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EXECUTIVE SUMMARY OF THE ANALYSIS
Introduction

The U.S. Department of Housing and Urban Development (HUD) requires state and local
governments that are recipients of Community Development Block Grant (CDBG), HOME
Investment Panership (HOME) and/or Emergency Shelter Grant (ESG) funds to develop and
update an Analysis of Impediments to Fair Housing Choice. This analysis is to also include steps

to affirmatively further fair housing (AFFH). In tHeair Housing Planning Guide, Vioine 1,

published in 1996 by the U.S. Department of Housing and Urban Development (HUD) guidance

is provided to assist communities in fulfilling their requirement to affirmatively further fair
housing. As outlined in Volume 1, actions that impede individsad f ai r housi ng ch

AAny action, omission, or decisions taken
religion, sex, disability, familial status or national origin which
restrict housing choices or the availability of housing choices;
or
Any actions, missions, or decisions which have the affect of
restricting housing choices on the basis of race, color, religion,
sex, disability, familial status, or natio

Volume 1 further outlines an entitlement city's obligation to affirmatively furthierhousing.
These definitions also embrace the components of fair housing planning.

1) Analysis of Impediments (Al) to Fair Housing ChoiceEmploys an analytical method to
identify impediments to fair housing choice within the jurisdiction.

2) Fair Housig Action Plan-- Takes appropriate action to overcome the effects of any
impediments identified in the analysis; and

3) Fair Housing Records Maintains records reflecting the analysis and actions taken in this
regard.

The purpose of the Al is to identiffhe impediments to fair housing choice in the city of
Huntsville. This analysis of impediments includes a profile of the city of Huntsville highlighting
population characteristics, demographic patterns, housing affordability, and the barriers related
to pdicies, practices, and regulations within both the public and private sectors.

Methodology
This document is an update of the 24 Fair Housing Plan and Analysis of Impediments.
The city of Hunt svill eds Fai singldroceduresncgywit®] an i

thus it includes both the public and private sectors. Information from key informants and entities
that are involved with housing was an important component of the Plan and Analysis of
Impediments.



Summary of Impediments

Thisdbcument serves as an upda20e4Farélousing Plan@mndt vy o f
Analysis of ImpedimentOverall this analysis indicates that the city continues to do well in its
efforts to avoid systemic impediments to fair housing.

Impedimentsto fair housing choice are most often grouped into two major categories:
discriminatory practices and market forces that impact housing choices of members of protected
classes. This updated analysis has assessed these categorical areas to docum&nt barrier
opportunities, and action steps to further fair housing choice in Huntsville.

Impediments found related to the following areas:
e Affordability: The cost of construction and the housing market of the Huntsville area
greatly impact the cost of housingcathe affordability factor for low to moderate income
families;

e Availability: There is a strong deficit in the number of rental units for large size families
in the City;

e Accessibility: The economic feasibility of retrofitting existing apartment bugsli for
accessibility can be seen as an impediment to fair housing choice; integration of
accessibility enhancement in newly constructed rental housing is important to fair
housing choice;

e Fair Housing Education: Many people are unaware of their rigigerding fair housing;
this lack of knowledge impedes their ability to secure shelter;

e Credit Counseling: Poor credit history has consistently been reported as one of the major
barriers to homeownership; and

e Regulations: Local regulations such as mgntan affect the construction on homes in
older inner city areas; lead based paint remediation requirements also impact the cost of
rehabilitation of older affordable homes.



SECTION 1: INTRODUCTION

HUD Fair Housing Requirement

The U.S. Department ofdising and Urban Development (HUD) requires that cities administer
Community Development Block Grant (CDBG) funds to take steps to affirmatively further fair
housing (AFFH). The City of Huntsville receives approximately $2.9 million annually to
develop ad implement plans and programs that fulfill the objectives of the CDBG program.

Components of Fair Housing Planning

HUD provides guidance for communities for the fulfillment of their fair housing requirements.
In the Fair Housing Planning Guide, Volunte the following definitions outline an entitlement
city's obligation to affirmatively further fair. These definitions also embrace the components of
fair housing planning:

1. Analysis of Impediments to Fair Housing ChoiceEmploys an analytical methoa t
identify impediments to fair housing choice within the jurisdiction;

2. Fair Housing Action Plan- Takes appropriate action to overcome the effects of any
impediments identified in the analysis; and

3. Fair Housing Records Maintain records reflecting thaalysis and actions taken in this
regard.

The Fair Housing Plan consists of the Analysis of Impediments and the Actiom Réaspecific
actions that a city should take to affirmatively further fair housing involve:
o0 Analyzing and eliminating housing dramination in the jurisdiction;
o Promoting fair housing choice for all persons;
o Providing opportunities for inclusive patterns of housing occupancy regardless of race,
color, religion, sex, familial status, disability and national origin;
o Promoting housinghat is structurally accessible to and usable by all persons, particularly
person with disabilities; and
o Fostering compliance with the nondiscrimination provision of the Fair Housing Act.

HUD program regulations require that the city certify that it \&firmatively further fair
housing as part of the obligations assumed when it accepts HUD funds. These certifications are
included in the city's Consolidated Plan.

Impediments to Fair Housing as Defined by HUD
An impediment to fair housing is definedByUD as any action, omission

o Taken because of race, color, religion, sex, familial status or national origin that restricts
housing choice or the availability of housing choice;

0 That constitutes a violation, or potential violationflud Fair Housing Act;

o That is counterproductive to fair housing choice, such as community resistance when
minorities, persons with disabilities, and/or low income persons first move into white
and/or moderate income areas, or resistance to the sittimgusing facilities for person
with disabilities; or

o0 That has the effect of restricting housing opportunities on the basis of race, color, religion,
sex, disability, familial status or national origin.



