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EXECUTIVE SUMMARY 
 

AI PURPOSE AND PROCESS 
 

In exchange for federal funds, entitlement jurisdictions are required to submit certification of 
affirmatively furthering fair housing to the U.S. Department of Housing and Urban 
Development (HUD). This certification has three elements: 
 

1. Complete an Analysis of Impediments to Fair Housing Choice (AI); 
2. Take actions to overcome the effects of any impediments identified; and  
3. Maintain records reflecting the actions taken in response to the analysis. 

 

In the Fair Housing Planning Guide, page 2-8, HUD provides a definition of impediments to 
fair housing choice as: 
 

¶ ñAny actions, omissions, or decisions taken because of race, color, religion, sex, 
disability, familial status, or national origin which restrict housing choices or the 
availability of housing choices; and 

¶ ñAny actions, omissions, or decisions which have the effect of restricting housing 
choices or the availability of housing choices on the basis of race, color, religion, 
sex, disability, familial status, or national origin.ò 

 

The list of protected classes included in the above definition is drawn from the federal Fair 
Housing Act, which was first enacted in 1968.  However, state and local governments may 
enact fair housing laws that extend protection to other groups, and the AI is expected to 
address housing choice for these additional protected classes as well. 
 
The AI process involves a thorough examination of a variety of sources related to housing, 
affirmatively furthering fair housing, the fair housing delivery system, and housing 
transactions, particularly for persons who are protected under fair housing law.   
 
The development of an AI also includes public input and review via direct contact with 
stakeholders, public meetings to collect input from citizens and interested parties, 
distribution of draft reports for citizen review, and formal presentations of findings and 
impediments, along with actions to overcome the identified impediments.   
 

METHODOLOGY 
 

As part of the consolidated planning process and as a requirement for receiving HUD 
formula grant funding, this AI was sponsored by the Minnesota Department of Employment 
and Economic Development (DEED), the Minnesota Housing Finance Agency (Minnesota 
Housing), and the Minnesota Department of Human Services (DHS), all of which evaluated 
impediments to fair housing choice within the State of Minnesota.   
 

Within Minnesota, fair housing law is covered by the federal Fair Housing Act, which 
includes protections based on race, color, religion, national origin, sex, disability, and 
familial status, and the Minnesota Human Rights Act, which extends additional protections 
based on creed, sexual or affectional orientation, marital status, and receipt of public 
assistance.  Further, the following cities hold separate fair housing ordinances in addition to 
the federal and state protections: 
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¶ The City of Duluth offers the additional protection of age, 

¶ The Minneapolis Civil Rights Act includes the protection of ancestry, and 

¶ The City of St. Paul offers protection based on ancestry and age. 
 

As such, fair housing choice in this AI for the State of Minnesota was evaluated in relation to 
this list of protected classes. 
 

The purpose of this report is to update the previous statewide AI by determining current 
impediments to fair housing choice at work in Minnesota and to suggest actions that the 
State can consider in order to overcome the newly identified impediments.  Thus, this report 
represents only the first element in the certification process presented on the previous page. 
 

This AI was conducted through assessment of a number of quantitative and qualitative 
sources.  Quantitative sources used for analysis of fair housing choice in Minnesota 
included: 
 

¶ Socio-economic and housing data from the U.S. Census Bureau,  

¶ Employment data from the U.S. Bureau of Labor Statistics,  

¶ Economic data from the U.S. Bureau of Economic Analysis,  

¶ Investment data from the Community Reinvestment Act, 

¶ Home purchase data from the Home Mortgage Disclosure Act, and 

¶ Housing complaint data from the U.S. Department of Housing and the Minnesota 
Department of Human Rights. 

 

Qualitative research included evaluation of relevant existing fair housing research regarding 
the State of Minnesota as well as fair housing law cases relevant to the state. Additionally, 
qualitative research was involved in the evaluation of information gathered from several 
public input opportunities conducted in relation to this AI, including: 
 

¶ A fair housing survey of 562 stakeholders throughout the state to investigate fair 
housing issues in the private and public sectors; 

¶ A series of three focus groups with housing and community development 
stakeholders to identify possible barriers to fair housing choice; and 

¶ Five regional forums held in several locations around the state to allow public input 
and reaction to preliminary findings of the AI. 

 
Research conclusions were drawn from these sources and further evaluated based on 
HUDôs definition of impediments to fair housing choice, as presented on the previous page. 
Ultimately, a list of impediments to fair housing choice in existence within Minnesota was 
identified, along with actions that could be considered for implementation to overcome or 
ameliorate the identified impediments.
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OVERVIEW OF FINDINGS 
 

Socio-Economic Context 
 
According to the Census Bureau, between 2000 and 2010, the population in the State of 
Minnesota grew from 4.9 million persons to 5.3 million persons, or by 7.8 percent. Data for 
population by age showed that the stateôs population slowly shifted to comprise more 
persons over the age of 55, although the age groups with the largest populations comprised 
persons aged 5 to 19 and 35 to 54.   
 
Census Bureau data showed that, since 2000, the racial and ethnic composition of the state 
has also undergone some change. While the white population increased by only 2.8 percent 
between 2000 and 2010, most other racial and ethnic minorities showed double-digit 
increases in population change.  In fact, black, Asian, and Hispanic groups all showed 
percent increases of more than 50 percent. Further evaluation of black, Asian, American 
Indian, and Hispanic population data in geographic terms showed slight to moderate 
increases in concentration of these groups over the past decade in census tracts throughout 
the state.  As of 2000, other groups, including disabled persons, were also slightly 
concentrated in some areas of the state such as in the tribal lands and in the Twin Cities 
metro region. 
 
