing.  Stakeholders that participated in the process are listed in Table 1.  
 

Table 1- List of Participants 
 

1 Community Development Arlene Colvin Director
2 Planning Department Gregory H. Jenkins Director
3 Zoning Department Eric Boria Administrator
4 Gary Housing Authority Taryl Bonds Executive Director
5 Health & Human Services Veronica Collins Executive Director
6 Human Relations Commission Haneefah Khaaliq Executive Director 

7 Mayor's Organization on Disabilities Dr. Edward Williams Chairman
8 Mayor's Organization on Disabilities Jackie Bennett Administrator/Secretary
9 Edgewater Systems for Balanced Living Chris Carroll Chief of Clinical 

10 Chamber of Commerce Charles "Chuck" Hughes Executive Director
11 Centier Bank (HQ) Yolanda Davis Vice Pres./Comm. Reinvest. Ofcr
12 Horizon Bank Kenneth Winston Chief Community Devel. Ofcr

13 Sojourner Truth House Angela Curtis Executive Director
14 Sojourner Truth House Pamela Key Client Services Director
15 Sojourner Truth House Arlandra Gilbert Staff
16 Crisis Center “Alternative House” Felicia Evans Program Manager

17 Meals on Wheels Sandra Noe Executive Director
18 Indiana Parenting Institute Laura Wynn Chief Operating Officer

19 Wright Realty Candice Wright Broker
20 Blessed Realty LaVonne Hoskins Broker

21 Broadway Area CDC Vernita Leslie Executive Director
22 CR Works CDC Sandra Dafiaghor Executive Director
23 Habitat for Humanity of NWI Wende Burbridge Development Director

Social Services Providers 

Housing Services Organizations

City Departments

Special Needs/ Health Agencies

Business, Banking

Homeless

Realtors
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2. Methodology Used to Complete the Analysis 
 
Early in the process, the City established three goals for the 2022 Analysis of Impediments. 
These goals are:  
 

1. Ensure access and choice in housing for all residents 

2. Support availability of affordable housing for all residents 

3. Confirm Fair Housing Enforcement, Outreach Capacity, and Resources 

Collection of the data and an objective review of information, consistent with above goals, 
are the main components for the preparation of the Analysis study and Plan of Action.   
Varying types of statistical data are taken into consideration when determining the impact of 
local and national conditions.   

In an effort to involve a diverse group of participants in the process, a number of methods 
was used.  The efforts consisted of the following: 

• Interviews with key community housing organizations; 
• Focus group conversations with several social services organizations; 
• Research and analysis of publicly available data; 
• Meetings with relevant City departments; 
• Review of financial lending practices and statistics; 
• Review of complaint files for the past five years;  
• Information from print from daily newspapers, newsletters, media and various 

other periodicals; and 
• Review of Fair Housing Survey questionnaire as completed by participants.   
 

The responses from the participants were necessary to generate a document that identifies 
conditions impacting housing choice in the City of Gary. Specific methods used for the 
development of the analysis are described as follows: 
 
2.1 Interviews  

A series of interviews were conducted facilitated by the Department of Community 
Development over a period of three weeks.   A total  23  participants representing  20   
agencies or services contributed and provided varying perspectives on the fair 
housing and related issues.    
 
Participants were comprised of public officials, housing providers, educators, 
community service groups, business community, homeless agencies and government 
officials.  The diverse representation offered a mixture of ideas, perspectives and views 
relating to the approach to address the provision of housing in the City Gary.  
 

2.2 Community Questionnaire 
The City of Gary prepared a fair housing survey questionnaire to get input from both 
stakeholders and community at large. The tabulated results of this survey is in the 
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attachment section of this report. The findings of survey were helpful in refining the 
issues and impediments.  
 

2.3 Public Meeting 
The Department of Housing and Urban Development (HUD) requires the initial 
findings to be presented to residents, and that residents are allowed a comment 
period.  A summary of the report was distributed to the residents in a public meeting 
held on July 11, 2022.  Attendees in this meeting were also asked to complete the Fair 
Housing Survey. No comments were received from the attendant in this meeting.  

2.4  Data Collection and Analysis 
The Arsh Group, Inc. collected data, reviewed various documents, and examined 
information related to fair housing  conditions used in the development of this report. 
Resources and information that were collected, reviewed and analyzed for this report 
include the following: 
   
• U. S. Census 2020 American Community Survey (ACS) Estimates 
• U. S. Census 2010 Decennial Count 
• U. S. Census 2020 Decennial Count 
• Demographic data and income/employment/age characteristics  
• Housing profiles, number of units and type of housing 
• Public Housing information 
• Racial and ethnic composition and concentration 
• Identification of special needs populations or disproportionate needs 
• Focus group discussions, interviews with financial institutions, housing 

providers, community service groups, and government officials 
• Review of judicial findings related to Section 504 of the Rehabilitation Act of 

1973,  Americans with Disabilities Act of 1990.  
• Human Relations Commission general enforcement case information regarding 

discrimination and housing complaints filed 
• Indiana Workforce Development Labor Statistics 
• Home Mortgage Disclosure Act (HMDA), FFIEC 
• Lake County Sheriff Tax Sale information 

  
3. Funding Sources 
 
Funding to complete the Analysis of Impediments to Fair Housing Choice (AI) and the Plan of 
Action were from the City's appropriations of HUD entitlement dollars. 
 
D. ASSESSMENT OF PAST GOALS, STRATEGIES 
 
1. Fair Housing Goals Participated 

The City of Gary prepared an Analysis of Impediments to Fair Housing study in 2016. This 
document identified six impediments for the City of Gary. The impediments identified are:  
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Impediment 1:  Fair Housing Education and Outreach 
Impediment 2:  Need for Decent, Safe, Sound, and Affordable Housing 
Impediment 3:  Need for Accessible Housing Units 
Impediment 4:  Economic Issues May Affect Housing Choice 
Impediment 5:  Private Lending Practices 
Impediment 6:  Need for a Regional Approach to Affirmatively Furthering Fair 
 
The study further identified a set of strategies to implement for the following five years. These 
strategies were included in the goals of the 2016-2020 Consolidated Plan. Specifically for each 
impediment, the Consolidated Plan implemented affiliated goals that aimed to support 
elimination or mitigation of the impediment. 

Impediment Consolidated Plan Goal 
1 Fair Housing Education and 

Outreach 
 HS-4 Fair Housing - Promote fair housing choice in the 

City through education, outreach, enforcement of and 
compliance with the Fair Housing Act, and providing 
seminars, training, and informational material. 

2 Need for Decent, Safe, Sound, 
and Affordable Housing 

 HS-1 Housing Rehabilitation - Continue to 
rehabilitate the existing residential housing stock for 
homebuyers and tenants in the City to correct code 
violations, promote energy efficiency, weatherization, 
and accessibility improvements. 

 HS-2 Housing Construction - Increase the supply of 
affordable, decent, safe, accessible, and sound housing 
through new construction for home owners and rental 
housing. 

 HS-3 Home Ownership - Assist lower-income 
homebuyers to purchase a home with down payment 
and closing cost assistance, including housing 
counseling services. 

3 Need for Accessible Housing 
Units 

 SN-2 Housing - Increase the supply of affordable, 
decent, safe, accessible, and sound housing for the 
elderly, persons with disabilities, victims of domestic 
violence, and persons with other special needs through 
rehabilitation, new construction, and making 
reasonable accommodations to existing housing. 

4 Economic Issues May Affect 
Housing Choice 

 CD-6 Revitalization - Promote neighborhood 
revitalization activities in strategic areas through 
housing development, infrastructure improvements, 
code enforcement, targeted acquisition, and 
demolition. 

 ED-1 Employment - Support and encourage new job 
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creation, job retention, and employment. 

5 Private Lending Practices  HS-2 Housing Construction - Increase the supply of 
affordable, decent, safe, accessible, and sound housing 
through new construction for home owners and rental 
housing. 

