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Two abandoned houses are located across from the Dillons store on Fifth Avenue.

DIAGNOSING A PROBLEM

Deteriorating stock a wide, creeping situation
BY KEN STEPHENS

The Hutchinson News
kstephens@hutchnews.com

You’ve seen them.
A row of  uninhabited,
boarded-up houses
across from Dillons on

West Fifth Avenue.
Other houses that have gone

untended for years, with missing

roof  shingles, peeling paint or
missing siding, boarded-up win-
dows, a block or less from other
well-maintained homes.

Older homes in the southern
half  of  the city that have been
divided into two, three or more
apartments, all too often in sub-
standard condition, with a wide
variety of  problems – from elec-
trical and plumbing, to nonfunc-

tioning or unvented furnaces
and hot water heaters and struc-
tural problems such as leaky
roofs, collapsing porches, broken
windows and doors.

But what may surprise you is
the extent to which those condi-
tions exist in the city’s housing
stock.

For example, more than 5,000
residential properties were in

worse condition in a 2009 survey
than they were in 2001.

More than 700 homes were in
such bad condition that they
were deemed distressed in 2009.
That’s three times the number of
distressed properties eight years
earlier.

Double-digit vacancy rates are
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uniform across the city’s
southern tier. City-wide, well
over 500 residences have
been vacant for at least two
years, essentially aban-
doned. The average vacancy
lasts 717 days, according to

the U.S. Postal
Service and
the U.S. De-
partment of
Housing and
Urban Devel-
opment, and
in two south-
ern tracts the
average vacan-
cy is ap-

proaching three years.
Since March, The

Hutchinson News has gath-
ered information from a
wide variety of  sources – the
Reno County Assessor, the
Hutchinson Planning and
Police departments, the Cen-
sus Bureau, Postal Service,
HUD and others – to build a
detailed statistical profile of
Hutchinson housing.

We carved up the data ac-
cording to the 12 census
tracts that are entirely or
partly within the city limits,
scored the data for each tract
and produced a neighbor-
hood health rating for each
tract.

The result, displayed on
this Pages 6 and 7, shows
that the southern half  of
Hutchinson is in deep dis-
tress, plagued by an aging
and deteriorating housing
stock, low housing values,
low rates of  investment in
repairs, rehabilitation or
new housing and low rates of
single-family home owner-
ship. Only the crime and va-
cancy rates are high. Much
lower than average family
income also is a consistent
factor, both influencing and
reflecting all the other in-
dices for southern Hutchin-
son.

While the neighborhood
health ratings are of  the
greatest concern to people
who live in the southern
tracts, they should be a con-
cern even to residents of
Hutchinson’s more comfort-

able northern neighbor-
hoods. Low property values
in the southern half  of  the
city mean homeowners else-
where in the city ultimately
bear more of  the cost of  city
services through their prop-
erty taxes. And a time-lapse
picture of  housing condi-
tions created from data com-
piled in the 2001 and 2009
surveys shows that the
blight is gradually creeping
northward, especially into
two census tracts just north
of  the downtown core.

“You have to be blind not
to see the deterioration in
the city,” said lifelong
Hutchinson resident Charles
Buckaloo, who said he has
noticed the slow, steady
creep of  dilapidated housing
to the north.

“It looks like a cancer,”
said Mark Eaton, a vice pres-
ident at Central Bank and
Trust and a member of  the
Housing Task Force. “Espe-
cially from those maps that
you’ve made. It starts in the
south part of  town and it’s
just moving north, slowly
but surely. It’s not going to
stop. But we have to stop it.”

Hutchinson Mayor Ron
Sellers called the condition

of  Hutchinson’s housing
stock “the No. 1 city issue.”

“It’s obvious we have a
huge task here,” he said.

How huge?
The Housing Needs As-

sessment prepared for the
city by Development Strate-
gies of  St. Louis in 2009 in-
cluded a “windshield
survey” of  every residential
property in the city. Two em-
ployees of  Development
Strategies drove up and
down every Hutchinson
street, examining houses for
defects to their roof, paint,
siding, windows, doors,
porches, foundations,
grounds and other elements
visible from the street.

Out of  nearly 15,000 resi-
dential parcels in Hutchin-
son, 5,383 were in worse
shape in 2009 than eight
years earlier; 8,125 were un-
changed; and only 1,380 were
in better shape.

On a scale of  1 for a defect
requiring a minor repair or
maintenance to 2 for major
or immediate repairs need-
ed, more than 700 Hutchin-
son homes (5 percent) were
deemed distressed because
they scored 7 or more points
in 2009. That’s 500 more dis-

tressed properties than in
2001.

John Scott, president of
Interfaith Housing Services,
said his organization has
helped more than 900 low-
and moderate-income house-
holds, the vast majority in
Hutchinson, with repairs, re-
modeling or new construc-
tion over the last 20 years.

“That’s a lot of  houses,”
Scott said. “Some of  them
may be as simple as a paint
job or repairing a porch or
fixing a floor that’s col-
lapsed. At other times, we’ve
gotten into some fairly ma-
jor repairs.”

And there’s been no slow-
down in terms of  requests
for assistance in 20 years, he
said.

“It’s not more than we can
do,” Scott said. “It’s more
than there are resources to
address. We’re just simply
limited by the resources we
have available to us. There’s
an awful lot more we could
be doing. But the resources
are extremely limited.”

Interfaith Housing also
has about 68 rental proper-
ties for low- and moderate-
income families. Because
those rentals tend to be of

much better quality than the
run-down rental houses and
apartments offered by some
landlords, Interfaith’s prop-
erties are in high demand.

“Our vacancy is really just
the length of  time it takes to
clean one up after someone
moves out, because we liter-
ally have people in line for
what we have,” Scott said.

Another nonprofit organi-
zation with its finger on the
pulse of  Hutchinson hous-
ing is New Beginnings,
which by the end of  the year
will have 135 subsidized
housing units, high in quali-
ty and high in demand. New
Beginnings’ newest proper-
ty, the Hutchinson Lofts on
Main Street, opened last
month with more than 280
applicants for its 29 apart-
ments.

The Housing Needs As-
sessment and the report of
the city’s Housing Task
Force earlier this year noted
the acute need for even more
quality, affordable housing,
and issues highlighted in
those reports are the founda-
tion for The News’ own ex-
amination of  housing
issues.

Our findings
The median value of

Hutchinson’s residential
property is $68,595, accord-
ing to an analysis of  data
provided by the Reno County
Appraiser. That means half
the properties are worth
$68,595 or more, and half
worth less. Nearly 25 percent
are valued at $35,000 or less.

The median, of  course,
varies widely among the 12
census tracts.

Across the southern tier,
five tracts have median val-
ues of  $42,000 or less, includ-
ing the low of  $21,600 in
Tract 8, on the city’s south-
west border. Meanwhile,
across the northern tier, the
median value exceeds
$105,000 in five tracts, includ-
ing the high of  $151,030 in
Tract 11 on the northeast
border.

A map of  housing values
closely corresponds with an-
other map showing the aver-
age age of  housing.

City-wide, the median age
is 63 years, according to data
obtained from the County
Appraiser.

Housing construction in
Hutchinson peaked in the
1950s, when 2,639 homes
were built, and has dropped
sharply since then.

Since 2000, only 541 new
housing structures, from
single-family houses to
apartment buildings, have
been built. That’s an average
of  49 a year, the slowest con-
struction rate of  any decade
since 1900. In each of  the last
three decades, the construc-
tion rate has been a little
over a third of  the rate in the
1970s and a fourth to a fifth
of  the rate in the 1950s.

There hasn’t been a new
house built in Tract 5,
bounded by Seventh and
23rd avenues and Monroe
and Plum, since 1981. In
Tract 6, surrounding the
downtown core, only one sin-
gle-family house and one
tax-credit-financed, low-in-
come apartment complex
have been built since the
1978. To the east in Tract 7,
only six new homes have
been built since the ’80s.
Tract 5, north of  downtown,
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is densely developed and
the Hutchinson Lofts,
which opened in June, are
the first new residential de-
velopment since 1981. Only
five new houses have been
built since 1986 in Tract 8, to
the southwest. And Tract
10, east of  Ken Kennedy
freeway, has seen only four
new single-family houses
and one apartment complex
since 1982.

Housing in Tract 6 is the
oldest in the city, with a me-
dian age of  101 years. To the
south and southwest in
Tract 8, the median age is 91
years, and in Tract 7 it’s 90
years.

In 2010, 25 new houses
were constructed, but none
south of  17th Avenue. That
was the fewest new homes
built in a year since 1989,
when only 21 were finished.

Age doesn’t necessarily
mean that housing is in bad
condition. But the fact that
new construction has
slowed dramatically means
that some badly deteriorat-
ed older housing remains in
service because little new
housing is being built to
provide upward mobility
through the strata of
Hutchinson’s housing.

Two other statistics indi-
cate widespread disinvest-
ment if  not abandonment of
the southern tracts – invest-
ment and vacancy rates.

An analysis of  building
permits issued by the city
in 2010 indicated that $878
per residential parcel was
invested in new construc-
tion, remodeling or repairs.

But seven of  the 12 tracts
were well below the aver-
age, and an eighth would
have been but for a single
investment of  $490,000 in
the former Carey Building
on Avenue B that lifted
Tract 6’s average to $1,076
per parcel. Take the Carey
Building out of  the equa-
tion, and Tract 6’s average
investment fell to $392.

Only the four tracts
across the city’s northern
tier were clearly above the

average. Tract 1, on the
north and east border, had
the highest average invest-
ment, $2,796 per parcel. In
northwest Hutchinson’s
Tract 3, where 12 of  the
city’s 25 new houses were
built in 2010, the average
was $1,788 per parcel.

Across the southern tier,
the average ranged from
$184 in Tract 10, south of
17th Avenue between Ken
Kennedy and Halstead, to
$340 in Tract 7, between
Plum and Ken Kennedy.

The 2010 Census provided
data on the vacancy rate,
which was 8.6 percent city-
wide but well into the dou-
ble digits across the
southern half  of  the city.
Lightly populated Tract 14,
in the southeast part of  the
city, had a vacancy rate of
18 percent. Downtown Tract
6 and southwest Tract 8
each were over 16 percent,
and Tract 10 was 13.4 per-
cent.

But even more illuminat-
ing in most of  those tracts
was a quarterly survey by

the Postal Service, which
also reports how long hous-
ing units have been vacant.

In determining a long-
term vacancy rate, we drew
the line at two years. That
rate was less than 1.5 per-
cent all across the northern
tier of  the city in September
2010 but more than double
that all across the southern
tier, including a high of  8.35
percent in Tract 8, where
the average duration of  the
vacancy was 1,052 days.

The number of  long-term
vacant houses was well over
500 city-wide. Tract 7, just
east of  downtown, had the
highest number – 99. Two
other tracts had more than
90 homes vacant for two
years or longer – Tract 8
with 98 and Tract 6 with 90.

City officials agreed that
such long vacancies are an
indication that property has
essentially been abandoned.

The News also looked at
single-family home owner-
ship. Across the city, 72.5
percent of  the single-family
homes were owner-occu-

pied. But across the north-
ern tier the rate was 85 per-
cent or better in every tract,
while across the southern
tier it was less than 60 per-
cent in every tract.

Without doubt, that re-
flected another factor that
influenced every index we
examined – poverty.

Across the southern tier,
median household income
ranged from $23,909 in Tract
8 to $29,680 in Tract 7, based
on sampling by the Census
Bureau’s American Com-
munity Survey between
2005 and 2009.

City-wide, the survey esti-
mated median household
income was $39,111. That in-
cluded a high of  $71,157 in
the northeast Tract 11,
which includes the city’s
richest neighborhoods as
well as some poor neighbor-
hoods. Elsewhere, median
family income was $40,000
or more in all but Tract 4,
northwest of  downtown,
where the median was
$37,107.

“Poverty is a huge factor,”

said John Scott of  Interfaith
Housing.

Scott did his own analysis
a few years ago and found
that more than a third of
Hutchinson’s households
had income of  $25,000 or
less.

“Take a look at the distri-
bution of  employment and
wages being paid and layer
that into it, and it was inter-
esting to see the actual num-
bers of  people living in
poverty,” he said.

Indeed, according to the
U.S. Department of  Housing
and Urban Development, at
least 35 percent of  the
households in Tracts 6, 7, 8
and 10 had income less than
60 percent of  the Reno
County median income of
$51,500, or $31,900. That per-
centage was highest in
Tract 6 (50.7 percent) and
Tract 8 (40.9 percent).

“The housing situation,”
said County Commissioner
Brad Dillon, a member of
the Housing Task Force, “is
typical of  many communi-
ties in Kansas, if  not most.

It reflects a stagnant econo-
my and a number of  jobs
that don’t allow the stan-
dard of  living we used to
have. The result is aging
housing without high
enough incomes to keep it
up.”

The final index we looked
at was the crime rate, which
affects not only the percep-
tion of  a neighborhood but
also the actual quality of
life. The Hutchinson Police
Department provided a
database of  2010 crimes that
are reported to the FBI for
its Uniform Crime Reports.
Those crimes were homi-
cide, rape, aggravated bat-
tery/assault, robbery,
burglary, larceny/theft, mo-
tor vehicle theft and arson.
They did not include other
crimes such as drug offens-
es, domestic violence and
forgery and other financial
crimes.

City-wide, the average
was 94.4 crimes per 1,000
residents. But no matter
what the type of  crime, the
rates were highest in those
tracts between 17th and Av-
enue D and from Halstead
to Hendricks. The highest
crime rate, 266 crimes per
1,000 residents, was in
downtown Tract 6. The next
highest tracts were to the
east – 209.6 in Tract 10 and
155 in Tract 7.

The crime rate in all oth-
er tracts was below the city
average, including a low of
25.4 in Tract 11 on the north
and east side.

Mayor Sellers said that of
all the statistics, the crime
rate, especially in Tract 6,
was the only real surprise.

Indeed, the Housing
Needs Assessment in 2009
and the Housing Task Force
report earlier this year
highlighted some of  the
same findings. Work on
those two reports built the
base of  support for adoption
of  the International Proper-
ty Maintenance Code by the
Hutchinson City Council in
March and has led to recom-
mendations for creating a
city housing department
and pursuit of  a $1.38 mil-
lion grant to kick-start an
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A deteriorated roof is seen on the house at 101 W. Bigger St.
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A neighborhood wellness check
Joel Prince/The Hutchinson News

Thie side entry of an abandoned home on East  Avenue E continues to deteriorate on March 21, 2011.

BY KEN STEPHENS

The Hutchinson News
kstephens@hutchnews.com

The idea for our housing health
map comes from a similar map the
Topeka Housing and Neighborhood
Development Department uses to
help guide that city’s housing pro-
grams.

We gathered a wide variety of  data
– the value of  the property, its age,
whether it was owner occupied or a
rental, physical deficiencies of  the
housing, the value of  renovations, re-
pairs and new construction across
the city, crimes and their locations,
median household income and
whether housing units were occu-
pied or vacant. Nearly all the data is

from 2010.
We took the data and joined it to a

detailed map using GIS mapping soft-
ware identical to that used by urban
planners, then analyzed the data by
census tracts.

For each of  eight types of  data, we
determined a median or average for
the city and for each tract, then
scored the results for each tract. A
score of  1.0 was equal to the city me-
dian or average. A score of  more
than 1.0 was better than the city-wide
score and less than 1.0 was worse. All
eight factors were weighted equally.

The total scores ranged from 4.6 to
22.42. We looked for natural breaks in
the scores and classified anything
greater than 20 as “generally excel-
lent” condition; 10-20 as “generally

good”; less than 10 but greater than 6
as “ailing or exposed”; and less than
6 as “seriously ill.”

The value of  residential property
and the year it was built came from
the Reno County Assessor.

Single-family home ownership
rates were estimated from the asses-
sor’s data by matching the address of
each property to the address of  the
property’s owner.

The condition of  housing came
from the database of  the 2009 Hous-
ing Needs Assessment, provided by
the city Planning Department.

Our investment index came from a
160-page printout of  the value of  all
residential building permits in 2010,
also provided by the Planning De-
partment.

Vacancy rates came from data
compiled for the 2010 U.S. Census.

Median family income in each cen-
sus tract came from 5-year estimates
of  the Census Bureau’s American
Community Survey.

The Hutchinson Police Depart-
ment provided a database of  all the
Type I crimes committed in 2010.
Type I crimes are homicide, rape,
robbery, aggravated battery/assault,
burglary, larceny/theft, motor vehi-
cle theft and arson. Type I does not
include drug offenses, domestic vio-
lence, financial crimes such as for-
gery and other crimes.

