e —"

@he Inguiver | SUNDAY, MAY 21, 2017 | PHILLY.COM | A

REAL ESTATE
City life at lower

By Catherine Laughlin
FOR THE INQUIRER
ver nearly eight years, Raza
Properties has developed rental
housing in several of Philadel-
phia’s gentrifying neighbor-
hoods: Sharswood, Point Breeze,
Francisville, Brewerytown. N

The son of blue-collar Pakistani immi-
grants, CEQ Rahil Raza, 32, of Broomall,
says he is passionate about providing af-
fordable housing — defined as costing no
more than 30 percent of a family’s income -
— for the city’s working-class and lower-
middle-class populations, those earning be-
tween $45,000 and $85,000 a year.

“Our vision involves delivering high-qual-
ity housing at affordable prices,” Raza said.
In turn, “we try to highlight the businesses
already established, We also want to put in
parks and nonprofits, in hopes that all of
this builds up the community.”

This month, he unveiled his latest 8
project, a new nine-unit structure on the
1900 block of Ingersoll Street in Sharswood,
nestled between the Fairmount and Cecil B.
Moore neighborhoods. Total cost was $1.3
million, including the price of two aban-
doned rowhouses and construction outlays.

Rents are $1,500 and $1,700 for the two-
bedroom/two-bath units; $2,000 for three
bedrooms/two baths.

Young working- and middle-class Phila-
delphians want “te experience the great
benefits” of the city, Raza said, as he did
living here in his teens and 20s, but the
recent wave of luxury development down-
town has priced some of them out. :

Indeed, according to an April report by
the apartment search engine Rent Jungle,
monthly rent for one-bedroom apartments
in Philadelphia averages $1,454 and for two
bedrooms, $1,874.

City initiatives typically focus on the .
needs of lower-income households, and oth-
er income groups “are often ignored,” Raza

See AFFORDABLE on J4
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Rahif Raza’s company has built or rehabbed
47 structures, including this project at 1715
Jefferson St. JESSICA GRIFFIN / Staff Photographer
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r affordable living

inside a two-bedroom dwelling on the 1900 block of
Jngersoll Street. Rents are $1.500 and $1.700 for
.:.'wo—bedroumz two-bath units.

]
f: AFFORDABLE from J1

gld. He cited the Philadelphia Housing Authority’s on-
‘going plans in Sharswood to develop below-market-
price housing between 19th and 27th Streets and Girard
‘gnd Ceeil B. Moore Avenues, along with a commercial
jwing on Ridge Avenue.

. His Ingersoll Street building sits on a narrow block
riear inhabited rowhouses, a trash-strewn lot, and anoth-
kr modern apartment building, a location about two
Imiles from the edge of Center City and a 20-minute ride
%o City Hall. Currently, Raza said, properties here are
jmexpensive; A vacant lot downtown fetches $150,000;
north of Girard, about $80,000.
| “This creates an imaginary line of value, and there-
Yore gives apportunities to small developers like me who
want to build for the middle class,” he said.

+ Backpack-wearing Temple University students skate-
board to and fro, but the neighborhood is mainly the
longtime home of generations of African Americans.
Fou can't walk to a beer garden, bike shop, or co-0p
fnarket here ... yet. Bur Raza said he plans to open &
coffee shop on the 1300 block of North 18th Street,
where he will also set up his office.
|" Raza, who grew up in Jamison, Bucks County, graduat-
ed from Temple with a degree in pharmacy, a “safe”
areer. “Oze night, my father said, *You're going to bea
pharmacist,’ " Raza recalled.

But it was seeing how Lhe income from his father’s apart-
iment-building investment carried the family through lean
fimes, when his parents were laid off from their warchouse
and factory jobs, that inspired Raza to invest in property.

,bevelnpnr’s growing pains
i In 2009, as a 24-year-old newbie, Raza suffered develop-
ler’s growing pains when he bought his first two houses in
aint Breeze, a heartbeat after the real estate bubble burst.
i* At the time, he, like other microdevelopers, was scoul-
§ing Philly's landscape for opportunities that went some-
gl‘il:!g Tike this: Rescue a crumbling structure with high
jopes of turning a profit by flipping or renting it out.
E‘:th $106,000 in seed raoney from their father, Raza and
is brother Irfan, then 22, bough “1,200-square-foot
drug den on the 2100 block of Reed Street for %2100&
i i ist ed wil

uring , the
30,000 of their money, and a bit of their souls.
i The other Point Breeze property? “We didn’t do the
Er;)g:r research. We overpaid by about $40,000” for a
_bedroom house on the 1200 black of Mole Street.
T was living on $13,000 a year” said Raza. “To lose
that kind of money was traumatic.” But trial and error
timately paid off.
|\ To date, Raza Properties has built or rehabbed 47
:quucmres, including a handful of two- to four-bedroom
qi.ngl&family houses that have sold between $160,000
and $325,000. The company is on peint to develop anoth-
{er 100,000 square feat of residential and mixed-use com-
mercial space in two years.
| Its profit goals are 14 percent on rentals and 20 per-
icent on sales within three years. “Those are estimates.
'Some rehabs are so old that we can't predict even 75
Ipercent of costs,” Raza said.
| Which is why the firm has shifted to more new con-
istruction. Case in point: Progress o a turret-styled,
‘three-unit building on Jefferson Street just above Shars-
wood has stalled while e decides how to best preserve
its Emestone facade.
1% Marlk Liu, a friend from Temple and an investor in nine
iproperties, said their clients include teachers, firefigh-
{ters, and government and health-care workers, Overhead
is kept low by using their own construction team. “We try
:r‘f: ‘buy American products when we can, too,” Liu said.