Methodology and Participants
This fAAnal ysntssoofhalsmpdkeviedeoped a | i st of pot e
access and choice through several procedural steps:

¢ Reviewed data complied by a broad spectrum of public and private agencies;

¢ Analyzed present policies and initiatives to assess theste#eaess; and

e Prepared an overall implementation plan including new or modified actions.

The primary data sources and retrieval actions involved the compilation of information from the
city of Huntsvill eds oper at i oandaMarioud @rivate anane nt s ,
non-profit organizations. The analysis can be synthesized into a three pronged approach, 1)
identifying key actors/agents; 2) denoting behaviors and practices that impede housing choice;

and c) documenting of key behaviors anduehces within the public sectors and private sectors

of the Huntsville community.

In addition, data was collected and analyzed from the following sources:

¢ US Census of Population and Housing, 2000
Home Mortgage Disclosure Act (HDMA), 2003
Community Action Partnership Community Needs Assessment, 2003
Strategic Plan of the Huntsville Housing Authority
Huntsville/Madison County Chamber of Commerce
City of Huntsville Atlas 2000

* & O O o

Analysis of Impediments Overview

The analysis of Impediments to Fair Housing(€hk includes the following sections:
o Community Profile

Fair Housing Legal Status

Public Sector Impediments

Private Sector Impediments

Fair Housing Activities Proposed

Recommendations and Conclusions

O O O0OO0Oo

Impediments Found and Recommendations

Section Three prades a summary of the impediments to fair housing choice that were identified

and the recommendations related to these impediments. These were used as a basis for preparing
the Fair Housing Plan.

Action Plan

The Fair Housing Plan, which is based on tmpediments found and the recommendations
made, is presented in a table format in Section Three of the report. The plan includes the
following components:

0 Actions- specific recommendations to address the major impediment areas;

o0 Role of Task Force and ahstakeholders;

o Other recommended participantkey organizations or groups whose participation is
necessary to implement actions; and

o Timeframe- when work on the action is targeted to begin.



SECTION II: COMMUNITY PROFILE

Huntsville, Alabama

Situatedin north central Alabama, the city of Huntsville is the county seat of Madison County.

The countyds natur al boundaries include the A
Tennessee River to the south. Huntsville is approximately twenty sulgh of the Tennessee

state line. During the second half of the™2Century, Huntsville emerged as the regional

economic center for North Al abama. For more t
was propelled by the high tech industries thatehimcated in the Huntsville community. Over
the years, the rapid expansion of the cityos

growth in the service and manufacturing sectors. Decades of strong growth in the economy have
led to rapid and rolst population growth; however, 2000 Census data showed for the first time

in many decades, a decline in the Cityds popu
Population

A population decline of 0.98% was reported between the 1990 and 2000 censuses for the city of
Huntsville. While theci t y6s popul ation declined, the po

reflecting the national trend of out migration of urban populations to suburbia. When comparing
the cityds popul ation change for this period
Alabama for the same period, the significance of the change is revealed.

The city of Huntsville experienced a steady growth in the number of people of color between
1990 and 2000. In 2000, African Americans represented 30.8% of the population, ujhérom
24.4% reported in the 1990 Census. Other population groups including Hispanic, Asian
Americans, and American Indians, increased by 28.2% between the 1990 and 2000 census
counts. In addition to the racial change, the population of Huntsville is d&gngons 65 years

old and older represented 10.8% of the 2000 population count; in 1990, this percentage was
8.9%.

Il n 2002, Huntsville took the I ead in Al abamabd
life characteristics that were measuréithe educational attainment level in Huntsville ranks the

city very high in both the state and national rankings. Among the metropolitan areas in

Al abama, Huntsville had the highest number of
three percentfo t he popul ation held bachelorsé degr e
percent of high school graduates when compared with other major cities in the State.

Table 1 provides a comparison of various samonomic and demographic statistics fue tity
of Huntsville, Madison County, and the state of Alabama. Analysis of Table 1 shows that

Hunt svill eds 2000 popul ati on represented app
population. Table 1 also shows that, while the city of Huntsville loptifation between 1990

and 2000, the Madison Countyds population ir
residents. Data indicate that there was an increase of 1,420 residents living in Huntsville
between 2000 and 2003. Projections for 2008 also antie an i ncrease i n

population. These figures indicate a growth of 4,699 persons, representing a 3 percent increase
between 2003 and 2008.



Table 1: Population Characteristics: Census 2000 and 2003 Estimates

Population Characteristics Huntsville Madison Alabama
County

Total Population, 2000 158,216 276,700 4,447,100

Population percent change 192000 -0.98 15.8 10.1

Population estimate, 2003 159,636 287,117 4,500,752

Population projection, 2008 164,335 302,734

Source: U.S. CensusfaHousing and Population, 2000 and Chamber of Commerce of Huntsville/Madison
County, 2003

Income

Incomes have steadily increased in Huntsville and in Madison County between 1990 and 2003
(see Table 2). In Huntsville, per capita money income grew tigedamith a 62.8% growth
between 1990 and 2003 and almost 10% between 2000 and 2003. The 2000 and 2003 figures
generally show Madison County with larger dollar amounts for the various income types. Per
capita income, however, is highest in Huntsville i®@,92000 and 2003.