We determined the number of
crimes in each census tract, the pop-
ulation of  the tract, and then calcu-
lated a crime rate per 1,000 residents. 

ambitious program to begin
trying to halt the decline in
Hutchinson housing

But Sellers wonders how
much city government can
do about housing.

“I think our housing con-
dition is the No. 1 city is-
sue,” he said. “But with the
dollars available, I don’t see
how we address it effective-
ly. How many houses can
you paint well for $100,000?
And that’s what the budget’s
going to be.”

“If  we had $2 million,” he
added, “we could really do
something. But where do we
get $2 million?”

Some members of  city
staff  and community lead-
ers are pinning their hopes
on the request for a $1.38
million grant they made to
Community Reinvestment
Officers of  32 Kansas and
western Missouri banks
they met at the Federal Re-
serve Bank of  Kansas City
on June 13.

They see turning
Hutchinson’s housing situa-
tion around as essential to
the city’s long-term econom-
ic and population growth.

“We could just go along
like we’re going and people
continue to live in their
houses and they can be in
disrepair and just continue
to get worse and worse,”
said Greg Binns, president
of  First National Bank of
Hutchinson and a member
of  the city’s Housing Com-
mission. “But if  we’re going
to attract any new industry
in town and we’re going to
be able to provide qualify af-
fordable housing for the
new businesses, if  we don’t
work on this and bring this
up to speed, why would they
want to locate here?”

Mark Eaton of  Central
Bank and Trust agreed.

“We ought to be doing bet-
ter housing-wise,” Eaton
said. “It seems like it’s just
been a stepchild. You can let
the market take care of  it if
you want. But sometimes it
needs a goose if  you want to
improve it.” 
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The Hutchinson News/Ken Stephens and Jim Heck

Seriously Ill 
– Less than 6 Points

Ailing or Exposed 
– 6 to 12 Points

Generally Good 
– 13 to 19 Points

Generally Excellent 
– 20 or More Points

The News’ neighborhood health 
rankings are based on the 
following statistics, broken down 
for each census tract:

   Median value of residential 
parcels
   Median age of residential 
structures
   Average property deficiency 
rating
   Average investment in new 
construction, repairs and 
renovation for all residential 
parcels
   Vacancy rate
   Single-family home ownership 
rate
   Median household income
   Type 1 crimes per 1,000 
residents 

The values for each tract were 
determined using sophisticated 
mapping software. The values for 
each tract were scored in relation 
to the city-wide value for each 
factor. A score greater than 1.0 
was better than the city-wide 
score, and a score less than 1.0 
was worse. 

The total score for each tract 
determined the health rating for 
that tract.

Sources for our data included the 
Reno County Appraiser, the 
Hutchinson Planning and Police 
Departments, the 2010 Census and 
the database for the 2001 and 2009 
Housing Needs Assessments prepared 
by Development Strategies of St. Louis.

HOW WE BUILT
THE MAP

Note: Tracts 9 and 13 are outside
Hutchinson city limits and therefore 
do not appear on these maps. 

A GUIDE TO HUTCHINSON HOUSING
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Median house value
Median age of structure
Median household income
Vacancy rate (2010 Census)
Avg. property deficiency rating
Investment per parcel (2010)
Crimes per 1,000 residents
Owner-occupied 
single-family homes
TOTAL SCORE

$107,900
35
$49,034
3.97%
0.355847
$1,050
69.12
 
85.84%

1.57
1.80
1.25
2.17
3.99
1.20
1.32

 
1.18

14.49

Category Raw data Score

TRACT 1

Median house value
Median age of structure
Median household income
Vacancy rate (2010 Census)
Avg. property deficiency rating
Investment per parcel (2010)
Crimes per 1,000 residents
Owner-occupied 
single-family homes
TOTAL SCORE

$105,100
46
$43,080
4.48%
0.21145
$433
58.24

86.46%

1.53
1.37
1.10
1.92
6.71
0.49
1.57

1.19
15.89

Category Raw data Score

TRACT 2

Median house value
Median age of structure
Median household income
Vacancy rate (2010 Census)
Avg. property deficiency rating
Investment per parcel (2010)
Crimes per 1,000 residents
Owner-occupied 
single-family homes
TOTAL SCORE

$123,120
42
$48,739
4.47%
0.183894
$1,788
33.91

87.62%

1.79
1.50
1.25
1.92
7.27
2.04
2.70

1.21
20.12

Category Raw data Score

TRACT 3

Median house value
Median age of structure
Median household income
Vacancy rate (2010 Census)
Avg. property deficiency rating
Investment per parcel (2010)
Crimes per 1,000 residents
Owner-occupied 
single-family homes
TOTAL SCORE

$59,100
61
$37,107
8.23&
1.176986
$517
52.18

66.56%

0.86
1.03
0.95
1.05
1.21
0.59
1.73

0.92
8.34

Category Raw data Score

TRACT 4

Median house value
Median age of structure
Median household income
Vacancy rate (2010 Census)
Avg. property deficiency rating
Investment per parcel (2010)
Crimes per 1,000 residents
Owner-occupied 
single-family homes
TOTAL SCORE

$64,700
88
$40,389
8.91%
1.380263
$572
64.64

70.43%

0.94
0.72
1.03
0.97
1.03
0.65
1.41

0.97
7.72

Category Raw data Score

TRACT 5

Median house value
Median age of structure
Median household income
Vacancy rate (2010 Census)
Avg. property deficiency rating
Investment per parcel (2010)
Crimes per 1,000 residents
Owner-occupied 
single-family homes
TOTAL SCORE

$34,340
101
$26,505
16.83%
3.135318
$1,076
266.29

55.22%

0.50
0.62
0.68
0.51
0.45
1.23
0.34

0.76
5.10

Category Raw data Score

TRACT 6

Median house value
Median age of structure
Median household income
Vacancy rate (2010 Census)
Avg. property deficiency rating
Investment per parcel (2010)
Crimes per 1,000 residents
Owner-occupied 
single-family homes
TOTAL SCORE

$42,685
90
$29,680
10.32%
2.351464
$340
155.15

58.49% 

0.62
0.70
0.76
0.83
0.60
0.39
0.59

0.81
5.30

Category Raw data Score

TRACT 7

Median house value
Median age of structure
Median household income
Vacancy rate (2010 Census)
Avg. property deficiency rating
Investment per parcel (2010)
Crimes per 1,000 residents
Owner-occupied 
single-family homes
TOTAL SCORE

$21,600
91
$23,909
16.545
3.449418
$284
78.62

54.68%

0.31
0.69
0.61
0.52
0.41
0.32
1.16

0.75
4.79

Category Raw data Score

TRACT 8

Median house value
Median age of structure
Median household income
Vacancy rate (2010 Census)
Avg. property deficiency rating
Investment per parcel (2010)
Crimes per 1,000 residents
Owner-occupied 
single-family homes
TOTAL SCORE

$34,465
76
$28,100
13.40%
3.205098
$184
209.68

59.87%

0.50
0.83
0.72
0.64
0.44
0.21
0.44

0.83
4.6

Category Raw data Score

TRACT 10

Median house value
Median age of structure
Median household income
Vacancy rate (2010 Census)
Avg. property deficiency rating
Investment per parcel (2010)
Crimes per 1,000 residents
Owner-occupied 
single-family homes
TOTAL SCORE

$151,030
33
$71,157
3.09%
0.249191
$2,796
25.44

88.57%

2.20
1.91
1.82
2.79
5.70
3.19
3.59

1.22
22.42

Category Raw data Score

TRACT 11

Median house value
Median age of structure
Median household income
Vacancy rate (2010 Census)
Avg. property deficiency rating
Investment per parcel (2010)
Crimes per 1,000 residents
Owner-occupied 
single-family homes
TOTAL SCORE

$105,735
44
$51,157
5.85%
0.675456
$1,998
35.92

87.40%

1.54
1.43
1.31
1.47
2.10
2.28
2.54

1.21
13.88

Category Raw data Score

TRACT 12

Median house value
Median age of structure
Median household income
Vacancy rate (2010 Census)
Avg. property deficiency rating
Investment per parcel (2010)
Crimes per 1,000 residents
Owner-occupied 
single-family homes
TOTAL SCORE

$42,160
81
$44,130
18.02%
3.166667
$600
90.45

77.22%

0.61
0.78
1.13
0.48
0.45
0.03
1.01

1.00
5.49

Category Raw data Score

TRACT 14
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BY KEN STEPHENS

The Hutchinson News
kstephens@hutchnews.com

Five years ago, Lydia Saiz
and her husband, Bevo,
began fixing up a rental
house they owned on

West Sherman Street. The house
next door at 427 was uninhabit-
ed and in disrepair, but Saiz and
her husband forged ahead and
ended up thinking so much of
the home they were remodeling
that they decided to move in
rather than rent it.

Over the years, they’ve spent
about $30,000 for a new roof, new
siding, new windows and doors,
an enlarged porch, new side-
walk and interior remodeling.

The house next door is still va-
cant and in even worse condi-
tion. The front and back porches
are falling down around the
junk piled on them. Wiring is
hanging loose at the side of  the
house. The yard doesn’t get
mowed except when mowers
hired by the city come around.
Saiz had to pay to have a tree at
427 trimmed because its limbs
were hanging dangerously over
her house. Even though the win-
dows at 427 are all boarded up,
somehow pigeons, feral cats, an
occasional skunk and other ani-
mals are still getting inside.

“We keep adding more to our
house, but it’s so disgusting with
the pigeon droppings on our sid-
ing,” Saiz said. “We keep wash-
ing it off. And the pigeons pick
at our roof. We had to put a new
roof  on the house. We added a
bigger porch and a sidewalk, but
pigeon droppings keep falling on
the sidewalk and we can’t park
our car in the driveway because
of  the pigeons. I can’t open the

windows (on the west side) be-
cause of  the terrible smell.

“If  we ever wanted to sell this
house, we wouldn’t be able to, or
we’d have to lower our value be-
cause of  the house next door.”

Saiz and some of  her neigh-
bors who also have been fixing
up their homes have complained
to city officials, and after a long
time when it seemed like noth-
ing would ever happen, the City
Council has scheduled a public

hearing for Sept. 6 on whether to
demolish the house.

The house at 427 is one on a
long list of  dilapidated proper-
ties the city would like to con-
demn and raze, but that can be a
lengthy process and the city has
budgeted money to demolish
only a few structures a year,
even though there are at least 60
on its hit list.

Those houses are sympto-
matic of  the worst of  the prob-

lems with Hutchinson’s hous-
ing. Two city reports, the Hous-
ing Needs Assessment prepared
by a consulting firm in 2009 and
the city’s Housing Task Force re-
port prepared this year, and The
News’ own detailed examination
of  housing conditions all agree
that the southern part of  the
city is becoming increasingly
blighted and that the blight is
slowly creeping farther north
into the city.

The condition of  Hutchin-
son’s housing – aging, deterio-
rating, and with fewer and fewer
new homes being built – has not
come upon the city suddenly.

It has been decades in the
making and the product of  many
complex and related factors,
chief  among them the decline or
loss of  several major employers,
little or no population growth

HUTCH’S HOUSING WOES DIDN’T JUST ‘HAPPEN’

Sandra J. Milburn/The Hutchinson News

Lydia Saiz’s house, at 425 W. Sherman, sits next to an abandoned, deteriorating home at 427 W. Sherman that she says smells terrible and protects pi-
geons that come to her house and destroy her roof.

Longtime, creeping blight
■ Several factors converging
over decades created problem.

See WOES / 9



and dramatically lower
rates of  new housing con-
struction that long preceded
the recent national econom-
ic downturn.

As a result, the tradition-
al model for urban renewal
and upward mobility in
housing – new houses are
built, people in mid-range
houses move up, people in
poorer neighborhoods move
up into mid-range housing
and the worst of  the hous-
ing on the back end is either
repaired or razed – simply
isn’t working in Hutchinson
today.

“The housing situation is
typical of  many communi-
ties in Kansas if  not most,”
said County Commissioner
Brad Dillon, a member of
the Housing Task Force. “It
reflects a stagnant economy
and a number of  jobs that
don’t allow the standard of
living we used to have. The
result is aging housing
without high enough in-
comes to keep it up.”

Over the 11 years from
2000 to 2010, builders have
finished an average of  49
new homes a year, the slow-
est average for any decade
since 1900. At the same
time, the existing housing is
showing its age, which aver-
ages 63 years. According to
a survey for the city’s Hous-
ing Needs Assessment,
more than 5,000 residential
properties, more than a
third of  the city’s total,
were in worse condition in
2009 than they were in 2001.

Jobs were the first to go
The origin of  the problem

seems to be an economic
downtown in the 1970s. Sev-
eral major industries have
gone out of  business or dra-
matically reduced their
workforce, resulting in little
or no population growth
over the last 30 years.

Cessna, for example, em-
ployed 3,300 workers in
Hutchinson in 1975. But as
Cessna restructured and
then sold its Hutchinson op-
eration, the number of  jobs

fell. Eaton Hydraulics,
which took over the
Hutchinson Cessna plant,
now employs only 194 and
one large part of  the plant,
sold off  to another company
that planned to make blades
for wind turbines, is now
used for temporary storage
of  wheat.

A series of  moves by Far-
MarCo in the 1980s cost 345
jobs. Invalco moved from
South Hutchinson to Hous-
ton in 1999 at a cost of  38 lo-
cal jobs. IMC Salt also
closed its Hutchinson plant
in 1999, eliminating 120 jobs.
Another 47 jobs were lost
when the Sara Lee Bakery
closed in 2004. Consolidated
Manufacturing, which re-
built Ford engines, went out
of  business in 2006, with a
loss of  100 jobs. Catalyst Eq-
uity Group reduced its oper-
ations at Mega
Manufacturing in 2009, with
a loss of  more than 30 jobs.

“I can remember coming
out of  high school and peo-
ple didn’t have to go to col-

lege to make a good living,”
said Shara Gonzales, presi-
dent and executive director
of  New Beginnings, a non-
profit organization that
owns and manages housing
for low-income qualified
residents of  Hutchinson.
“They went to work at Cess-
na and other manufacturers
where they could make ba-
sically the same wages that
we’re looking to bring back
to the town.”

“But that was back in the
late ’60s, early ’70s. In those
particular times, people
could put their kids through
college, have a retirement,
have a decent life based on
the jobs available here. And
we lost that. As manufactur-
ing started to dry up and go
away, we started to lose the
ability to make a living that
could accomplish those
things, which also would in-
clude paying a mortgage
and taking care of  a home.”

Hutchinson has added
new employers, including
TSW and Siemens, but new-

ly created jobs haven’t
matched those that were
lost. And it hasn’t been a
temporary phenomenon.

“We’re now two genera-
tions into that,” Gonzales
said.

Flat population growth
With the loss of  the jobs,

the trajectory of  Hutchin-
son’s population has be-
come a flat line since 1980.

Hutchinson’s population
grew at least 10 percent
every decade from 1900 to
1960. Home construction
was a boom industry during
much of  that time, especial-
ly in the 1950s, when more
than 260 new homes a year
were built, more than an at
any time in the city’s histo-
ry.

But the 1970 Census re-
ported the city’s first drop
in population. Since then
the population has ebbed
and flowed, as in some tidal
backwater. Since the last
significant surge in popula-
tion in 1980, which took the

city over 40,000 for the first
time, the city’s population
has grown an average of
0.24 percent a year to 42,080
in the 2010 Census.

Housing construction has
followed a similar trajecto-
ry. Builders completed 110
new houses in Hutchinson
in 1980. But since then,
they’ve topped 100 new
houses only once – 127 in
1996. The average since 1980
has been 52 new houses a
year. And in the depths of
the national housing crisis,
only 26 new homes were
built in 2009 and 25 in 2010.

But 2011 could be even
worse for new construction.
So far, the city has issued
building permits for only
three new single-family
homes and one duplex this
year. Of  Hutchinson’s exist-
ing houses, no fewer than 11
were built in any year since
1904.

“The population has been
pretty stagnant during that
entire time, and the need for
new construction because
of  an influx of  people just
hasn’t happened,” said Greg
Binns, president of  First
National Bank of  Hutchin-
son and a member of  the
Housing Commission. “So

therefore the existing hous-
ing stock has just continued
to get older and older and
older.”

High interest rates
If  flat population growth

wasn’t enough, high mort-
gage interest rates also de-
pressed new home
construction in the 1980s.

Those rates peaked in Oc-
tober 1981 at 18.45 percent,
nearly double the rate five
years earlier. The national
average was still around 14
percent when Central Bank
and Trust Vice President
Mark Eaton moved to
Hutchinson in 1984.