Economic data for the State of Minnesota demonstrated the impact of the recent recession.  
Data from the Bureau of Labor Statistics showed that the labor force, defined as people 
either working or looking for work, increased from around 2.8 million in 2000 to nearly 3 
million in 2010.  However, recently employment figures have declined and, as a result, the 
unemployment rate increased to 7.3 percent by 2010 but stayed well below the 9.6 national 
rate seen at that time.  Data from the Bureau of Economic Analysis showed that average 
earnings per job in the state decreased in 2009 and remained below national figures.  In 
Minnesota, the poverty rate average for 2005 through 2009 was 10 percent, with 506,233 
persons considered to be living in poverty. This group was concentrated primarily in the 
tribal lands in the state as well as in and around Minneapolis.  
 
The number of housing units in the state increased by 13.6 percent, or from 2.1 million units 
to 2.3 million units, between 2000 and 2010, with the majority of the housing stock built in 
the period of 1939 or earlier.  The number of building permits issued decreased since 2004, 
but the value of permitted single-family units showed an all-time high in 2010.  Of the 2.1 
million housing units reported in the state in the 2000 census, more than 70 percent were 
single-family units, and more recent data from the Census Bureau showed that this 
percentage increased to nearly 75 percent. In the most recent census, 88.9 percent of units 
were occupied, and, of these, 73 percent were owner-occupied and 27 percent were renter-
occupied.  Of the 170,819 unoccupied housing units counted in Minnesota in 2000, 16,074 
were noted to be ñother vacantò units, which are defined as units not available to the 
marketplace and can contribute to blighting influences. Census data from 2010 showed that 
the number of this type of unit increased by nearly 155 percent, to 40,922 units.   
 
At the time the 2000 census was taken, 1.6 percent of households were overcrowded and 
another 1.3 percent of households were severely overcrowded; this housing problem was 
more common in renter households than in owner households.  In Minnesota, in 2000, 1.7 
and 1.6 percent of all households were lacking complete plumbing or kitchen facilities, 
respectively. However, the number of incomplete facilities was not significantly changed in 
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more recent data.  Additionally, in 2000, 14.2 percent of households had a cost burden and 
7.9 percent of households had a severe cost burden, and the 2009 ACS data showed that 
both of these percentages have increased since that time.  
 

Review of Fair Housing Laws, Studies, and Cases 
 
A review of laws, studies, cases, and related materials relevant to fair housing in the State 
of Minnesota demonstrated the complexity of the fair housing landscape. It was determined 
that Minnesotaôs fair housing law and fair housing ordinances in several cities of the state 
offer protections beyond the scope of the federal Fair Housing Act.  Examination of relevant 
fair housing studies and cases revealed issues of discrimination in the rental markets, 
including refusal to rent and harassment, unfair lending practices in the home purchase 
markets, resistance to development of group housing, and inequitable enforcement of 
housing codes. 
 

Fair Housing Structure 
 
In Minnesota, several organizations provide fair housing services, including outreach and 
education, complaint intake, and testing and enforcement activities for both providers and 
consumers of housing.  These organizations include a HUD field office, the Minnesota 
Department of Human Rights, the Duluth Human Rights Department, the Minneapolis 
Department of Civil Rights, and the St. Paul Human Rights Division.  A number of other 
organizations also contribute to affirmatively furthering fair housing through legal advocacy 
or other services. 
 

Fair Housing in the Private Sector 
 
Evaluation of the private housing sector included review of home purchase lending 
information and predatory lending practices, fair housing complaint data, online rental 
advertisements, and results from the private sector section of the fair housing survey. 
 
Home Mortgage Disclosure Act (HMDA) data were used to analyze differences in denial 
rates in the State of Minnesota by race, ethnicity, sex, income, and census tract.  Evaluated 
home purchase loan applications from 2004 through 2009 showed that there were 468,180 
loan originations and more than 83,354 loan denials, for an average six-year loan denial 
rate of 15.1 percent. Denial rates fell from 17.6 percent in 2006 to 11.6 percent in 2009.  
These HMDA data also showed that black, American Indian, and Hispanic applicants 
experienced significantly higher rates of loan denials than white or Asian applicants, even 
after correcting for income.  Further, these highly denied racial and ethnic groups appear to 
have been disproportionately impacted in some geographic areas of the state wherein 
denial rates exceeded 75 percent.  
 
Analysis of high annual interest rate lending showed that black, American Indian, Asian, and 
Hispanic populations were also disproportionately impacted by an unusually higher share of 
lower-quality loan products. Hispanic and American Indian applicants experienced a rate 
double than that of white applicants, while black applicants experienced a rate more than 
three times that of white applicants. With such high proportions of these minorities receiving 
lower-quality, high-interest rate loans, the burden of foreclosure likely tended to fall more 
heavily upon these particular groups.  
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Analysis of data from the Community Reinvestment Act (CRA), which was developed to 
encourage investment in communities of low- and moderate-income areas, showed that 
business loans were not being adequately directed toward areas with higher levels of 
poverty in the State of Minnesota. 
 
Fair housing complaint data was requested from HUD and the Minnesota Department of 
Human Rights (DHR).  Data from these sources showed that 682 complaints were filed in 
the state from January 2004 through June 2011.  The number of complaints filed with these 
agencies varied by year and ranged from 76 to 106, with 2011 excluded as a partial year.  
The protected classes disproportionately impacted by discrimination in rental markets based 
on successfully conciliated complaints were disability, race, familial status, and national 
origin.  The most common issues regarding these complaints were: 
  

¶ Failure to make reasonable accommodation; 

¶ Discriminatory terms, conditions, or privileges relating to rental;  

¶ Discriminatory refusal to rent; and 

¶ Discriminatory terms, conditions, privileges, or services and facilities. 
 
A review of a sample of more than 550 Craigslist postings throughout the state from 
September 2011 revealed few instances of poor language choices in advertisements for 
housing in the rental market, with some preferential statements made based on sex, age, 
and familial status.  
 