 HS-3 Home Ownership - Assist lower-income 
homebuyers to purchase a home with down payment 
and closing cost assistance, including housing 
counseling services. 

6 Need for a Regional Approach 
to Affirmatively Furthering Fair 

 HS-4 Fair Housing - Promote fair housing choice in the 
City through education, outreach, enforcement of and 
compliance with the Fair Housing Act, and providing 
seminars, training, and informational material. 

 

2. Progress Made  

Over the past five years despite the impact of COVID pandemic, the City made significant 
efforts to address identified impediments. The accomplishment include:  

 The City funded the Gary Human Relations Commission (GHRC) in its efforts to 
promote fair housing and employment. These efforts resulted in 737 cases of 
assistance to families and individuals consisting of 656 employment cases and 27  fair 
housing cases.  

 The City funded Tenant Based Rental Assistant to prevent very low-income families to 
become homeless. This program at least assists 10-15 families annually. 

 The City provided housing assistance to senior citizens to address a variety of housing 
issues and including accessibility issue. This program typically assisted 10-15 senior 
families every year.  

 The City has funded Neighborhood Conservation and Code Enforcement and 
Demolition programs for the last five years to address neighborhood decline and 
remove blighting effects. The Neighborhood Conservation regularly resolves more 
than a thousand code violation cases every year, while demolition program, generally 
demolishes more than 30 structures every year.  

 The City funds several housing programs. All these programs aim to provide 
affordable housing to residents. These programs generally assist in rehab or building 
of new housing. The number of housing units assisted typically range up to five units 
annually. 

 The City funded Homeownership Opportunity Network (HON) on an annual basis. This 
program provides assistance to about 30 residents to become homeowners annually. 

 Through other programs, i.e., HOME or ESG, the City further provide assistance for 
homeless prevention as well as downpayment assistance to first time homebuyers. 
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3. Future Road Map 

The City of Gary continues to face job losses, and its consequence of population losses. The 
population loss results in may homes becoming vacant which in turn create a wide variety of 
issues and challenges for the community. This is a difficult challenge that the City of Gary 
cannot address by itself. Additional resources and cooperation are required, most of which 
has to be done with regional collaboration, both in the public sector as well as private sector.  

In another area, the City’s efforts were curtailed to a great degree with the COVID pandemic. 
The City will need to look back to restart many efforts in outreach and counseling, particularly 
those related to regional outreach, training, and local coordination.  The experience of last 
three years, also has given rise to a variety of issues, i.e., shortages in housing, foreclosures 
and difficulties in obtaining loans, that will require further assessment. The City’s goals for the 
next five years will be to address these issues in a more comprehensive manner. 

E. CONCLUSIONS OF ANALYSIS 
 

Several factors are responsible for impediments to fair housing and housing choice in the City 
of Gary.  The most challenging barrier identified is the lack of income growth which is placing 
pressure on affordability of many homes despite relatively low cost of typical home in the 
City. An abundance of vacant and abandoned structures, vacant schools, overgrown parks are 
all contributing to the neighborhood conditions that often negatively influence the viability 
of the neighborhood. This condition augmented by lack of new modern housing in the City, 
often force homebuyers to seek housing outside the City despite affordability of existing 
housing stock. The weak education system is further influencing the overall sense of 
community. Lastly duality of housing market in the region, distorts the free housing market 
choice in the City and the region often forcing segregation.        
 
The study identifies the most critical barriers and impediments to fair housing in the City of 
Gary as:  
 

1. Insufficient Income Growth 
2. Neighborhood Obsolescence. 
3. Dual Housing Market 
4. Shortage of Affordable Housing Units 
5. Lending Practices 
6. Accessing to Fair Housing Information 
7. ADA Compliance. 

 
IMPEDIMENTS AND RECOMMENDATIONS 
 
1. Insufficient Income Growth 
 
The median household income of Gary is reported to be about $ $31,400. Among 
homeowners about 36.2% are cost burdened while 55.8% of renters in the City are paying 
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more than 30% of their income for housing. 
 
The Census reports for 2020 indicate that the average income deficit for a Gary family is about 
$14,002. Such a large income deficiency makes most homes unaffordable for the average 
family.   
 
Actions to be Taken: 
 

 Strengthen City’s economic base to create more job opportunities for residents. 
 Promote business development and entrepreneurship to create opportunities in the 

City and expand neighborhood livability. 
 Support education and training programs to expand opportunity for employment 
 Provide social services support to enable residents to seek and access employment 

outside the City of Gary.  
 
2. Neighborhood Obsolescence 
 
Loss of population in the City, has affected  many neighborhoods character in the City.  The 
Census report for 2020, shows the City has about 10,917 vacant housing units.  According to 
2020 the City has lost more than 13% of its population for the last decade. The impact of 
deteriorating neighborhoods is not limited to appearance alone. The conditions discourage 
investment and reduce sense of community. 

 
Actions to be Taken: 
 

 Concentrate development efforts to provide housing opportunities in target areas. 
 Focus on the target areas to demolish dilapidated property and  return vacant lots to 

public green spaces, i.e., natural and community gardens. 
 Work with developers to build new infill housing and subdivisions, particularly in 

those areas that are within established neighborhoods such as former school sites and 
in target areas. 

 Expand code enforcement and zoning compliance to ensure viability of 
neighborhoods. 

 Work with financial institutions to ensure REO properties are appropriately 
maintained. 

 Develop plans for adaptive reuse of the vacant school sites and other larger sites for 
redevelopment. 

 Expand lead removal efforts in rehabilitation of homes to make them available for 
families. 

 Develop strategies to promote the City's affordable housing and attract buyers. 
 Encourage mixed-use development to ensure adequate neighborhood facilities such 

as grocery stores and other essential services.  
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3. Dual Housing Market 
 

The dual housing market that dominates the Gary metropolitan area may be the most 
substantial impediment to fair housing choice that the City of Gary continue to face. A review 
of the regional development landscape indicates the existence of divergent housing market 
in the region. Existence of a market duality severely distorts the free housing market in the 
region. Such dual market trend is largely responsible for the intense level of racial segregation 
throughout the Gary metro region.  
 
Actions to be Taken: 
 

 Institute a regional approach to fair housing 
 Expand opportunity for housing choice in Gary 
 Promote Fair Housing Regionally 

 
4. Shortage of Affordable Housing Units 

 
A limited number of housing units are available that can be afforded by most families 
particularly those larger families with children. Renters from outside the City that can pay 
higher rents, often compete for available units. New mixed-use developments are typically 
designed to capitalize on the market potentials of the development in the City, while serving 
affordable housing needs for the whole market rather than a targeted population.  
 
Actions to be Taken: 
 

▪ Collaborate with GHA in development of diverse housing units 
▪ Expand supply of large family housing unit   
▪ Collaborate with local developers and CDCs to construct new housing units. 
▪ Prevent deterioration of existing rental properties.  

 
5. Lending Practices 

 
Access to mortgage in the City of Gary continues to pose a serious obstacle to fair housing 
choice. Controlling for all variables, it can be argued that mortgage availability for Gary 
residents is a harder task than for the remaining residents of the Lake County.  
 
Actions to be Taken: 
 

 Financial Counseling and Education 
 Expand Partnership with Financial Institutions 
 Expand homeownership incentives programs 
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6. Accessing Fair Housing Information 
 
Conversations with several organizations, indicate that an expanded outreach may be 
desirable as lack of general knowledge about the fair housing may be an impediment to 
housing choice in the City of Gary. To improve access to information and fair housing, several 
strategies must be applied to remove this barrier.  

 
▪ Expand local capacity to promote fair housing, outreach and education  
▪ Convene regular focus group meetings and conversation 
▪ Expand testing of financial and other housing services providers 

 
7. ADA Compliance 
 
The City of Gary prepared in 2012, its last ADA Transition Plan. Since the adoption of this plan, 
several policy changes have occurred that would make it desirable to update the current ADA 
plan. The City also lacks guidelines regarding visitability/accessibility that go beyond what is 
required by the basic “handicapped accessibility” laws for CDBG and HOME funded residential 
development of more than four units.  
 
