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1 INTRODUCTION + BACKGROUND
The City of Aurora (“City”) requests to update and expand a previous Neighborhood Revitalization
Strategy Area (NRSA) designation, as defined by the Department of Housing and Urban Development
(HUD), pursuant to 24 CFR 91.215 (e)(2). This Amendment is submitted as part of the City’s 2020 – 2024
Consolidated Plan and is in conformance with HUD regulations.
What is an NRSA?
The NRSA is a special provision under the Community Development Block Grant Program to reinvigorate
distressed community areas. Selection of an NRSA must be based on an assessment of economic
conditions, opportunities for economic development and anticipated barriers and challenges. An NRSA
plan should promote economic progress with a focus on activities that would create economic
opportunities for low- and moderate-income residents of the NRSA. The City has developed actionable
benchmarks over the course of the next five years, and will monitor progress made every year with
annual reports to HUD.
Benefits of the Designation
The rules governing the use of grant money are more flexible for NRSAs than for regular CDBG
programming, which promotes innovative approaches to economically disadvantaged areas developed
under particular neighborhood needs, rather than strictly on income. CDBG funds designated for NRSAs
are more flexible in these ways:
1. Job Creation/Retention as Low/Moderate Income Area Benefit: Job creation / retention
activities pursuant to the strategy may be qualified as meeting area benefit requirements, thus
eliminating the need for a business to track the incomes of persons that are considered or hired
for such jobs (24 CFR 570.208(a)(1)(vii) and (d)(5)(i));
2. Aggregation of Housing Units: Housing units assisted as part of the strategy may be considered
part of a single structure for purposes of applying the low/moderate-income national objective
criteria, thus providing greater flexibility to carry out housing programs that revitalize a
neighborhood (24 CFR 570.208(a)(3) and (d)(5)(ii));
3. Aggregate Public Benefit Standard Exemption: Economic Development activities carried out
under the strategy may, at the grantee’s option, be exempt from the aggregate public benefit
standards, thus increasing a grantee’s flexibility for program design as well as reducing its
record-keeping requirements (24 CFR 570.209(b)(2)(v)(L) and (M)); and
4. Public Service Cap Exemption: Public Services carried out pursuant to the strategy by a
Community Based Development Organization will be exempt from the public service cap (24 CFR
570.204(b)(2)(ii)).
History of Aurora’s NRSA
The City’s NRSA plan was originally created in 1999 and subsequently amended in 2011. Through this
designation, Aurora aimed to improve outcomes and effectiveness of its CDBG funding from HUD. Since
the designation, the City has assisted several economic development projects, and numerous
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households and organizations which has helped to alleviate economic and social distress within and
adjacent to Downtown Aurora. These activities include:






Preserving the existing housing stock through single-family housing rehabilitation programs.
Down payment assistance incentives for income-qualified, first-time homebuyers seeking
homes located within the NRSA.
An increase in affordable housing through the adaptive re-use of another large, historic
building when the long-time vacant, former St. Charles Hospital building (on the National
Historic Register) was converted to affordable senior housing through a nearly $25 million
renovation. This project created 56 rental units and four market-rate rental units. Financed
in part through Low Income Housing Tax Credits (9%), this project was able to score
competitively under the Tax Credit Program’s Community Revitalization Plan criterion due to
its location within the NRSA.
Located within the City’s downtown, the City’s most recent NRSA multi-use redevelopment
(residential and commercial) project of three large, historic buildings within the NRSA
resulted in the preservation (38 units) and creation (38 units) of seventy-six affordable
rental housing units. This project’s commercial development of a restaurant and performing
arts school will create 75-100 new permanent jobs and attract 150,000 to 200,000 annual
visitors to the area that will further stimulate the local economy. This project had several
funding sources including LIHTC and HUD funds. For both programs, the NRSA location
benefited the project’s funding opportunities in anticipation of the economic and housing
development opportunities.

While the City has seen improvements through these small and large-scale initiatives, the City’s current
NRSA boundary has limited the City from fully realizing the designation’s potential for neighborhood
revitalization for communities in and around Downtown Aurora, particularly given that many critical
community assets and commercial gateways that are important to the broader downtown revitalization
efforts were not included in the previous NRSA designation.
Since the 2011 NRSA amendment, the City released a 2017 Downtown Aurora Master Plan, which guides
investment for downtown Aurora on the West and East sides of the Fox River. Expanding the NRSA
boundary will complement this broader investment going into Downtown Aurora by incentivizing
economic development activity that encompasses key gateways identified in the Master Plan, offer
affordable housing incentives to a greater number of households surrounding the Downtown, which
would counterbalance any negative impacts from increased investment (i.e., displacement). Since the
housing stock and population of the proposed amended NRSA boundary share similar sociodemographic and neighborhood characteristics as the previous NRSA, the expansion would help
promote social and neighborhood cohesion among communities along the Fox River.