Results from the private sector portion of a fair housing survey, which was conducted as 
part of the AI process, showed that many respondents saw possible issues of housing 
discrimination in Minnesotaôs private housing sector. Issues described by respondents 
regarding the rental markets related to denial of available units, refusal to rent, 
discriminatory terms and conditions, and failure to make reasonable accommodation or 
modification.  In the home purchase and lending industries, comments related to steering, 
redlining, denial of loans, and predatory lending. Additional concerns voiced about the 
private housing sector in Minnesota included failure to comply with disability codes in 
housing construction and location- and race-based discrimination in the home insurance 
and home appraisal industries. 
 

Fair Housing in the Public Sector 
 
The status of affirmatively furthering fair housing within Minnesotaôs public sector was 
primarily evaluated through a review of the placement of several types of assisted housing 
in the state, the relationship among the location of employment and job training centers and 
transportation services and the results of the public sector section of the fair housing 
survey. 
 
Evaluation of the placement of public and other forms of assisted housing in the state, such 
as Section 8 properties, Low Income Housing Tax Credit housing, and supportive housing 
for special needs populations, demonstrated that these housing options are more plentiful in 
urban areas of the state and a few rural areas.  
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An examination of the relationship among the location of employment centers, job training 
centers, and transit systems in the State of Minnesota revealed that these services appear 
to be adequate in the metro and suburban areas but may be less accessible in the rural 
areas of the state. 
 
Results from the public sector section of the fair housing survey revealed that many 
respondents in Minnesota believed there were problematic practices or policies within the 
public sector.  Several comments indicated that development of many types of housing, 
including group homes and multi-family housing, were restricted to undesirable areas due to 
community resistance and land use policies and zoning laws.  Respondents also addressed 
a lack of enforcement of health and safety codes; housing occupancy standards that restrict 
housing choice for families; local government policies that are often not available in multiple 
languages; and a lack of public transportation, which acts as a barrier to accessing housing, 
government, and community services. 
 

Public Involvement 
 

Public involvement opportunities were an intrinsic part of the development of this AI.  
Activities included a fair housing survey, which evaluated current fair housing efforts, and 
forums wherein citizens were offered the chance to comment on initial findings of the AI and 
offer feedback on prospective impediments. 
 

Results of the fair housing survey, which was completed by 562 persons throughout 
Minnesota, showed that most respondents felt that fair housing laws were useful but that 
they may be difficult to understand or follow.  While many respondents said that they were 
aware of fair housing training, such as classes and seminars, less than 30 percent of 
respondents said that they had taken part in any fair housing training.  Respondents also 
showed unfamiliarity with the classes of persons protected by fair housing laws in 
Minnesota as well as where to refer someone with a housing complaint.  Many respondents 
noted the need for increased fair housing education and outreach activities, and a moderate 
need was indicated for increased testing and enforcement activities, especially outside of 
the Twin Cities metropolitan region with the exception of Duluth.  Some respondents wanted 
fair housing laws changed in the state, and suggestions for revision included adding 
protection for persons with a criminal history and including Section 8 recipients under the 
umbrella of receipt of public assistance.  Stricter penalties for violations of fair housing laws 
were also suggested. 
 

Three focus groups were conducted in September 2011 to allow stakeholders to voice 
concerns regarding housing and community development in the state, including fair housing 
issues.  These meeting were held as part of the consolidated planning process.  No 
comments pertinent to fair housing choice or affirmatively furthering fair housing were 
received.  
 

Regional forums held in several locations throughout Minnesota in October 2011 allowed 
citizens and agencies to voice concerns about barriers to fair housing choice.  Comments 
received at this session indicated issues related to difficulties associated with addressing 
fair housing in urban versus suburban versus rural areas in the state as well as problems 
regarding inadequately monitoring local policies and practices to ensure compliance with 
fair housing laws. 
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IMPEDIMENTS TO FAIR HOUSING CHOICE AND SUGGESTED ACTIONS 
 

The 2011 AI for the State of Minnesota uncovered many issues regarding fair housing in the 
state.  Selection of these items as impediments to fair housing choice was based on HUDôs 
definition of impediments as ñactions, omissions or decisions that restrict housing choice 
due to protected class status.ò  The identified impediments are presented below and 
accompanied by appropriate actions that the State may implement in order to alleviate or 
eliminate these impediments, in addition to measurable objectives.  The goal of these 
actions is to offer greater housing choice for protected classes and all citizens within the 
State of Minnesota.

 
 

 
Private Sector Impediments, Actions, and Measurable Objectives 
 
Impediment 1:  Lack of understanding of fair housing and affirmatively furthering fair 
housing 
 

Action 1.1: Direct outreach and education efforts to private sector housing providers 
through webinars, seminars, and other activities 

Measurable Objective 1.1: Number of outreach and education activities conducted 
 
Action 1.2: Distribute flyers and education materials at annual conferences and other 

public venues, including outreach and education activities 
Measurable Objective 1.2: Number of materials distributed 

 
Impediment 2:  Discriminatory terms and conditions in rental markets 
 

Action 2.1: Conduct outreach and education activities for housing providers 
Measurable Objective 2.1: Number of outreach and education activities conducted 
 
Action 2.2: Conduct testing and enforcement activities in rental markets 
Measurable Objective 2.2: Number of tests conducted 

 
Impediment 3:  Failure to make reasonable accommodation or modification 
 

Action 3.1: Conduct outreach and education activities for housing providers 
Measurable Objective 3.1: Number of outreach and education activities conducted\ 
 
Action 3.2: Conduct audit testing activities in rental markets to determine scope of 

this problem 
Measurable Objective 3.2: Number of audit tests conducted 

 
Impediment 4:  Discriminatory refusal to rent 
 

Action 4.1: Conduct outreach and education activities for housing providers 
Measurable Objective 4.1: Number of outreach and education activities conducted 
 
Action 4.2: Conduct testing and enforcement activities in rental markets 
Measurable Objective 4.2: Number of tests conducted 
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Impediment 5:  Failure to comply with ADA standards 
 