Actions to be Taken: 
 

 Update current ADA transition plan for the City of Gary while incorporating visibility 
guideline as a strong element of the Plan. 

 Develop a priority plan to modify a number of facilities annually to ensure compliance.  
 Coordinate and provide resource information to connect agencies offering 

transportation service with the disabled. 
 Support programs which expand the supply of accessible housing units for residents, 

particularly those for the elderly.  
 
OTHER FACTORS 
 
8. Zoning and Code Enforcement  
 
In recent years, a substantial increase in the number of vacant structures and related 
violations have placed extraordinary demand on limited zoning and code enforcement 
resources.  The overwhelming number of cases is beyond the capacity of current City staff to 
process.  In most cases, the violations are not identified.  
 
Actions to be Taken: 
 

 Expand capacity to enforce zoning and code violations and legal processing.  
 Work with neighborhood groups, block clubs, urban League and others to promote 

neighborhood conservation.  
 



Introduction and Executive Summary 14 

 

9. Land Use Practices 
 
In practice Gary’s Comprehensive Plan and Zoning Code do not exclude housing affordable to 
households of modest means. However, existing land use conditions and age of housing 
often become barriers to access to development of modern housing.  
 
Actions to be Taken:  
 

▪ Bring fair housing into land use decisions 
▪ Ensure availability and development of diverse housing 
▪ Update Gary Zoning Code with full consideration for housing equity. 
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Chapter II 
Jurisdictional  Background Data 
  
A. DEMOGRAPHIC DATA 
  
1. Community Profile 

 
Historically Gary, Indiana was known as the "City of the Century", the outcome of being 
founded by the United States Steel Corporation in 1906. The Corporation acquired the land 
located at the southern tip of Lake Michigan in 1905 to build a steel mill. The city was named 
after Elbert Henry Gary, a lawyer and founding chairman of the US Steel Corporation. Gary 
would also represent early industrial urban planning.  By 1908 the City was laid out with 
neighborhoods for workers and supervisors and the population had increased to between 
five to six thousand people. Most of population consisted of immigrants and migration of 
workers from the South.    
 
Substantial growth continued with the building of schools and ethnically diverse 
communities.  By 1930 the city's population increased to 100,426.  Development of the City, 
however, was not without its challenges. Conflict between management at US Steel 
Corporation and workers resulted in the 1919 strike.  Race relations was also contentious due 
to ethnic diversity and built-in separation amount workers and others as well as among races.  
Growth continued between 1930 and 1960 during the boom years of the steel mills. In 1960 
the city experienced the pinnacle of  its population growth at 178,320.  
 
By 1990, a shift in the industrial and manufacturing businesses significantly impacted 
industrial employment with regular layoffs at the steel mill and related companies.  Without a 
diverse local economy, the city began to experience continued job and population loss. Each 
decade in the city shows decline, 11.92% between 1990 and 2000.  Loss of population 
increased during the next decade to about 21.85%. The loss of industrial jobs and consequent 
population losses, also impacted neighboring communities where they also show significant 
decline and  outmigration.   
 
Technological advance has changed the method of business in manufacturing and industrial 
sectors, including the delivery of services. Work from home became the norm as a result of 
the COVID-19 worldwide pandemic. The impact of technology and the COVID-19 pandemic 
further exacerbates issues related to outmigration in the City of Gary. 
 
The loss of population created a snowball effect of issues; increase in vacant structures, school 
closures, neighborhood decline, decrease in tax revenue to maintain infrastructure, and an 
increase in the need for social services. As one of the results, the City agencies for the last 
several decades, have been forced to make tough decisions related to the allocation of very 
limited resources and addressing the needs of the community.  
 INTR  
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1.1 Population 
 
Both the City of Gary and Lake County began to experience population decline starting in 
1970’s. The decline appeared more sever during 1980-1990, where Gary and Lake County 
recorded the largest loss of population at 23.23% and 9.06%  respectively. 
 
Over the following decades, Lake County reversed the population decline trend and 
experienced small gains.  Population of the County as a whole increased in 2000 by 1.89% and 
in 2010 by 1.37%.  The City of Gary in contrast, continued to lose residents by double digits; 
during the same period. Gary's decline was 11.9% in 2000 and 21.85% in 2010. The most 
recent population data, 2020 Decennial Count, shows the continuation of trends that started 
more than forty years. According to the Decennial Census, City’s population declined by more 
than 13% during the last decade to 69,093. 

 
Table 1 - Population 

 Source: U.S. Census Bureau Decennial and 2020 ACS 5-Year Estimates   

                                        
Table 1 illustrates population trends for Gary and Lake County spanning forty years.  The City 
of Gary lost 82,860 residents over a period of 40 years. Lake County during the same period 
experienced two decades of growth, but has a net loss of 35,429 residents according to the 
Census. 
       
1.2 Population Change by Race 

 
Available jobs in Gary attracted both European immigrants as well as African-Americans who 
migrated from the South. This diversity, created by industrial growth, lead to a growing city 
that was full of beautiful churches,  civic buildings and entertainment venues as well as 
diverse neighborhoods. New schools were built that were known for their renown 
curriculums. This growth continued from the early 1909 until the late 1970. According to a 
recent publication by Natasha Ishak in December of 2019, there were 32,00 steel workers in 
Gary in 1970, with a population of 175,415 residents. By 2005, steel workers accounted for 
only 7,000 jobs.  
 
The character of many neighborhoods in the City have changed significantly over the years as 
a direct result of the loss of jobs and population decline. Areas with well maintained homes, 

Total % Change Total % Change
1980 151,953 -- 522,965 -4.30%
1990 116,649 -23.23% 475,594 -9.06%

2000 102,746 -11.92% 484,564 1.89%

2010 80,294 -21.85% 491,203 1.37%
2020 (est.) 75,486 -5.99% 485,493 -1.16%

2020 Decennial 69,093 -13.95% 487,536 0.42%

Year
Gary Lake County
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parks and other amenities began to fall into disrepair.  The increase in the number of vacant 
properties, limited retail markets and neighborhood obsolesces also contributed to 
population loss, particularly the white immigrant population over the last thirty years. 
 
Table 2 - Population by Race 

Source: U.S. Census Bureau Decennial and 2020 ACS 5-Year Estimates    
                     

Population realignment took place in Gary not only due to changing market conditions with  
competition from foreign steel producers oversees, but also automation. During this time 
there was also an ethnic shift which lead to a significant number of white residents relocating 
to Merrillville and other surrounding communities.   
 
The White population decreased by 5,705 between 1990 and 2000, according to the Census.  
During the same period, the African American population increased to 83.4% of the City's 
population in 2000.  Hispanic population dropped by 1,625 between 1990 and 2000.      
 
Although the City has lost population between 2010 and 2020, the White population  
continues to represent a slightly over ten percent.  According to the 2020 Decennial Census 
report the White population in Gary is 10.6%.  African-Americans continue to be the majority 
in the City at 80.2%.  The Hispanic population recorded their highest rate of 7.6% of the City's 
total population over the last thirty years.  
 
According to the  Census minorities in the City of Gary represent over 70% of the population 
in the majority of the Census Tracts.  Census Tracts 411 and 412 are the only tracts where 
there are  less than 40% minorities living in the community. 
  