2 PLANNING AREA
Boundary
The City is proposing one, contiguous Neighborhood Revitalization Strategy Area focused on the Fox
River, Downtown Aurora and adjacent neighborhoods. Selection of the boundary was determined by an
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Figure 1. NRSA Boundary Map, City of Aurora

analysis of HUD income data, consultations with community stakeholders, and building off of previous
planning work from the 2017 Downtown Master Plan.
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Methodology
The City used the following regulations from the U.S. Department of Housing and Urban Development to
develop the proposed NRSA boundary amendment:
1) An area may not encompass the entire jurisdiction;
2) The areas covered under the NRSA must be contiguous to each other; there cannot be
checkered board areas across the community;
3) The selected area must be primarily residential; and
4) The designated area must contain a percentage of LMI residents that is equal to Aurora’s
“highest quartile percentage" (as computed by HUD) or 70 percent, whichever is less.
Data gathered to determine the proposed NRSA boundary includes the Low- and Moderate-Income
Summary Data from the U.S. Department of Housing and Urban Development, U.S. Census Data, and
local building information from the Planning and Zoning Department.
Land Use
The NRSA is approximately 9% (2,570 acres) of the City’s total land area.1 While Aurora’s Downtown
business district is located in the NRSA and includes business and office space, residential uses still make
up the majority of the land area. Approximately 90% of the buildings are used for residential purpose. In
addition, more than half of the NRSA’s gross building square footage is currently designated for
residential use.

Figure 2. Number and Square Footage of Buildings in Aurora, IL by Residential and Non-Residential Use
Building
Buildings
%
Square feet
%
Total
8,888
100.0%
12,886,531 100.0%
Residential
8,026
90.3%
7,265,185 56.4%
Non-Residential
862
9.7%
5,621,346 43.6%
Source: Building Shapefile, Planning and Zoning Department, City of Aurora, IL; LSA

Low- and Moderate-Income Analysis
Approximately 74% of the population in the NRSA earn less than 80% of the area median income,
defined by HUD as LMI (low- and moderate-income). This percentage is higher than both Aurora’s upper
quartile percentage (73.8%) as well as HUD’s baseline of 70%. This percentage exceeds HUD’s
requirement for percentage of low- and moderate-income households in a revitalization area.

1

The previous NRSA boundary was approximately 1.66 percent of the total land area of the City.
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Figure 3. LMI Population by Block Group and Total Area, City of Aurora NRSA
Census Tract
853200
853200
853300
853400
853400
853600
853600
853600
853900
854002
854002
854100
854100
854200
854200
854301
854301
854700
854700
854700
Total Area

Block
Group
1
2
2
4
3
2
3
4
1
2
1
1
2
1
2
4
3
2
1
3

LMI
Total
Population Population
850
1,150
1,910
2,615
755
1,375
1,400
1,635
1,910
2,625
1,145
1,815
2,490
2,815
1,545
2,095
530
960
425
620
485
705
1,045
1,555
1,125
1,490
1,340
1,435
1,290
1,490
2,765
3,620
1,180
1,980
615
710
550
710
515
765
23,870

32,165

% LMI
73.9%
73.0%
54.9%
85.6%
72.8%
63.1%
88.5%
73.8%
55.2%
68.6%
68.8%
67.2%
75.5%
93.4%
86.6%
76.4%
59.6%
86.6%
77.5%
67.3%
74.2%

Note: 2011 NRSA Census Tracts and Block Groups are highlighted in
yellow.
Source: ACS 5-Year 2011-2015 Low- and Moderate-Income Summary Data,
Hud Exchange

3 COMMUNITY CONSULTATIONS
As part of the development of the NRSA Plan, the Community Development Division (CDD) conducted a
thorough, multi-layered consultation process with City staff, key stakeholders, and the general public in
both formal and informal settings. Consultation was developed from previous planning work, including
the multi-year 2017 Downtown Master Plan that generated input from hundreds of residents. In
addition, outreach for the NRSA was part of a larger community consultation strategy for the FY2020 –
FY2024 Consolidated Plan update, which guides the use of all federal housing and community
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development funds. The series of events were mostly held in August 2019, which helped the CDD set
priorities and performance goals leading up to the creation of the Plan.

Community Education, Canvassing, and Acceptance of Written Comments

Online Survey
July 29 – Sept 8

Focus Groups
August 13 - 15, 2019

Public Events

August 13 - 14, 2019

Plan Review

December, 2019

The strategies outlined in this plan are not only intended to increase affordable housing and community
development opportunities, but also to reflect the overarching values of residents and stakeholders who
live and work in Downtown Aurora and communities along the Fox River. Consultation is reflective of
public service providers, affordable developers, the business community, advocacy organizations, local
institutions, City staff, and interested and engaged residents.
Outreach Methodology
Public events and Aurora’s Online Citizen Input Survey were advertised using the following strategies
throughout August 2019:








Printed posters (in English and Spanish) and posted them across the City at nearly 50
organizations, businesses, institutions, and government office locations.
Attended Aurora Downtown’s First Friday 8/2/19 event to advertise the Public Hearing, Public
Forum, and online survey, and to provide information about the CDD’s existing programs and
services.
Created a project website with information about the Consolidated Planning process and NRSA
update, and ways in which the public could provide input. All public notices and information
were posted to this website.2
Made a presentation about the Consolidated Plan and NRSA update to the Education
Commission at the 8/7/19 public meeting.
Issued public notices to the Aurora Beacon News as well as Reflejos, a regional bilingual Latino
publication.
Mailed public notices to 89 faith-based organizations.
E-mailed engagement materials to more than 400 key stakeholders.

