The Chicago Southland Homebuyer's Playbook

Your Complete Guide to Buying Smart in Chicago's South Side & South Suburbs
POWERED BY THE HYBRID ADVANTAGE SYSTEMTM

One Expert. Two Licenses. Zero Gaps.



Meet Henry

Your Dual-Licensed Advisor
Licensed Real Estate Broker & Mortgage Loan Officer

IL Broker #471.004103 | NMLS #2514797

21

Years of Experience

1,100+

Closings Completed

2

Licenses Held

The Hybrid Advantage SystemTM

Most buyers work with a real estate agent and a separate lender
who never fully communicate. Henry operates differently—as a
dual-licensed Real Estate Broker and Mortgage Loan Officer, he

sees the complete picture from Day 1 through closing day.

© One expert manages your entire transaction — real estate

and financing under one roof, with zero gaps.



Why the Chicago Southland Is One of the
Smartest Buys in Cook County

The Chicago Southland—stretching from the city's far south side neighborhoods through the historic south suburban corridor
—has emerged as the most compelling value story in the entire Chicago metropolitan area. While North Shore and Loop-
adjacent markets grabbed headlines during the pandemic, the Southland quietly produced some of the most dramatic

appreciation gains in all of Cook County.

According to the DePaul Institute for Housing Studies Cook County House Price Index, south suburban and south side
submarkets have consistently led the county in single-family price growth since 2020. The Southland isn't just catching up

—it's outperforming the city's most established markets by a wide margin.



Appreciation Since Q1 2020 — Cook County
Leaders

The numbers tell a powerful story. These submarkets have dramatically outpaced Chicago's most established neighborhoods.

Submarket Price Growth Category

Englewood / Greater Grand Crossing City of Chicago
Calumet City / Harvey South Suburbs
Chicago Heights / Park Forest South Suburbs
Chatham / West Pullman City of Chicago
South Chicago / Hegewisch City of Chicago

Source: DePaul IHS Cook County House Price Index, Q2 2025. For comparison, Lake View/Lincoln Park appreciated just 20.6%
and West Town/Near West Side gained only 25.2% over the same period.



The Equity Opportunity [s Real

$58K

Englewood 2020 Median

Purchase price at the start of the appreciation wave

$100K+

Current Median Value

Real equity gains for families who bought early

In West Englewood, median single-family prices moved
from $65K to $143K between 2020-2024. These are real
equity gains for families who bought early—and the trend

continues.

2026 Market Outlook

The DePaul THS 2026 Annual Forecast projects strong

continued momentum:

5.1% increase

Projected growth in
closed sales activity
across the Chicago

metro

$18B+ in
development

Major projects
underway across the

city fueling demand

-5% median price
growth

Forecast for the
Chicago metro area in
2026

6.1% rates by year-
end

Mortgage rates forecast
to ease, improving
affordability

(@ Flossmoor saw home sales rise 12% in 2025 with 21 homes selling above $500,000. South Shore home sales jumped

approximately 13%. The Southland’'s momentum is broad-based and accelerating.



The Hybrid Advantage: Why Your Agent and
Lender Should Be the Same Person

Nationally, nearly one in three real estate transactions falls apart before closing—and the overwhelming majority of those
failures trace back to financing problems. The buyer's agent finds the perfect home, the offer gets accepted, and then weeks

later the deal collapses because the lender uncovers an issue that should have been caught before the first showing.

This happens because the traditional model separates two functions that should work together: real estate brokerage and
mortgage lending. Your agent doesn't fully understand your financing picture. Your lender has never seen the property. Nobody

is coordinating the whole transaction from start to finish.



[raditional Model vs. Hybrid Advantage SystemTM

Traditional Model Problem Hybrid Advantage

Agent and lender are separate Miscommunication on timelines and One point of contact manages the
conditions entire transaction

Pre-approval is surface-level Financing issues surface late in the Full underwriting review before you
process make an offer

Agent doesn't know DPA programs You miss thousands in available Every applicable program identified
assistance and applied from Day 1

Lender has never seen the property Appraisal or condition issues Property evaluated for lendability
blindside the deal before offer submission

Closing requires 3-4 parties to Delays, finger-pointing, missed Streamlined coordination with fewer

coordinate deadlines handoffs

) The Bottom Line: With 21 years of experience and over 1,100 closings, the Hybrid Advantage SystemTM eliminates the
#1 reason deals fail: the disconnect between real estate and financing. You get one expert who sees the complete

picture from Day 1 through closing day.