Action 5.1: Conduct outreach and education activities for housing providers 
Measurable Objective 5.1: Number of outreach and education activities conducted 
 
Action 5.2: Conduct audit testing on market rate housing to verify compliance with 

current building codes and accessibility standards 
Measurable Objective 5.2: Number of tests conducted 
 

Impediment 6:  Steering in the home purchase and rental markets 
 

Action 6.1: Conduct testing and enforcement activities 
Measurable Objective 6.1: Number of tests conducted 

 
Impediment 7:  Denial of home purchase loans 
 

Action 1.1: Enhance homebuyer understanding of real estate transactions and 
establishing and keeping good credit through courses and seminars 

Measurable Objective 1.1: Number of courses and seminars held 
 
Impediment 8:  Predatory-style lending activities 
 

Action 1.1: Enhance homebuyer understanding of real estate transactions and 
establishing and keeping good credit through courses and seminars 

Measurable Objective 1.1: Number of courses and seminars held 
 
Public Sector Impediments, Actions, and Measurable Objectives 
 
Impediment 1:  Insufficient fair housing outreach and education efforts 
 

Action 1.1: Enhance outreach and education efforts to public sector housing 
providers through webinars, seminars, and other outreach activities 

Measurable Objective 1.1: Number of outreach and education activities conducted 
 
Action 1.2: Distribute fair housing flyers and education materials at annual 

conferences and other public venues 
Measurable Objective 1.2: Number of materials distributed 
 

Impediment 2:  Lack of sufficient fair housing testing and enforcement activities 
 

Action 2.1: Request that the Human Rights Commission join the DEED in conducting 
additional testing and enforcement activities 

Measurable Objective 2.1: Number of co-sponsored activities held 
 
Action 2.2: Increase testing and enforcement activities 
Measurable Objective 2.2: Number of co-sponsored activities conducted 
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Impediment 3:  Zoning decisions that affect placement of multi-family housing 
 

Action 3.1: Continue to encourage local communities to reevaluate decisions that 
may adversely affect housing place 

Measurable Objective 1.1: Number of communities that have been encouraged 
 
Action 3.2: Provide education and awareness opportunities to communities that may 

not have planning and zoning ordinances or codes that are in compliance 
with current practices 

Measurable Objective 3.2:  Number of opportunities offered 
 

Impediment 4: NIMBYism (Not in My Backyard) tendencies affect housing availability  
 

Action 4.1: Encourage planning decisions by CDBG and HOME sub-recipient 
communities that work to decrease segregation and increase integration of 
populations 

Measurable Objective 4.1: Number of communities that have been encouraged 
 
Impediment 5:  Lack of involvement in AI development process by Minnesota Human Rights 
Commission 
 

Action 5.1: Open dialogue with the Human Rights Commission so that they are more 
aware of the responsibilities that the State has in affirmatively furthering fair 
housing 

Measurable Objective 5.1: Collect notes and minutes from all meetings conducted 
with the HRC 
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SECTION I. INTRODUCTION 
 

BACKGROUND 
 
Title VIII of the 1968 Civil Rights Act, also known as the federal Fair Housing Act, made it 
illegal to discriminate in the buying, selling, or renting of housing because of a personôs 
race, color, religion, or national origin.  Sex was added as a protected class in the 1970s.  In 
1988, the Fair Housing Amendments Act added familial status and disability to the list, 
making a total of seven federally protected classes. Federal fair housing statutes are largely 
covered by the following three pieces of U.S. legislation: 
 

¶ The Fair Housing Act, 

¶ The Housing Amendments Act, and 

¶ The Americans with Disabilities Act. 
 
The purpose of fair housing laws is to protect a personôs right to own, sell, purchase, or rent 
housing of his or her choice without fear of unlawful discrimination. The goal of fair housing 
choice is to allow everyone equal access to housing. 
 

WHY ASSESS FAIR HOUSING? 
 
Provisions to affirmatively furthering fair housing are long-standing components of the U.S. 
Department of Housing and Urban Developmentôs (HUD) housing and community 
development programs. These provisions flow from Section 808(e) (5) of the federal Fair 
Housing Act, which requires that the Secretary of HUD administer HUDôs housing and 
urban development programs in a manner that affirmatively furthers fair housing.  
 
In 1994, HUD published a rule consolidating plans for housing and community 
development programs into the Consolidated Plan for Housing and Community 
Development. This action grouped the plans for original consolidated programs, including 
Community Development Block Grants (CDBG), HOME Investment Partnerships 
(HOME), Emergency Shelter Grants

1
 (ESG), and Housing Opportunities for Persons with 

AIDS (HOPWA) with additional program components that have been enacted. 
 
As a part of the consolidated planning process, states and entitlement communities 
receiving such funds as a formula allocation directly from HUD are required to submit to 
HUD certification that they are affirmatively furthering fair housing.  This certification has 
three parts: 
 

1. Complete an Analysis of Impediments to Fair Housing Choice (AI), 
2. Take actions to overcome the effects of any impediments identified through the 

analysis, and  
3. Maintain records reflecting the analysis and actions taken. 

 

                                                 
1 
The Emergency Shelter Grant was recently renamed the Emergency Solutions Grant. 
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In the òFair Housing Planning Guide,ò page 2-8, HUD notes that impediments to fair housing 
choice are: 
 

¶ ñAny actions, omissions, or decisions taken because of race, color, religion, sex, 
disability, familial status, or national origin which restrict housing choices or the 
availability of housing choices; and 

¶ ñAny actions, omissions, or decisions which have the effect of restricting housing 
choices or the availability of housing choices on the basis of race, color, religion, 
sex, disability, familial status, or national origin.ò 

 

State and local governments may enact fair housing laws that extend protection to other 
groups as well. For example, the State of Minnesota enacted its own Human Rights Act, 
which extends protections based on creed, sexual or affectional orientation, marital status, 
and receipt of public assistance.  Several cities in the state, including Duluth, Minneapolis, 
and St. Paul, also have separate fair housing ordinances.  A comparison of protections by 
place is presented below in Table I.1. 
 