Online Survey
215 residents and representatives who work in the City took a Citizen Input Survey as part of the larger
Consolidated Plan update. For five weeks, the survey was open to the public starting on Monday, July
2

For more information, please visit: https://www.aurora-il.org/2027/2020-2024-Consolidated-Plan
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29, 2019 until midnight on September 8, 2019. In order to receive broad participation among residents
with limited or no English proficiency, the survey was provided in Spanish. The results from the English
and the Spanish surveys were aggregated and downloaded from Survey Monkey. Results promote the
need for a range of tools and strategies to promote housing and community development goals;
however, a few key themes emerged:








Identification of special needs populations with disproportionately high need for housing and
services. The top five groups were: Individuals and Families Experiencing Homelessness (52%);
Senior Citizens (62+) (45%); Individuals with a Mental Illness (42%); Victims of Domestic Violence
(33%); and Individuals Living with a Disability (32%).
Preferred housing development and related services. The top five activities were: Housing for
Individuals and Families Experiencing Homelessness (38%); Supportive Services for Special
Needs Residents (36%); Affordable Rental Housing (34%); Assistance purchasing a home (i.e.
downpayment/closing cost assistance) (34%); and Housing for Seniors (32%).
Façade Improvements as a community economic development strategy.
Strong preference for the City to Transform Vacant and Abandoned Properties into Community
Assets.3 This preference was even stronger when asked about goal preferences within the NRSA.
Preferred goals for the NRSA:
1. Transform Vacant and Abandoned Properties into Community Assets (63%)
2. Promote large-scale economic development (35%)
3. Promote small and local business development (33%)
4. Improve the community’s infrastructure, including lighting, flood controls, lighting, or
street improvements (28%)
5. Prevent and end homelessness (27%)

The full results of the survey is located in the Appendix of the 2020 – 2024 Consolidated Plan.
Focus Groups
Community-based organizations, interested residents, and advocates were invited to participate in a
series of 6 focus groups on key topical areas – housing, housing/services for people with special needs,
homelessness, environmental hazards in housing, community development, and one group specifically
focused on the proposed Neighborhood Revitalization Strategy Area. Nearly 40 different representatives
participated in one or more of these focus groups. Conversations were robust and centered around how
the City can build off of and expand existing programs and develop opportunities to better meet
affordable housing and community development needs and goals. In each focus group, Downtown
Aurora and its surrounding neighborhoods, including the existing NRSA, were consistently mentioned as
areas with a concentration of poverty, a higher prevalence of housing problems for both renters and
homeowners that is exacerbated by the area’s older housing stock, and a lack of neighborhood
amenities.
In addition, three additional focus groups were held with the Public Housing Authority, City staff, and
with representatives from a combination of other City Advisory Groups, including the Veterans’ Advisory
3

Survey respondents were asked, “If you only had enough resources to accomplish THREE of the following goals to improve
your community, what would you change?”; they were also asked the same question, but for the Revitalization Strategy Area.
Both questions had 11 pre-populated goals from which respondents could choose.
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Council, the Advisory Commission on Disabilities, Civil Services Commission, Aurora Business United, and
Sustainable Aurora Advisory Board.
Formal Public Comments
Needs Assessment Public Hearing: The Community Development Division held a formal public hearing
on August 14, 2019 at 7:15pm at the City Council Chambers immediately following the public forum
described below. The event provided an opportunity for the community to formally testify to leadership
about housing and community development needs for the NRSA Plan and the Consolidated Plan.
Written Comments: Residents and stakeholders were invited to provide written comments to the CDD
Division during July and August 2019.
No written comments or formal testimony was received during the public hearing. Prior to submitting
the Plan to HUD, the CDD will publish the plan for a period of thirty days to solicit feedback and respond
accordingly.
Informal Public Forum
The CDD held a Public Forum which provided an opportunity for the community to learn about the
consolidated planning process, including the NRSA plan development process, engage with program
managers and leadership, and provide feedback at five topical stations: Economic Development and
Neighborhood Revitalization, Public Services, Housing Rehabilitation and Homeownership, Community
Facilities and Infrastructure, and Housing Development and Affordable Rental Housing.
For more information, see the Consolidated Plan’s for a description of consultation. Notes from the
forum are located in the Appendix of the Consolidated Plan.
Boundary Selection
At the NRSA-specific focus group, the CDD presented four boundary options prepared by LSA Planning –
the NRSA boundary previously used by the City, an option that expands to neighborhoods to the south
and east, an option that expands to neighborhoods to the west across the Fox River, and a larger
boundary that encompassed all options.
Focus group participants favored the largest boundary. In general, focus group participants felt the
previous 2011 NRSA geography was too limited. As a result, fewer people, organizations, and developers
took advantage of the flexibility provided by the designation. The larger area includes numerous critical
areas (i.e., Woodlawn area, La Salle, Lincoln, and the Old YMCA), and including western and eastern
portions of the downtown core would promote social and economic cohesion along the Fox River.
Business development and neighborhood revitalization strategies should be focused along major
gateways in the expanded boundary. Participants expressed desire for greater investment into the
expanded NRSA so resources are not diluted from the expanded boundary.
In addition to the NRSA-specific focus group, the boundary options were displayed at the public forum
as part of the Neighborhood Revitalization station.
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4 DEMOGRAPHIC DATA
Population
Approximately 31,500 people live within the proposed boundary of the NRSA, which represents 16% of
the total population in the City of Aurora. Between 2010 and 2017, the population within the NRSA
declined by approximately 1,500 residents. During the same period of time, the population across the
City of Aurora increased by approximately 6 percentage points.
Age: Nearly one out of every three people in the NRSA is under the age of 18. Another 15% of the
population is over 55 years old. The NRSA’s age breakdown fairly closely resembles the age breakdown
of the City, though the population of the NRSA is slightly younger than the City as a whole. The NRSA has
a slightly higher percentage of children, youth, and young adults under age 34 and a slightly lower
percentage of adults over the age of 35.
Figure 4. Population Statistics, NRSA compared to the City of Aurora