Year Population White %
African 

American
% Hispanic %

1990 116,649 16,043 13.8% 93,119 79.8% 6,690 5.7%
2000 102,746 10,338 10.1% 85,704 83.4% 5,065 4.9%
2010 80,294 8,619 10.7% 68,107 84.8% 4,128 5.1%

2020 (est.) 75,486 10,978 14.5% 58,809 77.9% 6,718 8.9%
2020 Decennial 69,093 7,339 10.6% 55,444 80.2% 5,221 7.6%
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Table 3 - Population by Gender 

Source: U.S. Census Bureau ACS 5-Year Estimates  
             

In each decade of 2010 and 2020, the male population represented 46% of the total 
population while the female population represented 54% according to 2020 Census 
estimates.  With the City's loss of population there has been corresponding loss in both the 
male and female population.  Between 2010 and 2020 the male population dropped by 10.5% 
and the female population by 11.01% 
 
Similar to population, household size in Gary continues to become smaller with each decade 
passing. As a whole the membership in households declined by about 0.3 person during the 
last two decades. This generally indicates lesser number of children per families. During the 
same period, the Owner-occupied households experienced a slightly higher decline. 
Household numbers for owner-occupied units in 2010 was 2.37 down to 2.20 in 2020. The 
average renter-occupied unit and  household size experienced a 0.15% drop over the same 
period.  Renter-occupied units went from 2.72 to 2.57 and average household size dipped 
from 2.54 to 2.39. 
 
Table 4 - Household Change 

Source: U.S. Census Bureau  ACS 5-Year Estimates 

 
1.3 Age Distribution 

 
While the median age of the City has relatively stayed the same, the overall population 
decline has had major impact on the population characteristics of the City. This impact is 
evident among the 25-44 age group where this group experienced the second largest 
population increase from 21.65 % to 23.36%.  Maintaining and increasing the 25-44 age group 
is critical for growth in the City as this is typically the time to start a family.  
 
For the senior population, the Census reports an increase of about 4.4% over the last decade. 
This age group represents the largest increase for all age groups among the population 
groups between 2010 to 2020.  Significantly ahead of the 25-44-year age group at 1.71%.   
 
The middle age or established age group 45-64, experienced the greatest decline over the 
last decade.  This age group typically include working families with school age children. In 
2010 this age group represented 28.53 % of the total population while in 2020 it represents 

Year
Overall 

Population
% Change Male %

% 
Change

Female % % Change
Elderly > 

65
% % Change

2010 (est) 84,407 n/a 38,789 46% n/a 45,618 54% n/a 12,135 14% n/a
2020 (est.) 75,486 -10.57% 34,890 46% -10.05% 40,596 54% -11.01% 14,603 20% 20.34%

Decription 2020 2010 2000
Average household size of  owner-occupied unit 2.20 2.37 2.66
Average household size of renter-occupied unit 2.57 2.72 2.68
Average household size 2.39 2.54 2.66
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about 23% of the total  population. Total population of middle and younger age groups as 
consistently experienced declined over the last thirty years.  

 
Table 5 - Age Distribution 

2010 2020

Number Number

0-14 17,211 21.29% 16,202 21.46%

15-24 11,022 13.63% 9,578 12.69%

25-44 17,504 21.65% 17,635 23.36%

45- 64 23,067 28.53% 17,464 23.14%

65 - over 12,036 14.89% 14,603 19.35%

Median Age

Total 80,840 100.00% 75,482 100.00%

% %Age

37.537.6

 
Source: U.S. Census Bureau ACS 5-Year Estimates  
           

1.4  Income 
 
Median Family Income (MFI) in Gary increased between 2010 and 2020 by 11.1%.  For 
households, the median income rose slightly higher to about 12.5% during the decade. The 
largest increase in income is reported to be among married couple families at about 19%. 
Non-family group, also saw similar increase, but the income level is considerably low.   
 
Table 6 – Income 

Household Type 2020 2010 % Change 

Households $ 31,315 $ 27,846 12.5% 
Families $ 36,885 $ 33,198 11.1% 
Married-couple families $ 61,519 $ 51,617 19.2% 
Nonfamily households $ 22,601 $ 18,971 19.1% 

Source: U.S. Census Bureau ACS 5-Year Estimates 
 

Comparison of income growth between the City of Gary and Lake County as whole, show a 
significant disparity for income growth. During the last decade, Lake County experienced an 
increase in MFI  of more than 21.6%. The Household income in the County increased by 18.1% 
for the decade. Both of these show a larger growth in income in the County compared to the 
City of Gary.  

 
Table 7 – Income Comparison  

Family Household Family Household Family Household

Gary $36,885 $31,315 $31,198 $27,846 18.2% 12.5%

Lake County $71,632 $57,530 $58,931 $48,723 21.6% 18.1%

Area
2020 2010 % Change

Source: U.S. Census Bureau,  ACS 5-Year Estimates 
 

Setting the income growth aside, the disparities in the total income is even more apparent 
between the City and County. The Median Family Income (MFI) for the County is reported as 
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being $71,632 in 2020. In comparison to Gary's MFI of $36,885.  For households, the median 
income is $57,530 a difference of about $26,215. For families this gap is even higher at 
$34,747, indicating families in Gary earn almost one half of the families in Lake County.  
 
It should be noted that the although income is low in the City of Gary, home prices  remain 
relatively low in comparison with the rest of the County. The median value of a home is 
reported to be about $68,000 in Gary, while the same is about $165,000 in the County. It 
should be further noted that homes in Gary are typically have a much higher maintenance 
cost due to their age.    
 
1. 5  Areas of Low and Very Low Income 

 
The Department of Housing and Urban Development (HUD) issues income distribution data 
for families on an annual basis. This data is typically used to establish eligibility for HUD 
funding eligibility. These income categories are described as: Extremely low income (0 to 30% 
Median Family Income), Very low income (31% to 50% Median Family Income), Low income 
(51% to 80% Median Family Income) and  Moderate income (80% to 95% MF Median Family 
Income.) 
 
Table 8 – Low/Moderate Income Population  

Low Mod Pop Total 
Population

Percent 
Low/Mod

Low Mod Pop Total 
Population

Percent 
Low/Mod

2020 54,560 77,680 70.24% 211,710 485,750 43.58%

2010 53,760 82,955 64.81% 193,465 488,010 39.64%

Gary Lake County
Year

Source: US Department of Housing and Urban Development 
 

Families with incomes that fall in the extremely low category of 0-30% of the Area Median 
Income (AMI) and those within 31% to 50% category are extremely vulnerable to any 
fluctuation in the market that may affect household budget.  Minimal increases in utility or 
transportation costs may cause severe hardship.  
 

Table 9- Income Distribution by Tenure 
Owner Renter Total

2,900 6,925 9,825
2,555 3,060 5,615
3,660 2,495 6,155
1,375 1,065 2,440
5,895 1,605 7,500

16,385 15,150 31,535

Income Distribution Overview

Total

Household Income <= 30% HAMFI
Household Income >30% to <=50% HAMFI
Household Income >50% to <=80% HAMFI
Household Income >80% to <=100% HAMFI
Household Income >100% HAMFI

Source: HUD Housing Affordability Strategy (CHAS) Data, 2020 

 
The City’s overall percentage of the low- and moderate-income population has increased by 
about 6% over the course of the last decade from 64% to 70%. Today more than two third of 
the population in the City consist of low- and moderate-income families and individuals. The 
percent of concentration is about 27% higher than the County as whole. The increase in the 
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low- and mod-income population is consistent with the earlier report indicating the income 
disparity that exists in the City.     
 
According to the Comprehensive Housing Affordability Strategy (CHAS) Data reported by 
HUD,  Gary has 9,825 family households that are extremely low and very low income. The City 
of Gary has more extremely low, very low families than any other income groups with 15,440 
of its population falling in these categories (48%). The needs of this group households for 
housing often places significant strain on limited City resources.  Moderate income families 
represent about 20% of the City's households. Low- and moderate-income households in 
general comprise nearly 70% of all households in Gary.  
 