Table I.1 
Comparison of Fair Housing Laws 

State of Minnesota 

Protected Group 
Federal Fair  
Housing Act 

Minnesota Human  
Rights Act 

City of Duluth 
Minneapolis Civil  

Rights Act 
St. Paul Human  

Rights Act 

Race X X X X X 

Sex X X X X X 

Religion X X X X X 

Familial Status X X X X X 

Disability X X X X X 

National Origin X X X X X 

Color X X X X X 

Creed  X X X X 

Sexual or Affectional 
Orientation 

 X X X X 

Ancestry    X X 

Marital Status  X X X X 

Receipt of Public 
Assistance 

 X X X X 

Age   X  X 

 

PURPOSE OF THIS RESEARCH  
 

According to HUD, the certification of affirmatively furthering fair housing involves: 
 

¶ Analyzing and working to eliminate housing discrimination in the jurisdiction; 

¶ Promoting fair housing choice for all people; 

¶ Providing opportunities for racially and ethnically inclusive patterns of housing 
occupancy; 

¶ Promoting housing that is physically accessible to, and usable by, all people, 
particularly individuals with disabilities; and 

¶ Fostering compliance with the nondiscrimination provisions of the Fair Housing Act.
2
 

                                                 
2 
Fair Housing Planning Guide. U.S. Department of Housing and Urban Development.  March 1996, pg.1-3. 
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The objective of the 2011 Minnesota AI was to research, analyze, and identify prospective 
impediments to fair housing choice throughout the state and to suggest actions that the lead 
agency, the Minnesota Department of Employment and Economic Development (DEED) as 
well as the Minnesota Housing Finance Agency (Minnesota Housing) and the Minnesota 
Department of Human Services (DHS) can consider when working toward eliminating or 
mitigating the identified impediments.   
 

GEOGRAPHIC SCOPE OF THE PROJECT 
 
This AI addresses the status of fair housing across the State of Minnesota, including the 
entitlement cities of Bloomington, Coon Rapids, Duluth, Eden Prairie, Mankato City, 
Minneapolis, Minnetonka, Moorhead, North Mankato City, Plymouth, Rochester, St. Cloud, 
St. Paul, and Woodbury City; and the entitlement counties of Anoka County, Dakota 
County, Hennepin County, Ramsey County, St. Louis County, and Washington County.  
Map I.1, on the following page, shows the State of Minnesota by census tract.  County seats 
throughout the state with populations in excess of 10,000 persons are labeled. 
 

RESEARCH METHODOLOGY 
 
The AI process involves a thorough examination of a variety of sources related to housing, 
particularly for persons who are protected under fair housing laws.  AI sources include 
census data, employment and income information, home mortgage application data, fair 
housing complaint information, surveys of housing industry experts and stakeholders, and 
related information found in the public domain. Relevant information was collected and 
evaluated through four general approaches: 
 

1. Primary Research ï the collection and analysis of raw data that did not previously 
exist; 

2. Secondary Research ï the review of existing data and studies; 
3. Quantitative Analysis ï the evaluation of objective, measurable, and numerical data; 

and 
4. Qualitative Analysis ï the evaluation and assessment of subjective data such as 
peopleôs beliefs, feelings, attitudes, opinions, and experiences. 

 
Some baseline secondary and quantitative data were drawn from the U.S. Census Bureau, 
including 2000 and 2010 census counts, as well as 2005 through 2009 American 
Community Survey data averages. Data from these sources included population, personal 
income, poverty estimates, housing units by tenure, cost burdens, and housing conditions.  
Other data were drawn from records provided by the U.S. Bureau of Labor Statistics, the 
U.S. Bureau of Economic Analysis, and a variety of other sources. The following narrative 
offers a brief description of other key data sources employed for the 2011 Minnesota AI. 
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Map I.1 
State of Minnesota 
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Home Mortgage Disclosure Act Data 
 

To examine possible fair housing issues in the home mortgage market, Home Mortgage 
Disclosure Act (HMDA) data were analyzed.  The HMDA was enacted by Congress in 1975 
and has since been amended several times. It is intended to provide the public with loan 
data that can be used to determine whether financial institutions are serving the housing 
credit needs of their communities and to assist in identifying possible discriminatory lending 
patterns.  HMDA requires lenders to publicly disclose the race, ethnicity, and sex of 
mortgage applicants, along with loan application amounts, household income, census tract 
in which the home is located, and information concerning prospective lender actions related 
to the loan application. For this analysis, HMDA data from 2004 through 2009 were 
analyzed, with the measurement of denial rates by census tract and by race and ethnicity of 
applicants as the key research objectives. These data were also examined to identify the 
groups and geographic areas most likely to encounter higher denial rates and receive loans 
with unusually high loan rates. 
 

Fair Housing Complaint Data 
 

Housing complaint data were used to analyze discrimination in the renting and selling of 
housing.  HUD provided fair housing complaint data for the state from January 2004 through 
June 2011.  That information included basis or bases of the complaint; issue or issues 
pursuant to the grievance; and closure status of the alleged fair housing infraction, which 
relates to the result of the investigation, including any testing conducted in the enforcement 
process. The review of nearly 700 fair housing complaints from within the state allowed for 
inspection of the tone, the relative degree and frequency of certain types of unfair housing 
practices seen, and the degree to which they were found to be with cause.  Analysis of 
complaint data also focused on determining which protected classes may have been 
disparately impacted by housing discrimination based on the number of complaints, all the 
while acknowledging that many individuals may be reluctant to step forward with a fair 
housing complaint for fear of retaliation or similar repercussion.  
 

Fair Housing Survey 
 

One of the methods HUD recommends for gathering public input about perceived 
impediments to fair housing choice is to conduct a survey.  As such, the State elected to 
utilize a survey instrument as a means to encourage public input in the AI process. This 
step was a cost-effective and efficient method to utilize research resources.  
 