When compared to the United States and Alabama in 2000, Huntsville city had a median
household income that was similar to the US, but has a median household income $6,939 above
that of the state of Alabama. With the exception of Gepnglaich had a median household
income of $2,433 in 2000, Huntsville had a higher median household income than all of the
states in the southeastern United States.

Table 2: Per Capita, Family and Household Incomes for Huntsville and Madison County, 199@000 and
2003

City of Huntsville 1990 2000 2003 % Change (% Change
19962003 |2000-20003

Per Capita Money Income $16,204 |$24,015 |$26,384 (62.8 9.9

Median Family Money Income $39,961 [$52,202 |---

Average Household Income $40,633 |$55,856 [$61,025 |502 9.2

Median Household Income $32,295 |$41,074 |$48,324 (49.6 17.7

Madison County 1990 2000 2003 % Change |% Change
19962003 200020003

Per Capita Money Income $15,443 |$23,091 ($25,450 |64.8 10.2

Median Family Money Income $39,264 |$54,360 |---

Average Household Income $40,002 |$57,220 ($63,021 |57.5 10.1

Median Household Income $33,048 |$44,704 |$48,301 (46.2 8.0

Source: Chamber of Commerce of Huntsville/Madison County, 2003

Table 3 shows census tracts with the strongest household income growth H€@@eamd 2000
in descending order. The table shows the 28 tracts that experienced 25 percent or greater increase



in median household income during 1990 and 2000. Census tracts 109.01 and tract 1 experienced
the largest increases with 109.75% and 106.1&8pactively. The average growth over the 48
tracts that showed increases in median household incomes was 13.51%.

Table 3: Census Tracts with the strongest household income growth 198@000 in Huntsville Alabama, 1990
- 2000

Med Householdncome (MEDHHinc|Percent Change in MEDHHinc 199
Census tracts 2000 ($) 2000
109.01 79,348 109.75
1 34,583 106.17
112 57,292 71.38
21 14,386 63.53
10 29,143 58.61
4.01 42,589 57.01
12 11,209 55.44
19.01 10,4789 47.81
17 58,333 44.43
18.01 74,559 40.95
113 36,667 38.66
109.02 32,231 34.95
5.02 40,074 34.54
108 55,571 34.14
5.03 47,059 33.22
28.01 45,987 32.7
26 46,003 31.69
19.03 97,245 31.68
8 25,147 31.26
9.01 51,347 31.2
28.02 56,756 31
29.21 50,773 29.91
19.02 89,850 28.96
290.11 70,035 27.86
29.12 78,344 27.41
111 35,435 26.72
7.02 23,872 26.09
4.02 46,302 25.25
20 39,232 25.22
Huntsville 41074

Source: Geolytics Census CD, 1990 and 2000

Although many tracts experienced increases in amediousehold income, Huntsville also had
pockets of poverty, where median household income remained low and in some areas income
declined. Seven tracts had growth of less than 10%. Table 4 showsuh#attts experienced



declines in the growth of mediahousehold income, 6.01, 6.02, 13 and 25.01 with negative
growths of 8.53, 1.96, 11.96 and 10.92 respectively.

Table 4: Tracts With Slow and/or Declining Median Household Income in Huntsville Alabama, 19902000

Tracts with less than 10% HH income gth [Med HH inc 2000 Percent Change in HH inc 199@000
6.01 40,100 -8.53

6.02 35,000 -1.96

11 11,875 2.15

13 25,839 -11.93

22 22,500 3.16

23 27,038 1.22

25.01 17,589 -10.92

25.02 24134 0.70

27.22 70,625 9.26

Source: Census of Housingnd Population, 2000

Employment

Economic prosperity of Huntsville/Madison County has placed this area as the eighth best place
to start a business according to Forbes Magazine. The position has been well earned when a
quick assessment showed that thentduile MSA has launched companies such as Time
Domain, SCI Systems, SIRSI Corporation, Intergraph, Avocent and ADTRAN. More than 50
Fortune 500 companies, including Boeing, Daimler Chrysler Corporation and Dunlop Tire
Corporation have operations in Hawille (Huntsville/Madison County Chamber of Commerce).

Cummings Research is host to companies such as Avex Electronics, Teledyne Brown, Scientific
Atlantic, Computer Science Corporation and Lockheed Martin. All have offices in this Park
along with othe economic and research activities including government and academic research
initiatives. As reported by the Chamber, there are more than 220 companies active in more than
40 separate technology fields within Cummings Research Park.

The Huntsville/Madson County Chamber of Commerce also reports that the U.S. Army
continues to be the largest single employer in Huntsville/Madison County with just over 12,800
working on Redstone Arsenal. NASAG6s George
2,700 emplgees, is also located on Redstone Arsenal.