acing a change In zoning attitude
b To prepere for on-street parking issues, Raza plans to
iadd surface parking, which will require a variance, for
20 brand-new units he is planning on the 1700 block of
ingersoll Street. (He sees more city dwellers owning
icars and joining the 39 percent of residents who alveady
reverse-commute ta the suburbs daily.)
| Some cf his plans may be ‘halted, though: City Council
‘recently approved a remapping bill that rezoned parts
\of Sharswood and will ultimately restrict the number of
‘condos and apariments there, allowing, instead, con-
'struction of more single-family homes.
" Raza fought against the measure. “We need the foot
traffic for businesses to want to move in.”
I* t's hard to talk about development in the city without
tacknowledging the vulnerability Jongtime residents feel.
Tn 2013, Raza pulied out of a Point Breeze project when
meighbors opposed his proposed duplex. ‘The irony, he
'said, is that a local woman complained that the lotwas 2
dumping ground. It remains empty, he noted.
- Warren McMichael, president of the Brewerytown-
‘Sharswood Community Civic Asscciation, said he and

Rahil Raza on the
raof deck of his
Ingersoll Strest
housing project. The
32-year-oldnes a
visien of affordable
housing for the lower
middle class.

Three properties on
the 1900 block of
Ingersall Street
developed and built
by Raza, who sees
opportunity building
housing for those
not rich or poar.

A candominium in
the nine-unit
Ingersoll Street
developmant, Raza's
Iatest project. essica
GRIFFIN / Stal! Photag amir

w Mortgage Tip:

MORTGAGE NEWS

Credit scores are more llke your driving recard:
They take into account years of past behavior, not
JUSt your present actions.

Multiple closely watched refinance rates fell today
By Claes Bell- Banknatecam
The national averages for 30-year fived and 15-year fixed refinances both slid
down. The average rate an 10-year fixed refis, meanwhile, also rec

A hange daily, but they remain much lower owerall than they
IFyoufrain the market ,itcouldbea

were b

greattime to lockina rate.
30-yearfixed refinance
The average 30-year fixed-refinance fate i 3.52 percent, down 11

Bankrate National Index
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aver the last week, A manth ago, the average rate on a 30-year fixed refinance
wias lowar, 2t 3,80 percent.

Atthe current average rate, you'll pay $467.10 per menth in principal and inter-
est for every $100,000 you borrow, That's $6.20 lower, compared vith last waek
You can use Bankrate’s mortgage calculator to figure aut your manthly payments
and s¢= how much you'l| save by adding exira payments. |t vill also help you
Caleulate how much Interest you Il pay over the life of the loan.

15-year fixed refinance
The average rate for a 15-year fixed refi is 3.04 percent, dawn 7 basls points
over the last seven days.

Monthly payments on a 15-year fixed refinance at that rate will cost around 5693
‘1 100,000 barrowed. That's obwusly much higher than the monthiy pay-
mentwould be on a 30-year mortgage ai thal rate, but it comes with some big
advantages: You'll save thousand: cllars over the life of the loan intotal inter-
‘st paid 2nd build equity much fas

iother representatives are happy for
I~ “We've gone through such a depression [in the neigh-
;Burhcod], Ir's a new frontier,” McMichael said. But he
‘noted that Raza’s reritals are priced too high for long-
‘time residents to take advantage.
% Bernard Savage, director of real estate and project
idevelopment of Beech Interplay, a social-services group
iin the Ceeil B. Moore section, said thal he welcomes
‘change, but that newcomers should be sensitive to the
\gocioeconomic diversity in place.

i~ 4] call it the Columbus syndrome. Some people move
fin and are like, ‘0K, I'm here now, so I'm going to tell
ou how to live and act,’ " Savage said.

[* Raza said he's sensitive to thosc opinions and is com-
itied to ongoing dialogue between himself and civic
associations.

|* “At this time, our [rental] rates are as low as we can
{get them and still cover costs, but we're continuing te
iwork to cut them to meet the needs of the neighbor-
thood,” he said. “Development is a highly charged word.
1. We don't want to replace anyone or change cultures.
:‘ge also can't contral the actions of the residents, who
i&love in. What we C-n do s continue to work togelher”

10-year
The average re far a 10-year fised-refinance loan is 2,05 percent, down 14 basis
points from a week ago.

Monthly papments on a 10-year fixec-rate refi 2t 295 percent vauld cost 386377
monti for every $100,000 you borrow. As you can sz tha big savings in
interast casts youl feap with that shart 10-vear term cames with the downside

a much larger manthly payment.

Mortgage Payment Calculator
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$165,000 loan amount |
| Loan program ___ FRate Mngmlyvarmm_';
| Ly arm 276% 5574.47 i
! /1R8N 342% i §73350 |
1| 15w fixes 335% 5116744 i
|| 30 yr Fixed 415% s30207 ||
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