Your 10-Step Homebuying Roadmap

Buying a home in the Chicago Southland involves specific local requirements that differ from other markets. This roadmap

walks you through every phase, with the Hybrid Advantage SystemTM ensuring nothing falls through the cracks.

Q > e

Search & Inspect & Clear-to-

Pre-Qualify Offer Underwrite Close

Each phase is managed end-to-end by one dual-licensed expert—eliminating the handoffs and miscommunications that derail

traditional transactions.



Steps 1-5: From Pre-Qualification to Winning the
Offer

Hybrid Pre-Qualification & Financial Assessment

A comprehensive financial review far beyond a standard pre-approval: full credit analysis, debt-to-income evaluation,
employment and asset documentation, and identification of every down payment assistance program you qualify for.

Your pre-qualification carries the weight of a lender's commitment.

Down Payment Assistance & Program Stacking

Illinois and Cook County offer some of the most generous buyer assistance programs in the country—and they can be
layered together for maximum benefit. We identify the optimal combination during pre-qualification, not after you've

fallen in love with a house.

Targeted Property Search & Neighborhood Analysis

Using real-time market data, we identify properties and neighborhoods aligned with your budget, lifestyle goals, and

long-term investment strategy—from historic Pullman bungalows to modern Flossmoor colonials to value-priced

ranch homes.

Lendability Review Before You Make an Offer

Every serious property gets a dual-lens evaluation: broker assessment of condition, comps, and neighborhood trends,
plus loan officer evaluation of appraisal likelihood, FHA/conventional guidelines, and required repairs. This step alone

prevents the majority of late-stage deal failures.

Strategic Offer & Negotiation

Your offer is backed by a pre-approval from your own loan officer—me. Sellers and listing agents take these offers
more seriously because financing risk is dramatically reduced. In a competitive market, that credibility can be the

difference between winning and losing the deal.



Steps 6-10: From Contract to Keys

>

Step 6: Attorney Review Period
(Illinois Requirement)

Illinois is an attorney-review state. After
mutual acceptance, both parties have a
standard review period (typically five
business days) during which real estate
attorneys can modify contract terms.
Henry coordinates with your attorney to
ensure any amendments don't create

financing complications.

&

Step 9: Clear-to-Close & Final Walkthrough

You'll receive your Closing Disclosure at least three business
days before closing. Henry reviews the numbers with you line
by line—not as a third-party lender reading from a script, but

as the professional who structured the entire deal.
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Step 7: Home Inspection &
Condition Assessment

Many south suburban municipalities
require specific compliance inspections
in addition to your general home
inspection. Some City of Chicago
transactions require a Certificate of
Compliance. Henry tracks these
requirements by municipality so

nothing delays your closing.

@
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Step 8: Appraisal &
Underwriting

Because the property was already
evaluated for lendability in Step 4,
appraisal surprises are rare. If the
appraisal does come in low, Henry
immediately shifts into negotiation
mode as your broker while
simultaneously evaluating alternative
financing structures as your loan officer

—all in real time.

Step 10: Closing Day & Beyond

Closings in Illinois typically occur at a title company. You'll
sign your mortgage documents, the title will transfer, and
you'll receive your keys. Because Henry managed both sides of

the transaction, there are no last-minute surprises from a

disconnect between your agent and lender.



Down Payment Assistance: Putting Free Money to
Work

One of the most significant advantages of buying in the Chicago Southland is access to multiple layers of down payment and
closing cost assistance. Many buyers qualify for programs they've never heard of—and the programs can be stacked together

for maximum impact.