Table 10 – Low- and Moderate-Income Concentration by Census Tract 

Source: US Department of Housing and Urban Development 

 

Census Tract Low/ Mod 
Population

Total 
Population

% LM

101 1,510 4,510 33.48%

102.03 2,205 2,710 81.37%
102.05 835 1,120 74.55%
102.06 1,660 2,675 62.06%
102.07 2,310 2,875 80.35%
103.02 2,130 3,320 64.16%
103.04 2,420 3,205 75.51%

104 1,710 2,825 60.53%
105 930 1,075 86.51%
106 1,205 1,535 78.50%
109 680 865 78.61%
110 1,195 1,775 67.32%
111 2,870 4,480 64.06%
112 3,145 4,365 72.05%
113 1,405 1,735 80.98%
114 1,275 1,565 81.47%
115 2,365 2,870 82.40%
116 1,615 2,060 78.40%
117 690 840 82.14%
118 1,075 1,620 66.36%
119 1,235 1,415 87.28%
120 690 850 81.18%
121 705 835 84.43%
122 1,415 1,590 88.99%
123 2,180 2,795 78.00%
124 3,160 4,560 69.30%
125 2,310 4,735 48.79%
126 2,025 2,565 78.95%
127 2,610 3,435 75.98%
128 1,660 2,330 71.24%
411 1,730 2,395 72.23%
412 1,615 2,140 75.47%

Total 54,565 77,670 70.25%
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The distribution of low- and moderate-income families can be generally described as uniform, 
throughout the City as with the exception of two census tracts, 101 and 125, all other tracts 
have a concentration of low-and moderate-income households. The Miller Neighborhood,  
Census Tract 101, has the lowest percentage of low- and moderate-income families at 33.4%.  
Tract 101 also has the highest median family income at $94,644. West Glen Park is the other 
community with less than 50% low-and moderate-income families (CT 125).  The median 
family income in Tract 125 is  reported at $62,816. The highest income disparity is observed in 
census tract, 122, where almost 89% of the total population is low income. This tract has a 
median family income of $14,644. 
 
1. 6  Poverty 

 
The total population living in poverty in Gary in 2020 is reported by Census as being about 
was 33.1% or 24,737 individuals. The majority African American population constitutes the 
largest group living at or below poverty at 82.27%.  According to the 2020 Census African 
Americans comprise 80.2% of Gary's population.  The poverty rates for African American is 
reported to be about 33.2% while poverty rates for Whites and Hispanics is reported to be 
lower at 30.5% and 35.2% respectively. Whites and Hispanics account for over 18% of the 
population of the City.  
 
Table 11- Poverty Rate by Family  

2020 2010

28% 27.6%
9.9% 14.3%

44.8% 45.4%
42.5% 39.3%
8.9% 13.3%

30.0% 38.30%

11.8%
33.1%

 $14,002 

Owner occupied
Renter Occupied
Mean income deficit for families

All families
Married-couple families 
Families with Children under 18 years
Female Head of Households
65 and over Households
City of Gary

Category

 
Source: U.S. Census Bureau, 2019 ACS, 1-Year Estimates 

 
The poverty rate among all races appear to indicated that minorities in the City are not 
disproportionally impacted by poverty. Among different population groups however, it 
appears that families with children have the highest poverty rate at about 44%. The lowest 
poverty rate is observed among the elderly with a rate of about 9% living below poverty. As a 
whole among different age groups, the families with children less than 18 years old, exhibit 
the highest level of poverty in the City.  
 
The poverty rate among all races appear to indicated that minorities in the City are not 
disproportionally impacted by poverty. Among different population groups however, it 
appears that families with children have the highest poverty rate at about 44%. The lowest 
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poverty rate is observed among the elderly with a rate of about 9% living below poverty. As a 
whole among different age groups, the families with children less than 18 years old, exhibit 
the highest level of poverty in the City.  

 
Table 12 – Poverty Rate for Families By Age Group  2020 

Age Population # %
< 18 18,843 10,317 54.8%

18-64 41,424 12,516 30.2%

65> 14,356 1,904 13.3%

Total Population 74,623

Families At or Below Poverty

 
 Source: U.S. Census Bureau, 2020 ACS, 5-Year Estimates ( Mo. poverty) 
 

1.7 Employment 
 

The economy over the past three years, both locally and nationally, has experienced a 
downturn that began in 2019 due primarily to COVID.  COVID notwithstanding, within the 
past twenty years,  the City's unemployment rate has fluctuated from a low of 7.8% a high of 
16.2%. Many industrial and manufacturing-based communities like Gary have continued to 
experience above  average job loss. In Gary the labor  pool has declined by more than 30% 
over the last twenty years with substantial impact on employment in the City of Gary.   
 
Table 13 - Employment Change 

Year Labor Force Employed Unemployed Rate

2000 39,646 36,546 3,100 7.8
2010 28,031 24,158 3,873 13.8
2020 27,004 22,620 4,384 16.2

% Change from 2000 to 2020 -31.9% -38.1% 41.4% 8.4  
Source: Department of Workforce Development 

 
The service jobs that have replaced the manufacturing job base typically offer much lower 
pay.  To earn higher wages, residents have relocated to other metropolitan areas in Illinois, 
downstate Indiana, or other States outside the area.  Some of the residents have remained in 
the area due to close proximity to downtown Chicago and accessibility of the South Shore 
Commuter line. The following table 13, compares changes in available jobs in the City of Gary.  
 
The rate of unemployment in Gary has consistently been higher than other communities in 
the region.  A comparison of unemployment rates in between Gary and the Lake County 
shows a much higher rate in Gary at 6.4%. 
 
For nearly the last four decades, the City of Gary and Northwest Indiana have seen declines in  
the manufacturing and industrial jobs base.   These occupations once provided high wages in 
the community.  The majority of these jobs have moved off shore, and manufacturing and 
industrial jobs have been replaced by service-related jobs.  
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Table 14 – Unemployment 

Gary 6.4% 14.2 -99.55%
Lake County 3.9% 7.1 -99.45%
U.S. 3.3% 5.7 -99.42%

% Change April 
2021-2022Area

Rate Percent - 
April 2022

Rate Percent - 
April 2021

 
Source: Indiana Department of Workforce Development 
 

Every job category has been impacted by the shift in the employment capacity of the City. 
While professional and management opportunities have increased for the last decade, most 
of these jobs require advance degrees and training. The other category of job growth has 
been in the area of transportation and logistics. The labor pool in this area has increased 
slightly by about 2%. Recent report for transportation facilities in the region indicate that 
substantial growth potential existing in the areas of transportation, logistics and distribution. 
Construction activities also continue to expand and provide job for the resident. Job losses in 
the City are primarily center around employment opportunities in manufacturing, whole sale 
trades and services.  
 
Table 15 – Gary Occupational Skills 

Occupation 2020 2010 % Change

Agriculture, forestry, fishing and hunting, and mining 33 40 -17.5%
Construction 924 789 17.1%
Manufacturing 3,200 3,683 -13.1%
Wholesale trade 329 451 -27.1%
Retail trade 3,004 2,723 10.3%
Transportation and warehousing, and utilities 1,863 1,823 2.2%
Information 234 401 -41.6%Finance and insurance, and real estate and rental and 
leasing 886 1,358 -34.8%Professional, scientific, and management, and 
administrative and waste management services 2,790 2,434 14.6%Educational services, and health care and social 
assistance 6,822 7,184 -5.0%Arts, entertainment, and recreation, and 
accommodation and food services 3,082 3,453 -10.7%
Other services, except public administration 1,040 1,541 -32.5%
Public administration 1,114 1,531 -27.2%
Civilian employed population 16 years and over 25,321 27,411 -7.6%  

Source: Department of Workforce Development 

 
1.8 Crime 
 
Table 16 provides most recent data available for the City of Gary. As indicated, the incidents of 
crime have generally gone done substantially in the rent yeas. Nonetheless Gary remains to 
be a City with high per capita crime incidents.  A comparison of the data show Gary had lower 
overall incidents of crime than Hammond and East Chicago per population.   The City 
experienced fewer assaults and larceny-thefts than Hammond. With the exception of the 
murder, City of Gary has less incidence in most categories than adjoining communities.   
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 Table 16 – Incidence of Crime 
Offense Gary % Hammond % East Chicago %

Murder 57 1.8% 9 0.3% 7 0.5%
Rape 21 0.7% 27 0.9% 8 0.6%
Robbery 175 5.7% 110 3.5% 78 6.0%
Assault 161 5.2% 169 5.4% 108 8.3%
Burglary 567 18.3% 334 10.7% 80 6.2%
Theft 1,599 51.7% 2,194 70.3% 859 66.2%
Auto Theft 490 15.9% 264 8.5% 155 12.0%
Arson 21 0.7% 13 0.4% 2 0.2%
Total 3,091 4.0% 3,120 4.0% 1,297 4.7%
Population 77,909 78,384 27,817  

Source: City-Data.com, 2019 
  

1.9 Education 
 

The stability of a community is often tied to the strength of the educational system. 
Neighborhoods with low performing schools have lost population as many families have 
moved to communities with better performing schools. The quality of education has 
influenced outmigration and increased the concentration of poverty.  
 