The survey targeted individuals involved in the housing arena, although anyone was 
allowed to complete the survey. The prospective contact list was assembled by the 
participating agencies with the goal of targeting experts in at least the following areas: 
 

¶ Residential and commercial building codes and regulations; 

¶ State, local, and federal occupancy standards; 

¶ Residential health and safety codes and regulations (structural, water, and sewer); 

¶ State and local land use planning; 

¶ Banking and insurance laws and regulations; 

¶ Real estate development, real estate sales, and management laws and regulations; 

¶ Renter rights and obligations, including civil rights; 
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¶ Fair housing, disability, social service, and other advocacy organizations; and 

¶ Habitat for Humanity, public housing agencies, or similar housing providers. 
 

The survey approach also assured that selected target populations, through their in-need 
service provider network or advocacy organizations, were well represented.  Furthermore, 
these entities were utilized to help promote public involvement throughout the AI process.  
The Minnesota fair housing survey, which was conducted primarily online, received 562 
responses. 
 

The survey protocol involved sending an email announcement to each prospective 
respondent with an introduction to the upcoming survey, its purpose, and its intent. A link 
was provided that directed respondents to the online survey.  The email message also 
urged respondents to forward the survey announcement to other individuals and agencies 
involved in housing.  Furthermore, the announcement and survey link were posted on the 
DEED and Minnesota Housingôs websites, and printed copies were made available during 
public meetings.   
 

The survey was designed to address a wide variety of issues related to fair housing and 
affirmatively furthering fair housing.  If limited input on a particular topic was received, it was 
assumed that the entirety of stakeholders did not view the issue as one of high 
pervasiveness or impact.  This does not mean that the issue was non-existent in the state 
but rather that there was not a large perception of its prevalence as gauged by survey 
participants.   
 

The following narrative summarizes key survey themes and data that were to be collected 
from the survey instrument. 
 

Federal, State, and Local Fair Housing Laws 
 

The first section of the survey asked respondents to address a number of questions related 
to fair housing laws, including assessment of their familiarity with and understanding of 
these laws, knowledge of classes of persons protected by these laws, the process for filing 
fair housing complaints, and an inquiry into whether or not fair housing laws should be 
changed. 
 

Fair Housing Activities 
 

The second section of the survey evaluated stakeholdersô awareness of and participation in 
fair housing activities in the state, including outreach activities such as trainings and 
seminars as well as monitoring and enforcement activities such as fair housing testing 
exercises.  
  
Barriers to Fair Housing Choice in the Private Sector 
 

This section addressed fair housing in Minnesotaôs private housing sector and offered a 
series of two-part questions.  The first part asked respondents to indicate awareness of 
questionable practices or barriers to fair housing choice in a variety of private sector 
industries, and the second part requested a narrative description of these questionable 
practices or concerns if an affirmative response was received. The specific areas of the 
private sector that respondents were asked to examine included the: 
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¶ Rental housing market,  

¶ Real estate industry,  

¶ Mortgage and home lending industries, 

¶ Housing construction or accessible housing design fields,  

¶ Home insurance industry, 

¶ Home appraisal industry, and 

¶ Any other housing services. 
 

The use of open-ended questions allowed respondents to address any number of concerns 
such as redlining, neighborhood issues, lease provisions, steering, sub-standard rental 
housing, occupancy rules, or other fair housing issues in the private housing sector of the 
state.  
 

Fair Housing in the Public Sector 
 
In a manner similar to the previous section, respondents were asked to offer insight into 
awareness of questionable practices or barriers to fair housing in the public sector.  A list of 
areas within the public housing sector was provided, and respondents were asked to first 
specify their awareness of fair housing issues within each area. If they were aware of any 
fair housing issues, they were asked to further describe these issues in a narrative fashion.  
Respondents were asked to identify fair housing issues within the following public housing 
sector areas: 
 

¶ Land use policies,  

¶ Zoning laws, 

¶ Occupancy standards or health and safety codes,  

¶ Property tax policies, 

¶ Permitting processes, 

¶ Housing construction standards, 

¶ Neighborhood or community development policies, and 

¶ Any other public administrative actions or regulations. 
 

Respondents were also asked to identify their awareness of barriers that limit access to 
government services, including public housing, transportation, or employment services, and 
also to indicate their awareness of any fair housing compliance issues with local public 
housing authorities.   
 

The questions in this section were used to identify fair housing issues in the state regarding 
zoning, building codes, accessibility compliance, subdivision regulations, displacement 
issues, development practices, residency requirements, property tax policies, land use 
policies, or NIMBYism.

3
 

 
  

                                                 
3 ñ
Not In My Backyardò mentality 
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Additional Questions 
 

Finally, respondents were asked about their awareness of any local fair housing plans or 
specific geographic areas of the state with fair housing problems.  Respondents were also 
asked to leave additional comments. 
 

Research Conclusions 
 

The final list of impediments to fair housing choice for the State of Minnesota was culled 
from all quantitative, qualitative, and public input-based sources and was based on HUDôs 
definition of an impediment to fair housing choice as ñany action, omission or decision 
based on protected class status that affects housing choice.ò  Determinations of 
qualification as an impediment were derived from the frequency and severity of occurrences 
drawn from quantitative and qualitative data evaluation and findings. 
 

LEAD AGENCY  
 

The Minnesota Department of Employment and Economic Development (DEED) served as 
the lead agency for preparation of the 2011 Analysis of Impediments to Fair Housing 
Choice.  The Minnesota Housing Finance Agency (Minnesota Housing) and the Minnesota 
Department of Human Services (DHS) also participated in the process.  Western Economic 
Services, LLC, a consulting firm specializing in analysis and research in support of housing 
and community development planning, based in Portland, Oregon, prepared this AI.  
 