The economy of Huntsville has remained stron
unemployment rates rose steadily between the years 2003; however at a lower rate than

the State. Tables 5 (a),)(l6c), and (d) profile the employment trend for the four year period of
20002003



Table 5a: Employment 20002003 (*Huntsville Metropolitan Area)

2000 2001 2002 2003
Civilian Labor Force 175,460 178,080 178,555 177,551
Employment 170,390 171,770 170,995 169,463
Unemployment 5,070 6,310 7,560 8,088
Source: Alabama Department of Industrial Relations, Annual Averages.
*Madison and Limestone counties
Table 5b: Unemployment Rates 200@003 (*Huntsville Metropolitan Area)
Place 2000 2001 2002 2003
Huntsville M.S.A. 2.9% 3.5% 4.2% 4.6%
Madison County 2.8% 3.4% 4.0% 4.4%
Huntsville Region 3.8% 4.7% 5.2% 5.4%
State of Alabama 4.6% 5.3% 5.6% 5.7%

Source:Alabama Department of Industrial Relations, Annual Averages.
*Madison and Limestone counties

The structure of the economy is undergoing changes in key sectors. The manufacturing sector
has declined each year. Retail trade has also made a fairly sharp decline in-ylearfqariod.
Government sector has increased slightly. Most notablgimtiiease in the service industry.

Table 5¢: Employment by Industry 2000- 2003 (*Huntsville Metropolitan Area)

Employment Type 2000 2001 2002 2003
Total NorrAgricultural Employment 184,800 186,400 184,108 180,708
Manufacturing 35,700 34,900 33,058 32,184
Durable 29,000 28,300 26,783 26,417
Non-Durable 6,600 6,500 6,275 5,767
Norn-Manufacturing 149,200 151,600 153,675 148,524
Empl oyment Type ( Con]|2000 2001 2002 2003
Construction & Mining 7,000 7,100 6,925 7,092
Transportation /Utilities 4,700 5,000 4,808 4,892
Wholesale Trade 6,100 6,300 8,892 5,350
Retail Trade 31,600 32,000 31,108 19,308
Finance/Insurance/Real Estate 5,100 5,100 5,033 5,408
Services 54,800 55,800 56,058 65,199
Government 39,900 40,300 40,850 41,275
Federal 15,400 15500 15,425 15,533
State & Local 24,500 24,800 25,425 25,742

Source:Alabama Department of Industrial Relations, Annual Averages.

Housing

Table 2 shows that residential building has been strong for both -famglly and multifamily
dwelling units in Hintsville. It shows the number of subdivision approvals, multifamily units,
residential building permits, and MLS average sale prices for siagidy houses. Between
2002 and 2003, the number of building permits for multifamily dwelling units increlaged
527%. The number of singfamily units sold between 2001 and 2002 declined; however the

1C



market rebounded with a 28% increase for 200Q@3. Over the fouyear period, the average
sale price for singkdamily units increased by 3.1%.

Table 6: Resdential Growth for Huntsville, Alabama 2000-2003

Residential Activity 2000 2001 2002 2003
Subdivision Approval

) Single Family Lots 495 222 146 629

o Multifamily Dwelling Units 0 795 114 1,256
Residential Building Permits

. Single Family Dwelling Units 396 391 459 503

) Multifamily Dwelling Units 114 680 154 967
Residential Certificates of Occupancy

. Single Family Dwelling Units 380 363 434 453

) Multifamily Dwelling Units 6 288 530 180
MLS Average Sales Prices

) Single Family Average Sales Price $122,583 $124,655 $130,591 $136,684
° SingleFamily Units Sold 1,733 1,869 1,727 2,219

Source: Huntsville Development Review, Annual 2000, 2001, 2002, 2003

Although the total population in the City of Huntsville declined between the 1990 and 2000
Censis counts, the total number of households increased. There were 63,131 households
reported in the 1990 Census; by the 2000 count, the total households had increased to 66,742.

A key factor to the understanding of housing accessibility and availalsildygood profile of
household types in the City. The information provided in tabular form below shows the location
of particular types of households including, five or more member householdgesmn
households, and elderly households.

An assessmertdf where population groups are locating shows distinct areas of concentration by
size and by race in the City. Table 6 features the areas of the City where families of various size
and elderly households are located. The high percentages indicatecttisirgng particularly

for elderly households.
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Table 6: Household Types by Census Tracts: Large Families, Single Persons and Elderly

Tracts with highest | Percent Tracts with highest | Percent Tracts with 25% or | Percent
% of HH size five + % of 1 person HH more Head of HH 65
years or more
2.01 12.5% 25.01 54.8 19.02 65.7%
2.02 9.0% 1 51.5 27.01 40.4%
3.01 12.0% 25.02 49.9 19.03 36.4%
3.02 11.0% 7.02 49.5 26 35%
4.01 12.2% 10 47.8 18.01 32.2%
5.03 11.5% 22 45.4 7.02 29.3%
111 21.0% 9.02 45.3 9.01 29.1%
6.01 7.5% 26.0 43.9 20 29.0%
Tracts with highest | Percentage | Tracts with highest | Percentage | Tracts with 25% or | Percentage
% of HH size five + % of 1 person HH more Head of HH 65
years or more
4.02 12.5% 13 43.6 19.01 28.0%
20 43.3 2.01 28.5%
14 43.1 1 27.2%
28.01 42.3 17 26.7%
27.01 40.3 6.01 26.0%
6.02 25.4%
3.01 25.0%

Source: Census of Housing and Population, 2000

An analysis of the spatial residential pattern by races shows strong separation in geographic
sectors of the ®. Table 7 shows where the distinct patterns of separation are strongest between
Blacks and Whites in the City.

The tracts marked by an asterisk (*) are those tracts with the lowest percentage of owner
occupied housing (less than 1/3 Owner Occupiethiin the City. Tract 16 has 97.7% renter
occupied housing; tract 12 had 75.6; and tract 11 had 72.6%. The disparity found in these tracts
is glaring given the Cityés tot al percentage
2000 census.