Total Population
<5
5 to 17
18 to 24
25 to 34
35 to 44
45 to 54
55 to 64
65 +
2010 Population

NRSA
Number
31,572
2,488
7,286
3,557
4,694
5,224
3,541
2,205
2,577
33,094

%
7.88%
23.08%
11.27%
14.87%
16.55%
11.22%
6.98%
8.16%

City of Aurora
Number
%
200,946
14,809
7.37%
44,861
22.32%
19,518
9.71%
27,642
13.76%
33,165
16.50%
25,778
12.83%
18,316
9.11%
16,857
8.39%
190,437

Source: 2013-2017 American Community Survey, 2010 Census

Race/Ethnicity: Three out of every four people (75%) living in the NRSA identify as Hispanic, which is
higher than the Citywide rate (43%). Approximately 28% of the City’s Hispanic population lives in the
NRSA, although just 16% of the city’s total population reside here. Given the concentration of Hispanic
households, the NRSA is less ethnically and racially diverse than Aurora as a whole.
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Table 5. Race and Ethnicity in the NRSA and the City of Aurora
NRSA
Number
31,572

Total Population
Non-Hispanic
White
Black
American Indian
Asian
Hawaiian and Pacific Islander
Other
Two or More Races
Hispanic

4,559
2,249
24
620
90
166
23,864

City of Aurora
Number
%
200,946

%

14.44%
7.12%
0.08%
1.96%
0.00%
0.29%
0.53%
75.59%

74,568
20,272
113
16,163
148
240
3,158
86,284

37.11%
10.09%
0.06%
8.04%
0.07%
0.12%
1.57%
42.94%

Source: 2013-2017 American Community Survey

Based on HUD’s CHAS data provided in the City’s 2020 –2024 Consolidated Plan, Hispanic households
are disproportionately impacted by housing problems in the City of Aurora far more than any other
racial or ethnic group. HUD’s data indicates that Hispanic households that reported lower income are
more than twice as likely than non-Hispanics to report incidences of severe housing problems.
Figure 6. Percentage of Households Experiencing a Severe Housing Problem by Race and Income, City of
Aurora
< 30% AMI
30-50% AMI
50-80% AMI 80-100% AMI
White
31%
35%
26%
28%
Black
13%
10%
9%
5%
Asian
3%
4%
5%
8%
Pacific Islander
0%
0%
0%
0%
American Indian
1%
1%
0%
0%
Hispanic
51%
49%
60%
60%
Source: 2011-2015 Comprehensive Housing Affordability Strategy

Figure 7. Percentage of Cost-Burdened Households by Race/Ethnicity in the City of Aurora
88%

American Indian
Hispanic
Black
White

25%

20%

21%
17%

Asian

19%

City of Aurora

20%

19%
11%
9%
15%

Moderately Cost Burdened

Severely Cost Burdened

Source: 2011-2015 CHAS
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Educational Attainment – Nearly half (46%) of the NRSA population over the age of 24 report having less
than a high school education, which is much higher than it is Citywide (24%).
Figure 8. Educational Attainment in the NRSA and the City of Aurora
NRSA
Number
Population 25+
Less than a High School Education
(Among Adults 25+)

%

18,241
8,364

City of Aurora
Number
%
121,758

45.85%

28,690

23.56%

Source: 2013 – 2017 American Community Survey

Households
Household Type: Approximately 27% of the NRSA households live in nonfamily households – households
with people who either live alone or live with unrelated individuals. While this number is slightly higher
in the NRSA than it is Citywide (26%), most households (73%) live in family households.
Tenure: More than half (54%) of all households in the NRSA are renters compared to just 35% of
households Citywide. According to data presented in the FY2020 – FY2024 Consolidated Plan, renters
are more likely to experience housing problems than homeowners and they represent 54% of all
households who report experiencing a severe housing problem. Cost-burdened renters have limited
ability to accumulate the savings necessary for an adequate mortgage down payment, thereby limiting
their access to homeownership.
Income: Median income within the NRSA is $46,327, which is significantly less than the median income
Citywide ($66,848). The percentage of households living on public assistance (i.e. general assistance,
Temporary Assistance to Needy Families (TANF) is slightly higher (less than 1 percentage point) in the
NRSA than it is Citywide. This lower household income may be a reflection of lower paying jobs located
in the NRSA. Among the 6,839 jobs located within the NRSA, approximately 35% pay less than $15,000
per year.4
Figure 9. Household Type, Tenure, and Income in the NRSA and in the City of Aurora

Total Households
Family Households
Non-Family Households
Owner-Occupied
Renter-Occupied
Households on Public Assistance
Median Household Income

NRSA
Number
8,726
6,336
2,390
4,008
4,718
193
$46,327

%
72.61%
27.39%
45.93%
54.07%
2.21%

City of Aurora
Number
%
62,604
46,340
74.02%
16,264
25.98%
40,524
64.73%
22,080
35.27%
959
1.53%
$66,848

Source: 2013-2017 American Community Survey

4

2013-2017 American Community Survey
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5 ASSESSMENT
Enterprise Community Partners’ Opportunity 360 presents a mapping tool that helps communities
better understand community challenges by comparing census tract level data across the Country. The
mapping tool measures multiple variables that contribute to economic and housing stability. Based upon
this mapping analysis, Downtown Aurora and its adjacent neighborhoods experience higher prevalence
of economic and housing instability, reduced social cohesion, and less opportunities from available
community institutions. Below are screenshots from the Enterprise 360 tool for Housing Stability,5
Economic Stability,6 and Community Institutions.7 Low scores are lighter and represent greater
instability than the rest of the Country.
Figure 10. Economic Stability in the City of Aurora