Commitment to Fair Housing 
 

In accordance with the applicable statutes and regulations governing the Consolidated Plan, 
the State certifies that it will affirmatively further fair housing. This statement means that the 
State has conducted an AI, will take appropriate actions to overcome the effects of any 
impediments identified through that analysis, and will maintain records reflecting that 
analysis and actions taken in this regard. 
 

PUBLIC INVOLVEMENT 
 

The State conducted the public input process associated with this AI. The key actions that 
were used to notify the public of the AI process included email announcements, public 
postings, newspaper advertisements and notices, phone calls, and other communication 
activities directed to citizens and stakeholders in the fair housing arena.   
 

As part of the process of involving the public in development of the AI, the State conducted 
three focus groups with housing and community development stakeholders. 
 

Additionally, the State held a series of five regional forums during the week of October 17, 
2011, in the cities of Grand Rapids, Detroit Lakes, St. Cloud, Marshall, and St. Paul.  The 
forums were designed to offer the public opportunity to supply commentary on the status of 
fair housing in Minnesota as well as to provide feedback on the initial findings of the AI.  A 
detailed discussion of these sessions is presented in Section VII. 
 

The draft report was released for public review on November 30, 2011, and initiated a 30-
day public review period.  The final report was released in January 2012. 
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SECTION II. SOCIO-ECONOMIC CONTEXT 
 

INTRODUCTION 
 
This section presents demographic, economic, and housing information collected from the 
Census Bureau, the Bureau of Economic Analysis, the Bureau of Labor Statistics, and other 
sources.  Data were used to analyze a broad range of socio-economic characteristics, 
including population growth, race, ethnicity, disability, employment, poverty concentrations, 
and housing trends.  Ultimately, the information presented in this section helps illustrate the 
underlying conditions that have shaped housing market behavior and housing choice in 
Minnesota. 
 
To supplement 2000 and 2010 census data, information for this analysis was also gathered 
from the Census Bureauôs American Community Survey (ACS) data source.  The ACS data 
covers similar topics compared to the decennial counts and estimates and includes data not 
appearing in the 2010 census, such as household income and poverty data.  The key 
difference in these data sets is that ACS data represent a five-year average of data 
estimates as opposed to a count; in this case, the ACS surveys represent an average of 
data from 2005 through 2009.  The ACS figures are not directly comparable to decennial 
census counts because they do not account for certain population groups such as the 
homeless. However, population share calculations from the ACS data can be compared to 
share data from the census counts. 
 

DEMOGRAPHICS  
 

POPULATION DYNAMICS 
 
Table II.1, at right, compares the population in the State of 
Minnesota as drawn from the 2000 and 2010 census counts.  
In total, population in the state increased from 4.9 million 
persons in 2000 to 5.3 million persons in 2010, or by 7.8 
percent 
 
 

POPULATION BY AGE 
 

Data on population by age in 2000 and 2010 in the State of Minnesota, presented on the 
following page in Table II.2, showed that the largest population groups in both census 
counts represented persons aged 5 to 19 and 35 to 54.  However, these two age cohorts 
were also the only groups to show a decrease in population between 2000 and 2010, at 2.7 
percent and 0.1 percent, respectively.  On the other hand, the group aged 55 to 64 showed 
a significant increase of more than 55 percent during this time, while the number of persons 
aged 20 to 24 and 64 or older both showed increases of more than 10 percent. 
  

Table II.1 
Population Change 

State of Minnesota 
Census Bureau Data 

Year Total 

2000 4,919,479 

2010 5,303,925 

% Change 00 - 10 7.8 
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Table II.2 
Population by Age 

State of Minnesota 
Census Bureau Data 

Age 
2000 Census 2010 Census 

00 - 10 % Change 
Population % of Total Population % of Total 

Under 5 329,594 6.7% 355,504 6.7% 7.9% 

5 to 19 1,105,251 22.5% 1,075,707 20.3% -2.7% 

20 to 24 322,483 6.6% 355,651 6.7% 10.3% 

25 to 34 673,138 13.7% 715,586 13.5% 6.3% 

35 to 54 1,489,878 30.3% 1,488,992 28.1% -0.1% 

55 to 64 404,869 8.2% 629,364 11.9% 55.4% 

64 and Over 594,266 12.1% 683,121 12.9% 15.0% 

Total 4,919,479 100.0% 5,303,925 100.0% 7.8% 

 
Information regarding the elderly population was also collected from the 2000 and 2010 
census counts. As shown below in Table II.3, in both 2000 and 2010, the largest age 
cohorts represented persons in the age ranges of 70 to 74 and 75 to 79.  However, the age 
groups that showed the largest increases over the decade were those at the extreme of this 
spectrum, or persons aged 65 to 66 and persons aged 85 years or older. 
 

Table II.3 
Elderly Population by Age 

State of Minnesota 
Census Bureau Data 

Age 
2000 Census 2010 Census 

00 - 10 % Change 
Population % of Total Population % of Total 

65 to 66 62,176 10.5% 79,079 12.3% 27.2% 

67 to 69 90,993 15.3% 100,810 15.7% 10.8% 

70 to 74 142,656 24.0% 142,853 22.2% 0.1% 

75 to 79 122,677 20.6% 122,639 19.1% 0.0% 

80 to 84 90,163 15.2% 98,059 15.2% 8.8% 

85 and over 85,601 14.4% 99,624 15.5% 16.4% 

Total 594,266 100.0% 643,064 100.0% 8.2% 

 

POPULATION BY RACE AND ETHNICITY 
 
Between 2000 and 2010, the white population grew by the largest total number of persons 
but increased by the smallest percentage share of all racial groups, or by only 2.8 percent.  
Some racial groups showed significant growth such as the black population, which 
increased by 59.8 percent; the ñotherò race population, which grew by 56.5 percent; the two 
or more races population, which increased by 51.2 percent; and the Asian population, which 
grew by 50.9 percent. 
 