12



Table 7: Residential Location of Population by Race

Tracts with 75% or | Percent of White Tracts with 50% or more | Percentage of Blackg
more White | Households (2000) Black population (2000)
Households

18.01 97.7 2.01 96.88
17 97.5 12* 93.33
19.03 97.3 3.02 83.43
20 97.1 5.02 81.10
19.03 97.0 7.01 78.80
114 96.5 4.01 75.66
113 96.3 2.02 72.53
27.01 96.2 3.01 71.96
10* 95.0 16* 71.96
9.01 94.6 5.01 68.24
109.01 94.6 13 61.07
19.01 94.5 7.02 55.35
27.21 94.2 11* 52.69
29.12 94.0 6.02 50.84
9.02 94.0

29.11 93.3

102 92.3

28.02 92.3

29.22 92.1

26 91.0

27.22 90.9

28.01 88.7

29.21 88.3

101 87.3

1 85.6

109.02 83.4

14 75.2

23 74.5

Source: www.census.gov

Age of Housing Stock by Census Tract LocationThe core aa of the City, following
expected patterns, holds the older housing stock. These areas have some correlation with the
concentration of renter occupied housing. As noted on Table 8 three of the tracts, 11, 12, and 16
have renter occupancy ranging fron?a 8 98%.

13



Table 8: Census Tracts with Highest Percentage of Older Housing Stock

Census Tracts

Percentage of Housing Units Built Between 19301959

1.0 55.8%
2.01 46.5 %
2.02 49.6%
8.0 42.04%
10.0 79.3%
11.0* 57.0%
12.0* 58.9%
16.0* 60.6%
17.0 66.3%
18.01 50.0%
20.0 80.8%
21.0 51.3%

Source: www.census.gov

Public Housing: The Huntsville Hoasing Authority maintains 1,865 apartments with fourteen
housing complexes. The number of assisted housing units is still inadequate by evidence of the
large number of names of a waiting list for assisted housing. In addition to the assisted housing
offered by the Housing Authority, there are subsidized units totaling 1,173, of which 350 units
are Section 202 Elderly apartment units. The assisted housing complexes are shown on Table 9

and the subsidized units shown on table 10.

Table 9: Assisted Housig Complexes

Complex Total Units Percent Elderly Percent family Percent minority
Butler Terrace&| 254 6% 92% 94%
Addition

Brookside 72 43% 57% 29%
Councill Court &| 196 12% 87% 90%
Addition

Johnson Towers 120 71% 28% 79%
L. R. Patton & Addition| 100 3% 97% 85%
Lincoln Park 194 12% 88% 73%
Northwoods & Add 447 15% 85% 94%
Searcy Homes 100 6% 94% 95%
Todd Towers 100 6% 92% 95%

Source: Strategic Facilities Analysis Plan 2000, City of Huntsville Housing Authority

14




Table 10: Subsidized Housing Units

Subsidized Housing Units (Complex)

Number of Units

Presbyterian Apartments

206

Adventist Towers 76
Mayfair Towers 54
Phoenix House 14
Valley Garden Apartments 144
Oak Park Apartments 72
Westlake Apartments 72
Cherokee Bend Apartments 50
Westland Apartrants 225
Burgundy Square Apartments 90
Russell Erskine Apartments 69
Summit Apartments 100

Source: Strategic Facilities Analysis Plan 2002, City of Huntsville Housing Authority

15




SECTI ON | I 1 : EVALUATI ON OF JURI SDI CTI ONOS C
LEGAL STATUS

Legislation that has been passed to govern the actions of agencies and individuals as regards fair
housing are found at both the Federal and State levels of government.

FEDERAL FAIR HOUSING
ACT OF 1968 (TITLE VIl OF
THE CIVIL RIGHTS ACT OF

1968)

Federal Law

With the passage of the 1968 Civil Rights Act, discrimination in housing on the ba
race, color, religion and national origin or ancestry was made unlawful. Title VIleo
Civil Rights Act of 1968 encases the language to address housing discrimination
the Fair Housing Act. In 1988 the Fair Housing Act was amended adding to the
VIII provisions handicapped and familial status as protected classes. In 199
Americans with Disabilities Act broadened the requirements for accommodatio

persons with disabilities in housing.

Within the U.S. Department of Justice, the Civil Rights Division has the responsi

for enforcing federal statues prohibiting distination.

16



STATE OF ALABAMA FAIR
HOUSING ACT (1975)

State Law

Within constitutional limitations, it is the policy of this state to provide for fair hous
throughout the statét shall be unlawful:

(1) To refuse to sell or rent after the making of a bona fide offer, to refuse to negotiate
sale or rental of, or otherwise to make unavailable or deny a dwelling to any person bec
race, color, religion, sex, familial status, or nation&jior

(2) To discriminate against any person in the terms, conditions, or privileges of sale or r¢
a dwelling, or in the provision of services or facilities in connection with it, because of
color, religion, sex, familial status, or nationaigin;

(3) To make, print or publish, or cause to be made, printed, or published, any notice, sta|
or advertisement with respect to the sale or rental of a dwelling that indicates any prefg
limitation, or discrimination based on race, colodjgien, sex, handicap, familial status,
national origin or an intention to make the preference, limitation, or discrimination;

(4) To represent to any person because of race, color, religion, sex, handicap, familial st
national origin that anywlelling is not available to inspection, sale or rental when the dwe
is available;

(5) For profit, to induce or attempt to induce any person to sell or rent any dwelli
representations regarding the entry or prospective entry into the neighbarhaggerson or
persons of a particular race, color, religion, sex, handicap, familial status, or national origi
(6) To discriminate in the sale or rental, or to otherwise make unavailable or deny, a dwe
any buyer or renter because of a handicap.