IHDA (Illinois Housing Development Authority) Programs

IHDA Access Home 6% up to $15,000 Deferred loan At sale/refi/payoff

IHDA Access 5% up to $7,500 Deferred loan At sale/refi/payoff 640
Deferred

[HDA Access 4% up to $6,000 Forgivable loan Forgiven over 10 yrs 640
Forgivable

IHDA Access 10% up to $10,000 0% interest loan Monthly over 10 yrs 640
Repayable

All IHDA programs include 30-year fixed-rate mortgages and are available with FHA, VA, USDA, and conventional loan types.



Additional Assistance: Layering Programs for
Maximum Impact

Cook County DPA City of Chicago Community Connections

Up to 5% or $25,000 (whichever is less) for eligible Up to approximately 7% of the loan amount for down
buyers in Cook County. Income limits apply, though payment or closing costs. Available to Chicago residents
there are no income restrictions in disproportionately meeting income and lender requirements.

impacted areas. Available to both first-time and repeat

buyers.

Federal Home Loan Bank Downpayment Plus FHA 203(k) Renovation Financing

Additional grants available through participating lender Roll the purchase price and renovation costs into a single
members for low- and moderate-income buyers. mortgage. Ideal for Southland properties that need

cosmetic or structural updates to maximize value.

 Hybrid Advantage in Action — Program Stacking Example: A first-time buyer purchasing a $180,000 home in
Chicago Heights could layer IHDA Access Home ($10,800) with Cook County DPA (up to $9,000) for nearly $20,000 in
combined assistance—potentially covering the entire down payment and most closing costs. As your dual-licensed

advisor, Henry identifies and coordinates these programs before you write your first offer.



Financing Options Tailored to the Southland
Market

The Southland's price points and property types create opportunities for financing strategies that aren't available—or aren't

practical—in higher-priced markets.

Loan Type Min. Score

FHA 3.5% 580 MIP Yes First-time buyers; lower

credit scores

FHA 203(k) 3.5% 620 MIP Yes Renovation properties;

fixer-uppers

Conventional 3-5% 620 Yes Yes Strong credit; plans to
drop PMI

VA 0% None* No Yes Veterans & active
military

USDA 0% 640 Fee Yes Eligible rural areas in
Southland

*VA loans have no minimum credit score set by the VA, though most lenders require 580-620.

(@ Understanding Your Monthly Payment: For a $200,000 purchase in the south suburbs with an FHA loan at
approximately 6.5%, your estimated monthly principal and interest payment would be around $1,220. Adding
property taxes, homeowner's insurance, and FHA mortgage insurance, your total monthly obligation typically falls in
the $1,800-$2,200 range. With down payment assistance covering your upfront costs, the barrier to entry is

primarily about qualifying income and credit—not savings.



Closing Costs & Transfer Taxes: What You'll

Actually Pay

Chicago's Dual Transfer Tax (City Purchases)

If you're buying within the City of Chicago, you'll encounter

two transfer taxes:

e Cook County transfer stamp: $0.50 per $500 of the sale
price

e City of Chicago transfer stamp: $3.75 per $500
(traditionally paid by the seller, though negotiable)

e CTA stamp: $1.50 per $500 on properties over $500,000

In practice, the buyer's share of transfer costs depends
entirely on contract negotiation—another area where having

a dual-licensed advisor matters.

South Suburban Purchases

In most south suburban municipalities, the transfer tax
structure is simpler. The Cook County stamp ($0.50 per
$500) typically applies, and individual village or city stamps
vary. Many smaller south suburban municipalities have
lower or no additional transfer stamps, reducing closing

costs compared to City of Chicago transactions.

Estimated Buyer Closing Costs

Loan origination / lender 0.5-1.0% of loan

fees

Appraisal $400-$600
Title insurance & search $800-$1,500
Attorney fees $500-$1,000
Home inspection $350-$600
Survey (if required) $350-$500
Recording fees $100-$200

Prepaid taxes & Varies by municipality

insurance escrow

TOTAL (typical
Southland purchase)

$4,000-58,000

© Key Insight: ITHDA and Cook County assistance
programs apply to both down payment AND
closing costs. With strategic program stacking,
many Southland buyers close with $1,000 or less

out of pocket.