Eaton said several con-
tractors had been involved
in building spec houses,
hoping that they’d have a
buyer by the time the house
was finished and the con-
struction loan was coming
due. But the high interest
rates “stalled” the market
for buyers, he said, and
some of  the builders were
driven into bankruptcy
when they couldn’t sell the
houses.

“The builders and
bankers got burnt,” Eaton
said, “and since then we’ve
been timid about going out
and doing the spec build-
ing.”

Binns also recalled the ef-
fect of  high interest rates.

“The only way the houses
were being financed was
some bond financing,”
Binns said. “I remember the
city did some bond is-
suances to get the interest
rates down. It seems like
one was 9.7 (percent) and
one was 11.25 (percent).”

But in the 1980s, the num-
ber of  new houses built
dropped to 51 a year, a third
of  the rate a decade earlier.
Just as Hutchinson has
grown little since the 1980s,
the pace of  construction
has never recovered.

Though mortgage rates
are under 5 percent today,
low-income buyers of  older
homes valued at $50,000 or
less still have trouble find-
ing acceptable terms.

Central Bank and Trust,
for instance, requires a 20
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Distribution of 
Hutchinson 
Housing Values
$1 million or more
18

38
$500,000 to $999,999

164
$300,000 to $499,999

517
$200,000 to $299,999

3,671
$100,000 to $199,999

2,265
$75,000 to $99,999

3,138
$50,000 to $74,999

1,882
$35,000 to $49,999

1,816
$20,000 to $34,999

892
$10,000 to $19,999

465
Less than $10,000

Tract 11
Avg. – 0.25

Tract 8
Avg. – 3.45

Tract 3
Avg. – 0.18 Tract 1

Avg. – 0.36

Tract 10
Avg. – 3.21

Tract 7
Avg. – 2.35

Tract 5
Avg. – 1.38

Tract 2
Avg. – 0.21

Tract 4
Avg. – 1.18

Tract 6
Avg. – 3.14

Tract 12
Avg. – 0.68

Tract 14
Avg. – 0.32

Tract 11
Avg. – 0.25

Average Deficiency Rating – 2009

The Hutchinson News/Ken StephensSource: Housing Needs Assessment, 
conducted by Development Strategies 
for the City of Hutchinson
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Based on a drive-by 
survey of each 
residential property. 
Roofs, siding, paint, 
porches, foundations, 
grounds, sidewalks, 
windows and doors 
were rated from 0 to 2 
based on degree of 
repairs needed.

Woes
●From Page 8

See WOES / 10



Travis Morisse/The Hutchinson News

Shara Gonzalez,  president and executive director of New Begin-
nings Inc., talks with her staff in her office at Adams Court Suites. 

percent down payment and
will only issue three-year
adjustable rate mortgages.

If  a buyer can’t put 20 per-
cent down, most lenders
will require that the buyer
also purchase private mort-
gage insurance, which
could add $40 a month to the
payment on a $50,000 house.

Officials at First National
Bank said PMI will only
cover loans that are 90 per-
cent or less of  the appraised
value of  the property, which
would require a down pay-
ment of  at least $5,000 on a
$50,000 house. The problem,
they said, is that most buy-
ers of  houses valued at
$50,000 or less don’t have
much money to start with
and often have trouble com-
ing up with the down pay-
ment and closing costs.

The appraisal process
also may turn up major re-
pairs that need to be made
before the lender will agree
to make the loan, and again
the buyers of  low-price
houses often have trouble
coming up with the money
for repairs.

First National has made
many loans for less than
$50,000 in older neighbor-
hoods, working with Inter-
faith Housing Services and
its IDA program, which re-
quires clients to attend

classes that will teach them
to budget and manage their
money and then rewards
them by matching their sav-
ings toward a down pay-
ment 2-1 using grant money
and donations.

A market for investors
But the number of  houses

valued at less than $50,000 –
just over a third of  all the
houses in Hutchinson – and
the difficulty low-income
buyers have in qualifying
for a mortgage have created
another market for in-
vestors who can afford to
pay cash for houses and
then rent them or sell them
on land contracts, where the
investor carries the note
himself. 

“The reason for the land
contract,” First National of-
ficials said, “is either be-
cause of  the property
condition or the borrowers
cannot qualify for a loan for
lack of  a down payment or
credit problems.”

Leaders at nonprofit
housing organizations in
the city point to such deals
as the source of  problems
with the quality of  rental
housing in the city because
some landlords buy the
houses cheaply and do little
or nothing to improve them
before putting them up for
rent.

“What I’ve seen is that
those properties have been
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Amanda Loman/The Hutchinson News

The dilapidated property at 427 W. Sherman is on a long list that the city of Hutchinson would like to condemn and raze.

Crime rate’s impact unknown factor
BY DARCY GRAY

The Hutchinson News 
dgray@hutchnews.com

Statistics from the
Hutchinson Police Depart-
ment over the past two
years show the largest per-
centage of  crime reports
come from a central portion
of  the city.

“Roughly from Monroe to
Plum, and Fourth to 11th, is
an area ... running some-
where of  20 percent of  all of
our cases, responses and
calls for service,” said
Hutchinson Police Chief
Dick Heitschmidt. “We look
at that and track that, and
over the last several years it
has been true every year –
that area is in the mid to
high 20 percent of  all of  our
calls for service.”

How the number of  crime
reports from a particular
neighborhood affects prop-

erty values or whether the
reports deter people from
moving to a certain area,
however, is unknown. That
information is not tracked
by the city or the county.

Police have analyzed
crime statistics for the past
15 years, but they use the in-
formation to spot trends in
criminal activity, which in
turn can affect where the
department focuses its
manpower.

Although “crime rate” is
listed as among the social
factors “important to the
value of  residential proper-
ty” in the Neighborhood
Analysis adopted by the
Reno County Appraiser’s
Office, the employees in
that office do not analyze
how crime rates affect prop-
erty values, said deputy
county appraiser Sue
Poltera.

“It probably would affect

it,” Poltera said. “But as far
as the appraiser’s office, we
do not look at the crime
rate. We are not privy to
that information.

“I doubt if  other officers
do that, either. We focus
more on condition and the
location (of  property) than
crime rate.”

Realtors are barred from
steering people away from a
particular neighborhood,
but can refer them to the po-
lice department – as does
the appraiser’s office – for
information on area crime
rates, said Marsha Mc-
Connell, a real estate agent
for Plaza Astle Realty in
Hutchinson and a past pres-
ident of  the Hutchinson
Board of  Realtors.

Prospective home-buyers
have to do a little digging on
their own when it comes to
determining the level of
crime rates in a neighbor-

hood. 
Statistics compiled by

The News, which are
mapped and available to the
public on Hutchnews.com,
show the most serious
crimes reported by the city
of  Hutchinson to the Feder-
al Bureau of  Investigation
in 2010 are concentrated in
three Census tracts in a cen-
tral portion of  the city.

The three tracts include
an area from Monroe Street
to Halstead, and from Av-
enue D and G north to East
17th Avenue.

In that area, the number
of  “Type 1” crimes per 1,000
residents reported in 2010
nearly matches the number
in that category reported in
2010 in the rest of  the city.

Type 1 crimes include
murder, non-negligent
homicide, rape, aggravated

See CRIME / 11

See WOES / 11



assault/battery, robbery,
burglary, vehicle theft, lar-
ceny/theft and arson.
Crimes not included in the
category are drug offenses,
financial crimes such as
forgery, and domestic vio-
lence.

Specifically, the area of
Monroe to Plum, from Av-
enue D to Seventh Avenue,
recorded the highest num-
ber of  Type 1 crimes in 2010
at 266.29 crimes per 1,000
residents.

Heitschmidt said he
didn’t have an answer for
why the crime rate is high-
er in the central portion of
the city, as it has been for
many years. The police de-
partment has implemented
different strategies target-
ing spikes in crime rates,
but the crime reports to the
police department from

that area are maintained.
The statistics show that

thefts from businesses in
the three Census tracts in
central Hutchinson largely
contribute to the high num-
ber of  Type 1 crimes. How-
ever, the reports of  other
Type 1 crimes, such as ag-
gravated assaults and bur-
glaries, are also prevalent
in the three tracts.

The area encompasses
three of  the police depart-
ment’s beats, Heitschmidt
said, requiring more offi-
cers in the area to concen-
trate on areas where a
string of  crimes has been
reported.

“Three of  our larger
beats split the area, so there
could be three officers with-
in a block or two of  each
other,” he said.

How the desirability of  a
neighborhood is affected by
crime rates can be an issue
of  perception, McConnell
noted.

“The condition of  the

properties surrounding a
home for sale probably has
as much influence on it as
anything,” she said. “It re-
ally depends on the condi-
tion of  the home we’re
trying to sell and the condi-
tions of  the homes sur-
rounding it.

“You can find a neighbor-
hood where the yards are
nicely kept and the homes
are nicely kept, and then
you can go a block away and
find a strong contrast to
that.”

The crime rates are just
one component of  neigh-
borhood life, McConnell
said.

“Most of  the time, (home-
buyers) are talking to peo-
ple that they know here,
and they’re hearing, ‘You
need to be in this particular
area or that particular
area,’ ” she said. “We just
consider that a component,
and it’s usually just more
people’s perception than
fact.” 

Crime
●From Page 10
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1996
Source: U.S. Department of Housing and Urban Development Ken Stephens and Jim Heck/The Hutchinson News
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Source: Hutchinson Police Department
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Type 1 crimes are those 
reported to the FBI for 
its Uniform Crime
Reports. They include 
murder, non-negligent 
homicide, rape,
aggravated 
assaut/battery, robbery, 
burglary, larceny/theft, 
motor
vehicle theft and arson.  
They do not include 
crimes such as drug
offenses, financial 
crimes such as forgery 
or domestic violence.

purchased for between
$4,000 and $5,000 generally
and they don’t put any-
thing into them,” said New
Beginnings’ Shara Gonza-
les. “I’ve always said that if
this is an investment busi-
ness model, then these peo-
ple are poor business
people, because you don’t
deplete your asset. Your as-
set is what generates your
income. And as property
literally depreciates in its
quality, you’ve got a limited
life period and now the
community has decided it
doesn’t want to live next to
property with holes in the
roof, etc., etc.”

Deteriorating conditions
Such deals have kept

some of  the city’s oldest
and poorest housing in
service, sometimes beyond
its realistic lifetime.

The problems are most
acute in the southwest
quarter of  the city, where
the average age of  housing
in Census Tracts 6, 7 and 8
ranges from 90 to 101 years.

With the addition of
Tract 10, just to the east,
the four tracts have 2,959
residential properties that
were in worse condition in
2009 than in 2001, according

to the city’s Housing Needs
Assessment. That’s 55 per-
cent of  the city total.

Tracts 6, 8 and 10 have
average property deficien-
cy ratings exceeding 3.0,
more than double the city-
wide average of  1.4. Tract 7
is 2.35.

The four tracts also had
625 properties that were
deemed “distressed,” be-
cause they had a deficiency
rating of  7 or more. That’s
83 percent of  the total in
the city.

Neighborhood Standards
Officer Roy Little, one of
several inspectors who en-
force city code, has gotten
to know many of  the resi-
dents and owners of  prob-
lem homes. Some are
elderly or disabled and on
fixed incomes. Some are
hoarders. Some are people
who simply don’t want to
fix up their houses because
they think their property
taxes will go up as a result.

However, Sue Poltera,
Reno County’s deputy ap-
praiser, said that’s not the
case. Painting a house or
replacing a roof  won’t in-
crease taxable value. Nor
will new windows and
doors. New siding general-
ly won’t. Replacing a fur-
nace or a hot water heater
usually won’t, either. The
exception for putting in a
new furnace would be if
the house didn’t have a fur-

nace in the first place. Re-
pairing or replacing a
porch won’t increase val-
ues unless a much more
substantial new porch is
built.

Poltera said a new addi-
tion increasing the square
footage of  a house or a new
garage would increase val-
ue.

“All values are based on
the market,” Poltera said.
“It’s based on what similar
houses around them are
selling for.”

Poverty, without ques-
tion, is a factor in the quali-
ty of  the housing. The four
tracts were also the city’s
poorest, with median
household income ranging
from $23,909 in Tract 8 to
$29,680 in Tract 7.

But Mayor Ron Sellers,
Binns, Eaton and others
say another factor is that
some people lack pride of
ownership.

“I think we’re experienc-
ing what most of  America
is experiencing,” Sellers
said. “We’re losing the mid-
dle-income family, and that
middle-income family was
living in the areas that are
now deteriorating. The im-
poverished segment has
grown. Some of  it is due to
industry changes, but it
also has grown due to a
general way of  life that
says, ‘I don’t care how my
community looks.’ ”

Woes
●From Page 10
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The ceiling tiles in Tiffany Ratzloff’s apartment on West First Avenue collapsed, and she was told to move because the landlord couldn’t af-
ford to fix the problem.  

A CITY RENT CHECK

Housing problems for rent
BY KEN STEPHENS

The Hutchinson News
kstephens@hutchnews.com

When Tiffany Ratzloff
moved into one of  three
apartments in an old house
on West First Avenue last

summer, there were already a couple of
broken windows and a hole had been

kicked in an interior wall.
But she was poor and didn’t think

she had any other options.
She stapled plastic around the inside

of  the windows to keep rain, wind and
insects out. For a couple of  months, the
Postal Service wouldn’t deliver mail be-
cause there was a hole in the porch
floor. There was a thermostat on the liv-
ing room wall, but it didn’t work. When
winter came, the only heat was from a
window unit, so she slept on the
kitchen floor next to the open oven.

For this she paid $350 a month. Then,

after a big snowstorm in February,
leaking pipes caused the tile ceiling in
the living room to collapse.

At various times during her stay in
the apartment, Ratzloff  dealt with a
management company, a man who was
buying the property under a land con-
tract and finally the owner of  record on
the deed at the courthouse.

When the latter came by to look at
the problems, he told her he couldn’t af-
ford to fix them and that she would

■ Subpar options raise question 
of whether stricter rules are needed.

One landlord’s
perspective
BY KEN STEPHENS

The Hutchinson News 
kstephens@hutchnews.com

One of  Hutchinson’s biggest land-
lords is Forest Tennant.

He grew up in Hutchinson, became
a doctor and established his practice
in California. Then he began investing
in real estate, at first in California and
later in south-central Kansas.

Now largely retired from the prac-
tice of  medicine, Ten-
nant runs real estate
entities that own, by his
estimate, 150 to 180
houses in Reno County,
most in Hutchinson
and most valued at less
than $30,000.

Tennant says his
company, Tennant En-
terprises, is helping meet a need for
low-income housing and giving people
who could not get bank loans an op-
portunity to “rent-to-own” for a
monthly payment that’s 25 percent to
30 percent of  their take-home pay.

Kim Williams, who works for Ten-
nant, said he helped her get out of  a
“desperate situation” and into a “nice
little house.”

“I owe him the world for that,” she
said. “You have people out here that
have bad credit and can’t get no credit
because of  medical bills and stuff.
Banks won’t loan to you if  you have
medical bills. Mr. Tennant helped me.”

But some critics say he’s using his
“rent-to-own” or “land contract”
agreements to rent substandard hous-
ing while getting around require-
ments of  the Kansas Residential
Landlord and Tenant Act and city
code.

Tennant acknowledged providing
housing that is sometimes in rough
condition, needing paint and some-
times repairs to walls, floors and even
some mechanical systems, such as fur-

TENNANT

See RENT / 13
See LANDLORD / 14
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have to move out.
“That’s not unusual,”

said John Scott, president
of  Interfaith Housing Serv-
ices. “It may be extreme. It
may not be the norm. But it
is not unusual.”

By and large, Scott said,
landlords take care of  their
property. However, he said,
there are others, some of
whom don’t live in the com-
munity, “who don’t care
and they won’t put any
more into it than they have
to. It is those landlords who
get referred to when we
start talking about deterio-
rating or terrible (proper-
ty). ... I know a lot of  the
landlords in town and they
do have a vested interest
and they try to make it prof-
itable and meet people’s
needs. But there’s a few that
shouldn’t be renting proper-
ties. They should be shut
down.”

Rental property got much
of  the attention during pub-
lic meetings leading up to
the adoption of  the Interna-
tional Property Mainte-
nance Code in February.
Housing that is in poor or
distressed condition in
Hutchinson is dispropor-
tionately rental property,
though perhaps not as dis-
proportionately as one
might expect.

In analyzing Hutchinson
housing, The News tried to
determine whether proper-
ty was owner-occupied or
renter-occupied and then
matched those addresses to
a database of  housing con-
ditions observed in a 2009
survey by Development
Strategies, a St. Louis con-
sulting firm hired by the
city.