(7) To discriminate against a person in the terms, conditions, or privileges of sale or ren
dwelling, or in the provision of services or facilities in connection with the dwelling, becau
a handicap.

It shall be unlawful to deny any person ac=® to, or membership or participation in, a
multiple listing service, real estate brokers' organization, or other service, organizati
facility relating to the business of selling or renting dwellings or to discriminate against h
her in the tams or conditions of the access, membership, or participation on account of
color, religion, sex, handicap, familial status, or national origin.

It shall be unlawful for any person or other entity whose business includes engagi
residential real €tate related transactions to discriminate against any person in making av
such a transaction, or in the terms or conditions of the transaction, because of race

religion, sex, handicap, familial status, or national origin.

17



There have been no fair housing complaints or compliameews where the HUD secretary

has issued a charge of or made a finding of discrimination against the city of Huntsville. To
date, the Community Development Department, which has the responsibility for receiving
complaints of housing discrimination, has krmowledge of any findings or charges of fair
housing discrimination.

Fair Housing Discrimination Suits
A consultation with the Central Alabama Fair Housing Center and archives of the Huntsville
Times, and the web site of the U.S. Department of Justicedf no active fair housing

discrimination suits in the City of Huntsville. A review of the federal courthouse records
revealed that there are no complaints/court cases on file.
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SECTION IV: ANALYSIS OF IMPEDIMENTS TO FAIR HOUSING

Fair housing refex to the equal opportunity for families or individuals to reside in, to buy, or
to rent housing of their choice in the neighborhood of their choice and for which they
financially quality. The Fair Housing Act seeks to prohibit discrimination in housieg sal
rentals or in housing lending and insurance on based on race, ethnicity, religion, disability,
sex, national origin or familial status (the presence of children under 18 in the household).
Fair housing as a concept speaks to the egalitarian goadwadfbility, accessibility,
affordability, and adequacy in housing choices for people in a community. This analysis of
impediments to fair housing choice in the City of Huntsville provides an insightful
assessment that shows how the egalitarian gadésilabove might be impeded by actions,
policies, and behavior patterns within a community. Figures 1, 2 and 3 provide a general
analysis of the process for analyzing the impediments to fair housing, considering what the
issues are, the agents involved #mel sources or factors that often act to impede fair housing
choice.

Figure 1: Fair Housing Impediments Analysis

FAIR HOUSING
IMPEDIMENTS ANA LYSIS

(2) By the requirements of the law,
this process is to assure that the
agents in the process behave in a
nortdiscriminatorvy manner

(1) The Fair Housing Act provides <:::>
guidance for assuring equity in the
process of attaining shelter

i

(3) Attention has been given to defining QE

th_e beha_vioral processes that may impa (4) Securing shelter is impacted by
fair housing choice the factors of a) availability, b)
affordability, c) accessibility, and d)
(5) This Huntsville Analysis of adequacy of housina in the area.

Impediments examined public and @
private actions that may influence

fair housina chaie

Source: C. JordarAwilson, 2004
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The process outlined in figure 1 is based on the dynamic interplay of fiveptenc

1. Fairness or equal treatment for those seeking shelter

2. Avoidance of acts that constitute illegal conduct by any of the agents involved in
process of attaining shelter.

3. Public awareness or knowledge of core fair housing protection and prohibitiogsstatu
(local, state, and federal)

4. Agreement on key factors that limit housing choice in communities

5. Understanding of the bundle of issues that impact fair housing choice.

The support of a fair housing environment within a community is evidenced by the
interaction of many actors/agents and components within the city. The key agents whose
behavior impacts the goal of fair housing are lenders, sellers/owners, appraisers, attorneys
and buyers. The agents act within both the public and private sector of a eibynmu

Figure 2: Agents influencing Fair Housing Choice

=1 The Fair Housing Act has the intent of providing directives for the behavior of
all agents involved in the process of securing personal shelter.

AGENTS influencingchD

Lenders Seller/owner Attorneys
Appraisers Buyers

Source: C. JordanrWilson, 2004

The public sectords influence can be examine
programsod criteria and s iheeisdenotad by behbvioss aqr i vat e
attitudes that emerge from this sector and that are a part of the culture of some private
organizational structure. Figures 3 and 4 give a schematic of each of these influences. The
impact of behavior and attitudes on fawusing is difficult to document. Figure 4 denotes

some key areas of behavior that often influence fair housing choice.
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Figure 3: Public Sector Influence on Fair Housing: Regulation and Policies

Regulations and Policies

Fair Housing
Choice

Influenceg

Zoning regulations
Subdivision regulations

Schools location and
performance

Housing Authority
regulations and locations

Affordable
Housing
Options

Impacts

Source: C. JordarWilson, 2004

Figure 4: Public Sector Influence on Fair Housing: Behaviors and Attitudes

Behaviors and Attitudes

Fair Housing
Choice

Influences

Public opposition to affordable
housing
Lending I nstit
behavior/record

Opposition to sitting of housing
for special needs population

Anecdotal evidence of
residential steering

Some national evidence of
insurance costing more in low
income areas

Affordable
Housing
Options

Impacts

Source: C. JordarWilson, 2004
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Factors related to Fair Housing Choice in Huntsville: Public Sector Analysis

Regulatory Policies: There are a group of regulationgydes, and polices in place that
influence actions and practices which are ass
Zoning Ordinance provides the regulatory cornerstone for the physical allocation of space for
particular uses.  Although the zogirordinance shows residential land use categories
spatially allocated throughout Huntsville, small lots are more prevalent in the core area of the
city. Lot sizes typically influence housing chaicén the inner city where the average lot
sizes are smadt, there has been a significant slow down in new construction. The stock of
affordable housing is therefore most often found in the core of the inner city; this reality
restricts housing choice for those of low to moderate income to these areas. Mays 1heh
median value of homes and denotes the dominant patterns of affordable housing patterns
being concentrated in the inner city.