Property Taxes in Cook County: What Every Buyer
Must Know

Cook County's property tax system is unlike any other in the country, and understanding it is essential to making a smart

purchase. Property taxes are the single largest ongoing cost of homeownership in the Southland, and they vary dramatically by

municipality.
How Cook County Property Taxes Work

Your tax bill is based on three factors:

1 2 3
Assessed Value Equalization Factor Composite Tax Rate
Set by the Cook County Assessor The "multiplier” set by the Illinois Your specific taxing district: village,
based on your home's market value Department of Revenue school district, park district, library,

and other local bodies

Because south suburban municipalities have varying combinations of these taxing bodies, your effective rate can differ

significantly from one village to the next—even for homes of similar value.



Homeowner Exemptions That Reduce Your Tax Bill

(ol

Homeowner Exemption

Reduces your home's EAV by up to
$10,000 if it's your primary

residence.

=)

Longtime Occupant Exemption

Provides relief if your assessment has increased

dramatically over time.

A

Senior Citizen Exemption

Additional $8,000 EAV reduction

for homeowners 65 and older.

{
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Senior Freeze Exemption

Locks your assessment at the
current level if you're 65+ and meet

income qualifications.

Home Improvement Exemption

Up to $75,000 in improvements may be exempt from

reassessment for four years.

[J As part of the Hybrid Advantage SystemTM, Henry calculates estimated tax obligations for every property before you

make an offer—so you know your true monthly cost, not just the mortgage payment.



Neighborhood Spotlight: South Side Chicago

The Chicago Southland is not a monolith—it's a collection of distinct communities, each with its own character, price points,

and investment profile. Here's a guide to the most compelling South Side markets for today's buyers.

Englewood / Greater Grand Crossing (60621, 60619)

Cook County's top-performing submarket since 2020, with 106.2% appreciation. Median prices have roughly

doubled from approximately $58K to over $100K. Active City of Chicago investment through the INVEST
South/West initiative is driving commercial corridor improvements. Ideal for buyers seeking maximum

equity growth potential with renovation financing via FHA 203(k).

Chatham / West Pullman / Roseland (60628, 60643)

One of the South Side's most established residential corridors with strong community infrastructure. 82.1%

appreciation since Q1 2020. Single-family bungalows and two-flats dominate the housing stock, offering
both owner-occupied and investment options. The historic Pullman District (a National Monument) adds

cultural significance and heritage tourism value.

South Shore (60649)

Lakefront-adjacent living at a fraction of North Side prices. Home sales jumped approximately 13% in 2025.
The planned Obama Presidential Center in neighboring Jackson Park is expected to drive continued

appreciation throughout the area. Excellent Metra and CTA access for Loop commuters.

South Chicago / Hegewisch (60617)

73.6% appreciation since 2020. One of the most affordable city neighborhoods with genuine lakefront

access. A strong Eastern European and Hispanic cultural identity, with an emerging restaurant and small

business scene. Excellent value for buyers who want to be within city limits at south suburban price points.



Neighborhood Spotlight: South Suburban

Communities

Flossmoor (60422)

The Southland’s premier upper-market community.
Home sales rose 12% in 2025 with 21 properties selling
above $500,000. Tree-lined streets, acclaimed
Homewood-Flossmoor High School, and a walkable
downtown with Metra Electric service to the Loop. Ideal
for families seeking suburban quality of life with urban

accessibility.

Chicago Heights / Park Forest (60411, 60466)

82.6% appreciation with a diverse housing stock ranging
from mid-century ranch homes to newer construction.
Park Forest, one of America's original planned
communities, offers unique architectural variety and
strong community programming. Excellent value for

families seeking quality schools and green space.

Calumet City / Harvey (60409, 60426)

85.8% appreciation since Q1 2020—one of the strongest
gains in all of suburban Cook County. Price points remain
among the most accessible in the metro area, making this
an exceptional entry point for first-time buyers. I-80/I-
94 corridor access and improving infrastructure support

continued growth.

Country Club Hills / Glenwood (60478, 60425)

Solid middle-market communities with steady
appreciation and manageable tax rates. Single-family
homes in the $150K-$280K range offer practical entry
points for growing families. Good highway access via I-57

and 1-80 corridors.



Frequently Asked Questions

How much money do I actually need to buy

a home in the Southland?