Development Strategies
scored the condition of  the
roof, siding, paint, porch,
foundation, windows, doors
and grounds from zero for
good condition, to one for
minor repairs needed, to
two for serious or immedi-
ate repair needed.

Rental homes, on aver-
age, scored 2.52, while own-

er-occupied homes scored
1.41.

Of  748 properties deemed
distressed because they
scored seven or higher, The
News determined whether
716 were owner- or renter-
occupied. Of  the 716, 34.5
percent were renter-occu-
pied. That was moderately
higher than the percentage
of  all housing that is renter-
occupied, 30.9 percent.

Complaints to the city in-
spection department pro-
vide another window on the
quality of  rental housing.

Between January 2010
and early March this year,
the city upheld 51 tenant
complaints and sent letters
requiring repairs to land-
lords. Thirty-eight of  those
letters concerned houses in
four census tracts in the
south and west part of  the
city. Citywide, only three of
those complaints were
north of  17th Avenue.

None of  the complaints
involved just one problem.
On average, city inspectors
found 4.2 problems per
property. Plumbing (34) was
the No. 1 problem, followed
closely by electrical prob-
lems (28). Other frequent
problems were structural
(18), water heaters (15), fur-
naces (13), mold (10) and
leaky roofs (10).

Advocates for renters as
well as city officials believe
that there would be more
complaints from renters
but for the fact that they are
afraid to go to the city in-
spection department.

“The reason people don’t
want to complain is that the
landlords will throw them
out,” said City Council
member Dave Razo, who
worked for more than 20
years as a city inspector.
“There are a lot of  people
out there hurting.”

Although the Interna-
tional Property Mainte-
nance Code makes no
distinction between owner-
occupied or renter-occupied
property, some people be-
lieve that rental housing
should be subject to stricter
code enforcement than
owner-occupied housing.

“One thing I do feel about
the Property Maintenance

Code is that the person who
is a renter deserves a high-
er standard than the owner-
occupied properties
because those are business-
income properties,” Mayor
Ron Sellers said. “Renters
deserve a higher standard
of  investigating by the city
than owner-occupied prop-
erties.”

During the debate lead-
ing up to the adoption of
the code, Sellers went fur-
ther.

“I keep hearing about
landlords who can’t afford
to do repairs,” Sellers said.
“If  you’re in the business of
providing housing and
can’t afford to be in the
business, then you probably
shouldn’t be in the busi-
ness. ... I don’t intend that
with any meanness. But
that’s part of  the issue.”

Brad Dillon, currently a
Reno County commissioner

Rent
●From Page 12

Joel Prince/The Hutchinson News

Tiffany Ratzloff talks in Febru-
ary 2011 about the ceiling tiles
in her apartment collapsing be-
cause of leaking pipes. 

Rental Complaints to City of Hutchinson 
January 2010-March 2011

The Hutchinson News/Ken Stephens
Source: City of Hutchinson 
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naces or water heaters.
However, he said, occupants
are eligible to switch from
renting to buying on a land
contract after four months
provided they have paid
rent on time and complete
required repairs on “assign-
ments,” which together
with the rent become their
“down payment” toward
purchasing the property.

Tennant provided a copy
of  his 18 “requirements to
switch from renter to land
contract buyer.” Some are
common maintenance
items, such as keeping
sinks, walls, doors, win-
dows, carpets and flooring
clean and watering and
mowing the lawn. Tennant’s
agreement also requires
that front and side yards
and driveways be clear of
inoperable vehicles, debris
or trash and that water, elec-
tric and gas service and
trash pickup are “operable
and in the renter’s name.”

In a clear rental situation,
some of  Tennant’s other re-
quirements appear to be the
responsibility of  the owner
under city code and the
Landlord and Tenant Act –
such as ensuring that heat-
ing, air conditioning and
water heaters are operable,
doors are in good repair
with locks, screens are on
windows, smoke detectors
are in each bedroom, side-
walks, porches and steps
are in good repair and safe
to walk on, toilets, baths
and showers are operable
and don’t leak or produce
mold.

The Landlord and Tenant
Act requires landlords to
comply with building and
housing codes affecting
health and safety. Landlords
also must maintain plumb-
ing, electrical, sanitary, and
heating and air-condition-
ing systems in good and
safe working order.

The landlord and tenant
may agree that a tenant is to
perform specified repairs
only if  the agreement is en-
tered into in good faith and

not to evade the obligations
of  the landlord. However, it
must be a separate agree-
ment from the rental con-
tract, cannot be a condition
of  the rental agreement and
cannot be work necessary to
comply with codes affecting
health and safety. Another
portion of  the Landlord and
Tenant Act says the act does
not apply to “occupancy un-
der a contract of  sale.”

Tennant’s “rent-to-buy”
agreements sometimes
make such repairs the re-
sponsibility of  the occupant
as their “down payment” to-
ward purchase of  the prop-
erty.

“You get a house and an
assignment you have to do if
you want to buy,” Tennant
said. “Doing the assignment
is your down payment. It
may be fixing plumbing,
tiling a floor.”

Tennant provided copies
of  assignments given to two
“rent-to-buy” clients. In one
case, the occupant was to
get water, electric and gas
utilities turned on and
make the sink, bath, toilets

and hot-water heater opera-
ble.

“Someone needs to move
their mother in to live with
them,” Tennant said.
“They’re going to take a
house that’s really run
down and in bad shape.

They are willing to do these
things. And if  they can do
it, they can buy it. And
knowing this young couple,
they’ll get it done.”

Another example re-
quired the occupant to re-
pair the wall and floor in a
bathroom, repair a patio or
carport ceiling and
“arrange for heater.” Ten-
nant said the house had a
heater that he thought

worked, but he didn’t know
for sure that it did because
the house, which he recent-
ly purchased, had been va-
cant since 2007. The
occupant, he said, was to get
it serviced and repaired if
necessary.

“This way he keeps his
payment down to about
$375,” Tennant said. “We try
to keep payments between
$350 and $400 a month.”

For doing their “assign-
ments,” Tennant’s occu-
pants get into a house for
slightly less than the mar-
ket rate for rent.

“If  I do this myself,” he
said of  the repairs, “they
are not going to be able to

afford it.”
One drawback to land

contracts is that low-income
buyers are not eligible for
HOME rehabilitation
grants, property tax rebates
and other repair help be-
cause their name is not on
the official deed of  owner-
ship at the courthouse.

A database obtained from
the Reno County Appraiser
in March showed that Ten-
nant or entities he runs own
148 residential properties in
Hutchinson, the vast major-
ity single-family homes. Six-
ty-four percent of  Tennant’s
properties are valued at less
than $30,000, according to
the appraiser, and 90 per-
cent are valued at less than
$50,000.

City officials say that
land contracts create confu-
sion when they’re dealing
with code violations. City
inspectors, who do not have
access to or even knowledge
of  the land contracts, send
notice of  violations to the
owner of  record, which
sometimes leads to disputes
over who is responsible for
making repairs. Planning
and Development Director
Nancy Scott said the city
spent years sorting out the
confusion surrounding a
number of  properties land-
lord Todd Cleavenger ac-
quired from Tennant under
land contracts.

Tennant said that if  he
has one regret, it is having
sold some of  his houses to
real estate investors who
turned out to be poor land-
lords.

“They didn’t have the fi-
nancing to be a landlord or
to be a contractor,” Tennant
said. “My single biggest
mistake here has been to try
to work with investors who
are operating on a shoe-

string.”
One of  them was Cleav-

enger, whom Tennant sued
to reclaim 38 properties be-
cause Cleavenger hadn’t
made monthly payments,
paid taxes, purchased insur-
ance or maintained the
properties. Cleavenger was
convicted in Municipal
Court of  seven counts of  al-
lowing the unlawful occupa-
tion of  substandard
housing and sentenced to 30
days in jail.

In 14 months from Janu-
ary 2010 to February 2011,
city inspectors upheld 51
complaints by renters. Sev-
en involved properties
owned by Tennant.

The problems inspectors
found were varied. One
house had a cockroach in-
festation, and possibly rats
and mice. Four had electri-
cal and plumbing problems.
One had holes in a laundry
room floor, paneling not
nailed to walls, a back porch
that was not structurally
sound and inadequate heat-
ing, among other problems.
In another, the roof  was
leaking over a bedroom and
possibly causing mold. In
another, the porch flooring
was rotten and a sewer line
was leaking under the
house. Four of  the seven
houses were cited for not
having required smoke de-
tectors in bedrooms.

“We have 150 to 180 prop-
erties in Reno County, and
we get some (complaints),”
Tennant said. “As I recall,
the Cleavenger problem is
where we had most of  those
complaints. Once we got
(the houses) back, they were
just a mess. We had some
complaints. Let me put it
this way: I don’t believe we
have had a complaint that
was unreasonable.”

Tennant and his wife,
Miriam, do some repairs or
maintenance themselves.
They also have a small staff,
including Williams and her
husband, to do repairs.

His rental agreements
specifically require the oc-
cupants to notify his compa-
ny if  any of  a wide range of
problems develops, so that

“It’s almost impossible for (banks) to loan on a property under
$50,000. The banks frankly lose money if they try to do that. But
if they can deal with a company like ourselves, we primarily func-
tion as an intermediary between the banks and the working-
class person who needs a reasonable-cost rental or purchase.
They must have companies like mine to service this population.” 

Forest Tennant, Tennant Enterprises
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Forest Tennant’s Hutchinson Properties

A database obtained 
from the Reno County 
Appraiser in March 
showed that Forest 
Tennant or entities he 
runs own 148 
residential properties 
in Hutchinson. The 
vast majority are single 
family homes. 
Sixty-four percent of 
Tennant’s properties 
are valued at less than 
$30,000, according to 
the appraiser, and 90 
percent are valued at 
less than $50,000.

See LANDLORD / 15
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but formerly a City Council
member and member of  the
city’s Housing Task Force,
agrees that rental property
warrants more city over-
sight.

“I am concerned about
the influence of  landlords
on a neighborhood,” Dillon
said. “I think we need to be
more restrictive about land-
lords.

“The maintenance code
recently adopted needs to
be enforced with vigor with
landlords and investment
properties. I think there
should be a lesser standard
of  enforcement to owner oc-
cupants.”

The International Proper-
ty Maintenance Code estab-
lishes minimum standards
for all property, whether it
is residential, commercial
or industrial. Exteriors
would have to be structural-
ly sound and in good repair.
Specifically, the code ad-
dresses things like peeling
paint, broken windows and
doors, unsound porches,
leaky roofs and untended
grounds. Interiors, includ-
ing plumbing and electrical
systems, furnaces and wa-
ter heaters, also have to be
kept in good repair.

The City Council adopted
the code by a 4-1 vote in Feb-
ruary. Razo, who represents
the city’s southwest council
district, cast the only vote
against it, in part because
many property owners in
his district were telling him
they couldn’t afford to
make repairs that would be
required. Some landlords
lined up against the code,

too, saying that if  they were
required to undertake some
big-ticket repairs they
wouldn’t be able to rent
housing at the current rate.

“One solution makes it
worse for the people,” Razo
said. “Landlords are going
to have to pass the cost on
to the renters.”

On that point, landlords
had an unusual ally, Jon
Dennis of  the Central
Kansas Tenants Associa-
tion.

Dennis supported por-
tions of  the code that ad-
dressed health and safety
issues, such as heating,
plumbing and electricity,
but he thought portions of
the code that addressed cos-
metic issues, such as peel-
ing paint, were unwise
because anything landlords
were required to spend to
repair a home would be
passed along to the tenants
in higher rent.

“That’s been the argu-
ment for years,” said Shara
Gonzales, president and ex-
ecutive director of  New Be-
ginnings, a nonprofit
organization that owns and
manages good-quality hous-
ing for low-income people.
“But in other communities
that have done this, it didn’t
affect it that way. Salina is
coming to my mind. That
was always the claim, but it
wasn’t the reality of  the sit-
uation.

“Here’s the truth of  the
matter: What they’re not
telling you is that they’ve
been charging fair market
rent anyway for substan-
dard properties. So now
you’ll have the same rent,
but the property will be in
better shape or the (land-
lord) will disappear.”

City officials have said
that the International Prop-
erty Maintenance Code will
be enforced only upon com-
plaints. Those could come
from neighbors next to a
house that is unpainted,
has missing siding or holes
in a roof, or other code vio-
lations. City inspectors can
respond, view those prob-
lems from the street or side-
walk, and send the owner a
letter requiring steps to al-
leviate the problem.

But other code violations
may be lurking unseen in-
side, such as mold, electri-
cal or plumbing problems,
or holes in walls, ceilings or
even floors. City inspectors
have no authority to enter a
house except when invited
to do so by the occupant.

That could be a renter.
But many renters won’t
complain because they fear
retaliatory eviction. That
has some people suggesting
that the city adopt a rental
licensing system.

One model would require
an annual inspection while
the property was vacant be-
fore it could be rented
again. But some people, in-
cluding Councilman Bob
Bush, say that with rapid
turnover in some rentals,
that’s too often and an annu-

al inspection would be suffi-
cient, along with providing
information to renters on
whom to contact if  there is
an unresolved problem.

“I think every rental
home should have a certifi-
cate that they go through
once a year that is very
minimal cost,” Bush said.
“There has to be some cost.
But I don’t want anyone
seeing this as a revenue
generator for the city. That
is not the intent. The intent
is to ensure that the people
in our community live in
habitable, safe, reasonable
accommodations. That’s it.”

“We don’t need to put an
onerous responsibility on
the landlord of  coming out
and meeting with a rental
inspector every time some-
one moves in and out and

also to be hit with some
kind of  fee every time
someone moves in and out.
Housing, over the course of
a year, doesn’t deteriorate
that much unless some-
thing happens.”

Development Strategies’
report to the city in 2009
recommended an alterna-
tive licensing program re-
quiring inspections while
property is vacant and re-
quiring landlords to ad-
dress all code violations
before re-renting the prop-
erty.

John Scott of  Interfaith
Housing Services said that
system would be good for
both renters and landlords.

“I’ve proposed this as far
back as I can remember,”
Scott said. “It’s as much for
protection of  the landlord
as it is for protection of  the
property. If, when it’s vacat-
ed, an inspector does walk
through before it’s re-rent-
ed, it would improve the
quality of  our rentals sub-
stantially, and it would give
landlords a leg to stand on
when a tenant tears a place
up, because there’s a third-
party reference on the con-
dition at the rental. Even if
the landlord has to pay a
small fee, I’ve thought it
would be a smart invest-
ment. Landlords have ar-
gued with me about that
since day one, too.

“But I think that would
eliminate this young lady
(Ratzloff) having to rent
something that was sub-
standard to start with. That
property you described
should not have been rented
in the first place. And it’s
unfortunate that folks have
to live in those conditions,
because in many cases, they
don’t have a lot of  choice.” 

Rent
●From Page 13
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Tiffany Ratzloff’s apartment on West First Avenue had a variety of problems not only with the ceiling
but also with broken windows, a hole in the front porch and a broken thermostat. Ratzloff had to
cover the windows with plastic to keep out the winter weather.

they can be addressed be-
fore greater damage occurs.
Those include plumbing
and electrical problems,
leaky roofs, loose steps or
hand rails, broken win-

dows, mold and pest infesta-
tions.

Tennant also said he has
no objection to the Interna-
tional Property Mainte-
nance Code, which the City
Council adopted in Febru-
ary to try to help raise the
standard of  the city’s hous-
ing stock.

“I thought the ordinance

they passed was needed,”
Tennant said. “A lot of  my
own businesses’ associates
were very much against that.
But I thought it was a step
that needed to be taken.”

Tennant believes that his
company fills a valuable
role by helping people get
into homes inexpensively
and making loans banks

would not.
Banks will usually re-

quire a 20 percent down
payment. If  a buyer can’t
put 20 percent down, most
lenders will require that
they buy private mortgage
insurance, which may add
$40 a month to the payment
on a $50,000 house. The
banks also may require that

major repairs be completed
before they’ll close a loan.

And those requirements
often price out low-income
buyers, like those Tennant’s
company caters to.

“It’s almost impossible
for (banks) to loan on a
property under $50,000,”
Tennant said. “The banks
frankly lose money if  they

try to do that. But if  they
can deal with a company
like ourselves, we primarily
function as an intermediary
between the banks and the
working-class person who
needs a reasonable-cost
rental or purchase. They
must have companies like
mine to service this popula-
tion.” 