The housing development process is guided by a set of regulations that control development
and the approval requirementghich guide that process. The housing development process,
influenced by zoning, subdivision regulations and building codes, factors into the cost of
housing. Zoning classification and the provision of infrastructure (as required by subdivision
regulations) attribute to the cost of land development; these dynamics interact and impact the
availability of affordable housing options. The lack of affordable housing limits housing
choice. Land cost has been accelerating throughout most areas of this cgmnfiavit
exceptions to this escalation in land cost are found in areas where the community is
economically declining.

Subdivision regulations influence the cost of housing construction. Such regulations typically
include: minimum residential lot sizes,immum unit sizes, garage requirements, or
landscaping and infrastructure requirements. Code enforcement regulations support the goal
of enhancing the quality of life in neighborhoods. Code enforcement in Huntsville is
supportive of the goal of maintainirg affordable housing stock. Experience has shown that
the lack of enforcement of codes can lead to even more loss of affordable housing due to
neglect by owners and ultimate deterioration.

Public Housing: Low-income public housing provides to eligiblerpons affordable, safe,
decent, and sanitary housing. Public housing attempts to ensure a social and economical mix
of low-income residents in order to foster social stability and upward mobility. Eligibility
requirements are determined by the U.S. Depamt of Housing and Urban Development
(HUD), and the rent of eligible residents is based upon adjusted gross income.

The application procedures, admission and selection criteria for both public housing units
and Section 8 have requirements that applicamtst meet. The Housing Authority updates

its written polices to assure compliance with federal, state and local laws. Two of the most
recent policy amendments will enhance housing choice for public housing tenants. These
policies are: i) Preference fpublic housing will be given to individuals who spend 50% of
their disposal income in rent or utilities; and ii) the old policy which gave placement
preference (for example, Section 8) to individuals who were not currently receiving housing
assistance, wadeleted.
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The lack of availability of affordable housing is supported by the waiting list averaging 500
to 600 for Section 8 vouchers. For public housing, the waiting list averages 400; however
there is a fairly constant vacancy rate. The rejectiosoaie locations by public housing
applicants creates a problem in meeting the housing needs of those who apply. The rate of
rejection may relate to a housing choice issue for those who need housing: Different housing
developments have different livabyliperceptions, thus, given the choice of what is available
they (applicants) are not accepting placement.

Housing and Affordability: As of the census of 2000, there are 158,216 people, 66,742
households, and 41,713 families residing in the city. The lpopn density is 351.0/km?2
(909.0/mi?). There are 73,670 housing units at an average density of 163.4/km2 (423.3/mi2)
(Census Bureau, 2000).

Table 11: Housing Units Characteristics of Huntsville, Alabama 2000

|Housing Tenure Housing Units [Percent
Occupi@l housing units 66,742 100.00%
Owneroccupied housing units. 41,121 61.61%
[Renteroccupied housing units. 25,621 38.39%

Source: www.census.gov

The median house price in Huntsville is $94,125, howeVes, median income for a
household in the city is 84074, and the median income for a family is $52,202. Males have

a median income of $40,003 versus $26,085 for females. The per capita income for the city is
$24,015. 12.8% of the population and 9.8% of families are below the poverty line. Out of the
total people living in poverty, 18.7% are under the age of 18 and 9.0% are 65 or older.

The average monthly housing payment in Huntsville is $581. According to the Alabama
Real Estate Research and Education Center at the University of Alabama (2002), housing
affordability in Alabama increased in 8 of 10 metropolitan areas. The housing affordability
index fell only in Huntsville and Montgomery, the two locations, not coincidently, that saw
the greatest rate of home price appreciation during the third qudrt@002. These
metropolitan areas were the only two areas that experienced increases in affordability
because of falling prices the previous quarter.

The statewide housing affordability index 1is
median familymcome to the income needed to purchas:
priced home. An index number of 100 means tha
has just enough buying power to qualify for

singlefamily home. Higher index numbers reflect more affordable housing. However, if
housing prices continue to rise and outpace the growth in household income, more and more
households will be priced out of the market.
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Map 1: Median Housing Values in Madison County, 2000

Source: City of Huntsville, Planning Division, 2003
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Schools: The academic performanacéd schools has been shown to influence the choice of

location of people seeking housing. The performance of schools in Huntsville, based on
standardized test scores shows great disparit
adequate yearly progrs s 0 . These schools are shown on Ma
with the median value of homes. Thus, there is some association between the income of the
communities and the performance of the students.

According to the Alabama Department of Ediumatthe schools highlighted on Map 2 failed

to make AAdequate Yearly Progresso (AYP) I n
affordable housing stock is most available. Map 3 shows the median value of- owner
occupied housing units; the lowest values fatend mainly in the city of Huntsville where

the schools that failed to make AYP are located. Thusih@mame housing choices are

strongly correlated with low performing schools, which limits not only housing, but also
educational quality for those seeggiaffordable housing.