Five years ago, in an effort to address Gary School District’s substantial financial difficulties, 
the State of Indiana began an aggressive process to transform the Gary School District by 
taking over the control of the District and appointing a manager to administer the operation 
of the school system and resolve its financial debts. This process still continues and most 
recently the private manager contract was extended to bring the school district into financial 
stability. 
 
Over the past two decades, the Gary public school system has had a declining enrollment. In 
2021 the District’s enrollment was 4,770. The District had an enrollment of 6,480 in 2016 and 
15,119 in 2006. The loss of enrollment is primarily due to loss of population. But even many of 
the families with children who live in Gary, shun the school district. It is reported that more 
than half the Gary public school students go to charter schools, which are independently 
managed, or go to other nearby districts. The Gary School District as a whole is considered to 
be economically disadvantaged.  

Table 17 – Enrollment 2012-2021

2021 2020 2019 2018 2017 2016 2015 2014 2013 2012

4,770 4,850 5,010 5,228 5,823 6,480 7,566 8,594 8,922 9,164  
Source: Indiana Department of Education 2020 

 
The loss of student population combined with financial difficulties, and lack of stable 
management of the school district, appears to have exacerbated performance of the school 
and the district as a whole. This instability, appears to have negatively impacted the 
graduating rates of the schools.  
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Table 18 - Graduation Rates 2012-2020 

2020 2019 2018 2016 2015 2014 2013 2012

63.3 58.5 89.1 85.9 82.1 85.5 68.9 60.3  
Source: Indiana Department of Education 2020 
 

The City of Gary's school population that is eligible for free or reduced-price lunch was about  
86% in 2022.  All schools typically show a high level of participation by student. Among 
schools the highest number of students receiving free/reduced lunch is Williams School. As a 
general rule, the Free/Reduced Lunch rate is much higher than other school district by more 
than twice in Gary. This level of participation in the free or reduced lunch program is a typical 
indicator of poverty.  
        
B. HOUSING MARKET PROFILE 
 
1. Housing Supply 
 
The 2020 Census data shows an overall reduction in both owner and renter occupied housing 
units.  According to these data, occupied housing inventory in the City of Gary in 2010 was 
about  31,380 units. The Census also reports about 10,070 vacant housing units in the City. In 
2020, the total number of housing units have slightly declined, from 2010. However, the 
number of rental units have sharply increased while owner-occupied homes have declined. 
This indicates that a large number of homes may have become rental units. 
 
Table 19 – Housing Tenure 

Description 2020 2010

Occupied housing units 31,207 31,380
Owner-occupied 15,693 16,529
Renter-occupied 15,514 14,851
Vacant 10,917 10,070  

Source: U.S. Census Bureau, ACS 5-Year Estimates 

 
Rental housing gained about 663 units during the last decade while the owner-occupied 
property was reduced  by 836 units.  Vacant housing now accounts for 26% of the City's total 
housing inventory.  Development of additional housing in the City has been very limited 
consisting primarily of multifamily and a few affordable single-family homes. The Gary 
Housing Authority’s Broadway Lofts is expected to be completed this year. That development 
will create 38 new housing units in a mixed-use development. Other revitalization efforts 
through Broadway Community Development Corporations (CDC's) and Habitat for Humanity  
are also underway and are expected to generate about 5-7 units in the upcoming years in the 
Midtown area.   
 
The population out migration and loss of jobs further has impacted the overall household size 
in the City. Today the City has smaller families and smaller number of households. The 
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average household size has declined by about 0.15 person for the last decade.  
 
Table 20- Households 

 

Description 2020 2010

Average household size of owner-occupied unit 2.22 2.37
Average household size of renter-occupied unit 2.57 2.72
Average household size 2.39 2.54  

Source: U.S. Census Bureau,  ACS 5-Year Estimates 
 

Table 21 shows that Gary's estimated population by tenure in 2020. Owner-occupied 
population experienced a decline of about 9,486 persons (21%) while renters experienced a 
gain of 1,247 person. The increase in foreclosures and aging of homeowners may be 
contributing to the loss in the owner-occupied households and conversion of single-family 
homes to rental units. 

 
Table 21– Population by Tenure 

 

2020 2010
Owner occupied 34,796 44,282 -9,486 -21.4%
Renter occupied 39,913 38,666 1,247 3.2%
Total Population 74,709 82,948 -8,239 -9.9%

% ChangeTenure
Persons in Unit

Change

 
Source: U.S. Census Bureau,  ACS 5-Year Estimates 
                                            

Home values in Gary continue to be depressed locally. This is primarily due to age and 
condition of neighborhoods and to some degree issues related to the educational system in 
Gary.  With the exception of couple of neighborhoods, housing values in Gary are also 
impacted by the pervasive dual market conditions, that exists in Northwest Indiana and  
inherently diminish the value of most home in comparison with similar homes in suburban 
communities.  
 
Table 22 - Owner Occupied Housing Values 

Source: U.S. Census Bureau, 2020 ACS 5-Year Estimates 

Value Number Percent

< $50,000 5,211 33.2%
$50,000 to $99,999 6,436 41.0%
$100,000 to $149,999 1,789 11.4%
$150,000 to $199,999 1,205 1.8%
$200,000 to $299,999 508 3.2%
$300,000 to $499,999 329 2.1%
$500,000 to $999,999 191 1.2%
$1,000,000 > 24 0.2%
Total 15,693 (X)
Median (dollars) 68,400
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The suppressed home values have created several concerns and difficulties for homeowners, 
investors and developers. From one stand point, the low home values make the units more 
affordable. On the other hand, most homes require substantially higher level of maintenance, 
thus making them more expensive. From the investment point of view, the return on 
investment is often not as great, or even may not be there. This in affect impacts financing of 
homes in most neighborhoods.  
                  

Recent trends in the housing market, that is shortage of available units and increase in the 
cost of homes, have not impacted Gary as the rest of the region as the housing market in the 
Gary has been marginalized for a number of years.  Trends in the market which began to 
impact housing values in 2020 did not have the same impact in Gary.    Rising home values in 
the City of Gary occurred primarily in the Miller and to some extent in Small Farms 
communities.  Other areas in the City remain very much affordable with low home values.     
 
Table 23 details the occupied housing inventory by year built. The majority of the housing 
built in Gary predates 1980.  Housing conditions for homes built  over thirty years ago without 
maintenance and upkeep are considered substandard.   
 
Table 23 - Tenure By Year Built - 2020 

Year Built

2014 > 9 20.0% 36 80.0% 45 0.1%
2010 to 2013 34 26.0% 97 74.0% 131 0.4%
2000 to 2009 320 32.3% 671 67.7% 991 3.2%
1980 to 1999 650 24.0% 2,059 76.0% 2,709 8.7%
1960 to 1979 4,591 47.1% 5,162 52.9% 9,753 31.3%
1940 to 1959 6,779 59.6% 4,586 40.4% 11,365 36.4%
 < 1939 3,310 53.3% 2,903 46.7% 6,213 19.9%
Totals 31,20715,51415,693

TotalOwner Occupied Renter Occupied

Source: U.S. Census Bureau, 2020 ACS 5-Year Estimates 
           

A conversation with the Gary Building Department indicates that very few new housing units 
have been constructed in recent years. The estimated number of new units is reported by the 
Building Department to be less than 30-40 for the last decade. Census information indicates 
that about 45 housing units have been constructed since 2014 in the City of Gary. In contrast, 
this number could add up to several thousand in suburban areas of Gary.    
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Table 24 – Housing Age/Year Built 

Source: U.S. Census Bureau, 2020 ACS 5-Year Estimates 

 
With respect to foreclosure, available information from the County Sherriff sales data 
indicates that the number of foreclosures in the City has drastically declined in recent years. 
Although to a large degree this may be due to COVID, as many financial institutions limited 
their foreclosure activities, it may also be due to strength of the market due to the  shortage 
of available homes.  
 