Source: Enterprise Opportunity 360, Accessed in September 2019 at:
https://www.enterprisecommunity.org/opportunity360/measure

5

Measures six standardized variables: Homeownership Rate, Percent of all Low-Income Households that are Severely CostBurdened, Percent of Overcrowded Units, Percent of Households that have Multiple Families or Unrelated Individuals Living
Together, and the Concentration of Public Housing Assistance (i.e. vouchers or public housing).
6 Measures four standardized variables: Median Household Income, Percent of People in Poverty, Unemployment Rate, and
HUD Labor Market Engagement Index Score.
7 Measures school quality based on a national database created by Location, Inc. and the percentage of students in poverty in
the census tract.
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Figure 11. Community Institutions in the City of Aurora

Source: Enterprise Opportunity 360, Accessed in September 2019 at:
https://www.enterprisecommunity.org/opportunity360/measure

Figure 12. Housing Stability in the City of Aurora

Source: Enterprise Opportunity 360, Accessed in September 2019 at:
https://www.enterprisecommunity.org/opportunity360/measure

Economic Data
Economic conditions in Downtown Aurora and its surrounding neighborhoods have improved over the
last several years, with significant planning and financial investment by the City of Aurora and partner
organizations. According to the Illinois Department of Employment Security, the City’s unemployment
rate was 4.2% as of July 2019, down from 5.7% at the start of the last Consolidated Planning period in
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2015 and 10.6% in 2010 during the recession.8 Commercial vacancy rates within the NRSA have declined
over the last decade, from 14% in 2009 down to less than 4% at the end of the first quarter of 2019.
While the NRSA is primarily residential, approximately 844 businesses are located within the NRSA that
employ nearly 12,000 people and generate over $300 million in consumer spending.9 While significant,
employment opportunities within the NRSA include far more retail and restaurant establishments,
which to pay, on average, less than other industries found Citywide. Citywide, about one of every four
jobs (26%) are in the Retail Trade sector, followed by Other Services (17%), Educational Institutions and
Libraries (16%), Finance, Insurance, and Real Estate (9%), and Manufacturing (9%).
In addition, several stakeholders during the focus group series reported leaving Downtown Aurora and
its surrounding neighborhoods both for basic necessities, such as child care and groceries, as well as
social and recreational activities.
During community consultations, small business technical assistance providers noted not only difficulty
starting up businesses within the City, but sustaining a profitable business.

Figure 13. Commercial Vacancy Rates in the NRSA

Source: Invest Aurora provided data by Intersect Illinois

8
9

Unemployment trends are not available at the Block Group level.
ESRI Community Profile Report, prepared by Invest Aurora
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Housing Data
Approximately 14% of the total housing units within the City are located in the NRSA (nearly 9,500
units). The vast majority (72%) of the housing stock is older, built prior to the 1950s. This statistic is not
surprising given that six of the seven locally and federally designated historic districts are located in the
NRSA boundary.10 The NRSA has a slightly higher vacancy rate than the City of Aurora. “Other vacancy” –
vacancy that can be vacant for a number of reasons, but is often related to housing that is deemed
uninhabitable or is undergoing renovation – represents more than half (51%) of all vacant units in the
NRSA.
For a part of the City with such favorable assets such as proximity to the Fox River, historically significant
buildings, the Paramount Theatre, and Stolp Island, property values trail more than $50,000 below
Aurora median home value of $114,080.
Figure 14. Select Housing Characteristics in the NRSA and in the City of Aurora

Total Housing Units
Housing Built Prior to 1950
Vacancy
"Other Vacancy"
Median Gross Rent
Median Home Value

NRSA
Number
%
9,458
6,833
72.25%
732
7.74%
374 51.09%*
$1,010
$114,080

City of Aurora
Number
%
66,941
20,934
31.27%
4,337
6.48%
2,190
50.50%*
$1,145
$170,800