Landlord
●From Page 14
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WORKFORCE IMPACT

GOOD HOUSING IS HARD TO FIND
BY JOHN GREEN

The Hutchinson News  
jgreen@hutchnews.com

Finding employees to fill open positions
at his plant was a constant challenge,
said former Krause Plow CEO Dick
Brown. One, he believes, made signifi-

cantly more difficult by a lack of  quality, afford-
able housing in the community.

“On average, over the last year 10 years, I
would outsource 10 to 15 percent of  my revenue
annually,” said Brown, who retired earlier this
year following the sale of  the longtime Hutchin-
son agricultural equipment manufacturer.

He didn’t like to outsource the work, Brown
said, but he had no choice if  he was to meet orders.

■ Diminishing availability seen as obstacle
in expanding city and county’s population.

BY ERIN BROWN

The Hutchinson News 
ebrown@hutchnews.com

When Steve Curtin be-
gan his search for rental
housing in Hutchinson, he
was easily discouraged.

“Apartment housing is
nowhere,” Curtin said.
“There are not many, if
any, new complexes in
Hutchinson. Nothing I
looked at was up-to-date.”

When scanning adver-
tisements left him
nowhere, Curtin turned to
craigslist and found
spaces he could rent in
houses. After looking at
one option, which Curtin
described as “an absolute
dump,” he finally found a
house he could rent at an
affordable price. It only
took him a couple of
weeks to find somewhere
to live, but others in simi-
lar situations might have
searched for months.Photos by Lindsey Bauman/The Hutchinson News

After a challenging search, Jessica Lucas was able to find
rental housing in a nice neighborhood, seen below.

■ City’s rental properties
lag in affordability, quality.

See LAG / 17

See IMPACT / 17
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The labor pool of  those
with the skills he needed
was limited locally.

“We never looked to re-
cruit out of  Wichita,” he
said. “That was usually a
‘port in the storm’ type of
job. They’d drive the dis-
tance only until they could
get rehired in the aircraft
industry. We preferred to go
to small, rural outlying
communities. The people
tend to have a strong work
ethic and a lot of  other
valuable characteristics.”

That often meant “a ro-
bust commute” for the em-
ployees, Brown said.

They might consider
moving here, but the chal-
lenge was finding interim
housing, where they may
rent for a while until estab-
lished and committed to
move a family, or to find
lower cost housing to buy
that they could afford on
the wages.

His company offered “a
very competitive compen-
sation package,” Brown
said, but it couldn’t match
the rates paid by the air-
craft industry. That meant
employees often couldn’t af-
ford the homes most readi-
ly available in Hutchinson.

Besides his own difficul-
ties in hiring, Brown
agrees with the assessment
by Hutchinson/Reno Coun-
ty Chamber of  Commerce
President Dave Kerr that
the unavailability of  hous-
ing has become an obstacle
in growing the city and
county’s population.

“It plays a very pivotal
role,” Brown said. “It’s like
the third leg of  the stool.”

“A business needs a
workforce, and the work-
force needs housing,” Kerr
said. “Those two things are
tied closely together. That’s
why we’re interested in im-
proving what I refer to as
‘worker housing.’ ”

Sometimes there’s a de-
bate, Kerr said, on which is
needed first – housing or
jobs.

“What we point to is that

we’re creating jobs,” Kerr
said. “This community is
doing a very good job of
creating jobs. That is no
longer the issue. Now we
need to make sure that we
address the thing that will
allow us to have a growing
workforce.”

While Kerr didn’t have
specific cases where a lack
of  housing has led to some-
one declining or being un-
able to take a job in
Hutchinson, he does hear
anecdotally of  it happen-
ing, he said.

“We believe some of
these housing issues may
be an impediment to get-
ting people to come to our
community, particularly
among younger people and
people who have very good
IT skills,” he said.

“Sometimes people use
the phrase affordable hous-
ing,” Kerr said. “I never
use that phrase for our in-
terests. Our interest is in
housing the workforce. It
can be young single people
who are looking for a kind
of  urban-style apartment;

it can be people looking for
a decent house to rent; it
can be an executive who
wants to rent a substantial
home prior to buying; and
it also includes people who
just plain want to buy a
starter home or secondary
home or whatever it may
be.”

“We’re interested in be-
ing able to house the work-
force, and we think the
community needs to focus
on this,” he said.

Brown encouraged pub-
lic discussion on the issue,
noting “this needs to see
the light of  day.”

Key to business 
recruitment

Many agree that in order
to attract new employers,
having available affordable
housing is key.

“I’ve been around the
state quite a bit in 20 years
on the job and I know it’s a
very consistent theme,”
said Fred Bentley, director
of  Rental Housing Develop-
ment with the Kansas
Housing Resource Corp.

“Community leaders talk
about it all over the state.
This is primarily in small-
er rural communities, but
they all talk about, when
pursuing economic devel-
opment with different com-
panies, the first question a
company will always ask is
about what housing is
available for the work-
force.”

It’s also where a lot of  ex-
ecutives in communities
have told him “it’s where
they really fell down,”
Bentley said. “They really
couldn’t offer much.”

“To some extent, it’s one
reason there is such an exo-
dus out of  rural areas,”
Bentley said, noting larger
cities have higher income
limits for income-restricted
housing programs, making
it more economically feasi-
ble to build new housing
and offer more housing op-
tions.

“I know it has a huge im-
pact,” said Mark Buckley,
with the Kansas Small

Impact
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Hutchinson has a grow-
ing need for affordable rent-
ing options, said Jade Piros,
director of  communications
and special events for the
Hutchinson/Reno County
Chamber of  Commerce and
also the development coor-
dinator for Young Profes-
sionals of  Reno County.

Piros is a Hutchinson na-
tive who went to Missouri
for college, then returned to
the area. When she came
back to Hutchinson, Piros
struggled to find an apart-
ment complex that met her
needs.

“There was no way I
could afford a place on my
own,” Piros said. “At the
wages a person makes in an
entry-level position, when
you’re just starting out,
there was nothing.”

Someone just starting a
career and making around
$20,000 to $30,000 a year will
likely need to rent a place
for less than $500 a month,
and that option just does not
exist, Piros said. Because
she couldn’t afford an apart-
ment on her own, Piros had
a roommate for the few
years she rented.

As a member of  the
Young Professionals Adviso-
ry Council, Piros hears
from many young people
looking to move to Hutchin-
son.

“In conversations I’ve had
with young professionals
who have moved here from
major metropolitan areas,
the consensus I always get
is you are lucky to get a
bare-bones apartment here
in the $600 range,” Piros
said. “You can get an apart-
ment in the $600 to $800
range in a metro area with
tons of  amenities. I think
the biggest concern is that
we don’t have anything like
that in Hutchinson.”

Jessica Lucas, another
member of  the Young Pro-
fessionals Advisory Coun-
cil, said she also struggles to
answer housing questions.

“The question of  housing
is one a lot of  young profes-

sionals have for me when
they’re getting ready to
come here,” Lucas said.
“When they ask me what
life is like here, I tell them
Hutchinson is a wonderful
place to live, but I never feel
good talking about housing
because it is so difficult.”

Lucas, who is the director
of  development for the foun-
dation with Promise Re-
gional Medical Center and
the membership director for
Young Professionals of
Reno County, said the prob-
lem of  affordable rental
housing is not going away
and at the same time is not
being addressed.

“Individuals in the land-
lord business have a respon-
sibility to be responsive to
these needs,” Lucas said,
“and I don’t see them re-
sponding.”

Not only is the selection
for apartment-style living
very slim in Hutchinson,
but finding the few options
that do exist is tough to do
and almost impossible for
someone new to the area,
Lucas said.

“The biggest challenge
for those wanting to move
here is that there’s really no
way for them to view hous-
ing options online,” Lucas
said. “There’s no central
place to look. If  you are al-
ready here you might find
something, but how do you
do that when you live hours
or states away? As a com-
munity, we have not made it
very easy for people to find
a place to live.”

Advertisements,
craigslist and
Hutchrents.com are all re-
sources, but a lot of  land-
lords don’t advertise
because they prefer to rent
only to people they know,
Piros said.

“You basically need con-
nections to know about the
good rentals,” Piros said.
“Those connections are
made after someone has
moved here and become ac-
climated to the area. If  they
can’t access that informa-
tion elsewhere, then that’s a
problem for people without
that connection.”
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Lucas agreed, noting that
she spent three months
looking for a place that
would allow her to bring
her 12-pound dog, and final-
ly was able to find some-
thing through a personal
connection.

“You have to be prepared
to spend quite some time
looking for a place, and you
have to start asking around
because these places are not
necessarily advertised,” Lu-
cas said. “It’s almost like an
underground system. It’s
more about who you know.”

Piros said the lack of  op-
tions and the searching dif-
ficulties are likely causing
people to either purchase a
house because it is cheaper
or live in an apartment in
another community.

“My mortgage, even with
insurance and taxes, is less
than some rentals around
here,” Piros said. “But peo-
ple usually prefer to rent
and test out the waters and
then decide what area of
town they want to move to
before they make that pur-
chase.”

Furthermore, the com-
mute from communities
such as Maize, Wichita or
McPherson is no longer that
far away, Piros said. People
can shoot down the high-
way and get to work in 45
minutes, and they will
spend that money on gas if
they are saving it by living
in an apartment with the
quality and amenities they
want.

“I don’t think the housing
situation would keep some-
one from accepting a posi-
tion here,” she said, “but it
absolutely is keeping people
from living here.”

The problems associated
with affordable rental hous-
ing don’t end with the peo-
ple who need it, but extend
to those wanting to provide
such options, said Jennifer
Randall, who owns down-
town loft apartments and
experiences the problems
some landlords face on the
other end of  the spectrum.

Currently, Randall owns
downtown loft apartments
above Avenue B and Main
Street and is working on
lofts above 11, 16 and 18
South Main St. She has
rented these properties for
about two years and says
there is a growing need for
more affordable downtown
living spaces.

“Hutch people have a de-
sire to live downtown or
have lived downtown in oth-
er large cities,” Randall
said. “And they’d like to
have something like that
here.”

The problem with the
lofts, Randall said, is that
the spaces are so big and too
expensive for many people
who might be interested in
moving there. From Ran-

dall’s end, the cost to fix
these spaces up is so high
that many people hesitate
with concern that they
would not make a profit.

“Let’s just say if  you want
to put apartments at the cor-
ner of  Avenue A and Sher-
man, you will put in at least
half  a million dollars,” Ran-
dall said. “And the question
is: Will you get your invest-
ment back?”

Safety codes implement-
ed on the buildings down-
town also make renovation
difficult, Randall said. For
example, some units re-
quire sprinklers as a fire
precaution and installing
sprinklers alone will put
someone out of  business.

The units are large be-
cause they are above busi-

nesses, and with a big space
comes a big price, which
eliminates a lot of  interest-
ed people, Randall said. A
2,100-square-foot apartment
loft of  Randall’s might cost
about $900 to $1,000 a
month, a 3,000-square-foot
loft around $1,100 to $1,200 a
month and, once completed,
the spaces above 16 and 18
South Main St. will proba-
bly cost about $1,500 a
month for living and store-
front space. Randall typical-
ly rents these units to
business owners who also
operate the business at-
tached to the living spaces,
but would love to expand to
families, couples and young
single people, she said.

“Something in the mid-
dle, an intermediate level is

something that really needs
to be addressed,” Randall
said. “I don’t know what the
resolution would be, but I
think the city should ac-
knowledge the need and
want for it. If  the city want-
ed to invest in it, they would
produce revenue.”

Randall said she enjoys
renovating and renting
these spaces because she
wants to utilize the empty
space of  so many downtown
buildings. The more people
living downtown, the more
condensed and centralized
the area becomes and thus
results in a boost for the lo-
cal economy, she said.

“It is amazing to me to
think that at one time, this
entire city was full,” Ran-
dall said. “All of  these upper

floors were full of  offices
and people and it was busy.
How great it would be to go
back to that.”

Randall recognized the
city’s success in providing
low-income housing on
Main Street, but still stress-
es the need for something in
between. One reason low-in-
come housing is available,
Randall said, is that those
entities are able to reach out
to grants and access some
funding that way. But people
interested in renovating
downtown spaces don’t have
that option.

“We have a need for such
spaces that would attract
more young people into
downtown,” Randall said.

Lag
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Jade Piros, director of communications and special events for the Hutchinson/Reno County Chamber of Commerce and development coordinator for Young Professionals of
Reno County, had trouble locating a place to rent prior to purchasing her home.

See LAG / 19
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Business Development Cen-
ter. “If  you don’t have good
housing, companies just
don’t move in. You have to
have places for people to
live, no matter what level of
business, whether it pays $8
or $30 an hour.”

Buckley cited the exam-
ple of  Greensburg, where
the challenge was to attract
businesses back or new
ones after an F5 tornado de-
stroyed the majority of  the
town. In that case, Buckley
noted, there was the extra
challenge that most of  the
residents who’d lived in old-
er median-priced homes
and drawing salaries typi-
cal for a small rural commu-
nity couldn’t afford to
rebuild the homes they’d
lost at current construction
prices.

“It definitely impacts any
business that’s looking at a
community,” said Jay
Manske, co-owner of
Manske and Associates, a
company that develops pri-
marily tax-credit-financed
properties. “One thing they
definitely look at is existing
housing or the capacity to
bring people in. If  there is a
shortage of  housing in a
community, it does play a
part in the decision.”

Identified shortages
A June 2009 Housing

Needs Assessment, complet-

ed for the city of  Hutchin-
son by St. Louis-based De-
velopment Strategies Inc.,
points to several gaps in
housing in the city. Those
included:

● A lack of  quality or
marketable housing for
households earning be-
tween 60 and 100 percent of
the median income. This in-
cludes rental housing for
those who don’t qualify for
low-income housing tax
credit units but can’t find or
otherwise purchase a home
in their price range.

● And a lack of  high qual-
ity market-rate rental hous-
ing, both short-term and
long-term. This is particu-
larly an issue for visiting
doctors or others who are
looking to relocate to
Hutchinson.

● The study particularly
identified a lack of  rental
housing priced below $400
per month, rental housing
priced above $600 per
month, and for-sale housing
costing about $100,000 to
$130,000.

“Developers are typical-
ly very good at addressing
housing need when there is
clear demand for a specific
product,” the Hutchinson
housing study noted.
“However, niche market de-
mand is more difficult to
meet because greater risk
may be involved when
catering to a narrower
band of  potential resi-
dents, or developers may
not be interested, or even
skilled, in developing that

type of  housing.”
Even in identifying the

niche markets, the study
was unable to quantify the
likely demand.

The problem of  work-
force housing isn’t unique
to Hutchinson. In fact, ex-
perts in the field say it may
be fairly widespread, both
in Kansas and around the
nation.

A Housing and Urban De-
velopment study in South
Dakota found economic de-
velopment in rural areas
throughout the state was
stifled because homes
weren’t being built. That
2007 study noted that, with
no substantial development
in many parts of  the state
for 30 years, “a whole gener-
ation” missed housing de-
velopment, and thus
developing the knowledge
and ability necessary to ac-
complish it on a significant
scale.

Since 2000, an average of
only 49 new residential
structures was built per
year in Hutchinson, the
slowest rate for any decade
since 1900. In the last three
decades, the construction
rate has been no better than
a third of  the rate in the
1950s. There were only 25
new houses built in 2010,
and so far in 2011 only three
single-family homes and
one duplex, making this the
worst year for home con-
struction since 1904.

Economics
Manske and his father

have developed eight hous-
ing projects in Hutchinson
and one in South Hutchin-
son using tax credits, which
require that a portion of  the
apartments be rented only
to low-income residents.
The latest project was rede-
velopment of  the former
Grace Hospital into the 29-
apartment Hutchinson
Lofts.

“I can only really speak to
the affordable-housing
side,” Manske said of  the
need for housing in
Hutchinson, and even then
he hesitated to put a num-
ber to it.

“We just finished the
Hutchinson Lofts and we
could probably build five
more just like it and not sat-
urate the demand,” he said.
“A lot of  people out there
don’t have a lot of  good
choices where they can
live.”

“Making the numbers
work, especially if  you’re
trying to keep rents or
homeownership truly af-
fordable, is extremely diffi-
cult right now,” said
Manske. “It’s difficult for
banks to loan money on
spec homes, let alone one
when margins are so thin.
Without the government as-
sistance of  the tax credits
we utilize, rents wouldn’t be
enough to pay the bank
note.”

It isn’t just the lowest in-
come people unable to af-
ford homes.