Table 25 – Sherriff Tax Sale of Residential Properties 

Source: Lake County Sherriff Department., 2021 
 
2. Rent 
 
A comparison of median gross rents for the area reports Gary's rate is the second lowest in the 
metropolitan area.   The City of East Chicago has the lowest rents in the area.  According to 
the 2020 Census report,  Gary’s median gross rent for a two-bedroom home is $792.  Across 
the state line in Illinois, the average cost of a two-bedroom apartment is reported to be above 
$1,100.  The difference in comparable rents in Indiana versus Illinois is more than $300.  Lower 
cost of rent in Indiana is one factor that appears to be attracting many residents into the 
region. Affordable rents are contributing to the concentration of lower income households. 
Proximity to the Illinois state line and other economic factors has also made the City more 
attractive.   
 

 

Year Number %

2014 or later 45 0.1%
2010 - 2013 180 0.4%
2000 - 2009 1,204 2.9%
1990 - 1999 1,246 3.0%
1980 - 1989 1,939 4.6%
1970 - 1979 5,195 12.3%
1960 - 1969 6,809 16.2%
1950 - 1959 9,713 23.1%
1940 - 1949 6,273 14.9%
1939 or earlier 9,520 22.6%
Total housing units 42,124 100.0%

Month No. 

July 4
August 12
September (anticipated) 6
Average/month 7
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 Table 26 - Comparable Rent  

2020 2010
Gary 792 667
Hammond 883 736
East Chicago $658 $655
Lake County $885 $748
Chicago $1,154 $885
Lansing $1,036 $846
Cook County $1,160 $900

Area
Median Gross Rent/Month 

 
Source: U.S. Census Bureau, 2020 ACS 5-Year Estimates 

 
In some cases, Illinois residents seeking lower rental rates  in the City of Gary contribute to the    
establishment of a permanent transient population.  This transient population may place  
additional demand on limited resources used to meet social needs of long-term residents. 
 
Table 27 - Cost  Burden  

Source: U.S. Census Bureau, 2020 ACS 5-Year Estimates 
* Owners represents only those with a mortgage 
 

Despite the low rents and price of a typical home, a significant amount of the family budget is 
used for rent or mortgage. Over  55% of all renters pay more than 30% of their income for 
rent.   The high percentage of resources allocated towards rent impacts a household’s ability 
to transition from renter to homeowner.  For owners, a smaller percentage of family are cost 
burdened by their mortgage, but these homeowners probably face considerable amount of 
maintenance that is reported. 
                                          

3. Homeownership 
 
Stability in a neighborhood is rooted in homeownership. Outmigration has impacted both 
owner and renter occupied units.  According to the 2020 Census, renters accounted for 49.7%  
of the total households. In contrast, homeowners represent about 50.3% of total households. 
Homeownership declined between 2010 and 2020, from 55.6% to 50.3% a loss of about 2,247 
units. As a whole, the City lost more about 1,049 housing units. Most of the units are most 
likely abandoned or demolished due to their structural conditions.   

Number % Number %
Less than 20.0 percent 3,130 23.5% 2,855 43.40%
20.0 to 24.9 percent 1,322 9.9% 727 11.10%
25.0 to 29.9 percent 1,446 10.8% 608 9.30%
30.0 to 34.9 percent 1,050 7.9% 192 2.90%
35.0 percent or more 6,390 47.9% 2,190 33.30%
Not computed 2,176 (X) 6 (X)
Total 13,338 100% 13,339 100%

Renters Owners*
Description
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Table 28 - Homeownership 

Owner Occupied 15,693 37.3% 17,940 42.4% -2,247 -12.5%
Renter Occupied 15,514 36.8% 14,316 33.8% 1,198 8.4%
Vacant 10,917 25.9% 10,070 23.8% 847 8.4%
Total 42,124 100.0% 42,326 100.0% -202 -0.5%

2010 % Change %Tenure 2020 %

 
Source: U.S. Census Bureau,  ACS 5-Year Estimates 
 
During the same period, when renter and owner-occupied housing was declining, the 
number of vacant structures continued to increase.  The number of foreclosures, increasing 
unemployment, and population outmigration are contributing factors to the significant 
number of vacant structures. 
    
4. Home Mortgage 
 
A large number of homeowners in Gary own their home without a mortgage. Only about 41% 
of homeowners have a mortgage.   
 
Table 29 - Mortgage Status 

Description Number %

Housing units with a mortgage 6,578 41.9%
Housing units without a mortgage 9,115 58.1%
Owner-occupied units 15,693 100.0%  

Source: U.S. Census Bureau, 2020 ACS 5-Year Estimates 

 
A review of the Home Mortgage Disclosure Action (HMDA) data for 2021 indicates that a total 
of 391 loans were originated to purchase a home in Gary. The average home loan was about 
$122,689. The home loans amounts were generally higher for those with FHA financing rather 
than conventional. 
 
Table  30- Disposition of Type of Loans and Amounts 

Action Taken No. Average Loan

Home Purchase Loans Originated 391 122,698$                                
Home Refinancing 324 125,833$                                
Home Improvement Loan 47 42,234$                                  

Average amount of FHA loan $130,540
Average Amount of Conventional Loan $118,373
Average Amount of Refinancing $125,833
Percent of FHA loan purchase 36%  

Source: FFIEC, Home Mortgage Disclosure Act 
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The mortgage loans originated by FHA, about 36% of the total loans, were generally slightly 
higher than conventional loans. This is most likely is due to flexibility and lower 
downpayment requirements for FHA loans. While the number of home refinancing is 
relatively high, the number of home improvement loans are very limited in the City. Most 
homes in Gary do require and could benefit from improvements. Availability of home 
improvement loan is important to the sustainability of most neighborhoods and should be a 
priority for the City of Gary.  
 
The amount of loan issued, reflects that value of most homes in the City. A review of Zillow 
Home Value Index, indicates that the price of a typical home listed in Gary is about 79,924. 
This is less than what was reported earlier, but it is also indicative of the suppressed values of 
most homes. 
    
Table 31- Typical Home Value 

Area
% Change 
2022-2021

5/31/2022 5/31/2021
% Change 
2015-2020

5/31/2020 5/31/2015

Gary 41.9% 79,924$    56,323$    34.7% 48,029$    35,658$    
Valparaiso 15.9% 326,779$  281,930$  22.8% 247,413$  201,488$  
Hammond 18.3% 164,862$  139,378$  51.6% 119,154$  78,592$    
Crown Point 16.7% 330,580$  283,281$  26.1% 257,533$  204,234$  
Anderson 23.3% 109,531$  88,824$    47.5% 73,667$    49,955$    
La Porte 19.2% 233,850$  196,198$  22.2% 171,860$  140,682$  
Merrillville 19.6% 231,216$  193,359$  36.5% 173,691$  127,292$  
East Chicago 36.6% 126,804$  92,803$    42.5% 80,124$    56,208$    

Single-Family Homes - Times Series

Source: ZHVI, Zillow Home Value Index (www.zillow.com/research/data) 

 
5. Housing Needs  
 
Housing needs in each community are influenced by economic conditions. As each  
community is unique, the impact of economic conditions will vary for each circumstance.  To 
measure the impact of these conditions, HUD gathers and analyses data to develop the 
Comprehensive Housing Affordability Strategy (CHAS).  Information in the CHAS categorizes 
income levels into groups that are used to determine housing affordability.  Data used in this 
report is now a component of the Consolidated Plan.    