*Percentage is of Total Vacancy
Source: 2013-2017 American Community Survey

10

Locally Regulated historic districts located in the NRSA include the Tanner Historic District, Palace Street Historic District and
the Near Eastside Historic District. Historic Districts listed on the National Register of Historic Places and located in the NRSA
include the Westside Historic District, LaSalle Street Auto Row Historic District, and Stolp Island Historic District.
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6 STRATEGIC PLAN
The NRSA Plan includes a set of eight housing, economic development, and neighborhood revitalization
goals developed from a Needs Assessment and Market Analysis, stakeholder consultations, and public
input. These goals mirror the strategic plan in the FY2020 – FY2024 Consolidated Plan. Some goals apply
more broadly to low- and moderate-income households across the City; however, given the prevalence
of housing issues within the NRSA, the City of Aurora anticipates using the NRSA designation as a tool to
guide additional investment into Downtown Aurora and its surrounding neighborhoods along the Fox
River through increased investment opportunities (i.e. additional grant or loan resources by being
located in the NRSA).
Potential Challenges
Limited English Proficiency
Community outreach and education about available resources for housing and services is a challenge
across the City. However, community awareness about programs and resources is particularly lacking for
about one out of every five individuals in Aurora over 5-years-old who have difficulty speaking English.11
Given the NRSA’s concentration of Hispanic households in the City, improving language access and
community outreach will be a critical component to the implementation of this Plan.
High Percentage of Population without a High School Degree
Income disparity in the City is correlated to the lack of educational attainment as median earnings rise
with advanced education. According to data from the City’s 2020 – 2024 Consolidated Plan, the median
income for individuals without a high school degree is $23,476, which is 63% of the overall median
income in the City. Approximately 8,400 individuals in the NRSA (over 25-years old) do not have a high
school degree, which represents nearly half (46%) of the NRSA’s population over 25 years-old. This is
almost double the rate experienced by the City as a whole.
Diploma/equivalency has not been sufficient to secure middle-income jobs for years, and individuals
without technical training or substantial work history can have a difficult time securing employment
altogether. Often, these workers are paid low wages, receive limited or nonexistent benefits, work
erratic part-time schedules, and suffer higher unemployment rates than residents with higher
educational attainment. These households would benefit from subsidized housing and other public
services to make living in Aurora affordable. Revitalization goals will need to include workforce
development training that promotes educational attainment and skill building tools.
Perception of Crime
Throughout the years, the Aurora Police Department (APD) has experienced success in its effort to
combat violence in Aurora. In fact, between 2002 and 2012, violent crime Citywide was reduced by
more than 50%. Now, the City has one of the lowest crime rates compared to other similarly sized cities
across the Country. The APD continues to prioritize the establishment of community partnerships and
tactics; and the focus group discussions validated the need for continued prioritization of citizen
engagement; several participants cited the existing resident and regional misconceptions about safety
based on memories of the area from decades earlier. These misconceptions continue to impact foot
traffic and the City’s economic vitality. In addition to continued policing tactics and community
outreach, the City has also worked to address the perception of crime in its adoption of the Downtown
11

2013-2017 American Community Survey, Population over 5 years old who speak English less than “very well.”
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Aurora Master Plan which calls for a “Crime Prevention for Environmental Design” audit to identify areas
for improving the area’s landscape for optimal safety, such as lighting and infrastructure improvements
or vacant property reduction.
Higher Renovation Costs Associated with Older Infrastructure and Building Stock
Neighborhoods thrive when buildings are intact and in use. Historic properties and other vacant and
underutilized buildings are in need of significant investment for environmental remediation, upgrades to
meet building code, and structural repair. The cost to renovate old buildings is often not financially
viable for investors and developers, and puts homeownership out of reach for many households.
Older housing stock makes accommodating modern environmental and housing code standards
challenging. With steep stairs and narrow hallways, for example, it is often difficult for those with
limited mobility to remain in their homes. Neglected environmental hazards from dated ventilation
methods, old water systems, and the use of lead-based materials trigger a range of health issues that
may displace residents who are unable to remediate these issues.
Abandoned Properties
The number of vacant residential properties has increased in the last several years, causing a number of
issues including threats to safety and depressed real estate values.
Opportunities
Financial Empowerment Center (FEC) Replication Initiative
The Cities for Financial Empowerment (CFE) Fund provides funding and focused technical assistance to
mayors and their teams to promote systemic financial empowerment programs and policies into city
services that improve individual and financial stability. The CFE Fund began working with the City in 2018,
and in Summer 2019 the City released an RFP to hire a community-based organization to partner with the
City to develop and manage the FEC as well as coordinate and build partnerships among other
organizations. Services at the FEC will include financial counseling assistance – reducing debt, establishing
and improving credit, connecting to safe and affordable banking services, building savings, and budgeting,
among other activities. These activities will help expand housing opportunities for low- and moderateincome households and directly support this plan’s goals (outlined below). The public service cap
exemption afforded to a designated NRSA will enable the FEC to use additional CDBG resources than it
would have otherwise without the designation.
Thrive Collaborative Center
The City of Aurora will transform its vacant, Fox Valley Park District administrative building into a
nonprofit service center and will also house FEC efforts. Organizations will pay low-cost memberships to
the City; the City will maintain ownership of the building. In addition, the organizations can realize lower
operations expenses by sharing space, equipment, and technology with several other organizations. The
new center will be located at 712 S. River Street, which is located in the NRSA. The renovation will
improve the building’s physical appearance and will add life to an underutilized, vacant city asset within
the NRSA. The project itself will support capacity-building and organizational growth among nonprofit
organizations and social entrepreneurs, expanding vital public services that support this NRSA plan.
Organizations providing services at the Center will be able to take advantage of the public service cap
exemption in addition to flexible reporting requirements.
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The Neighborhood Group Support Initiative
The Initiative helps residents organize in their neighborhoods, giving residents the opportunity to get
more information and resources to neighborhoods, voice concerns, and build relationships with the
Aurora Police Department. The Initiative began in 2015 at the direction of the Mayor and City Council to
strengthen relationships among neighbors, City officials, and police. The CDD can use this initiative to
raise awareness about programs, gather additional needs throughout this planning period, and be a
liaison with the community. The following neighborhood groups are located within the NRSA
boundaries:12
 Southwest Neighbors
 The Tomcat 4th Ward Community Group
 Restore the Neighborhood Community Group
 West Park Neighbors
 Lights of the Sacred Heart Community Group
 Boulevard District Neighbors
 United Neighbors
 We are United
 Downtown Aurora Neighbors Association
 Community Connection
Strong Community Partner Network
The City has a strong network of community-based organizations, of which, many have offices within the
NRSA boundaries. The following organizations will help disseminate information about programs and
services, partner on various projects of the plan, or may help administer programs on behalf of the City:
 Hesed House
 Mutual Ground
 Rebuilding Together Aurora
 The Neighbor Project
 World Relief Aurora
 Fox Valley United Way
 Family Focus Aurora
 Breaking Free, Inc.
 Aurora Downtown
 Hope For Tomorrow, Inc.
 Community Foundation of the Fox River Valley
 Aurora Quad County Urban League
 Aurora Regional Chamber of Commerce
 Quad County African American Chamber of Commerce
 The Women’s Business Development Center - Aurora
 Aurora Hispanic Chamber of Commerce
 Waubonsee Community College
 East Aurora School District 131
 Invest Aurora