Schools That Did not Make AYP

Elementary Schools:
Lakewood Elementary
Rolling Hills Elementary
University Place Elementary
West Huntsville Elementary
West Mastin Lake Elementary

Middle Schools:

* Davis Hills Middle
* Roy L. Stone Nddle
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tary Schools:

Lakewood Elementary
Rolling Hills Elementary
University Place Elementary
West Huntsville Elementary
West Mastin Lake Elenmtary
Middle Schools:

Davis Hills Middle

Y Roy L. Stone Middle

- Map 2: Location of Schools that did not meet AYP (Alequate Yearly Progress)
displayed with Median Housing Values in Madison County, 2000

Source: City of Huntsville, Planning Division, 2003
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Factors related to Fair Housing Choice in Huntsville: Private Sector Analysis

Banking/Lending Institutions Practices: The Home Mortgage Disclosure Act (HMDA)
requires most financial institutions to compile and disclose data about loacasippb they
receive and home purchase and home improvement loans they originate (approve) or
purchase during each calendar yedmstitutions required to file HMDA data include
commercial banks, savings and loans, credit unions, and mortgage comgéeiesiurce of
HMDA data is the Federal Reserve Bank Federal Financial Institutions Examination Council
(FFIEC).

A review of the FFIEC Home Mortgage Disclosure Data Report in 2003, for Huntsville,
shows that there are at least 17 lending institutions éané other mortgage institutions) in

the Huntsville MSA. The HMDA data are intended to assist communities in determining
whether financial institutions are meeting housing credit needs, to assist public officials in
targeting community development invesnt, and to assist communities in determining
possible discriminatory lending practic&ata is reported on an annual basis to assess the
compliance of these institutions with the Community Reinvestment Act (CRA). The CRA
(amended in 1995) requires federegulators to monitor and assess what and how financial
institutions are meeting the financial needs of their service area, including low and moderate
income census tracts. The FFIEC Irdgiency CRA ratings were available for some of the
banks in Hurdville. This data shows that the majority of the ratings were satisfactory, with
South Bank being rated as outstanding in 1993 (Table 12).

27



Table 12: FFIEC Interagency CRA Rating

Bank Name Exam Date CRA Rating
BANK ALABAMA -HUNTSVILLE 4/29/1990 SATISFACTORY
BANK ALABAMA -HUNTSVILLE 7/1/1992 SATISFACTORY
BANK ALABAMA -HUNTSVILLE 6/1/1994 SATISFACTORY
BANK ALABAMA -HUNTSVILLE 6/1/1996 SATISFACTORY
CITIZENS INDEPENDENT BANK 6/23/1990 SATISFACTORY
FIRST AMERICAN FS & LA 4/5/1993 SATISFACTORY
FIRST COMMERCIAL BANK OF HUNTSVILLE 4/1/1993 SATISFACTORY
FIRST COMMERCIAL BANK OF HUNTSVILLE 6/1/1995 SATISFACTORY
FIRST COMMERCIAL BANK OF HUNTSVILLE 11/1/1997 SATISFACTORY
FIRST COMMERCIAL BANK OF HUNTSVILLE 1/1/2004 SATISFACTORY
SOUTHBANK, A FEDERAL SAVINGS BANK 7/22/1991 SATISFACTORY
SOUTHBANK, A FEDERAL SAVINGS BANK 7/12/1993 OUTSTANDING
SOUTHBANK, A FEDERAL SAVINGS BANK 8/14/1995 SATISFACTORY
SOUTHBANK, A FEDERAL SAVINGS BANK 10/27/1997 SATISFACTORY
SOUTHBANK, A FEDERAL SAVINGS BANK 1/18/2000 SATISFACTORY
SOUTHBANK, A FEDERAL SAVINGS BANK 12/27/2002 SATISFACTORY
SOUTHTRUST BANK OF HUNTSVILLE, N.A. 8/1/1991 SATISFACTORY

Source:http://www.ffiec.gov/cracf/carating/cra

Table 13 shows the disposition of applications for various types of home loan purchases by
race, gender and income in Huntsville MSA, Alabama in 2003. The types of home purchases
include FHA which indicates any mortgage loan insured by theddfal Housing
Administration; FSA/RHS which indicates any mortgage loan guaranteed by U.S.
Department of Agriculture through the Rural Housing Service or the Farm Service Agency;
and VA which indicates any mortgage loan guaranteed by the Veterans Adatiarstior
eligible veterans purchasing single family homes or multifamily homes if the veteran will
occupy one of the unit®©n the other end is the conventional loan, which is any mortgage
loan that is not insured or guaranteed by a government agentyasueHA, VA, RHS or

FSA).

An analysis of Table 13 indicates that Whites, Blacks and Hispanics had 80% (1464 of

1663); 82% (395 of 494); and 88% (46 of 56), respectively of their applications funded. All

females made fewer loan applications than men, @ oehe case of Black women who had

45% (224 applications) and black men who made 33% of the loan applications. The data

shown on Table 2 also provides insight on the rate of loan approval based on median income
perspective for applicants. The data shdWat persons with incomes 50% or less of the

median and up to 79% of the median are denied three times as often as others. Applicants
with incomes 50% of the Huntsvilleds MSA med
Applicants with incomes of 50% dfhe medi an i ncome of Hunt svi | |
rates of 86 88%.
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