 
According to the CHAS data identified in Table 32, the total number of households in the City 
of Gary is 33,750. Among the renters, the extremely low-income families show, the highest 
needs in all categories. Similar conditions exist for this income group in the homeowner 
households. The very low-income group (30-50% AMI) also show needs in all categories for 
renters in the City. Both homeowners and renters show cost burden in all income group. This 
indicate of affordability issue for all income group for both rental and ownership market.  
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Table 32 - Housing Needs 

0-30% >30-50% >50-80% >80-100% 0-30% >30-50% >50-80% >80-100%
AMI AMI AMI AMI AMI AMI AMI AMI

Substandard Housing Lacking complete 
plumbing or kitchen facilities 120 10 155 95 145

Severely Overcrowded With >1.51 people per 
room (and complete kitchen and plumbing) 10 15 35 4 28

Overcrowded - With 1.01-1.5 people per room 
(and none of the above problems)

400 110 615 55 140

Housing cost burden greater than 50% of 
income (and none of the above problems) 

3,630 710 4,344 1,375 22,058

Housing cost burden greater than 30% of 
income (and none of the above problems) 

840 1,159 710 105 2,850 445 675 765 70 1,955

Zero/negative Income (and none of the above 
problem

1,170 0 1,170 255 255

Total 6,170 9,169 2,229 24,581

NUMBER OF HOUSEHOLDS 

Housing Problems (Households with one 
of the listed needs)

Renter Owner

Total Total

 
Source: HUD Housing Affordability Strategy (CHAS) Data, 2020 
 

6. Vacancy Rates 
 
According to the Census report data in Table 19, the City of Gary had a housing inventory of 
42,124 units in 2020.   The same report shows an increase in the number of vacant units from 
10,070 in 2010 to 10,917 by 2020. It appears most of the loss was observed as the total 
number of owner-occupied homes declined by about 2,247 units. The vacant units in the City 
constitute about 25% of total housing units in the City.     
 

C. PUBLIC AND ASSISTED HOUSING PROFILE 
       

The Gary Housing Authority (GHA) manages ten developments with a total of 647 units.  The 
Authority has reduced its inventory in recent years due to a transformation plan approved by 
HUD about five years ago. As this transformation continues, additional units are expected to 
be demolished and replaced with mix unit developments as well new development in other 
sites planned to be acquired by GHA.  

 
Tables 33 and 34 identifies public housing developments and units for different population 
groups. Designated elderly housing is provided by two facilities and account for 267 units.   
Families have the greatest access to assisted housing units in the City with nearly 379 of the 
allocation. 
 
The Gary Housing Authority (GHA) participates in the tenant-based rental assistance program.  
The Housing Choice Voucher Program (HCVP) provides rental assistance to low-income 
individuals and families.  A significant number of GHA's subsidized housing allocation is in the 
form of the HCVP.  As the transformation continues, GHA is issuing voucher as a replacement 
for the units that are taken out of inventory. As such, the Authority today manages 1,833 
housing vouchers.  The elderly population currently has access to over 9.3% of available 
housing units. Turnover rate is generally low and available vouchers for the program maintain 
a waiting list.  An open solicitation process is used to fill openings in the program based on a 
number of criteria outlined in the Authority's procedures.   
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Table 33 - Public Housing Facilities 2022 

   

Facility Elderly Family ADA Unit Total Units

Genesis Towers 139 0 0 139
Carolyn Mosby Hi-Rise 0 0 0 0
Al Thomas Hi-Rise 0 24 0 24
Glen Park Hi-Rise 128 0 0 128
Concord Village 143 0 143
Delaney East Community 0 0 0
Hope VI Home Ownership 1 0 1
Dorie Miller 118 0 118
Duneland Village 49 0 49
Horace Mann Hope VI 45 0 45
Total 267 379 16 647         

 Source: Gary Housing Authority, 2022 
 

Table 34 - Subsidized Housing Units  

Population # Units %

Elderly 221 9.34%
Family 305 12.90%
Disabled 205 8.67%
Housing Choice Voucher 1,822 70.07%
Total 2,364  

Source: Gary Housing Authority, 2022 
 

Accessible units that meet ADA accessibility requirements account for less than 1% of 
subsidized units in the jurisdiction.  The Housing Authority will consider converting units as 
they become available for rehabilitation as a means to increase its accessible unit inventory.       
 
An increase in new facilities to accommodate the disabled is sorely needed.  Available elderly 
and disabled housing do not meet today’s quality standards. The Authority has a large 
number of older housing units, and major improvements and rehabilitation is underway to 
upgrade these units. This will include improvements to meet handicap accessibility 
requirements and code.   
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7. Accessible Housing  
 
Section 504 of the Rehabilitation Act of 1973 requires that all recipients of federal funds 
provide for persons with disabilities to have access to housing that accommodates their 
physical limitations.  Any significant construction modifications or alterations of dwelling 
units must adapt a percentage of those units for people with disabilities. 
 
Disabled population is identified by a number of characteristics by the 2020 U.S. Census.  
Information collected about people with a variety of disabilities includes: 
 

▪ Sensory disabilities involving sight or hearing; 
▪ Conditions that limit basic physical activities; 
▪ Disabilities that cause difficulty in learning, remembering, or concentrating; 
▪ Conditions that cause difficulty in dressing, bathing, or getting around inside 

the home; 
▪ Disabilities that make it difficult to go outside the home; and 
▪ Disabilities that inhibited a person=s ability to work. 

 
Table 35 - Population With Disability  

Disability Eldery < 5 to 65 Total 

With a hearing difficulty 1,452          879             2,331          
With a vision difficulty 946             1,458          2,404          
With a cognitive difficulty 1,566          3,802          5,368          
With an ambulatory difficulty 3,728          3,782          7,510          
With a self-care difficulty 1,371          1,474          2,845          
With an independent living difficulty 2,390          2,865          5,255          
Total 11,453      14,260      25,713       

Source: U.S. Census Bureau, 2020 ACS 5-Year Estimates      
 
8.1   Availability of Accessible Housing 

 
The 2020 Census estimates, provides the number of persons with some type of limitations in 
Gary as being about 14,260 persons. According to this report, about 11,453 of the City's 
elderly population have  a disability.   The City's disabled population represents 34% of the 
total  population.    Not all of those with disabilities require living assistance.  About 18% have 
physical disability while, about 11% or 2,845 persons, have a self care difficulty.  
 
Table 36 -  Population With Physical Disability   

Category 5 to 64 % 65 > %

Physical Disability 7,639 10.93% 5,403 7.73%
No Physical Disability 47,868 68.52% 8,953 12.82%
Population  5> 69,863  
 Source: U.S. Census Bureau, 2020 ACS 5-Year Estimates      
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The most recent data available describing the conditions of those with physical disabilities is 
listed in Table 37.   Census 2020 reports  nearly 81% of the population over 5 years of age did 
not have a physical disability.  The City of Gary's population age 5 to 64, with a physical  
disability comprised 18,7% of the population.  Of this total, the elderly population accounted 
for about 7.7%.   
 
Table 37 -  Comparison of Population With Physical Disability   

5 to 64 65 > 5 to 64 65 >
Physical Disability 7,639 5,403 15,568 5,046
No Physical Disability 47,868 8,953 59,127 6,764
Population  5>

20102020

69,863 74,695

Category 

 
 Source: U.S. Census Bureau, 2020 ACS 5-Year Estimates   
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C e r t i f i c a t i o n  P a g e   
 

NPN 

Certification 
 
The City of Gary has completed this Analysis of Impediments to Fair Housing as part of its 
overall dedication to fair housing planning, as affirmed in the 2021 City of Gary Consolidated 
Plan. 
 
Certified by the City of Gary on August 12, 2022 
 
 
Arlene D. Colvin, Esq., Director 
Department of Community Development 
 
 
_________________________________________  Date: ________________ 

 
08-12-2022



VII. Appendix

1. Public Participation

A. Agenda, Meeting Minutes, Public Notice

B. Community Questionnaire Tabulations
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