12

A Comprehensive Map of Registered Neighborhood Maps can be accessed at https://www.aurorail.org/DocumentCenter/View/2811/Neighborhood-Comprehensive-Group-Map-24-by-36-PDF
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Goals and Performance Outcomes
Through a review of housing and economic data, planning studies, and consultation with stakeholders
and interested residents, CDD has identified five priority needs: 1) Affordable Housing; 2) Homeless
Prevention; 3) Neighborhood Revitalization; 4) Capacity Building, and 5) Sustainability.
The CDD will implement specific strategies within the NRSA and across the City across seven goals. These
goals include: 1) Expand the Affordable Housing Stock; 2) Strengthen Homeownership Among Low- and
Moderate-Income Households; 3) Ensure the Housing Stock is Safe, Healthy, and Accessible for All
Residents; 4) Public Service Assistance Including the Prevention and Reduction of Homelessness; 5)
Foster Small and Local Business Development; 6) Address Blighted Property Issues; 7) Enhance and
Improve Access to the Number of Community Amenities in Low- and Moderate-Income Areas; and 8)
Promote Energy-Efficiency in Low- and Moderate-Income Areas.
In the NRSA, CDD is interested in assisting non-housing investments that increase the desirability of the
area through increased community amenities, public investments, and economic opportunities. CDD is
also committed to preserving and expanding affordable housing opportunities in the City to help combat
displacement from rising property values rise as a result of investment.
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Goal

Description
Expanding the existing affordable housing stock with newly
produced units will better meet the current unmet need for
affordable housing. Throughout this Consolidated Planning
period, housing restricted to households below 80% AMI will be
considered; however, RFPs will prioritize projects that increase
Expand the
the stock of permanent supportive housing, family-sized units,
Affordable
housing restricted to households who earn less than 50% of the
Housing Stock
area median income, and special needs groups, including
housing for older adults, physically and developmentally
disabled, persons who are mentally ill, persons with substance
use disorders, victims of domestic violence, and persons with
HIV/AIDS.
Activities that increases access to homeownership and
maintains homeownership for low and moderate-income
households. "Access" refers to financial assistance to purchase
a home, increasing financial literacy, housing counseling
Strengthen
education, and fair housing enforcement and education.
Homeownership
"Maintenance" refers to activities that sustain homeownership
Among Lowsuch that homeowners have tools to remain in their homes,
and Moderateincluding access to capital for needed home rehabilitation,
Income
removal of barriers to accessibility, education about home
Households
maintenance and rehabilitation, and foreclosure prevention
education and financial assistance. Activities will be targeted to
low and moderate-income households and households with
special needs populations.
Promote long-term, community-based housing options for
Ensure the
older adults and persons with physical and developmental
Housing Stock is disabilities to age in place; promote actions that decrease
Safe, Healthy,
environmental hazards, such as lead-based paint or lead
and Accessible
poisoned drinking water, and other hazards as part of the
for all residents Healthy Homes Rating System. Also support policies and
programs that increase a community's ability to respond to

Performance Outcomes

Support the development of 15 units of new affordable
housing units in the NRSA.

Provide down payment/closing cost assistance for 20
households within the NRSA.

Provide rehabilitation assistance to 25 households in the
NRSA.
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Goal

Public Service
Assistance
Including the
Prevention and
Reduction of
Homelessness

Description
natural disasters and other impacts of climate change,
particularly for vulnerable populations.

Activities that promote this goal include tenant-based
rental/mortgage assistance for the prevention of
homelessness, rapid-rehousing, the development of new
permanent supportive housing units, community-based shelter
facilities, and needed public services that increase economic
opportunities, reduce poverty, or support special needs
populations.

Performance Outcomes

Public service activities other than Low/Moderate
Income Housing Benefit – 1,000 individuals
Homelessness Prevention – 200 individuals

Support interior or exterior improvements for 5
businesses.
Foster Small
and Local
Business
Development

Targeted commercial revitalization efforts, technical assistance
programming to increase economic opportunity, and greater
access to capital for low and moderate-income entrepreneurs.
Funds will be targeted in the NRSA and will be prioritized to
gateway corridors in the City.

Support the development of at least 1 business incubator
or other alternative space for small and local businesses in
the NRSA.
Support at least 3 job training initiatives.

Address
Blighted
Property Issues

Federal and local funds will be used to address substandard
housing and vacant property issues, and create community
assets with vacant or underutilized properties. Historic
preservation is an important part of this goal – the
reinvigoration of abandoned/vacant housing properties in
historic districts protects both the architectural and cultural
heritage of the neighborhood. Funds will be targeted in the
Neighborhood Revitalization Strategy Area, where there is a
higher percentage of older housing stock, Historic Districts, and
vacant property.