“The fact is, the median
income nationwide isn’t

enough to afford rent of  a
newly built construction,”
said Daniel McCue, re-
search manager at the Joint
Center for Housing Studies
at Harvard University.
“This is not just metro ar-
eas, it’s the entire range of
communities. To afford a
typical new unit, which
means spending 30 percent
or less of  your income on
housing, the income you
have to make is $51,800.”

The Hutchinson Housing
study placed that rate
slightly lower here, but still
many occupations where
the majority of  workers fall
below that are workers who
provide essential services
in every community, such
as teachers, nurses, police
officers and firefighters. It
also includes large seg-
ments of  the workforce,
such as retail sales people
and restaurant workers.

“I don’t think it’s out of
the question that you can
build housing, but it really
needs to be in an area where
people can afford higher
rent,” said the Housing Re-
source Corp.’s Bentley. “In
Hutchison you’d most likely
need to get rents up to $1,000
a month, and that’s pretty
pricey.”

Another concern nation-
ally, as in Hutchinson, Mc-
Cue said, is disappearing
housing stocks.

Over the last decade, the
nation has lost 12 percent of
lowest rent housing, those
apartments that are afford-
able to people making mini-

mum wage, with greatest
losses in rural areas and
small communities.

With the current down-
turn in the economy, Mc-
Cue said, the for-sale
markets have been hit hard,
so there is actually a lot
more demand for rental
properties, which tends to
drive rental prices up. As
the economy rebounds, he
expects even more pressure
on rents.

The importance of  that is
renters tend to be younger
people starting out, and new
couples – the population
Hutchinson officials want
to attract and who can’t af-
ford the higher rents – as
well as immigrants and re-
tired Baby Boomers now
looking to downsize.

“We could just go along
like we’re going and people
continue to live in their
houses and they can be in
disrepair and just continue
to get worse and worse,”
said Greg Binns, president
of  First National Bank of
Hutchinson. “But if  we’re
going to attract any new in-
dustry in town and we’re
going to be able to provide
quality affordable housing
for the new businesses, if
we don’t work on this and
bring this up to speed, why
would they want to locate
here? If  they’re going to
look to our community and
we don’t have the housing
stock, you know that’s going
to be one of  the primary ve-
hicles they’re looking at to
move here.”  

Impact
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“We’re asked all the time if
we have anything, and then
when I explain the cost,
those interested can’t afford
the spaces. But they’re out
there waiting and they’re
looking.”

City officials have recog-
nized the gap in affordable
rental housing in Hutchin-
son.

“I think we have a hard
time for young couples,

young individuals looking
for a nice apartment to live
in,” said John Deardoff, city
manager. “I think there is a
gap in terms of  finding
those types of  units in
Hutch, and I don’t think any-
body can put a finger on one
piece that’s the key to solv-
ing our housing problems.”

In 2009, a consulting firm
prepared an assessment of
the city’s housing needs and
found a significant need for
affordable rental housing,
noting that “low-income
households are much more
likely to rent housing than

to buy a home. The largest
cohort of  renter households
can afford a monthly rent of
no more than $400 per
month.”

Deardoff  credits pro-
grams such as New Begin-
nings that have addressed
low to moderate income
needs, and said he is
pleased with the develop-
ment there, but knows the
need for rental units ex-
tends beyond those of  low-
income status.

“We’ve seen a lot of  devel-
opment with these projects,
and that’s been a shining

star for our community,” he
said. “But market rate
rentals are key for me.”

Other city officials have
pointed out the complexity
of  the issue, and say solving
these problems required a
multifaceted approach.

“I think we’re trying to
make a simplistic black and
white picture when we say,
‘Oh, if  we’d just improve
the housing, all these people
would live here and it’d be
wonderful,’” said Bob Bush,
City Council member.
“That’s not necessarily true.
We have to raise the entire

community up, not just the
housing but also the enter-
tainment, the lifestyle, the
things to do.”

The belief  that the mar-
ket would work out these
problems and respond to de-
mand is one that Deardoff
said he held for a while, but
now sees the need for the
city to be part of  the solu-
tion.

“I’ve always believed that
the market will respond to
demand, that our housing
developers will respond to
demand,” Deardoff  said.
“But the more I think about

it, the more I think we need
to be the player in providing
programs that would lead to
some development that oth-
erwise might not occur.”

Piros also voiced the com-
plexity of  the issue, but
added that these problems
will persist as long as af-
fordable rental options con-
tinue to be unavailable.

“I do think this is a prob-
lem for the community, but
a good one to have,” Piros
said. “I think we can solve it
with a concentrated, collab-
orative effort. It’s not un-
solvable.” 
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Unlike the city of
Hutchinson, USD
308’s boundary lines
are inflexible – a 14-

square-mile area locked in the
middle of  Hutchinson’s 25
square miles, with neighboring
districts on all sides.

The district lacks the power
of  annexation to bring new
housing subdivisions into its
tax rolls, and its neighbors –
Nickerson to the south and
west, Buhler to the north and
Haven to the east – aren’t likely
to relinquish their tax bases for
Hutchinson’s benefit.

Hutchinson USD 308’s geo-
graphic dilemma, coupled with
a push for reduced state fund-
ing, holds the potential to crip-
ple the school district in the
years to come.

“If  the state’s going to go
more toward local funding –
and local funding meaning
property taxes – I don’t think
that the Hutchinson school dis-
trict property can sustain the
current school district,” said
Hutchinson school board mem-
ber Joe Fangman.

Additionally, the school dis-
trict’s 14 square miles contain
many of  the oldest, least valu-
able and worst-maintained
homes and very little of  the
newer, better-maintained and
more valuable residential prop-
erties. 

The threat to USD 308 is exac-
erbated by the gradual north-
ward creep of  neighborhood
blight and the fact that the dis-
trict has little room to grow its
tax base, other than develop-
ment of  what little vacant land

remains. School districts are
regulated on the amount of
property taxes they can assess.

Landlocked by surrounding
school districts, USD 308 misses
out on tax revenues from indus-
trial parks, which lie just out-
side its boundaries. With
deteriorating residential prop-
erty and increasing family
poverty, Hutchinson’s schools
possess many of  the hallmarks
of  an inner-city school district.

“I’ve often said if  we were a
city, we’d be an inner-city
school district,” said Jan
Strecker, who served as
Hutchinson’s interim schools
superintendent during the 2010-

11 school year.

USD 308’s housing stock
Because housing has become

an issue of  growing impor-

tance to the city in recent
years, The News built a de-
tailed statistical profile of
housing in the city and in USD
308. Our analysis found that

homes in the school district
are, on average, eight years old-
er than in the city (71 years vs.
63) and appraised at $7,000 less
than in the city ($61,960 vs.
$68,595).

Construction trends indicate
that the school district will con-
tinue to lose ground in both ar-
eas, as most new homes are
constructed on the city’s north
end, just outside of  USD 308.

The last time more new
homes were built inside the
school district than in parts of
the city outside district bound-
aries was 1995. Since then, 249
new homes have been con-
structed inside the district,
while 622 were built in other
parts of  the city. In 2009, only
six of  20 new homes completed
in Hutchinson were within
USD 308’s boundaries. Last
year, 13 of  27 new Hutchinson
homes were built within the
school district.

In June, school board mem-
ber and then-board president
Jeff  Nichols estimated that
USD 308 had room for only 100
more homes on its more desir-
able north side.

Meanwhile, the homes that
currently sit inside the district
are aging and decaying. More
than 95 percent of  the homes
considered “distressed” – be-
cause they scored 7 or higher
for deficiencies on a 2009 Hous-
ing Needs Assessment – were in
the school district. And 94 per-
cent of  residential property
that was in worse condition in
2009 than in 2001 fell within
USD 308’s boundaries.

Today, more than 90 percent
of  homes worth less than
$75,000 are in the school dis-
trict, but less than a third of
Hutchinson residential parcels
worth $300,000 or more are in
USD 308. The city’s 2010 as-
sessed valuation, including

Hutchinson

City limits

City limits

City limits

USD 308

Page 20                                                                                                                                                                                                                                                            The Hutchinson News
A ROOF OVER OUR HEADS

EDUCATION IMPACT

Sandra J. Milburn/The Hutchinson News

The exterior of Hutchinson High
School is shown. The high school
and other school buildings have
benefited from school bond proj-
ects approved in a 2006 vote. Low
property values translate to less tax
revenue for school budgets and
bond issues.

Housing woes could hurt USD 308

See DISTRICT / 21

■ Chances to grow tax base
stymied by borders, leaving
district out of revenue stream. 
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commercial and industrial
property, tallied up at
$262,916,363, while USD
308’s taxable valuation was
only $194,900,786.

Hutchinson isn’t alone
in this struggle. The Wichi-
ta school district is also ef-
fectively landlocked by
neighboring districts,
meaning that school dis-
trict holds some of  the
poorest neighborhoods,
while also being unable to
expand to richer suburban
areas.

Wichita’s district does
include many commercial
and industrial properties,
including those in the aero-
nautical industry. In
Hutchinson, USD 308 loses
out on commercial proper-
ty on the city’s northeast
side as well as high-value
industrial parks to neigh-
boring districts like Buhler
and Nickerson-South
Hutchinson.

Because of  its low valua-
tion-per-pupil, USD 308 is
considered a poor district
by the state. That designa-
tion gets Hutchinson
equalization aid on its lo-
cal option budget, which is
funded through discre-
tionary property taxes. But
as more and more districts
increase their local option
budgets, the state has had
to cut a percentage of
equalization aid it pro-
vides. For Hutchinson’s
2011-12 budget, that meant
the district lost out on
more than $285,000 in state
equalization aid – a figure
that had to be made up by
local property taxes.

In addition to worrying
about the tax burden on
their property owners,
Hutchinson school board
members are also mindful
of  keeping their tax rates
competitive with neighbor-
ing districts.

“We have to make sure
our tax rates within are
competitive with those out-
side,” Fangman said.

Lori Blakesley, USD 308’s
director of  fiscal manage-

ment and business opera-
tions, said USD 308’s re-
liance on property taxes
could hurt local taxpayers
and the district, which may
not be able to raise as
much money from the mill
levy as other districts do.

“In order to be competi-
tive, we’ll have to keep our
mill levy rates lower and
generate less money than

what the Buhlers and the
Nickersons and all those
others would generate,”
she said. “So our kids
wouldn’t have the same op-
portunities.”

Housing’s consequences
School officials warn

that declining property val-
ues – 2010’s property valua-
tion of  $194.9 million was

down from a high of  $201
million in 2007 – pose a ma-
jor threat to the operation
of  Hutchinson’s schools,
especially given the state’s
recent move of  relying
more heavily on local prop-
erty taxes as state educa-
tion funding continues to
plummet.

During a June interview,
then-superintendent Jan
Strecker said future losses
in property valuation

could cripple the district’s
ability to provide supple-
mentary courses like mu-
sic and art. 

“You’re not going to be
able to support some of  the
things that this community
has always valued. You’re
cutting back to the bare
bones,” she said. “Some of
those other pieces are what
really make well-rounded,
productive citizens for the
community. You’re cutting

back on those programs
that make a student rich
and well-rounded.”

Fangman said the issue
surrounding deteriorating
residential properties in
Hutchinson and USD 308 is
one the school board has
little means to fix. Though
housing is not technically
a school district problem –
USD 308 has no jurisdic-
tion or authority over the
city’s residential proper-
ties – he said it’s a concern
that should be shared
equally by the city and the
district. 

“If  the school district
suffers, it is going to be suf-
fering for the city of
Hutchinson,” Fangman
said. “We are the core of
the city of  Hutchinson and
it is very important that
the school district be sol-
id.”

Fangman said the issue
is one the state needs to ad-
dress soon, as it points to
an underlying flaw in the
state’s strategy of  funding
public education.

“Our demographics,
these maps show so well,
are not working in our fa-
vor,” he said. “We’re going
to have to have a different
financial formula from the
state of  Kansas to continue
to provide the current level
of  education. And that’s
not what the current ad-
ministration of  the state of
Kansas is doing.”

Ken Stephens contributed
to this story.

District
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Hutchinson and USD 308 housing comparison 

Median Residential Parcel Value  

Total Value   

Median Housing Age 

Total Properties 

Distressed Properties* 

Average Deficiency 

Deficiency Change 2001-2009   
Improved 

Unchanged 

Deteriorated

$68,595

$1,258,155,770

63

14,888

748

1.42

1,380

8,125

5,383

$61,960

$909,752,730

71

12,542

716

1.61

1,233

6,229

5,080

Entire city City within USD 308

*Scoring 7 or higher in survey conducted for 2009 Housing Needs Assessment

Hutchinson Housing Age within USD 308 district

0.32%

1.73%

8.44%

12.10%

17.32%

9.44%

8.51%

19.70%

8.63%

7.73%

2.56%

2.19%

1.30%

41.24%

98.62%

99.05%

99.07%

97.54%

89.62%

85.45%

92.16%

75.28%

62.83%

61.48%

42.48%

29.76%

40
Unknown

214
Before 1900

1,042
1900 - 1909

1,494
1910 - 1919

1920 - 1929

1,166
1930 - 1939

1,051
1940 - 1949

1950 - 1959

1,066
1960 - 1969

955
1970 - 1979

316
1980 - 1989

271
1990 - 1999

161
2000 and later

Years built and number
% of all housing 
within USD 308

USD 308’s %
of all city housing 

within these years built

2,432

2,139

Ken Stephens and Jim Heck/The Hutchinson News

Hutchinson Housing Values 
within USD 308 district

14 0.11%

0.44%

2.36%

19.80%

15.50%

23.41%

14.28%

13.40%

7.08%

3.62%

25.00%

32.93%

56.29%

66.60%

84.50%

92.10%

93.68%

91.13%

97.98%

96.13%

54

291

2,445

1,914

2,890

1,763

1,655

874

447

$500,000 or more    

Value and number
% of all housing 
within USD 308

USD 308’s %
of all city housing 
within this value

$300,000 to $499,999

$200,000 to $299,999

$100,000 to $199,999

$75,000 to $99,999

$50,000 to $74,999

$35,000 to $49,999

$20,000 to $34,999

$10,000 to $19,999

Less than $10,000

Ken Stephens and Jim Heck/The Hutchinson News

FANGMAN

“If the state’s going to go more toward local funding –
and local funding meaning property taxes – I don’t
think that the Hutchinson school district property can
sustain the current school district.”

Joe Fangman, Hutchinson school board member

BLAKESLY

“In order to be competitive, we’ll have to keep our mill
levy rates lower and generate less money than what the
Buhlers and the Nickersons and all those others would
generate. So our kids wouldn’t have the same opportu-
nities.”

Lori Blakesley, USD 308 director of fiscal management and business operations



BY KEN STEPHENS

The Hutchinson News 
kstephens@hutchnews.com

After two major reports
examining housing
conditions in Hutchin-
son, city officials and

community leaders seem, per-
haps more so than before, to rec-
ognize that they have a problem
and want to do something about
it.

Mayor Ron Sellers calls hous-
ing “the No. 1 city issue.”

While housing hasn’t been a
priority item on the city’s agen-
da until recently, City Manager
John Deardoff  said, “I think
there’s interest in moving more
toward a better focus on hous-
ing.”

Added Greg Binns, president
of  First National Bank of
Hutchinson and a member of
the city’s Housing Task Force
and Housing Commission: “It’s
definitely something everybody
needs to come together on and
start working on if  we’re going
to move off  the scale of  being
on the bottom and moving up.”

What to do and, even more
importantly, how to pay for it re-
main open questions, however.

“If  we had $2 million, we
could really do something,”
Sellers said. “But where do we
get $2 million?”

City Council member Bob
Bush said there could be 
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One of the abandoned houses on the city of Hutchinson’s list of 60 to 80 homes to demolish is at 427 W. Avenue A.

LOOKING FORWARD

What’s next for housing in Hutch?

Improvements hit a wall under revitalization plan
BY MARY CLARKIN

The Hutchinson News
mclarkin@hutchnews.com

James and Betsy Ledin up-
graded the heating and air-con-
ditioning systems in their
approximately $25,000 home on
East Campbell Street, and City
Beverage Co. Inc. built a $4-mil-
lion-plus beer warehouse on

South Kirby Street.
Which applicant qualified for

a tax rebate under Hutchinson’s
Neighborhood Revitalization
Plan?

The beer warehouse.
Ann Bush and Bob Bush are

the top officers at City Beverage,
and Bob Bush also is a member
of  the Hutchinson City Council.
However, his role at City Hall

gave him no special advantage –
the Bushes played by the rules
of  the Neighborhood Revitaliza-
tion Plan, structured well before
Bush was elected.