With [HDA and Cook County down payment
assistance programs, many buyers close with $1,000
or less out of pocket. The biggest requirement is
qualifying income and a minimum credit score of
580-640, depending on the loan type. Henry
structures the optimal combination of programs to

minimize your cash needed at closing.

Are property taxes really as high as people
say?

They're significant, but manageable with proper
planning. Property taxes vary widely by municipality,
and the homeowner exemption alone reduces your
bill by up to $10,000 in EAV. Henry calculates
estimated tax obligations for every property before

you make an offer so there are no surprises.

['ve been told my credit score isn't good
enough. Is that true?

Not necessarily. FHA loans accept scores as low as 580,
and there are credit improvement strategies that can
raise your score significantly in 60-90 days. During
the initial consultation, Henry will review your full
credit picture and give you an honest timeline to
homeownership—whether that's 30 days or six

months.

What's the advantage of buying now vs.
waiting for rates to drop?

In the Southland, prices are appreciating at 5-10%+
annually in many submarkets. A $200,000 home
today could be $210,000-$220,000 in 12 months.
Meanwhile, the difference between a 6.5% rate and a
6.0% rate on $200,000 is approximately $60/month.
You can always refinance a rate—you can't refinance

the purchase price. "Marry the house, date the rate.”



More Frequently Asked Questions

Can [ buy a home that needs renovation?

Absolutely. FHA 203(k) loans allow you to finance the purchase price and renovation costs in a single mortgage, and they're
compatible with IHDA down payment assistance. This is one of the most powerful strategies in the Southland, where you

can purchase a home below market value, renovate it, and immediately build substantial equity.

Do I need a real estate attorney in Illinois?

Yes—Illinois is an attorney-review state, and having legal representation is standard practice. Your attorney reviews the
purchase contract, handles title matters, and represents your interests at closing. Henry works closely with experienced real

estate attorneys and can provide referrals if you don't already have one.

What makes the Hybrid Advantage different from just using a regular agent?

A traditional agent finds the house and hands you off to a separate lender. That disconnect is the #1 cause of deal failures.
With the Hybrid Advantage SystemTM, Henry evaluates every property through both a real estate lens and a lending lens
before you make an offer. There's no handoff, no miscommunication, and no surprises. One expert manages the complete

transaction from first showing to closing table.



Your Next Step: The Hybrid Pre-Qualification

Every successful home purchase in the Chicago Southland starts with a clear understanding of your financial position, your
program eligibility, and the true cost of ownership in your target neighborhoods. That's exactly what the Hybrid Pre-

Qualification delivers.

What You'll Receive — Complimentary, No Obligation:

Credit Analysis Purchasing Power

Complete credit review and score optimization strategy Debt-to-income calculation with your maximum
tailored to your situation purchasing power clearly defined

DPA Programs Loan Comparison

Every down payment assistance program you qualify for, Customized FHA vs. conventional vs. other options side-
with exact dollar amounts by-side

Payment Breakdown Tax Comparison

Estimated monthly payment for your target price range, Municipality-by-municipality tax comparison for your
including taxes and insurance preferred neighborhoods

© Awritten pre-approval letter that sellers and listing agents take seriously — because it comes from the same expert

who will be managing your entire transaction.



Ready to Buy Smart in the Chicago Southland?

Henry This Is a Complimentary Consultation

Licensed Real Estate Broker | Mortgage Loan Officer No cost. No obligation. Just a clear, honest picture of
where you stand and what's possible in the Chicago

IL Broker #471.004103 | NMLS #2514797
Southland market.

AR fE i 1,100+ Closi . e ) .
ears of Experience | +losIngs The Hybrid Pre-Qualification is the smartest first step

any Southland buyer can take—and it costs you

nothing.

One Expert.

The Southland’'s momentum is real, the programs

are available, and the opportunity is now. Let's

T V V O L]. C e n S e S . build your path to homeownership together.
Z e rO G ap S ° /\  Down payment assistance programs have

limited funding and may be unavailable at
time of application. All loan programs are
subject to borrower and property
qualification. Program availability, rates,
terms, and conditions are subject to change

without notice. Equal Housing Opportunity.