In terms of ethnicity, which is defined separately from race, the Hispanic population 
increased by 74.5 percent, or from 143,382 to 250,258 persons, between 2000 and 2010, 
as shown on the following page in Table II.4.  
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Table II.4 
Population by Race and Ethnicity 

State of Minnesota 
Census Bureau Data 

Race/Ethnicity 
2000 Census 2010 Census  

00 - 10 % Change 
Population % of Total Population % of Total 

White 4,400,282 89.4% 4,524,062 85.3% 2.8% 

Black 171,731 3.5% 274,412 5.2% 59.8% 

American Indian 54,967 1.1% 60,916 1.1% 10.8% 

Asian 141,968 2.9% 214,234 4.0% 50.9% 

Native Hawaiian/Pacific Islander 1,979 0.0% 2,156 0.0% 8.9% 

Other 65,810 1.3% 103,000 1.9% 56.5% 

Two or More Races 82,742 1.7% 125,145 2.4% 51.2% 

Total 4,919,479 100.0% 5,303,925 100.0% 7.8% 

Hispanic (Ethnicity) 143,382 2.9% 250,258 4.7% 74.5% 

 
The geographic distribution of racial and ethnic minorities can vary throughout a region.  
HUD has determined that an area demonstrates a disproportionate share of a population 
when the percentage of that population is 10 or more percentage points higher than the 
study area average.  For example, Minnesotaôs black population represented 3.5 percent of 
the population in 2000.  Therefore, any census tract in the state that showed a black 
population in excess of 13.5 percent held a disproportionate share of this population.  This 
analysis of racial and ethnic distribution was conducted by calculating race or ethnicity as 
the percentage share of total population and then plotting the data on a geographic map of 
census tracts in the State of Minnesota.  For the purposes of this AI, maps were produced 
for several racial and ethnic groups based on both 2000 and 2010 census data in order to 
examine how the concentrations of these populations changed over time.  These maps are 
presented on the following pages and discussed below. 
 
Map II.1, on page 25, shows that, in 2000, the black population in Minnesota was 
concentrated in a few census tracts.  These tracts were located in and around the 
Minneapolis area, where the population demonstrated shares in excess of the 
disproportionate share threshold of 13.5 percent and as high as 67.1 percent.  No tracts 
with a disproportionate share of the black population occurred outside the Twin Cities 
metropolitan area.   
 
The average black population increased from 3.5 percent in 2000 to 5.2 percent in 2010.  
Map II.2, on page 26, reveals that, in 2010, the black population remained concentrated in 
the metro region and increased in census tracts north of Minneapolis.  Several tracts 
demonstrated an increase in percentage share, and the highest demonstrated level of 
concentration increased to 72.5 percent.  
 
Map II.3, on page 27, presents the concentration of the Asian population in the State of 
Minnesota, as of the 2000 census.  As with the previous maps, the Asian population was 
shown to be concentrated in the Twin Cities metropolitan area, and several tracts showed a 
disproportionate share of this population in excess of 12.9 percent and as high as 56 
percent. 
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The distribution of the Asian population in Minnesota, as of the 2010 census, is shown on 
page 28 in Map II.4.  The average percent Asian population per tract increased by only 1.1 
percent, but several tracts on the edges of the Minneapolis area increased in Asian 
population by a large percentage.  However, the highest levels of concentration in the state 
decreased to 43.2 percent, indicating that the Asian population experienced some 
integration since 2000. 

 
The concentration of the American Indian population in Minnesota at the time of the 2000 
census is presented on page 29 in Map II.5.  The tracts with the highest shares of this 
population, well above the disproportionate share threshold of 11.1 percent and as high as 
96.6 percent, corresponded with some of the tribal land boundaries in the northern parts of 
the state.  However, a few tracts in the far northern parts of the state displayed shares of 
the American Indian population around or below the disproportionate share threshold 
despite being made up in part by one or more reservations. 

 
The average American Indian population did not change between 2000 and 2010 and 
remained at 1.1 percent.  However, while several tracts remained heavily concentrated, a 
few additional tracts demonstrated disproportionate shares of the American Indian 
population by 2010.  Tracts west of Duluth and east of Marshall showed concentrations as 
high as 70 and 40 percent, respectively.  The concentration decreased in the urban 
Minneapolis area, however.  These data are shown on page 30 in Map II.6. 

 
The concentration of the Hispanic ethnic population at the time of the 2000 census is 
presented on page 31 in Map II.7.  This group showed population concentrations above the 
disproportionate share in areas near Saint Paul as well as north of Fergus Falls and south 
of New Ulm. 

 
Census data show that the Hispanic ethnic population increased from an average of 2.9 
percent in 2000 to 4.7 percent in 2010.  Map II.8, on page 32, reveals that relative 
concentrations fluctuated in several census tracts in the Twin Cities metropolitan region as 
well as in a few rural areas in the western parts of the state.  The most concentrated tracts 
showed a population share as high as 44.9 percent. 

 
Increases in concentration of minority racial and ethnic populations can be attributable to 
several factors other than potential housing discrimination, including historical or 
geographical influences, socio-economic status, cultural and self-segregation, and even 
public housing policy standards and practices.  Some of these issues are discussed in 
greater detail later in this document. 
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Map II.1 
Percent Black Population by Census Tract 

State of Minnesota 
Census Bureau Data, 2000 

 

  



II. Socio-Economic Context 

 

State of Minnesota  Draft for Public Review 
Analysis of Impediments to Fair Housing Choice 27 December 14, 2011 

Map II.2 
Percent Black Population by Census Tract 

State of Minnesota 
Census Bureau Data, 2010 
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Map II.3 
Percent Asian Population by Census Tract 

State of Minnesota 
Census Bureau Data, 2000 
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Map II.4 
Percent Asian Population by Census Tract 

State of Minnesota 
Census Bureau Data, 2010 

 

 










































































































































































































