Provide rehab assistance for 5 historic properties in
disrepair.
Put 5 vacant or abandoned properties back to productive
use.
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Goal
Enhance and
Improve Access
to the Number
of Community
Amenities in
Low and
Moderate
Income
Communities

Promote
EnergyEfficiency and
Sustainable
Investment in
Low and
ModerateIncome
Communities

Description
Targeted neighborhood investments that provide safe and
accessible pedestrian modes of transportation from affordable
housing communities to neighborhood amenities and public
transit, promote crime prevention through environmental
design standards, and adds neighborhood amenities (i.e. public
art, community gardens, playgrounds, and parks) that enhance
the quality of life.
Encourage policies and programs that exhibit Aurora’s
commitment to expand energy efficiency, renewables, and
green building to its residents, thereby reducing the utility
burden and enhancing affordability and neighborhood vitality
for both lower-income residents and entrepreneurs. Activities
may include both programs/incentives targeted to low and
moderate-income households such as solar for single-family
and multi-family affordable housing, financial support for
energy audits/gap financing to meet deeper green building
outcomes. Guided by the 2016 Aurora Sustainability Plan’s
goals to become 50% renewable by 2025, to ensure that all
neighborhoods have access to sustainable solutions, and to
ensure Aurora is well prepared for natural disasters.

Performance Outcomes

Install at least 5 neighborhood amenities across the NRSA.
Improve lighting in at least 5 locations in the NRSA.

Install solar for at least 10 homeowners and at least 1 new
affordable multifamily rental project in the NRSA.
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Leverage Potential
With limited federal resources and a significant amount of needs, the City of Aurora will need to
leverage other public and private resources to stretch CDBG funding to better promote the goals
outlined in this plan. Some of these resources may be:
Invest Aurora
Invest Aurora is a public-private partnership that works to promote, attract, and retain commercial,
industrial, retail, and mixed-use development in the City of Aurora by providing assistance and
prospective businesses in the area of community data, land and building availability, development
assistance, and financing resources.
- Finish Line Grant: Provides a grant to property owners in Downtown Aurora to assist with
rehabilitation and property improvement projects to support local commercial and mixed-use
property owners that would increase the economic viability of Downtown Aurora. The grant
program provides between 20% to 50% of the total rehab costs (up to $75,000).
- Revolving Loan Funds: The revolving loan fund assists property owners in Downtown Aurora for
eligible property rehabilitation projects that are not commercially bankable.
Local Tax Increment Financing (TIF) Districts
TIF districts are created to assist in the redevelopment of distressed areas. As improvements are made
to an area and the value of that area increases, the incremental property tax can be used for public
improvements or given to developers for additional development. Of the seven active TIF districts, 6 are
located within the NRSA boundary.
Figure 15. Tax Increment Financing Areas within the NRSA
TIF
TIF Name
Year Created Year Expiring
#*
1
Downtown TIF 1
1986
2022
3
River City TIF
2000
2028
4
Bell-Gale, an Industrial
2005
2028
Park
5
West River TIF
2007
2030
6
East River TIF
2007
2030
9
Downtown TIF
2019
2043
*TIF 2 is expired; TIF 7 and 8 fall outside of the NRSA Boundaries

Federally Designated Opportunity Zones
Qualified Opportunity Zones were created by the 2017 Tax Cuts and Jobs Act to encourage long-term
investment and job creation in low-income areas throughout the Country. Investors with projects
located in designated census tracts are provided tax benefits, which can be deferred on eligible capital
gains. Each State designated its own census tracts as Opportunity Zones. Outside of Chicago, the State of
Illinois limited each jurisdiction to five designated census tracts to equitably distribute areas of
opportunity throughout the state. Four out of the City of Aurora’s five designated Opportunity Zones are
located within the NRSA, which presents an opportunity for the City target leverage its CDBG resources
to promote affordable housing and community economic development goals alongside economic
development activity.
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Figure 16. Federally Designated Opportunity Zones within the City of Aurora

Source: Illinois Department of Commerce and Economic Opportunity, Illinois Opportunity Zones,
https://www2.illinois.gov/dceo/Pages/OppZn.aspx

Federal and State Tax Credits
- Low Income Housing Tax Credit: The federal Low Income Housing Tax Credit (4% and 9%
Programs) gives investors a dollar-for-dollar reduction in their federal tax liability in exchange
for providing financing to develop affordable rental housing. Investors’ equity contribution
subsidizes low-income housing development, thus allowing some units to rent at below-market
rents. In return, investors receive tax credits pain in annual allotments, generally over 10 years.
- New Markets Tax Credit: The New Markets Tax Credit program is designed to attract investment
for economic development projects in low income areas. Investors contribute to a community
development entity which then makes an investment in a qualified active low income
community business. The investor receives a 5% tax credit in each of first three years and a 6%
credit in each of the remaining four years for a total of a 39% tax credit over seven years.
- Rivers Edge Tax Credit: State of Illinois program that provides a state income-tax credit up to
25% of a project’s qualified rehabilitation expenses to owners of certified historic structures
located within River Edge Redevelopment Zones (Aurora, East St. Louis, Elgin, Peoria, and
Rockford).
- Federal Historic Preservation Tax Credit: The Federal Historic Preservation Tax Credit program
provides a 20% tax credit for the substantial rehabilitation of an income producing property that
is certified as historic. Rehab projects must meet specific standards for rehabilitation to qualify.
Industrial Revenue Bonds
The City has the ability to issue tax-exempt industrial revenue bonds (IRBs) on behalf of manufacturing
companies to finance the acquisition of fixed assets including land, buildings, equipment, and also new
construction and renovation. IRBs provide financing rates that are lower than conventional financing.
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