The program intended to bol-
ster the city’s south end favors
new construction instead of
homeowners – or businesses –
making relatively modest im-
provements. In the case of  the

Ledin home, the building permit
was for approximately $5,000.
The Reno County Appraiser’s
Department determined the im-
provements did not raise the
home’s value, while City Bever-
age’s building raised the value
of  the site by more than $4.27
million, and will entitle it, 

Money key
in making
an impact

See PLAN / 25See MONEY / 23



opposition to using city tax
dollars on blighted hous-
ing.

“I think we run the real
risk of  some very negative
class problems if  we get
into programs where tax
dollars are taken from peo-
ple who work hard and take
care of  their homes and are
then used to pay for peo-
ple’s homes who have the
ability to fix their house
but they just don’t choose
to,” Bush said.

Bush thinks most people
would support using some
tax dollars to help elderly
people get their homes
painted but wouldn’t sup-
port using the same tax dol-
lars to help others who are
perceived to have resources
they refuse to use to main-
tain their homes.

“That’s where you can
get into some real problems
and a pretty significant
backlash that could make
the housing situation – I
don’t know if  it could make
it worse, but it could set up
a political environment
where nobody wants to do
anything,” he said.

Step by step
Although housing prob-

lems can be found in al-
most any part of
Hutchinson, the southern
half  of  the city is in deep
distress, plagued by an ag-
ing and deteriorating hous-
ing stock, low housing
values, low rates of  invest-
ment in repairs, rehabilita-
tion or new housing, and
low rates of  single-family
home ownership.

More than 5,000 residen-
tial properties, about a
third of  all those in the city,
were in worse condition in
2009 than in 2001. More
than 700 homes were
deemed distressed in 2009 –
three times the number of
distressed properties eight
years earlier.

Double-digit vacancy
rates are uniform across
the city’s southern tier.
Citywide, well over 500 resi-

dences have been vacant
for at least two years, essen-
tially abandoned.

Using recommendations
in two reports, the Housing
Task Force, city staffers,
the Housing Commission
and Community Improve-
ment Commission have be-
gun laying the groundwork
for a more aggressive re-
sponse to the housing prob-
lem.

The first step was adop-
tion of  the International
Property Maintenance
Code, which establishes
minimum standards for the
upkeep of  all property,
whether residential, com-
mercial or residential, and
whether it’s the exterior ap-
pearance or the plumbing,
electrical and mechanical
features on the inside. Just
how aggressively the code
is enforced is in doubt,
however.

Thus far, enforcement is
strictly in response to com-
plaints. A little over three
weeks after the ordinance
went into effect on July 1,

Neighborhood Standards
Officer Roy Little told the
Housing Commission that
he had received 23 com-
plaints, about one a day.
But if  he wasn’t restricted
to acting on complaints, he

said, he could have acted on
25 violations a day.

Many city officials and
others, however, have
called for discretion in re-
quiring compliance with
the code, especially in the

case of  low-income home-
owners who may not be
able to afford major repairs
and elderly people retired
on fixed incomes.

The second step, in
Deardoff ’s 2012 budget pro-

posal, is creating a city
housing division and hir-
ing a housing director to
oversee all city housing
programs, as recommended
by the Housing Task Force.

“I believe that if  we are

going to make progress to-
ward addressing housing
issues, we really need to
have a person on the
ground who’s living it, eat-
ing it, breathing it every
day, and right now we real-
ly don’t have that,” Deard-
off  said. “We’ve got people
wearing many different
hats and dabbling in hous-
ing here and there.”

Five strategies outlined
earlier this summer in a
grant application written
by city staff  and communi-
ty leaders included:

● Creating a land trust
that would go into targeted
neighborhoods to acquire
20 dilapidated houses and
demolish them in prepara-
tion for new in-fill housing
construction and purchase
up to 10 other existing
houses for affordable hous-
ing.

● Expansion of  Interfaith
Housing Services’ Individ-
ual Development Account
program to help 67 low- or
moderate-income residents
purchase or repair a home

by matching their savings.
● Helping Community

Housing Development Or-
ganizations, such as New
Beginnings or Interfaith,
develop 40 new housing
units by providing gap fi-
nancing of  pre-develop-
ment costs where financing
isn’t available.

● Grants or forgivable
loans to help low-income
residents repair homes in
three small neighborhoods,
with the goal of  bringing
the neighborhood into code
compliance and stimulat-
ing additional private in-
vestment in the
neighborhood and sur-
rounding area.

● Financial assistance
for the creation of  eight to
10 downtown loft units for
workforce housing.

Hopes for a single, $1.38
million grant to get the pro-
gram going have quickly
faded, however, and now
city staff  is researching al-
ternative funding sources.

“You got to have money,”
said Mark Eaton, a vice
president at Central Bank
and Trust and a member of
the Housing Task Force.
“We got the people. We got
the neighborhoods that
need help. And we’ve got a
lot of  programs to direct to
those people. But it’s going
to take some money. Re-
gardless of  what program
we go to, it’s going to take
some money. So where do
we go to get that money?”

Binns said he’d like to
see a combination of  fund-
ing sources, including cor-
porate donations,
foundation grants and
some tax money.

“The key,” Binns said, “is
developing public, private
partnerships of  money and
the pool of  money needed
to get this land trust going.
I think that is the key. We
have to have the ability to
go in and acquire proper-
ties at tax sales or by mak-
ing an offer for some of
these dilapidated struc-
tures to people who just
want out so that we can do
the infill development,
which is going to be critical

“You got to have money. We got
the people. We got the neighbor-
hoods that need help. And we’ve
got a lot of programs to direct to
those people. But it’s going to
take some money. Regardless of
what program we go to, it’s going to take
some money. So where do we go to get that
money?”

Mark Eaton, Central Bank and Trust vice president 
and Housing Task Force member 
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An abandoned house at 628 E. Ave. F is on the city of Hutchinson’s demolition list. 

EATON



to bringing these neighbor-
hoods up, or to get an exten-
sive remodel done to them
if  they’re salvageable and
start the process.”

The Housing Task Force
would like the city to devel-
op a program like Topeka’s
SORT (Stages of  Resource
Targeting) program. Each
year, the SORT program se-
lects two five- to six-block
target areas for a three-
year rehabilitation plan.
Topeka then focuses its re-
sources – from money in
the capital improvement
budget for streets, curbs
and gutters, sidewalks, al-
ley paving and replacing
water and sewer lines to
money for residential reha-
bilitation and repair pro-
grams – on the target
neighborhoods.

The idea is to create a
“wow effect” where the im-
provement in the target
area is easily noticeable, to
encourage private invest-
ment and community
pride.

Who gets the beef?
But that leads to another

potentially sensitive issue:
How do you pick which
neighborhoods get the at-
tention, and the money?

Two schools of  thought
have emerged: One is to tar-
get resources on parts of
the most blighted neighbor-
hoods in the southwest cor-
ner of  the city, south of
Seventh Avenue; the other
is to go farther north and
target the southern portion
of  Census Tracts 4 and 5,
west of  Plum Street.

Those who support that
option note that housing in
the northern part of  Tracts
4 and 5 is still in good shape
but is threatened by the in-
vading blight to the south.
Stop it there, and begin
pushing into the southern
part of  the city, they say.

The city of  Hutchinson
tried focusing dollars on a
target neighborhood sever-
al years ago when it re-
ceived a $344,000

Community Development
Block Grant to rehabilitate
16 houses in a five-square-
block area near Lincoln El-
ementary School. After two
years, however, the city
gave most of  the money
back to the Kansas Depart-
ment of  Commerce.

There are 77 houses in
the target area, but only 19
applied for grant money
and only three were accept-

ed.
Some were rejected be-

cause the owner’s income
exceeded the low- to medi-
um-income thresholds for
eligibility. Some were re-
jected because the cost of
rehabilitating their homes
exceeded the $18,000 maxi-
mum. Some applicants
withdrew because they lost
their homes through fore-
closure or decided to sell

their homes and move
away.

A large number of  hous-
es in the target area were
rental properties, and land-
lords wouldn’t agree not to
raise the rent for three
years and pay 50 percent of
the cost if  they were not in-
come-qualified themselves.

The Lincoln experience
points out the importance
of  making sure property

owners of  a target neigh-
borhood buy into a housing
program.

“I think what we learned
from the Lincoln neighbor-
hood is that it’s going to re-
quire a lot of  one-on-one
education,” said County
Commissioner Brad Dillon,
a member of  the Housing
Task Force and an early ad-
vocate of  trying to improve
the Lincoln neighborhood.

“There will be misunder-
standings and a lack of  ap-
preciation of  what’s being
suggested. But we can over-
come that with effort.”

In recent days, the Com-
munity Improvements
Commission and Housing
Commission have been
looking closely at a couple
of  neighborhoods pointed
out by Deputy Reno County
Appraiser Sue Poltera, a
member of  the Housing
Commission.

One is an area roughly
bounded by Fourth and
11th avenues and Walnut
and the railroad tracks
about four blocks east of  K-
61. That area has been rat-
ed “fair” in the appraiser’s
condition and desirability
ratings but will be down-
graded to “poor” in 2012 be-
cause of  declining sale
prices. Another area get-
ting a close look is roughly
west of  Main Street to Cow
Creek and between Seventh
and 17th avenues. That
area, essentially the south-
ern part of  Census Tracts 4
and 5, is currently rated
“fair.”

Binns said he favors hav-
ing the Housing Commis-
sion identify potential
five-block target areas,
meeting with residents and
owners in those areas and
seeing which areas show
the most interest and en-
thusiasm.

“I’m going to vote on the
people who are really inter-
ested in getting started,
and getting cracking,”
Binns said. “I think that’s
the right way to do it.
That’s just my opinion. I
think we’re going to have a
lot of  opinions on that is-
sue, a lot of  debate, a lot of
good thought. In the end, to
make things happen, some-
one is going to have to be
the first.”

John Scott, president of
Interfaith Housing Servic-
es and another member of
the Housing Task Force,
thinks it’s important to rec-
ognize that Topeka has one
advantage over Hutchin-
son. Because of  its size,
Topeka is an “entitlement
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WHAT OTHER CITIES ARE DOING

TOPEKA
Each year, the city selects

two five- to six-square-block
target areas for a three-year
neighborhood revitalization
program. After a year of
planning and working with
the neighborhoods to en-
sure that residents buy into
the program, the city focus-
es money already in the
capital improvement budg-
et on the target areas, mak-
ing infrastructure
improvements such as
streets, curbs and gutters,
sidewalks, alley paving and
replacing water and sewer
lines.

Additional money from
HOME and Community De-
velopment Block Grants,
city tax money from a com-
munity improvement pro-
gram and sometimes
donations are focused on
residential rehabilitation
and repair programs in the
target areas.

Up to $30,000 can be pro-
vided for repairs to an own-
er-occupied home, plus
additional money for lead
paint abatement. Owners of
rental property are limited

to $12,000 for exterior im-
provements, such as paint,
siding or a new roof, plus
lead paint abatement.

Public-private partner-
ships also have built some
in-fill housing on vacant
lots in the target neighbor-
hoods, and in one area a
row of  dilapidated houses
was demolished to create a
small public park.

City officials in Topeka
say the Stages of  Resource
Targeting (SORT) program
has reversed a trend of  dis-
investment in aging neigh-
borhoods, reduced crime,
increased property values
at a time when values in
other neighborhoods are
dropping, and created
neighborhood pride.

LIBERAL
The city has a buffet of

programs, some financed
by grants and others by rev-
enue from a 1 percent city
sales tax. In the Self  Help
housing program, support-
ed by a U.S. Department of
Agriculture grant, six in-
come-qualified families at a
time put in 25 to 30 hours a

week helping build their
own homes and those of
others in the group.

Their labor earns equity
in their new homes. Hous-
ing and Community Devel-
opment Director Karen
LaFreniere said they end up
needing to borrow only
about $110,000 for a house
that appraises at $180,000.
The program just finished
houses 25-36 in the pro-
gram.

The city also has a HOME
grant program that pro-
vides up to $25,000 for home
rehabilitation projects, plus
additional money for lead
paint assessment and abate-
ment. A program for first-
time home buyers who
make 125 percent of  the
county’s median income or
less provides $3,000 in assis-
tance toward the down pay-
ment on their home.

The city also has $30,000
in a Paint the Town pro-
gram that provides up to
$350 for the purchase of  ex-
terior paint and materials
for income-qualified resi-
dents. The program painted
70 houses last year.

Yet another program pro-
vides assistance to resi-
dents age 60 or older and
households that include a
resident with a disability.
They can apply for one proj-
ect a year and get grants of
up to $3,000 for weatheriza-
tion improvements to their
home, up to $2,000 for emer-
gency repairs or up to $2,000
for exterior enhancements.

LAWRENCE
The Lawrence Communi-

ty Housing Trust helps low-
and moderate-income resi-
dents buy or build homes
by providing a subsidy av-
eraging $50,000 to reduce
the price of  building a
home.

In exchange for the sub-
sidy, the trust retains own-
ership of  the land the house
sits on. That has the effect
of  reducing the property
tax owed by the homeown-
ers and keeping the house
affordable for other income-
qualified buyers if  the
house is put up for sale.

Homeowners receive ex-
tensive homebuyer educa-
tion and budget counseling
and pay a small monthly fee
for a 99-year lease on the
ground along with regular
monthly mortgage pay-
ments. Because the subsidy
has reduced the purchase
price, the bank loans do not
require private mortgage
insurance, which saves the
homeowners $25 to $50 a
month. Their down pay-
ment is 5 percent of  their
annual gross income,
rather than 4-6 percent of
the value of  the home. The
trust pays closing costs up
to $3,000.

The Tenants to Home-
owners program also has 15
properties it rents to house-
holds with extremely low
income. By reducing the
rent burden, the program is
intended to give the tenants
a chance to repair their
credit, reduce their debt
and move on to home own-
ership.

– By The News staff

See MONEY/ 27
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initially, to a tax rebate in
the six figures. 

‘Very misleading’
The Kansas Legislature

passed the Neighborhood
Revitalization Act in 1994,
and Hutchinson created its
Neighborhood Revitaliza-
tion Plan in 1997.

City leaders designated
the area from the south side
of  11th Avenue to city limits
as the tax-rebate territory.
The rebates weren’t restrict-
ed to homes, but that neigh-
borhood contains the city’s
older housing stock and
provided a spur for im-
provements.

City staff  automatically
gives south-side property
owners information about
the Neighborhood Revital-
ization Plan when they file
a building permit applica-
tion. It’s not unusual,
though, for more Neighbor-
hood Revitalization Plan ap-
plications to be denied than
granted.

In the 2010 tax rebate
year, only 38 percent of  new
applicants merited a rebate
because most projects failed
to raise the property’s value
sufficiently to trigger the re-
bate. One reason so many
rebate requests failed was
due to 45 applications
prompted by new roofs.

Roofs are considered
maintenance, not a proper-
ty improvement, according
to the County Appraiser’s
Department.

Howard and Elizabeth
Kraushaar spent about
$8,000 for energy-efficient
windows on their now-for-
mer home on Porter Street.
The Appraiser’s Depart-
ment determined the win-
dows did not increase the
home’s value by the per-
centage needed to obtain a
rebate.

“It’s very misleading,”
said Elizabeth Kraushaar,
disappointed in the pro-
gram.

Clearing hurdles
The Appraiser’s Office ul-

timately determines if  ap-
plications meet the city’s re-
bate criteria:

Residential property: Im-
provements must be at least
$5,000 in value, and the as-
sessed value of  the property
must rise by at least 5 per-
cent.

Commercial and industri-
al property: Improvements
must be at least $15,000 in
value, and the assessed val-
ue must climb by at least 15
percent.

Increasing the value of
the property is the big hur-
dle, according to Reno
County Appraiser Lori
Reedy. An investment of
$15,000 on a major kitchen
renovation might raise the
home’s value by that
amount, Reedy said, but
some other improvements
won’t hike the value equal
to the investment, she said.

County values on homes
are guided by comparable
sales data, and new home
siding generally doesn’t lift
a home’s value sufficiently
to trigger the rebate, accord-
ing to Deputy Appraiser

Sue Poltera.
New windows may or

may not hit the Neighbor-
hood Revitalization Plan’s 5
percent target for homes,
and it “kind of  depends” on
furnace and air-condition-
ing improvements, Poltera
said, whether that invest-
ment will garner a rebate.

Businesses can be in the
same boat with their 15 per-
cent hurdle, Reedy and
Poltera noted.

Also, failure to file paper-
work after a project is done
is another stumbling block
for some applicants.

Hutchinson Publishing
Co., owner of  The News’
building, is on the list of
commercial property appli-
cants that didn’t qualify for
a rebate.

Declining applications
The peak tax rebate year

for new projects entering
the 10-year tax rebate sched-
ule was 2008, when 63 appli-
cations for projects mostly
carried out in 2007 moved
forward.

Economic reasons might

account for the drop in re-
cent years in Neighborhood
Revitalization Plan applica-
tions, said Hutchinson’s
Community Development
Specialist, Ed Bible.

Signs of  the nationwide
recession began at the end
of  2007, worsening in 2008.
In the 2009 tax rebate year,
the number of  new rebate
recipients fell to 23, climb-
ing to 33 by the following
year.

On Reno County’s latest
rebate list, the only “new fa-
cility” is the beer ware-
house.

One strength of  the
state’s Neighborhood Revi-
talization Act is that cities
can tailor the program to
their needs, said Sandy
Jacquot, director of  law and
general counsel for the
League of  Kansas Munici-
palities.

Cities designate the
neighborhood and also set
the triggers, she said.

South Hutchinson, Haven
and Buhler have Neighbor-
hood Revitalization pro-
grams, too, all different

from Hutchinson’s plan.
Hutchinson allows a 95

percent rebate on taxes on
the improvement for the
typical recipient in the first
year. The refund slides
down gradually to 50 per-
cent by the sixth year,
where it remains through
year 10, after which it ex-
pires. Historic properties
can obtain a 100 percent re-
bate for 10 years, and re-
bates for downtown
properties fall in between
the standard schedule and
the more generous scale for
historic properties.

South Hutchinson’s plan
allows a 100 percent tax re-
bate on improvements for
home rehabilitation and ad-
ditions, but just for five
years. Haven has the same
schedule, but a declining 10-
year rebate schedule for
new homes is slightly differ-
ent than South Hutchin-
son’s.

Buhler city leaders are
looking at a more compre-
hensive Neighborhood Revi-
talization area than the
current territory in the

downtown and industrial
area.

Hutchinson’s Neighbor-
hood Revitalization Plan
brochure estimates that a
home improvement costing
$5,000 can result in an aver-
age total 10-year rebate for
the homeowner of  $510, or
between $41 and $79 a year.

“It’s not a lot, but it
helps,” said Connie Beeson,
who made multiple im-
provements to her East
Fifth Avenue home a few
years ago and qualified for
the rebate.

Homes and a hotel
Commercial property is

assessed at a higher rate
than residential property,
and the city estimates a
commercial property spend-
ing $15,000 on an improve-
ment can realize an average
10-year total rebate of
$3,320.

More residential proper-
ties than business proper-
ties have benefited from
Hutchinson’s Neighborhood
Revitalization, records
show.

Most homes enrolled in
the program are not located
in the southern tip of  the
city. On the county’s 2010
tax year rebate list, only
three applicants owned
homes south of  Avenue A,
and just two of  those appli-
cations were approved.

There is no income-
means test for applicants.
Tax rebates have been
awarded to fast-food restau-
rant chains, financial insti-
tutions, a medical building,
a fertilizer facility and own-
ers of  rental housing.

Jacquot noted that a
Neighborhood Revitaliza-
tion tax rebate in Topeka
proved very valuable years
ago when the Capitol Plaza
Hotel was built in Topeka.

However, when a pro-
posed Neighborhood Revi-
talization area designation
was sought recently for a
planned Olive Garden
restaurant in Lawrence,
other restaurateurs object-
ed. The Public Incentives
Review Committee, an advi-
sory board to the Lawrence
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The new City Beverage building is shown on South Kirby Street.

See PLAN / 26



A number of  programs to
help low- and moderate-in-
come homeowners are
available to Hutchinson res-
idents. Here is a brief  de-
scription of  them:

CITY PROGRAMS
Neighborhood Revital-

ization Program
Hutchinson property

owners can qualify for a
property tax rebate over 10
years for new construction
or rehabilitation, alter-
ations and additions to resi-
dential, commercial or
industrial property south of
11th Avenue. For residential
property, the value of  im-
provements must be $5,000
or more and increase the
property value by at least 5
percent. The rebate is a per-
centage of  the resulting in-
crease in property taxes.

HOME grants
Grants for rehabilitation

of  owner-occupied homes
south of  17th Avenue. A full
inspection is made to deter-
mine all improvements that
must be made to bring the
property up to city code,
and code-compliance work
must be done for $30,000 or
less. Up to $5,000 more is
available for lead paint
abatement.

Brush Up Hutch
Financial assistance for

painting owner-occupied
homes in Hutchinson. Eligi-
ble applicants are those
who earn 80 percent or less
of  median family income in

Reno County (ranges from
$30,100 for a one-person
household to $56,700 for a
household of  eight or more
people). Get an application

from the city Planning De-
partment. Upon completion
of  the painting, the city will
reimburse the homeowner
for the cost of  paint, up to

$250. The city has $6,000
available this year.

Residential In-fill Con-
struction Incentives

To encourage contractors

to “fill in the holes” by
building housing on vacant
lots, the city will rebate the
cost of  building permits as
well as water/sewer tap fees

after a certificate of  occu-
pancy is issued for a new
single-family house or du-
plex built on a vacant lot
south of  17th Avenue. Eligi-
ble houses are those that
cost less than $119,500 for
materials and labor. The
eventual sale price is not a
factor. This incentive can be
combined with property tax
rebates under the Neighbor-
hood Revitalization Pro-
gram if  the house is south
of  11th Avenue.

For more information on
these programs, contact the
Hutchinson Planning and
Development Department
at 694-2639.

INTERFAITH HOUSING
SERVICES

Elderly Assistance
The Reno County Depart-

ment of  Aging provides fi-
nancial assistance and
works with Interfaith on
renovation projects that
will allow an elderly person
to remain in his or her
home longer. The Depart-
ment of  Aging has $18,000
available for grants of  $500
to $1,500 for renovations
such as handrails, wheel-
chair ramps, a doorway or
bathroom modification and
many other repairs or mod-
ifications. Applicants must
be over the age of  60, own
their homes and have a
monthly income of  less
than $1,200.
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THE OPEN DOORS TO HELP IN HUTCHINSON
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Shelly Friesen and her children will call the rebuilt home at 200 S. Elm their new home. The home was rebuilt by members of South
Hutchinson Mennonite Church with Interfaith Housing Services. Some of the people involved with the project include, at back,
Howard Wagler, Ward Davis, Eric Miller, Jay Schrock, Orv Miller, Dennis Willems, Sam Eash, Steve Showalter, Emily Hurst of Interfaith
Housing, Betsy Buller, Alaina Kaufman, and Esther Eash. 

City Commission, did not
recommend the city use
that financial incentive for
the project.

The developer is reconfig-
uring his strategy, accord-
ing to Corey Mohn,
economic development co-
ordinator for Lawrence.

Proett gets no rebate
The Bushes’ decision to

expand City Beverage in
Hutchinson was made be-
cause they liked the com-
munity, Councilman Bush
said, and the tax rebate
helps offset their $4.5 mil-
lion loan.

“We are adding a huge
amount to the tax rolls in
this neighborhood,” Bush
also observed.

Hutchinson Mayor Ron
Sellers is part of  the family-
owned business, Luminous
Neon, another beneficiary
of  the Neighborhood Revi-
talization Plan’s rebates.

City Councilwoman
Cindy Proett applied for a
rebate when a new roof  was
put on the family’s home.
The application was denied.

The city’s Neighborhood
Revitalization Plan spells
out that swimming pools
aren’t eligible as an “im-
provement.” There is no
similar language for roofs,
so city staff  is compelled to
hand out Neighborhood Re-
vitalization Plan applica-
tions for property owners
getting new roofs, even
though the applications

won’t succeed.
In 2008 through 2010,

nearly 140 applications for
rebates for roofs flowed into
the paperwork pipeline and
died.

Bible said changing the
language so roof  rebate ap-
plications aren’t filed could
be done administratively at
City Hall. Previously, steps
toward that goal were taken
but never completed, he
said.

“I would suspect we need
to try to filter those out,”
said City Manager John

Deardoff.
Some cities raise the

Neighborhood Revitaliza-
tion Plan umbrella over the
entire city. Sellers doesn’t
favor that, but said pushing
Hutchinson’s boundary
north of  11th Avenue might
be appropriate.

“Whatever the city can
do, within reason, to help
maintain, reconstruct and
improve property within
Hutchinson is a priority,”
Sellers said.

Deardoff  believes the
11th Avenue boundary for

the Neighborhood Revital-
ization Plan is “probably
pretty acceptable.” Extend-
ing it farther north, Deard-
off  said, might result in
people questioning commer-
cial property recipients.

The availability of  land
for new construction is re-
stricted south of  11th Av-
enue, Deardoff  said, and
that curtails use of  the
Neighborhood Revitaliza-
tion Plan.

The program has had
“limited success, but it is a
tool,” Deardoff  said. 

Plan
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city,” which means it automatically
gets a certain amount of  federal
funds each year. Hutchinson must
compete with other non-entitlement
cities for state or federal housing
money, whether it’s in the form of  a
HOME grant for rehabilitating low-
income owner-occupied homes or a
Community Development Block
Grant.

“If  the budget we as a city can
bring to the table is not sufficient to
leverage those other dollars in a
more competitive way, it’s going to be
hard to generate the dollars to do it,”
Scott said. “In other words, you have
to be able to come up with an awful
lot of  local resources to be able to do
the type of  thing
they’re talking about.”

And so far, that local
money isn’t there.
Deardoff ’s 2012 budget
earmarks only about
$180,000 for housing –
including $80,000 for
the new housing direc-
tor and other expenses
of  setting up the de-
partment, $40,000 in local matching
money for a larger HOME grant the
city hopes to get, $20,000 for a low-in-
come rental assistance and $5,000 for
Brush Up Hutch, a program for reim-
bursing low-income homeowners for
up to $250 of  the cost of  paint for the
exterior of  their homes.

Deardoff  also wants to increase the
budget for demolishing dilapidated
and abandoned houses. Although
there are 60 to 80 structures that city
inspectors would like to see demol-
ished, this year the city had money to
demolish only five. Deardoff  wants to
double that in 2012, even though he
thinks the lots left behind may re-
main vacant for a very long time.

Scott agrees and says the communi-
ty would be better off  investing in ren-
ovation of  dilapidated housing.

“Once you demolish a house on,
say, B Street or on Campbell, who’s
going to build a new one?” Scott said.
“Construction costs are now at $100
to $110 (a) square foot. A simple 1,000-
square-foot home is going to cost you
upward of  $80,000 or $90,000. It’s s
not going to appraise in that neigh-
borhood. But if  you have a $30,000
house and you invest another $30,000
or even $40,000 into that house, that
house stays on the tax base, it contin-
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Individual Develop-
ment Account

This IHS program pro-
vides a 2-1 match of  money
clients save toward the
down payment and closing
costs for first-time home
buyers, repairs of  an own-
er-occupied home, continu-
ing their post-secondary
education or capitalizing a
small business. Clients in
the program also attend fi-
nancial education classes,
life skills workshops and
training or counseling spe-
cific to their project.

First Homeownership
Opportunity Program

This program often is
coupled with Interfaith’s
Individual Development
Account Program. Clients
learn about what to look for
when shopping for a home,
basic home maintenance,
and how to get a mortgage.
Interfaith also acquires
houses for clients through a
variety of  ways. Some are
newly constructed with the
help of  volunteers and local
contractors and others are
existing homes that have
been rehabilitated.

Rental Program
Interfaith has single-fam-

ily homes that it rents. Pri-
ority is given to elderly
applicants and those with
disabilities. Tenants must
have a verifiable income of
no more than 60 percent of
the area median.

Emergency Home
Interfaith has a fully fur-

nished house in which eli-
gible individuals and
families rendered homeless
or displaced by an emer-
gency situation beyond
their control, such as a fire,
natural disaster or abusive
domestic relationship, can
stay while they get back on
their feet and have time to
save money for permanent
housing.

For more information
about these programs, call
Interfaith Housing Services
at 662-8370.
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Jonathan Zaugg, 12, and Hannah Mueller, 12, paint a house as part of the new Brush Up Hutch program. 
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ues to be occupied and it serves
an affordability level in the com-
munity that is currently under-
served.

“So it’s a whole lot economical-
ly better in the long run for the
community than it is to demolish
the house and then the city in
some cases ends up mowing the
lawn and it goes from tax sale to
tax sale to tax sale and nothing
ever happens. And you don’t have
to drive very far to see that trend.”

Bush thinks there’s a role for
government in housing, but a
modest one. He suggests creating
economic improvement zones in
which building permits, city in-
spections and water and sewer
hookups would be free and where
property tax rebates would be
available for significant renova-
tions. Hutchinson already offers
some of  those incentives – such as
property tax rebates for qualify-
ing improvements south of  11th
Avenue and rebated fees for build-
ing permits and water and sewer

taps for in-fill qualified housing
built south of  17th Avenue.

“I’m not willing to take tax dol-
lars and write you a check,” Bush
said, “but I am willing to provide
a variety or services at no or re-
duced cost if  you’re going into
these areas and you’re making
significant improvements.”

Noting that housing problems
were decades in the making, Bush
and others believe that they will
be years in solving as well.

“We have to understand we did-
n’t get here in five years,” Bush
said. “We’re not going to get out of
this situation in five years. We
have to have the strength of  char-
acter and the resolution to come
up with programs that we’re will-
ing to fund and support and pro-
mote for 10, 15, 20 years. And that
is hard. But if  we don’t start do-
ing it now, then we’re just stand-
ing in that hole and making that
hole deeper.”

Deardoff  agreed.
“What we start today, we’re cer-

tainly not going to finish,” Deard-
off  said. “Someone behind us is
going to pick up the reins. But we
definitely need to begin putting
more focus on it.” 
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NEW BEGINNINGS INC.
Emergency Shelter
Anyone rendered home-

less can contact New Begin-
nings’ emergency intake
and assessment office at 410
W. Second Ave. or at 669-
8485. New Beginnings can
provide vouchers for use at
local motels. After hours,
the police department can
provide vouchers and the
clients can contact New Be-
ginnings the following
morning.

Crisis Housing
For people who have be-

come homeless or are at
risk of  becoming homeless.
New Beginnings has funds
to pay back rent to prevent
an eviction or to rapidly re-
house clients who can
demonstrate that they will
be able to begin paying rent
again within a couple of
months. This service is at

100 E. Second Ave. or call
966-0274, extension 105.

Transitional Housing
The goal of  this program

is to provide low-cost hous-
ing while people are recov-
ering from a health problem
or getting job training so
that they will have enough
income to pay for their own
housing. The first stage is
an apartment at Mead-

owlark Commons, 100 E.
Second Ave. Rent is free for
the first two months, then
$100 a month thereafter.
Five meals a week, utilities
and life coaching and skills
development classes also
are available. This transi-
tional housing is available
for up to two years, but the
average is about six months.
Those working on continu-

ing education or job train-
ing who require longer
transitional housing may be
put in a unit at Fox Run, 410
W. Second Ave., where the
program fee is $130 to $180 a
month and clients frequent-
ly also work with Interfaith
Housing’s IDA program.
Applications are taken at
the Emergency Shelter Of-
fice at 410 W. Second Ave.

Affordable housing
New Beginnings has two-

bedroom apartments at Wal-
nut Court Apartments, 102
E. Second Ave., available for
low- and moderate-income
qualified clients at a cost of
$310 to $360 a month. Other
units at Tierra Verde Apart-
ments, 118 E. Avenue A, are
$380 a month. New Begin-
nings also has nine single-

family homes near 11th and
Hendricks that were built
with low-income tax credits.
These three-bedroom, two-
bath homes rent for $410
and $460 a month and will
be available for purchase by
their occupants at the end of
the 15-year tax-credit peri-
od.

Classes available to the
general public

New Beginnings is offer-
ing free classes on financial
management, budget coun-
seling and rights and re-
sponsibilities under the
Kansas Residential Land-
lord and Tenant Act. Soon
to be added will be a section
on the pros and cons of  pur-
chasing a home under a
land contract.

Rental database
There are 68 property

owners who list their hous-
ing units on the website
www.hutchrents.com. Prop-
erties range from low- to
moderate-income units to
market-rate/high-end
rentals. 
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Left: The rebuilt home was one of four recycles from the Careyville neighborhood. Right: The former Careyville home, now at 200 S. Elm,
was rebuilt by Interfaith Housing Services and the South Hutchinson Mennonite Church. 

Lindsey Bauman/The Hutchinson News

Interfaith Housing Services president/CEO John Scott gives a tour of a home at 715 E. Ave. B being remodeled to serve
as housing for volunteers. 

Courtesy photo Lindsey Bauman/The Hutchinson News


